
           
   DEVELOPMENT CONTROL BOARD 
 
    13 March 2014 
 
Reference: 14/00154/FUL    Officer: Mr A Lauder 
 
Location: Fairfield Pool & Leisure Centre 

Lowfield Street 
Dartford 
DA1 1JB 
 

 
Proposal: Erection of a two storey front extension to entrance elevation, external 

refurbishment to existing Pool Hall, erection of a 4 court sports hall extension 
to side and reconfiguration of car park 

 
Applicant: Dartford Borough Council 
 

 
Agent:  AFLS&P Architects/Miss Paulina McNee 

 
Target Date: 07/05/2014 
 
Parish / Ward: Un-Parished Area Of Dartford / Princes 
 
RECOMMENDATION: 
 
Approval 
 
SITE DESCRIPTION 
 
(1)   The site is approximately 800m south of Dartford town centre, with access via 
Cranford Road.  The site is square in shape and is just over a hectare in area.  It is bounded 
to the north and east by the Glentworth Club and residential properties in Cranford Road lie to 
the south.  The leisure building is towards the eastern boundary and is surrounded by a 
mixture of car parking and access areas and hard and soft landscaping.  The building 
includes a 25m. pool, training pool, gymnasium, exercise studios and squash courts. 
 
PROPOSAL 
 
(2)   The proposal is for the extension of the existing building to provide a covered indoor 
sports facility courts and refurbished swimming pool changing facilities within the existing 
building.  The sports hall extension would be on the northern side of the existing leisure 
centre on what is a predominantly hard surfaced area currently used as car parking.  The 
existing building would be extensively refurbished internally.  A two storey extension would be 
provided on the western elevation facing Lowfield Street to form part of the reception area at 
ground floor and the gymnasium at first floor level. A single storey extension is proposed on 
the southern side to provide a store for the pool area.  The existing external elevations would 
be significantly reconfigured to tie in with the new structures.  The materials would be a 
mixture of curtain walling, metal cladding panels with vertical joints, timber and glazing.  The 
existing car park would be extended in the north west corner to maintain the same level of car 
parking as currently exists. 
 
RELEVANT HISTORY 
 
(3)   The existing pool was built in 1974 and was extended in 1998. 
 
 
 



COMMENTS FROM ORGANISATIONS 
 
(4) Thames Water - no objections. 
 
(5) Environmental Health Services Manager - make recommendations regarding noise 
levels and hours of construction. 
 
(6) Environment Agency - Formal comments awaited but it is understood that no 
objections will be raised. 
 
(7) Kent County Council Highways and Transportation - No objection but requests 
conditions concerning car park use being confined to leisure centre users, an updated Travel 
Plan, construction vehicles to be accommodated on site an construction vehicle cleansing. 
 
NEIGHBOUR NOTIFICATION 
 
(8) Three letters of support have been received welcoming the proposals.  A letter has 
also been received from the Yew Tree Centre in Brent Way encouraging the provision of 
facilities for the disabled. 
 
RELEVANT POLICIES  
 
(9) The Dartford Core Strategy, together with the saved policies of the 1995 Local Plan, 
form the development plan for the area and the application should be determined against 
these policies, unless material considerations suggest otherwise.  The NPPF states that for 
decision-making purposes, Local Plan policies should not be considered out-of-date simply 
because they were adopted prior to the publication of the NPPF.  The Dartford Core Strategy 
was adopted in September 2011.  The Council considers that the Core Strategy, together with 
the Saved policies of the 1995 Local Plan, are broadly consistent with the NPPF and that due 
weight should be given to relevant Development Plan policies, in accordance with paragraph 
215 of the NPPF.  The following policies are relevant. 
 
The National Planning Policy Framework 
 
(10) Paragraph 70 encourages local authorities to plan positively for the provision of 
community facilities, including sports venues. 
 
Dartford Local Plan 
 
(11) Policy T19 says that new development should be appropriately related to the highway 
network and not generate traffic in excess of highway capacity.  Policy T27 requires provision 
for pedestrians in new development.  Policy B1 sets out criteria for consideration of 
development proposals and Policy B3 requires landscaping within new development. 
 
