
Regulation 19 Local Plan Consultation



Who am I and why am I here?
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Matt Boughton

Leader, Tonbridge and Malling Borough 
Council 

matt.boughton@tmbc.gov.uk

@MattBoughton93

mailto:matt.boughton@tmbc.gov.uk


What is a Local Plan, and why do we need one?
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▪ The Local Plan guides decisions on future development 
proposals

▪ Local Plans are the main consideration in deciding 
planning applications. 

▪ The Local Plan must be consistent with the 
Government’s National Planning Policy Framework.

▪ The Government also mandates a housing figure – 
called Objectively Assessed Need – for each Council to 
deliver. These figures were updated since the 
consultation last year and at present the Council’s 
overall need is 1,117 properties per annum, or 20,106 
within the Local Plan. 



What did the Council decide?
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▪ Following the consultation last year, the 
Council has been progressing the Local 
Plan. 

▪ The Government have required the Local 
Plan be submitted by the end of 2026, for 
examination. 

▪ On 3 September Councillors considered a 
draft Local Plan. However, it was felt we 
could not progress because of key concerns 
relating to:
▪ Drinking water supply
▪ Foul drainage
▪ Transport infrastructure 



How did the Government respond?
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▪ On Friday 4 September, the Government intervened to 
direct the Council to do a number of things;
▪ Publish the Regulation 19 Plan for consultation no 

later than Friday 11 September
▪ To submit the Plan before 31 December deadline
▪ Not to withdraw the Plan
▪ To progress up to the end of the examination process

▪ On Friday 11 September, the consultation started in line 
with the Government direction, as it would have been 
unlawful not to comply. 



Do we have Exceptional Circumstances?
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▪ At the same time, a letter explaining the exceptional 
circumstances that the Council believes exists for not 
progressing the Plan at this time was sent to the Minister. 

▪ Our case is that South East Water have responded to the 
Local Plan consultation last year to confirm there isn’t the 
water infrastructure to cope with the level of 
development the Government demands in Tonbridge and 
Malling

▪ The Council doesn’t have confidence there is enough 
drinking water for this level of development. 



What did South East Water say last year? 
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• Government sets the housing target 
for Tonbridge and Malling

• Water companies are required to 
produce Water Resources 
Management Plans (WRMPs).

• South East Water (SEW) maintain that 
increases to housing targets cause 
‘significant stress to our water supply 
system’

• There is a significant discrepancy 
between the figures in SEWs WRMP 
and the housing target set by 
Government for TMBC. 



What has the Council done since the last consultation? 
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• On 11 February 2026 we put the Government on 
notice that we have a statutory consultee response 
confirming they cannot supply water for the housing 
target the Government have imposed on TMBC

• Westminster Hall debate in Parliament - ‘Water supply 
and housing targets in West Kent’ – 24 March 2026

• DEFRA/MHCLG ‘Water Delivery Taskforce’ – late April 
2026

• An Interim Position Statement was put together for 
consideration with the Local Plan on 3 September 2026



What does the Interim Position Statement say? 
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• New boreholes at Saints Hill WTW. 
Likely 2027/28. Smaller upgrades at 
Lilleys Farm and Decoys Wood

• Bulk transfer from SES Water, and intra-
SEW transfer from Butler WTW to ‘Zone 
6’

• 90/l/h/d water efficiency standard in 
new homes, rather than 110/l/h/d

• Despite this, there remains a shortfall. 
South East Water say they can supply an 
additional 317 homes a year. The 
housing target is 1,117 homes a year



So why do we have to go ahead?
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• Section 27 of the Planning and Compulsory Purchase Act 2004 
gives the Government the ability to ‘direct’ the Council to proceed 
with the Local Plan.

• The Council will be arguing the Plan isn’t sound because of water 
supply.

• We would welcome representations supporting the Councils 
position with regards to water supply.

• However, you are able to comment on all aspects of the Plan too.  



