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SUMMARY OF REASONS FOR RECOMMENDATION

This application is for a new sports facility comprising mixed sized football pitches, including 
artificial playing pitches, new clubhouse, play area, associated parking and lighting at the 
former Fleet Leisure Sports Ground in Nelson Road Northfleet. 

The Fleet Leisure site is currently owned by the Borough Council and has been in use as a 
Sports Ground since 1932 (formerly Bowaters/Scotts Sports) but closed in 2013 and the 
clubhouse and changing room buildings on the site were destroyed by fire in 2017.

The site is shown as a ‘lapsed’ site in the Borough Council’s Playing Pitch Strategy, June 2016, 
produced by Knight, Kavanagh & Page Ltd in which it is stated:

The Former Fleet Leisure site is intending to be brought back in to use by the Council in the 
near future. Options regarding this are still being discussed. However, the preferred option is 
for a combination of grass pitches (potentially adult) with small sized 3G provision; anticipated 
to be two mini 3Gs and one 7v7 3G.

The site was the subject of a report to the Council’s Cabinet on 12 June 2017 where it was 
agreed to advertise the sport and leisure facility opportunity to prospective external 
organisations via appropriate advertising publications, develop an evaluation framework for 
assessing any expressions of interest made, and award a long term lease to a preferred 
partner organisation, subject to Planning.

Full Council at its meeting on 10 October 2017 resolved that:



This Council fully supports the retention of Fleet Leisure in council ownership and seeks its 
rebuilding as a community facility as soon as practically possible and reaffirms no housing 
development will be permitted on the site, other than to provide accommodation within the main 
leisure facility building for a steward as this would provide security.

Tenders were invited for the future development of the site in 2017 and in 2018 the current 
applicants, EUFC Elite Ltd, were successful in their bid for the site.

The current development proposals were the subject of pre-application consultations with the 
Borough Council in 2019 and there have been various other meetings with the applicants 
involving a range of Council officers.  In addition and prior to the submission of the application 
the applicants undertook community consultation and held a local exhibition of the proposals on 
4 December 2019 at All Saints Church Hall Northfleet.

The site at Fleet Leisure provides a much needed open space for this urban area and the 
former sports and social club is regarded by local residents as an important local leisure facility.

The current proposals seek to reinforce the continuing use of the site for sport and social 
activities and do not conflict with the authorised use of the site or the general planning 
principles at a local level as set out in Policy CS12 (Green Infrastructure) of the Gravesham 
Local Plan Core Strategy that indicates that all green spaces contribute to the green 
infrastructure network and that the multifunctional network of green spaces will be created, 
protected, enhanced and maintained and Policy CS13 (Green Space, Sport and Recreation) 
that indicates that the Council will seek to make adequate provision for and protect and 
enhance the quantity, quality and accessibility of green space in accordance with an adequate 
up to date and relevant evidence base.

The proposals also conform to the Council’s objectives for the site as set out by the Council’s 
Cabinet and Full Council with the clear focus still on the continuation of the site as a destination 
for the playing of football.

Sport England had objected to the application when they were originally consulted on grounds of:  
 the reduction of grassed playing pitches at the site;
 lack of information regarding grass pitch or artificial pitch construction;
 the internal layout of the clubhouse not meeting Kent FA standards;
 limited technical information in relation to dimensions of pitched including safety run offs, 

lighting, fencing, surfacing etc.; and
 the lack of information on a Community Use Agreement showing levels of community use.

They did consider that the scheme had the potential to meet exception 5 of Sport England’s 
Playing Pitch Policy, viz. The proposed development is for an indoor/outdoor sports facility of 
sufficient benefit to sport to outweigh the detriment caused by the loss of playing field.

However they have now withdrawn their objection as such following amendments to the scheme 
including amendments to the internal layout of the changing rooms within the clubhouse building 
and the submission of additional information about proposed usage of the 3G pitches, but this is 
subject to a number of planning conditions that they have requested that have been accepted with 
a few variations by the applicants. 

There is in addition support to the proposal from the Council’s Leisure & Resilience Manager on 
the basis that the site overall can provide more continuous usage for both training and matches, 
and will help to mitigate some of the under supply issues highlighted in the Council’s Playing Pitch 
Strategy and the introduction of new facilities will be a positive step for the local community.



In terms of the assessment of the impact of the development the key considerations, beyond the 
form and principle of the development, have been:

- the design and location of the clubhouse building;
- the proximity of the pitches to nearby residential properties including the extended hours of 

use due to more extensive artificial playing pitches;
- the levels of floodlighting and how this might best be mitigated including the height and 

location of boundary fences and landscaping to reduce light pollution and noise;
- highway impacts including the levels of car parking and potential increased traffic 

generation; and 
- landscaping, tree and ecological impacts and other material considerations 

These matters have been carefully considered during the processing of the application and 
additional technical information, where necessary, has been sought. There are no overriding 
adverse consultation comments to the development which is considered to be overall policy 
compliant with national (NPPF) and local planning policy (Core Strategy and saved policies).

There have been only limited neighbour objections in response to the wide publicity given to the 
proposals and the pre-submission exhibition of the proposals and the positive involvement at 
an early stage locally from ward councillors has assisted in identifying and addressing 
neighbour concerns and potential issues relating to the proposed development of the site.

The recommendation to the Planning Committee is therefore on balance for PERMISSION 
subject to conditions.  It is recognised that the development is likely to take place on a phased 
basis with the prospect of an early start being made to bring back into use the playing pitches 
and with the new artificial pitches in advance of the new clubhouse building and that the 
decision and accompanying planning conditions will need to reflect this.   

____________________________________________________________________________

MAIN REPORT

1. Site Description and Surroundings

1.1 The application site is a roughly square shaped area of land extending to some 4.52 
hectares (11.2 acres) and being an existing sports ground last run by Fleet Leisure 
(formerly Bowaters/Scotts Sports) and which comprised a single storey/two storey Sports 
Club building on the west side of the ground near the entrance and adjacent to the rear 
gardens of dwellings in Snelling Avenue.