Dartford Core Strategy 2011 
 
(12) Policy CS1 identifies the site as lying within the Dartford Town Centre and Northern 
Gateway Priority Area.  Policy CS14 requires new development to provide a contribution to 
the Green Grid network; sites less than 2 hectares will be considered on a site by site basis.  
Policy CS15 sets out the approach to reducing the need to travel and minimising car use.  It 
refers to the development of a parking standards SPD; the Parking Standards SPD was 
adopted in July 2012.  Policy CS22 (Sports, Recreation and Cultural Facilities) encourages 
the extension of sports facilities in the Borough. 
 
KEY ISSUES 
 
(13) This proposal is for the enhancement of an existing facility which in my view would be 
consistent with paragraph 70 of the NPPF and Policy CS22 and I therefore welcome the 
proposal in principle.  I consider the key issues to be the transport implications, the impact on 
residential amenity, flood risk and design considerations. 



COMMENTS 
 
Transport 
 
(14) Policy T19 says that proposals for development will not normally be permitted where 
they are not appropriately related to the highway network and generate volumes of traffic in 
excess of the capacity of the highway network. The access points to the site are to remain as 
existing, the only significant change being the installation of a barrier across the vehicular 
access to restrict entry to leisure centre users only.  This is because surveys show that there 
is a degree of parking on site by non-centre users (approximately 31% of daily use).  The 
proposed development is expected to generate an additional 156 visitors per day, 91 of which 
will drive to the site, 35 travelling as passengers in a car and 30 travelling on foot or by public 
transport. The number of vehicles arriving and departing the site during network peak hours is 
expected to be limited to 13 in the morning and 35 in the evening. This is expected to have a 
negligible impact on the surrounding road during peak morning and evening times and KCC 
would agree with this view. 
 
(15) The leisure centre already has an existing travel plan which will continue to be 
maintained following the proposed expansion, including additional emphasis on cycling.  I 
recommend that that this be updated in accordance with KCC's comments (Condition 6). 
 
(16) Policy T23 says that development proposals should include adequate offstreet 
parking facilities and appropriate rear access arrangements to properties. With regard to 
provision for disabled people and the less mobile, Policies T33 and T34 highlight the 
importance of designing for all future users; designs should incorporate appropriate access 
arrangements and other facilities for the less mobile and those with other disabilities. 
 
(17) The Council's parking standards require one car parking space per 22m2 gross plus 
one space per 15 seats where appropriate, plus disabled, motorcycle and cycle parking. 
 
(18) Lowfield Street is subject to waiting and loading restrictions and parking in local 
residential roads is largely unrestricted although heavily parked.  The existing car park has 
capacity for 118 vehicles including 4 wheelchair accessible bays.  The existing car park is to 
be reconfigured but overall there is no net change in the number of parking spaces.  There is 
currently no on-site cycle or motorcycle parking.  Five sheffield stands are to be provided as 
well as four motorcycle bays.  I am satisfied with this level of provision and KCC say that the 
parking appears to be adequate for the enlarged facility and should not lead to overspill 
parking.  They would like to see on-site parking arrangements so that the car park can be 
restricted to patrons of the leisure centre and I recommend an appropriate condition 
(Condition 5). 
 
(19) There are bus stops directly outside the site on Lowfield Street which are served by 
two frequent local bus routes. Additional bus routes are available within a 5 minute walk of the 
site within Dartford Town Centre.  
 
(20) In the light of the above considerations, I would raise no objections on transport 
grounds. 
 
Residential amenity 
 
(21) There are residential properties to the west and south of the site.  The existing 
structures on site are well separated from these properties and the extensions proposed 
would not have any direct adverse impacts.  In my view, the only impact is likely to arise from 
any increased activity as a result of the development.  The Transport Assessment suggests 
that there would be 156 additional visitors to the centre each day, 91 of which would drive.  
Over the period during which the centre is open, I do not consider that this would be 
significant in terms of the potential for increased disturbance to residents. 
 
(22) The Environmental Health Services Manager makes recommendations regarding 
noise levels.  Given the separation to residential properties I do not consider that a condition 



is necessary but I recommend an appropriate informative.  However, I do consider that 
limitations on the hours of construction are justified (Condition 4) as well as controls on 
construction vehicles (Conditions 2 & 3). 
 