What is the point of the Regulation 19 consultation and how do I 
make my views known?
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▪ This is not a general consultation on planning matters.
▪ The purpose of this consultation is to seek 

representations on the legal compliance and 
soundness of the Plan before submission for 
examination.

▪ Paragraph 36, National Planning Policy Framework 
sets out the tests of soundness:
▪ Positively prepared - as a minimum, seeks to meet 

the area’s objectively assessed needs
▪ Justified
▪ Effective
▪ Consistent with national policy
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What is in the Local Plan?



SN1 – Land North of Holborough Lakes, Snodland (1,300 Homes)
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▪ 1,300 homes
▪ 2FE Primary School
▪ Community Hall
▪ Convenience store by A228
▪ Outdoor playing fields
▪ Vehicle access from A228/Peters Bridge 

roundabout
▪ Pedestrian and cycle routes into Snodland
▪ Housing must be to east and centre due to 

KDNL
▪ Buffer Zone to Upper Halling SSSI
▪ Need to preserve setting of Holborough 

Mill Conservation Area



SN1 – Land North of Holborough Lakes, Snodland (1,300 Homes)
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▪ NE1 – Conserving the Natural 
Environment

▪ NE7 – Woodland, Trees and 
Hedgerows

▪ NE10 – Noise, Vibration and Odour
▪ NE13 – Light Pollution
▪ D1 – Achieving high-quality design
▪ Strategic Masterplan expected in 

Reg 19 consultation
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- Grade 3 agricultural land
- Within the setting of the 

National Landscape
- Greenbelt
- Minerals Safeguarding 

Area
- Priority Habitat
- Pylons will impact design
- Suitable, available and 

achievable
- NEW: 36 Homes on the 

northern part of the site. 
No employment land 
lost

SN2/E7 – Hays Lane 
(36 Homes - 
3,000sqm floorspace)
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Junction Capacity – A228/Peters Bridge

18

▪ The Local Plan will take the 
roundabout over capacity. 

▪ Full signalisation and 
widening needed, 
including Holborough 
Quarry



Junction Capacity – A228/Holborough Road
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▪ The key issue is turning 
into Holborough Road 
from A228 southbound

▪ Signalisation only 
partially successful



Junction Capacity – A228/Leybourne Way
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▪ The Local Plan leads to traffic heading both ways on A228 during AM peak
▪ Leybourne Way over capacity
▪ No mitigation necessary? 



Junction Capacity – M20 Junction 4
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▪ Local Plan’s cannot resolve existing issues
▪ Other than the M20 eastern arm, the junction operates within capacity
▪ No Local Plan related works required to make the junction work better



Wider Highways Concerns
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▪ 32 junctions analysed in detail
▪ However, key junctions missing 

from the list. This work remains 
ongoing

▪ This is one of the key reasons 
why the Council also indicated it 
had concerns about highways 
evidence when taking a decision 
not to proceed on 3 September. 



What will happen during and after the Regulation 19 consultation? 
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▪ The Council is required to continue the Plan making process
▪ The Regulation 19 consultation will run for 6 weeks and will close on Sunday 25 

October 2026.
▪ As responses are submitted, the Council is required to ‘box up’ the consultation 

material in the format required by the Planning Inspectorate – this includes 
materials being grouped by policy, chapter or issue and ensuring that all of the 
required information is included, such as names and contact details. This material 
must then be submitted before 31 December 2026.

▪ The Council does not have any control over the timing of the subsequent 
Examination. 



What can you do? 
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▪Respond! www.tmbc.gov.uk/localplan 
▪Remember, this is not a general planning consultation. So as 

many responses as possible need to come through the 
website. You can upload documents to it.

▪ Stick to legal compliance and soundness arguments
▪ Indicate whether you wish to participate at the public 

inquiry
▪Please mention water supply in your responses

http://www.tmbc.gov.uk/localplan


Questions? 
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