1.2 The sports ground dates from 1932.  Prior to this the land was farmland.

1.3 Following the closure of Fleet Leisure in September 2013 the site has remained unused 
and the club building was unoccupied until it was unfortunately destroyed by a fire in 2017. 
The main clubhouse building had a footprint of approx. 60 x 20 metres being a rough 
estimate of the size and which included a single storey dancehall/social hall at the southern 
end and a two storey element at the other end used by club members and local residents 
who were offered membership.  The hall could be hired out for private functions.

1.4 There was also a single storey timber building (17m x 12m) to the north east of the sports 
club building which provided changing rooms for sports activities but this too was fire 
damaged and has now been removed. 

1.5 To the east of the changing rooms were former grassed tennis courts.  Beyond that was a 
surfaced but not marked out area last used for parking but was previously hard surfaced 



tennis courts.  Further to the east is a disused bowls green and club building enclosed by 
high hedging and Cypress trees.  There were a couple of smaller storage and maintenance 
type buildings on other parts of the ground.

1.6 Car parking areas were spread on the site being within the wide entrance/access road from 
Nelson Road, to the west of the timber changing rooms, in front of the sports club building, 
along the wide tarmacked access leading to the bowls green and on the former hard tennis 
courts next to the former bowls green.

1.7 Just to the east of the parking area in front of the sports club were 4 small 5 a side floodlit 
artificial pitches.  These were enclosed by fencing.  They were lit by 6 x 13m approx. high 
floodlighting columns.  These were added in circa 2010.

1.8 An additional 3 similar lighting columns were erected in the grassed playing field area to 
the east, with the intention of providing an additional 4 small 5-a-side floodlit artificial 
pitches.

1.9 It is difficult to accurately advise on measurements of the existing facilities and distances 
from boundaries as the submitted plans in 2007 were not to scale; however it is estimated 
that the existing court area was about 42m by 60m and therefore if the additional courts 
had been constructed at the time and to the position of where the other existing lighting 
columns are located it would have meant a pitch area of about 84m by 60m.

1.10 The remainder of the Fleet Leisure site comprised a grassed area which could 
accommodate at least 2 standard sized 11-a-side football pitches and a training area or 
possibly a junior sized pitch.

1.11 The extract below from an aerial photograph shows the layout of the site in 2008 prior to 
the installation of the artificial pitches and floodlighting.  There were at that time 3 full sized 
grassed football pitches and 2 smaller pitches on the site.



1.12 The only access to the site for both vehicles and pedestrians is from Nelson Road to the 
north and being a gated access on to what is a residential street of two storey Victorian 
terraced dwellings either side.  Nelson Road is a narrow residential street with two-way 
movement restricted due to heavy on street parking either side of the road.  It is a bus 
route (Arriva route 481 - Riverview Park Gravesend to Bluewater).

1.13 The rear gardens of the dwellings on the south side of Nelson Road forms the northern 
boundary to the Fleet Leisure ground.

1.14 To the east the site is bounded by the rear gardens of two storey semi-detached dwellings 
(mainly Council) in Snelling Avenue and similarly to the south in Struttons Avenue where 
there is a mix of two storey terraced and semi-detached dwellings 

1.15 To the east the site is bounded by the rear gardens of principally Local Authority two storey 
terraced and semi-detached dwellings in Harden Road and Newton Abbot Road as well as 
some more recent bungalows in Field Court built on a former Council lock-up garage site.

1.16 The aerial photograph below shows the layout of the site in 2013 just before closure and 
showing the location of the artificial playing pitches and floodlighting.

2. Planning History 

Most Relevant Planning History re Artificial Grass Pitches/Lighting 

2.1 The current 4 small sized artificial pitches were the subject of a planning permission in 
2007 (ref 20070686) for the laying out of an all-weather playing facility and the erection of a 
pavilion and associated car parking.



2.2 Only 4 of the pitches out of the 8 shown in the submitted plans were provided and these 
are not located in the approved position as the pavilion and car parking have never been 
provided and the lights not located in the correct position and would have been located 
further eastwards as far as the eastern end of the bowls green.

2.3 The planning permission granted on 21 September 2007 was subject to planning 
conditions requiring submission of a lighting report, noise assessment and contamination 
assessment.  There were also conditions restricting noise, and safeguarding car parking 
(although it did not require its provision prior to the use commencing).

2.4 The hours of operation for the artificial playing pitches/floodlighting were quite extensive:

Monday to Friday: 0900 to 2300
Saturdays: 0900 to 2300
Sundays/Public Holidays: 1000 to 2100

2.5 This would have reflected the fact that the specific facility was located well away from 
property boundaries and was located next to the existing sports club building which would 
have then been operating until late evening.

2.6 The contamination/noise assessments were submitted and approved on 19 November 
2008 (reference 20080755)

2.7 The lighting report was submitted in 2008 and approved in March 2009 (reference 
20080930)

2.8 There are no details on the planning files as to why the pitches were constructed in the 
current form and why the lighting columns are so located, or why the pavilion and car 
parking never provided.  Technically it could be argued that the facility as built does not 
accord with approved plans but has gained immunity from enforcement action.

Other Planning History

2.9 The following planning history also relates to the site:

19490923: Temporary changing room.  Permission 28.10.1949
 

19490976: Renewal of planning permission (See 19490923). Permission 28.09.1951

19490977: Renewal of planning permission (See 19490923).  Permission 27.09.1956
 

19490978: Renewal of planning permission (See 19490923).  Permission 18.02.1963

19760427: Alterations and extensions to Sports Club premises. Permission 30.06.1976

19800063: Erection of single storey front extension to form enlarged lounge toilets office 
and cloakroom.  Permission 15.04.1980

19810593: Erection of prefabricated building for use as a bowls pavilion. Permission 
22.07.1981

19810785: Erection of single storey detached building to form electrical switchroom and 
store.  Permission 19.10.1981



19890070: Erection of a single storey building to form changing facilities.  Permission 
12.04.1989

19890434: Erection of 2no. 1.4 metres high shelters for use as football dug-outs. 
Permission 19.06.1989

19900845: Erection of detached single storey building to form tea room and servery.  
Permission 24.01.1991