Flood risk 
 
(23) The Strategic Flood Risk Assessment notes that there is no record of flooding in this 
location.  However, the site lies in Flood Zone 2 and a Flood Risk Assessment has been 
produced.  This shows that in the event of a 1 in 1000 year flood event, the car park would 
flood.  The extension has been designed in such a way that water could flow under it in times 
of extreme flooding.  In terms of surface water, much of the area to be built upon is already 
hard surfaced so the situation is unlikely to change significantly. 
 
(24) The Environment Agency is satisfied with the Flood Risk Assessment and I would 
therefore raise no objections on flooding grounds. 
 
Design 
 
(25) Externally, the current centre is now somewhat dated in appearance and is in need of 
refurbishment.  The current proposals introduce a range of materials in a more streamlined 
fashion.  The two storey extension will accentuate the entrance facing Lowfield Street and 
make a more welcoming feature than currently exists. 
 
(26) Much of the external landscape will be retained.  The proposal is to resurface the car 
park and re configure the layout.  This would include the part removal of the north west 
corner, where there is currently a raised grass bank retained by an inclined brick wall.  A new 
retaining wall matching the existing will be formed.  The vertical sculptures within the existing 
landscaped area to the front of the building will be removed and replaced with a banked 
grassed area with three birch trees to compensate for the removal of several trees to 
accommodate the extension and the reconfigured car park.  In all, fifteen trees are to be 
removed but these will be replaced on a one for one basis. Only one of the trees to be 
removed, a sycamore in the north west corner of the car park, is classified as high quality.  I 
recommend an appropriate condition regarding landscaping (Condition 7). 
 
Other issues 
 
(27) Neither the Archaeological nor Ecological Assessments raise any causes for concern.  
The latter recommends measures to avoid impacts on nesting birds and I recommend an 
informative reminding the applicants of this.  I have already drawn the applicant's attention to 
the comments made by the Yew Tree Centre. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(28) I have considered the application in the light of the Human Rights Act 1998. I am 
satisfied that my analysis of the issues in this case and my consequent recommendation are 
compatible with the Act. 
 
CONCLUSION 
 
(29) In my view, this is a welcome improvement to the town's facilities which I am pleased 
to support. 
 
RECOMMENDATION: 
 
Approval 
 
01 The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 
 
01 In pursuance of Section 91(1) of the Town and Country Planning Act 1990. 



02 Before commencement of any building operations on site (including demolition), 
effective wheel washing plant and equipment shall be installed on the site in 
accordance with details to be submitted to and approved by the Local Planning 
Authority and thereafter maintained in full working order in accordance with the 
approved details, until the development has been completed.  No vehicles shall leave 
the site until their wheels, chassis and external bodywork have been effectively cleaned 
and washed free of earth, mud, clay, gravel, stones or any other similar substance. 

 
02 In the interests of amenity and highway safety in accordance with Policy B1 of the 

adopted Dartford Local Plan. 
 
03 Before commencement of any building operations on site, details of arrangements for 

the parking of construction vehicles off the highway shall be submitted to and approved 
by the Local Planning Authority.  The approved details shall be provided on site prior to 
commencement of development and shall be maintained until construction has 
finished. 

 
03 To protect the amenities of the area and in the interests of road safety in accordance 

with Policy B1 of the adopted Dartford Local Plan. 
 
04 No construction work shall take place on the site outside the hours of 0800 to 1800 

Mondays to Fridays inclusive, and 0800 to 1300 on Saturdays with no working on 
Sundays and Bank Holidays. 

 
04 To protect the amenities of the residents of nearby dwellings in accordance with 

Policies E14 and B1 of the adopted Dartford Local Plan. 
 
05 Before the development hereby permitted is first occupied, a control barrier at the 

entrance to the car park shall be erected to restrict use by non-centre users and shall 
be permanently maintained thereafter. 

 
 
05 To ensure that adequate car parking is available to meets the needs of the 

development in accordance with Policy T23 of the Dartford Local Plan. 
 