19940117: Erection of single storey extension to form function room with ancillary toilet 
accommodation.  Permission 16.05.1994

19940698:  Outline application for residential development and associated parking on part 
of the site with vehicular access off Newton Abbot Road.  Erection of indoor bowls centre, 
gymnasium, changing rooms & the laying out of a football/hockey pitch and formation of 52 
car parking spaces.  Refused 25.04.1995

19960799: Retention of 6 no.  6 metre high floodlights and retention of 2 metre high safety 
netting above the existing boundary wall along part of eastern and part of southern 
boundaries.  Permission 16.12.1998

20050955: Erection of a temporary building to provide classrooms and office 
accommodation on disused tennis courts.  Withdrawn 13.02.2006

20070538: Change of use of part of hall into a sports study centre.   Permission 23.07.2007

20070672: Erection of a smoking shelter on the eastern side of club building.  Permission 
14.09.2007

Previous Pre-Application Enquires

2.10 The following pre-application enquires have been submitted

PRE20091039: Proposal for using marquees in connection with wedding venues.

PRE20130344: Partial redevelopment for 53 dwelling units plus new clubhouse and 
football pitches including all weather training pitches - Response sent 24 June 2013 
objecting to residential development of the site 

PRE20150141: Development for artificial playing fields.

PRE20190173: New clubhouse, car park and playing pitches

PRE20190299: New sports facility comprising of mix sized football pitches, including 
artificial playing pitches, new clubhouse, play area, associated parking and lighting -   
Response sent 20 November 2019 supporting the proposals in principle subject to 
revisions and responses to consultees



3. Proposal

3.1 The current planning application is described as: New sports facility comprising mixed 
sized football pitches, including artificial playing pitches, new clubhouse, play area, 
associated parking and lighting.

Submitted Plans/Documents

3.2 The following plans/documents, as amended, comprise the current application:

Planning Application Form and Certificates; 

Planning Application Form;
Covering Letter from Ubique Architects dated 18th December 2019;

Main Reports - General 

• Planning Statement 1203.01-RPT M19 20191218 (Tetlow King Planning), December 
2019;
• Design and Access Statement (Ubique), November 2019;
• Management Overview Statement (Ubique), December 2019;
• Pre-Application Enquiry Written Response;
• Addendum to Management Overview Statement (Ubique), June 2020;

Main Reports - Environmental 

• Floodlighting / Spillage Impact Report and Drawings LED Revision 1 (Highlights 
Floodlighting Ltd) (2 parts); 
• Noise Assessment (Hepworth Acoustics) Report No P19-192-R01v1 June 2019;
• Desk Based Archaeological Assessment (Canterbury Archaeological Trust) Report No: 
2019/174 December 2019;
• Phase 1 Contamination Risk Assessment ref 12339 (GES);

Main Reports - Transport 

• Transport Assessment (Odyssey) Project No. 19-330-01, including figures, drawings 
and appendices December 2019; partly superseded
• Outline (Framework) Travel Plan (Odyssey) Project No. 19-330-02, including figures 
and appendices December 2019; entirely superseded by Appendix B of Report 19-330-
03 which contains the updated Travel Plan;
• Highways Response Technical Note (Odyssey) Project No. 19-330-03, March 2020, 
including updated Outline Travel Plan19-330-02A; - updates the parking provision and 
site layout, all the drawings supersede those in Transport Assessment;
• Highways Response Technical Note - TRICS Sensitivity Tests (Odyssey) Project No. 
19-330-04 May 2020; - validates Section 8 of the Transport Assessment, but as it 
includes more data it effectively supersedes it.

Main Reports - Trees/Ecology/Sustainability

• Arboricultural Tree Survey and Impact Assessment Report (Fellgrove) ref 
1893/FELLGROVE, dated 24 March 2020 - revised version received 04 June 2020;



• Preliminary Ecological Appraisal Report (Fellgrove) ref 6542/FELLGROVE, dated 25 
March 2020;
• Reptile Survey Mitigation Statement (Awaited);
• Energy and Sustainability Statement (Ubique), June 2020;

Plans and Drawings 

Drawing No 710-SL-01-Rev P1: Location Plan
Drawing No 710-PD03-Rev P1: Existing Site Plan;

Drawing No 710-PD01-Rev P16: Proposed Site Plan;
Drawing No 710-PD02-Rev P1: Proposed Site Sections & Refuse/Cycle Store;
Drawing No 710-PD05-Rev P6: Proposed Ground Floor Plan;
Drawing No 710-PD06-Rev P5: Proposed First Floor Plan;
Drawing No 710-PD07-Rev P4: Proposed Roof Plan;
Drawing No 710-PD10-Rev P7: Proposed Elevations;
Drawing No 710-PD15-Rev P6: Proposed Visuals;
Drawing No 710-PD16-Rev P1: Proposed Site Visuals;

Drawing No 19-330-010: Proposed Site Access; an informative plan which has been 
superseded by its Revision A (contained in Report No. 19-330-03).
Drawing No 710-PD04-Rev P2: Proposed Maintenance Store - For Illustrative Purposes 
Only;

Details of the Application

The Club House 

3.3 The new two storey clubhouse will have a ground floor footprint of 35m by 35m with a 
first floor terrace increasing the area to 35m by 39m and an overall gross internal floor 
area of 2,106m².  The nearest residential property is approx. 77m from the proposed 
location of the clubhouse.

3.4 The clubhouse is designed for and will have a multifunctional use. The ground floor will 
comprise foyer, office, classrooms, gymnasium and health suite, treatment room, 
changing rooms for both the gymnasium/health suite and the playing pitches, and plant 
and storage rooms.  The first floor will contain a bar, and clubhouse, kitchen and stores 
and private hire room (function room) plus outside terrace areas.  There will be a lift 
access to the first floor.  There is no living accommodation shown to be provided within 
the building.  It is indicated that the amount allocated to each use has been determined 
based on the business plan as follows:

• 474.5m² - Gymnasium, Health suite and dedicated changing rooms
• 89m² - Classrooms
• 660m² - Bar
• 250m² - Function Room

3.5 It will be constructed of bricks, cladding and glazing.  Surface treatments will be tarmac 
and block paving.  The design is contemporary with a flat or shallow pitched roof.  The 
image below shows the design of the proposed building as taken from the submitted 
Site Visuals.