06 Prior to occupation of the development hereby approved, a Travel Plan is to be 

submitted to and approved by the Local Planning Authority and should cover the 
following issues: 
- Travel Plan co-ordinator 
- Travel Surveys 
- Measures to be taken to encourage walking, cycling, use of public transport and 
reduce car travel by staff. 
- Monitoring and review 
- Programme for implementation. 
The approved Travel Plan shall be implemented in accordance with the approved 
implementation programme. 

 
06 To encourage sustainable methods of transport in accordance with Policy T32 of the 

adopted Dartford Local Plan. 
 
07 Prior to occupation of the development hereby approved, a landscaping scheme 

including both hard and soft landscaping, shall be submitted to and approved by the 
Local Planning Authority and shall be implemented prior to first occupation (unless this 
falls outside of the planting season in which case it shall be implemented at the first 
opportunity during the following planting season, between October and March 
inclusive).  Such landscaping shall thereafter be maintained for a period of five years.  
Any trees, shrubs or grassed areas which die, are removed or become seriously 
damaged or diseased within this period shall be replaced within the next planting 
season with plants of similar species and size to that approved. 

 



07 To safeguard the visual amenities of the locality in accordance with Policy B3 of the 
adopted Dartford Local Plan. 

 
08 The car parking spaces, turning areas and means of access shown on the approved 

plans shall be provided prior to occupation of the building(s) hereby approved and kept 
available for such use at all times and no development, whether permitted by the Town 
and Country Planning (General Permitted Development) Order 1995 or not, shall be 
carried out on that area of land or to preclude vehicular access thereto. 

 
08 To ensure the permanent retention of satisfactory car parking facilities in accordance 

with the Local Planning Authority's standards and Policies B1 and T23 of the adopted 
Dartford Local Plan. 

 
INFORMATIVES 
 
01 It is the responsibility of the applicant to ensure, before the development hereby 

approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established in 
order to avoid any enforcement action being taken by the Highway Authority. The 
applicant must also ensure that the details shown on the approved plans agree in every 
aspect with those approved under legislation and common law. It is therefore important 
for the applicant to contact KCC Highways and Transportation to progress this aspect 
of the works prior to commencement on site. 

 
02 The rating level of noise emitted from the proposed plant and equipment to be installed 

on the site (determined using the guidance of BS 4142:1997 Rating for industrial noise 
affecting mixed residential and industrial areas) should be at least 5dB below the 
existing measured background noise level LA90,T during the day time period, when 
measured at the site boundary. 

 
03 The presence of nesting birds within the shrubs and trees on site is likely. Therefore, in 

order to avoid disturbance to nesting birds it is recommended that wherever possible, 
shrubs and trees should be retained.  Any necessary works to shrubs and trees on site 
should be timed to avoid the bird breeding season, which is late March - early August.  
If this is not possible, the vegetation to be impacted upon should be checked for the 
presence of nesting birds by a suitably experienced ecologist prior to the start of works.  
If nesting / nest-building birds are discovered then no works should commence / 
continue within the vicinity that are likely to disturb the nest until the young have fully 
fledged. 

 
04 There are public sewers crossing or close to your development. In order to protect 

public sewers and to ensure that Thames Water can gain access to those sewers for 
future repair and maintenance, approval must be sought from Thames Water where the 
erection of a building or an extension to a building or underpinning work would be over 
the line of or would come within 3 metres of a public sewer. Thames Water will usually 
refuse such approval in respect of the construction of new buildings, but approval may 
be granted in some cases for extensions to existing buildings. The applicant is advised 
to contact Thames Water Developer Services on 0845 850 2777 to discuss the options 
available at this site. 

 
05 With regard to surface water drainage it is the responsibility of a developer to make 

proper provision for drainage to ground, water courses or a suitable sewer.  In respect 
of surface water it is recommended that the applicant should ensure that storm flows 
are attenuated or regulated into the receiving public network through on or off site 
storage.  When it is proposed to connect to a combined public sewer, the site drainage 
should be separate and combined at the final manhole nearest the boundary.  
Connections are not permitted for the removal of Ground Water.  Where the developer 
proposes to discharge to a public sewer, prior approval from Thames Water Developer 
Services will be required.  They can be contacted on 0845 850 2777. 
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