3.6 The proposed clubhouse building will be located within the centre of the site whereas 
the original clubhouse building, which was destroyed by fire, was located in the north-
west corner of the site backing directly on to the foot of the rear gardens of existing 
dwellings in Snelling Avenue.

3.7 During the pre-application submission the architects had considered a possible 
alternative siting of the clubhouse located towards the northern boundary and nearer to 
the rear gardens of dwellings on the south side of Nelson Road but this was 
subsequently discounted.

The Playing Pitches 

3.8 The playing pitches to be provided are:

2 x 11v11 (112 x 72 yds.);
1 x 9v9 (80 x 50 yds.);
3 x 7v7 (60 x 40 yds.) one of which can be transformed to create 2 x 5v5 (40 x 30 yds.);

3.9 The natural grass/turf pitches will comprise one 11 a side pitch and the 9 a side pitch 
with the other 11 a side pitch, and the 3 no 7 a side pitches being artificial grass pitches 
(AGP’s), thus 4 AGP’s in total and all of these will be floodlit.  The extent of the playing 
pitches is 27,390m².  

3.10 Prior to the closure of the ground there had been also 4 AGP’s but all were small 5-a- 
side pitches and there were 2 no. natural turf 11-a-side pitches (but alternative layouts 
had 3 x 11-a-side and 2 x smaller natural turf pitches).

3.11 It is indicated that the rear elevations of the existing two-storey dwellings adjoining the 
site are between 24 metres and 40 metres away from the closest side-lines of the 
proposed pitches. There are some single-storey dwellings around 9 metres away, in 
Field Court (these are elderly persons bungalows built on the former Council owned 
garage court off Newton Abbott Road). The rear elevations of the nearest existing 
dwellings in Snelling Avenue to the site are at least 75 metres from the proposed 



clubhouse, and 25 metres from the nearest artificial playing pitch.  The back of the 
existing dwellings in Nelson Road to the north are over 100 metres from the clubhouse 
and 25 metres from the grass pitches.  The existing dwellings that adjoin the site to the 
south in Struttons Avenue are 110 metres from the clubhouse and 25 metres from the 
artificial playing pitches while those in Newton Abbot Road are at least 90 metres away 
from the clubhouse although some of the existing dwellings including the bungalows in 
Field Court are just 8-10 metres from the nearest artificial playing pitch and the 
floodlighting on the east side of the site.

3.12 The proposals include the provision of a children’s play area for community use.  This 
would be enclosed by 1.2m high hoop topped fencing.  There are no details at this 
stage of the proposed play equipment or the exact specifications and/or age group.

3.13 The proposed layout showing the location of the clubhouse, car parking and grass and 
artificial playing pitches is shown below. A single storey maintenance building (15.5m x 
5.3m) is shown in the north east corner of the site but at this stage is illustrative and 
details will be submitted at a future date if required.

 
Hours of Use

3.14 The submitted Noise Assessment indicates that the facility will typically be used at the 
following times (although the more recent Addendum to Management Overview 
Statement, June 2020 indicates possible reduced hours for the pitches): 

• Football Pitches: 09:00 - 22:00 daily 
• Clubhouse: 06:30 - 00:00 daily



Artificial Lighting 

3.15 The proposed floodlighting of the artificial grass pitches (AGP’s) as set out in the 
Floodlighting / Spillage Impact Report (Highlights Floodlighting Ltd) is as follows:

11v11 Pitch - 16 x 1580w LED luminaires mounted on 8 lighting columns 15m high

7v 7 Pitch - 18 x 1050/1580w LED luminaires mounted on 13 lighting columns each 
12m high

The lighting columns would be set back 3.75m from the playing surface.

3.16 The applicants state that the Light Impact Assessment has been carried out in order to 
ensure the floodlighting will not cause any disruption to the surrounding properties and 
is designed to conform to the Obtrusive Light Limitations for Exterior Lighting 
Installations as set out in the guidance notes for the Institute of Lighting Professionals 
(Environmental Zone E2), thus minimising sky glow, light spill and glare. 

3.17 The proposals also include lighting to the car park. It is stated in the applicants Design 
and Access Statement that the car park is to be lit in accordance with Secured by 
Design, CIBSE Lighting Guide 6 and appropriate British Standards and that for security 
purposes the car park luminaries are proposed to be on albeit reduced to ensure low 
level security lighting is maintained.  Full details of the lighting of the car park have not 
been included within the current proposals and if the scheme is permitted details would 
be required pursuant to a planning condition, which is agreed by the applicants.   



Fencing

3.18 The proposals include within the site a 2m high security metal mesh fence to be erected 
between the proposed car park and the playing pitches (grassed and artificial) with 
access only to the playing pitches through the clubhouse.  There will also be 4.5m high 
ball stop post and net fencing to the perimeter of a number of the playing pitches where 
these are close to the boundaries of the site with adjoining residential gardens and also 
next to the clubhouse, but located on the edge of the playing pitch run offs.

3.19 In respect of existing fences to the boundaries of the site there are currently solid 
(imperforate) boundary walls around part of the perimeter of the site, mostly concrete, 
and some timber or metal fence sections in places. The wall is around 2 metres high, 
with gaps in places where the walls have collapsed or broken.  The noise report 
(paragraph 4.8) accompanying the application recommends that in order to ensure the 
boundary wall around the site is providing the full potential noise reduction, this is 
repaired where needed, replacing any broken or missing sections and that where there 
is no concrete wall, including where there is currently timber or metal palisade fencing 
only, a screen or barrier should be installed so there is a continuous noise barrier 
around the entire perimeter of the site (except for the entrance gate).  The barrier or 
screen is recommended to be at least 2.0 metres high, imperforate (with no gaps or 
openings) with a minimum mass per unit area of 10 kg/m2, and sealed at the base. 

Parking and Access

3.20 Proposed revised parking provision for the site will be 198 car parking spaces (including 
12 disabled bays) plus 30 secure cycle spaces.  Of the total 198 spaces indicated on 
the layout, 124 are provided in connection with the mixed use of the clubhouse, 55 for 
the sports pitches with a further 19 spaces for visitor parking.  The parking area will be 
in the north-west part of the site closest to the access and where previous parking and 
the original clubhouse building was located. The cycle storage will be provided within a 
single storey brick building also for use as a refuse store located on the west side of the 
site adjacent to the rear gardens of existing dwellings in Snelling Avenue.

3.21 On-site provision for mini-buses and coaches is also provided by utilising the majority of 
the additional visitor space provision to the front of the club house entrance.  The 
vehicular access to the site will be as existing from Nelson Road but there will be a 
dedicated footway (2m wide) provided into the site alongside the vehicular access. The 



front entrance gates will be set back by 6m from the frontage of the site and from where 
the gates are currently located to improve entrance into the site.

Community Use 

3.22 In addition to the proposed children’s play area it is stated in the accompanying 
applicant’s Planning Statement that whilst the proposal would seek to ensure enhanced 
facilities for football academy purposes the on-site facilities would be available for 
community football programmes, including any of the following:

 
• Primary School Traineeship Programme 
• Primary School Apprenticeship Programme 
• PL Primary Stars Programme/PE Support/After school clubs/Match day half-time 
shootout competition 
• Development Centre 
• U19 Football Academies partnered with local secondary schools 
• Girls Football Development and Girls Academy 
• Soccer schools 
• Street Soccer Programme

3.23 In addition to the sporting facilities, it is stated that the proposals would also play a role 
within the wider community to contribute to the following: 
• Awards for All Reading Programme
• Health Programme (due to the gymnasium and health suite provision within the 
clubhouse) providing space for spin classes, dance studio etc.

3.24 An addendum to this has been provided more recently by the applicants in response to 
the consultation comments from Sport England.

3.25 The addendum includes a table of confirmed and anticipated usage of the 3G pitches.  
In respect of community use the addendum report states:

In terms of community use we will be offering qualified coaching to: 
  

1) Local primary and Secondary schools for a extremely low cost to each pupil or 
potentially we will look to subsidise this “kid for a quid coaching” 



2) School and local league cup finals free of charge usage of pitches 
3) Cerebral Palsy and Downs Syndrome FREE coaching from qualified coaches 
4) Soccer School for young boys and girls for an affordable £5 per session pay as you 
go basis 
5) The EUFC Elite soccer school will be a centre of excellence platform to offer the best 
highest level of coaching to those players who progress - this is for the local community 

  
General Pricing: 

  
1) Full Pitch 3G £100 per hour (or £100 per match weekends) 
2) Full Pitch Grass £100 per match 
3) 9-a-side Grass £75 per match 
4) 7-a-side 3G £40 per hour 
5) 5-a-side 3G £35 per hour 

  
Hours of use: 

  
1) Monday to Friday 9am – 9.30pm 
2) Saturday & Sunday 9am – 8pm 

  
Access: 

  
• Non-members (public, grass roots clubs and schools) can access bar area and football 
pitches 
• Members can access gym, health suite, pitches and discounted food and drink on site

Phasing/Delivery

3.26 The applicants advise that in respect of the phasing of the development that it is 
intended that some pitches and the car park would be constructed first with temporary 
portacabins for 2 changing rooms and classroom size area. This should be actioned 
within 6 months of being able to start on site. The main clubhouse would be progressed 
when that work is part completed and operational to some extent and it is hoped that 
the facility would be opened within two years of being able to start on site. 

Pre-Application Submission and Public Consultation 

3.27 The current application was the subject of a pre-application enquiry in 2019 and a 
design review by Design South East (DSE) and the proposals were the subject of a 
public consultation event was held on the 4th of December 2019 at All Saints Church 
Hall in Northfleet. Some 2,000 leaflets were posted to houses in the surrounding area 
inviting residents to attend and provide feedback on the proposal.  The applicant’s 
Design and Access Statement contains the feedback from the event that indicates the 
community is largely supportive of the proposals in terms of use and physical impact to 
the surrounding area.

Environmental Impact

3.28 The application is for an urban development project for a ‘leisure centre’ and falls under 
Paragraph 10 (b) of Schedule 2 to The Town and Country Planning (Environmental 
Impact Assessment) Regulations 2017 but the site area is below the trigger point of 5 
hectares and therefore would not comprise EIA development for which a screening 
opinion would be required.  This is agreed with the applicant’s agents. 



4. Planning Policy, Development Plan and other Material Considerations

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 
applications to be determined in accordance with the development plan unless material 
considerations indicate otherwise.  Where there are other material considerations, the 
development plan should be the starting point, and other material considerations should 
be taken into account in reaching a decision.  One such consideration will be whether 
the plan policies are relevant and up to date.

4.2 The Development Plan for Gravesham comprises:-

• The Gravesham Local Plan Core Strategy (September 2014)
• Remaining Saved Policies of the Local Plan First Review (1994)
• Kent Minerals and Waste Local Plan 2013 - 2030 (July 2016)

4.3 There are a number of other planning policy documents which are of some relevance to 
the consideration of planning applications and are material considerations, including 
national planning advice and guidance in the National Planning Policy Framework 
(NPPF), the National Planning Practice Guidance (NPPG), supplementary planning 
guidance, and, where they exist, neighbourhood plans.  There are currently no relevant 
neighbourhood plans.

4.4 Previous decisions on planning applications and appeals relating to the site and relevant 
case law etc. are also capable of being material considerations.

4.5 In addition, the Council has more recently published a Regulation 18 (stage 1) consultation 
on its proposed Site Allocations and Development Management Policies DPD, which will in 
due course form part of and update the Gravesham Local Plan.  

4.6 As the Site Allocations and Development Management Policies DPD is at a very early 
stage and the fact that the consultation is still on-going, the policies therein should at this 
stage be given very limited weight.  It should be noted, in any event, that many of the 
relevant development plan policies reflect those set out in the Framework and for the 
purposes of this application these should be relied on instead.

Local Planning Guidance

Gravesham Local Plan Core Strategy, September 2014

4.7 The Core Strategy sets out the Council's spatial vision and strategic objectives for the 
Borough to 2028 and the policies which will deliver them. It identifies the main areas 
where major change is likely to take place and allocates sites which are key to 
achieving the strategy.

4.8 The development site is shown as being within the urban area in the Gravesham Local 
Plan Policies Map.  

4.9 The most relevant policies from the adopted Core Strategy in relation to this 
development are as follows:

 
Core Strategy Policy CS01: Sustainable Development
Core Strategy Policy CS02: Scale and Distribution of Development
Core Strategy Policy CS10: Physical and Social Infrastructure
Core Strategy Policy CS11: Transport
Core Strategy Policy CS12: Green Infrastructure



Core Strategy Policy CS13: Green Space, Sport and Recreation
Core Strategy Policy CS18: Climate Change
Core Strategy Policy CS19: Development and Design Principles
Core Strategy Policy CS20: Heritage and the Historic Environment

Policy CS01: Sustainable Development sets out that support will be given to proposals 
that accord with the development plan.  A positive approach to new development will be 
taken that reflects the presumption in favour of sustainable development set out in the 
NPPF and the Local Plan Core Strategy.

Policy CS02: Scale and Distribution of Development makes a commitment to meeting 
the Borough’s objectively assessed need for 6,170 new dwellings over the plan period 
and outlines where new development will take place. The strategy prioritises 
development in the urban area by promoting regeneration by:

- the redevelopment and recycling of underused, derelict and previously developed 
land;

- revitalising Gravesend Town Centre as a focal centre for small scale office 
development; and

- bringing forward a range of suitable sites for residential and employment 
development.

Policy CS10: Physical and Social Infrastructure supports proposals and activities that 
protect, retain or enhance existing social infrastructure.  Where there is the threat of 
loss of existing infrastructure, consideration will be given to viability and whether 
sufficient alternative provision is available.

Policy CS11: Transport sets out that new developments should mitigate their impact on 
the highway and public transport networks as required.  As appropriate, transport 
assessments and travel plans should be provided and implemented to ensure the 
delivery of travel choice and sustainable opportunities for travel. Sufficient parking in 
new development will be provided in accordance with adopted parking standards 
reflecting the availability of alternative means of transport and accessibility to services 
and facilities.

Policy CS12: Green Infrastructure indicates that all green spaces contribute to the green 
infrastructure network and that the multifunctional network of green spaces will be 
created, protected, enhanced and maintained.  It also seeks to protect sites designated 
for their biodiversity value with the highest protection being given to international sites 
and then to nationally designated Sites of Special Scientific Interest (SSSI). 
Opportunities to enhance, restore, recreate and maintain habitats will be sought 
particularly in Biodiversity Opportunity Areas.  

Policy CS13: Green Space, Sport and Recreation indicates that the Council will seek to 
make adequate provision for and protect and enhance the quantity, quality and 
accessibility of green space in accordance with an adequate up to date and relevant 
evidence base.

Policy CS18: Climate Change seeks to ensure that Water Framework Directive objectives 
are secured and that the impact of development on waste water drainage systems is 
minimised.  Surface water run-off from all new development should, as a minimum, have 
no greater adverse impact than the existing use.  It requires the use of Sustainable 
Drainage Systems where technically and financially feasible.  It requires the water 
efficiency measures to be installed to achieve the equivalent of level 3/4 of the Code for 



Sustainable Homes (105 litres per person per day)1  Details of how you propose to address 
these issues should accompany your planning application.

Policy CS19: Development and Design Principles sets out detailed criteria against 
which the acceptability or otherwise of proposed development will be evaluated.  In 
particular it requires new development to be visually attractive, fit for purpose and locally 
distinctive.  It should conserve and enhance the character of the local built, historic and 
natural environment, integrate well with the surrounding local area and meet anti-crime 
standards. The design, layout and form of new development will be derived from a 
robust analysis of local context and character and make a positive contribution to the 
street scene and to the character of the area.

It requires account to be taken of the scale, height, building lines, layout, materials and 
other architectural features of adjoining buildings and of the wider context including 
features of townscape and landscape value, which contribute to local character and 
sense of place.

It requires new development to be located, designed and constructed to safeguard the 
amenity, including privacy, daylight and sunlight, of its occupants and those of 
neighbouring properties and land and avoid adverse environmental impacts from 
pollution.

New residential development is required to accord with the adopted Residential Layout 
Guidelines and will be required to provide appropriate levels of private and public 
amenity space.

Proposals should include details of appropriate hard and soft landscaping, protect and 
where opportunities arise enhance biodiversity and provide appropriate facilities for the 
storage and disposal of waste. 

Policy CS20: Heritage and the Historic Environment gives a high priority towards the 
preservation, protection and enhancement of its heritage and historic environment as a 
non-renewable resource, central to the regeneration of the area and the reinforcement 
of sense of place. Particular attention in this regard will be focused on those heritage 
assets most at risk.  When considering the impact of a proposed development on a 
designated heritage asset, the weight that will be given to the asset’s conservation 
value will be commensurate with the importance and significance of the asset. For non-
designated assets, decisions will have regard to the scale of any harm or loss and the 
significance of the heritage asset.

Gravesham Local Plan First Review 1994

4.10 The Gravesham Local Plan First Review was originally adopted in November 1994.

4.11 A substantial number of policies of the Gravesham Local Plan First Review were saved 
by a Direction dated 25 September 2007 of the Secretary of State under paragraph 1 
(3) of Schedule 8 to the Planning and Compulsory Purchase Act 2004 as transitional 
arrangements pending adoption of the Core Strategy.

4.12 Those Local Plan First Review policies that remain in force are listed in Appendix 1 of 
the Local Plan Core Strategy.  The remaining saved policies will be replaced following 

1 Now equivalent to 110 litres per person per day as required by National Standard – see GBC Housing Standards 
Policy Statement (2015) at http://www.gravesham.gov.uk/__data/assets/pdf_file/0016/201625/Housing-Standards-
Policy-Statement.pdf 

http://www.gravesham.gov.uk/__data/assets/pdf_file/0016/201625/Housing-Standards-Policy-Statement.pdf
http://www.gravesham.gov.uk/__data/assets/pdf_file/0016/201625/Housing-Standards-Policy-Statement.pdf


the adoption of the Site Allocations and Development Management Policies 
Development Plan Document.

4.13 The following remaining saved policies are relevant to the consideration of this 
application:

Policy T1: Impact of Development on the Highway Network
Policy T5: New Accesses onto Highway Network
Policy P3: Vehicle Parking Standards
Policy TC7: Other Archaeological Sites 

Saved Policy T1 requires that all proposed developments are adequately served by the 
highway network identified on the Proposals Map.

Saved Policy T5 requires that the formation of new accesses or the intensification of use of 
existing accesses to the roads forming the highway network shown on the Proposals Map, 
will not normally be permitted, except where no danger would arise and where a properly 
formed access can be created in a location and to a standard acceptable to the Local 
Planning and Highway Authorities.

Saved Policy P3 requires development to make provision for vehicle parking, in 
accordance with the Kent County Council Vehicle Parking Standards, as interpreted by 
Gravesham Borough Council, unless justified as an exception. All vehicle parking provision 
should normally be made on the development site.

Saved Policy TC7 requires developers to establish the possible archaeological 
implications of any proposals.

National Planning Policy Guidance

The National Planning Policy Framework (NPPF)

4.14 The National Planning Policy Framework (NPPF), June 2019, is a material consideration. 

4.15 At the heart of the NPPF is a presumption in favour of sustainable development (paragraph 
11) which means approving development proposals that accord with the development plan 
without delay and where there are no relevant development plan policies or where the 
policies are out of date planning permission should be granted unless policies of the 
Framework provide a clear reason for refusing the development such as where land is 
designated as Green Belt or any adverse impacts would so significantly and demonstrably 
outweigh the benefits or specific policies in the NPPF taken as a whole.

4.16 The NPPF includes (in paragraph 8) three overarching objectives to achieving sustainable 
development:

• An economic objective; 
• A social objective; and
• An environmental objective.

4.17 Numerous sections of the NPPF are directly relevant to the consideration of this 
development.  The following paragraphs are specifically highlighted as being of importance 
to the consideration of the development proposals, but it should not be taken that these are 
the only parts of the NPPF that need to be considered.



4.18 The following paragraphs are specifically highlighted as being of importance to the 
consideration of the development proposals, but it should not be taken that these are the 
only parts of the NPPF that need to be considered.

Section 2, Paragraphs 7 - 14: Achieving sustainable development
Section 4, Paragraphs 38 - 58: Decision Making 
Section 8, Paragraphs 91 - 101: Promoting healthy and safe communities
Section 9, Paragraphs 102-111: Promoting Sustainable Transport
Section 12, Paragraphs 124 - 132: Achieving well-designed places
Section 14, Paragraphs 148 - 169: Meeting the Challenge of Climate Change, Flooding 
and Coastal Change

Section 2, Paragraphs 7 - 14: Achieving sustainable development

4.19 Paragraph 8, advises that achieving sustainable development means that the planning   
system has three overarching objectives. The social objective is to support strong, vibrant 
and healthy communities, by …fostering a well-designed and safe built environment, with 
accessible services and open spaces that reflect current and future needs and support 
communities’ health, social and cultural well-being.

Section 8, Paragraphs 91 - 101: Promoting healthy and safe communities

4.20 Paragraph 91 advises that planning decisions should aim to achieve healthy, inclusive and 
safe places which:

(a) Promote social interaction
(b) Are safe and accessible…through the use of clear and legible pedestrian routes, and 
high quality public space, which encourage the active and continual use of public areas; 
and
(c) Enable and support healthy lifestyles, especially where this would address identified 
local health and well-being needs – for example through the provision of safe and 
accessible green infrastructure, sports facilities etc.

4.21 Paragraph 92, requires planning decisions to plan positively for the provision and use of 
community facilities such as open space, to enhance the sustainability of communities and 
residential environments.

4.22 Paragraph 96 recognises the importance of high quality open space for the health and 
well-being of communities and requires planning policies to be based on robust and up-to-
date assessments of the need for open space. Information gained from the assessments 
should be used to determine which open space is needed, which plans should then seek to 
accommodate.

4.23 Paragraph 97 advises that existing open space, sports and recreational buildings and land, 
including playing fields, should not be built on unless:

(a) An assessment has been undertaken which has clearly shown the open space, 
buildings or land to be surplus to requirements; or

(b) The loss resulting from the proposed development would be replaced by equivalent or 
better provision in terms of quantity and quality in a suitable location; or

(c) The development is for alternative sports and recreational provision, the benefits of 
which clearly outweigh the loss of the current or former use.



Section 9, Paragraphs 102-111: Promoting Sustainable Transport

4.24 Paragraph 108 indicates that in assessing specific applications for development, it should 
be ensured that:

a) Appropriate opportunities to promote sustainable transport modes can be – or have 
been – taken up, given the type of development and its location;
b) Safe and suitable access to the site can be achieved for all users; and
c) Any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to an 
acceptable degree.

4.25 Paragraph 109 advises that development should only be prevented or refused on highways 
grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe.

4.26 Paragraph 110, requires applications to be designed to enable charging of plug-in and 
other ultra-low emission vehicles in safe, accessible and convenient locations.

Section 12, Paragraphs 124 - 132: Achieving well-designed places

4.27 Paragraph 127 indicates that, amongst other things, planning policies and decisions should 
ensure that developments are visually attractive as a result of good architecture, layout and 
appropriate and effective landscaping, and are sympathetic to local character and history, 
including the surrounding built environment and landscape setting, while not preventing or 
discouraging appropriate innovation or change

4.28 Paragraph 128, requires applicants to work closely with those affected by their proposals to 
evolve designs that take account of the views of the community. It states that applications 
that can demonstrate early, proactive and effective engagement with the community should 
be looked on more favourably than those that cannot.

Section 15, Paragraphs 170 - 183: Conserving and Enhancing the Natural Environment

4.29 Paragraph 170 of the NPPF indicates that planning decisions should contribute to and 
enhance the natural and local environment by, amongst other things:

Minimising impacts on and providing net gains for biodiversity, including by establishing 
coherent ecological networks that are more resilient to current and future pressures.

Section 16, Paragraphs 184 - 202: Conserving and Enhancing the Historic Environment

4.30 Paragraph 189 of the NPPF indicates that in determining applications, local planning 
authorities should require an applicant to describe the significance of any heritage assets 
affected, including any contribution made by their setting

The National Planning Practice Guidance (NPPG)

4.31 Planning Practice Guidance (http://planningguidance.planningportal.gov.uk/) supports and 
clarifies areas in the NPPF.

4.32 It contains guidance on assessing housing need; design (Design: Process and Tools); 
public consultation; open space provision in new development; travel plans, transport 
assessments and statements in decision-taking; health and wellbeing; water supply, 

http://planningguidance.planningportal.gov.uk/


wastewater and water quality; light pollution; determining a planning application; the use of 
planning conditions and viability, amongst other things.

4.33 The NPPG gives guidance on what is a material planning consideration in determining a 
planning application indicating that the impact of a development on the value of a 
neighbouring property or loss of private rights to light could not be material considerations.

4.34 The NPPG includes more detailed advice on the use of planning conditions (replacing the 
cancelled Circular 11/95).  It outlines the six tests.

The National Design Guide 01 October 2019

4.35 The National Design Guide (Planning practice guidance for beautiful, enduring and 
successful places) sets out ten characteristics of well-designed places based on planning 
policy expectations and is illustrated by projects that demonstrate good practice.  It should 
be read alongside the separate planning practice guidance (NPPG) on design process and 
tools.

Supplementary Planning Guidance and other Documents
     
4.36 The Council has adopted a number of Supplementary Planning Guidance documents, 

Development Briefs and Conservation Area Appraisals.  These elaborate on saved policies 
in the Gravesham Local Plan First Review and policies in the Gravesham Local Plan Core 
Strategy and are material considerations in determining planning applications.  

4.37 In addition the Council has adopted a number of documents that have been produced by 
Kent County Council also as Supplementary Guidance.

4.38 The following documents are relevant to the consideration of this application:

Kent Design Guide (SPG 5 published December 2005, adopted July 2006)
Adopted Kent Vehicle Parking Standards (SPG 4 published in 2003 and adopted in 2006)

Other Relevant Council Documents

4.39 Also of relevance are the published Gravesham Open Space, Sport & Recreation 
Assessment, Strategy & Action Plan which has two components being the technical based 
assessments and the Strategy/Standards.  

Of particular relevance are:

• Knight, Kavanagh & Page GBC Open Space Assessment Report, April 2016
• Knight, Kavanagh & Page GBC Open Space Standards Paper, August 2016

4.40 The above documents provide strategic evidence on what open space, sports and 
recreational provision is needed within Gravesham and will be used to inform the 
development of planning policies, including the need for supplementary planning 
documents. This is carried out in order to inform future planning application decisions and 
future corporate/strategic development opportunities as and when they arise.



5. Consultations, Publicity and Representations

Consultations

5.1 The following consultations responses have been received in response to either the 
original application proposals or the revised proposals and additional information and plans 
received during the processing and assessment of the application.  

5.2 It should be noted that where revised comments have superseded the original consultation 
response(s) the original comments have been included in Appendix 1 at the end of this 
report and therefore still need to be read in conjunction with the revised comments.

(a) Planning Policy, Open Space and Leisure Responses

GBC - Planning Policy Manager

No planning policy comments; development accords with the development plan.

GBC - Sports & Leisure - Original Comments 09 June 2020 

Over the years, the site formerly known as Fleet Leisure has been an important strategic 
site within Gravesham, especially in relation to formal pitch provision and indoor 
leisure/social facilities. The existing facilities are now in very poor condition which has been 
exacerbated by the fact that the site has been closed for approximately six years. 
Following a fire a few years ago, the site no longer includes a main sports complex 
building, which originally contained a bar and social area, a main hall with changing 
facilities, kitchen and a number of small offices. However, this entire building was in very 
poor condition, in close proximity to the houses along Snelling Avenue, and was likely to be 
needed to be replaced irrespective of who the new site operator was. 

Within the Playing Pitch Strategy (PPS) 2016, the former Fleet Leisure site was classified 
as a ‘lapsed site’, which had been identified as not currently being marked out or in use, 
but where the last known use was as a playing field. Linked to this, there is a strong 
strategic need for 3G artificial full size pitches in the borough, of which Gravesham is the 
only district in the county not to have these types of facilities. This is supported by the PPS, 
which outlines that approximately 4 full sized pitches are required across the borough to 
satisfy needs for matches and training.

The supporting document can be found here:
https://www.gravesham.gov.uk/__data/assets/pdf_file/0004/319108/Playing-Pitch-
Strategy.pdf

As part of the planned proposals by the developer, the amount and size of actual playing 
pitches is still technically the same as in the past, if not slightly more than what was 
originally housed at site in the early 2000’s. The introduction of 3G provision will mean that 
the site overall can provide more continuous usage for both training and matches, due to 
the introduction of additional floodlighting, and the ability to play without the need to cancel 
matches during the Winter due to prolonged bad weather.  

The re-development of this site and what it is now to contain, as supported by the 
proposed operators original tender submission, will help to mitigate some of the under 
supply issues highlighted in the PPS document. This is especially with regards to 3G 
provision, youth football sized grass playing pitches, as well as the provision of fitness suite 

https://www.gravesham.gov.uk/__data/assets/pdf_file/0004/319108/Playing-Pitch-Strategy.pdf
https://www.gravesham.gov.uk/__data/assets/pdf_file/0004/319108/Playing-Pitch-Strategy.pdf


facilities within the new club house, as outlined separately in the Indoor Sports Strategy 
2016.  

Further details can be found here: 
https://www.gravesham.gov.uk/__data/assets/pdf_file/0019/319105/Indoor-Sport-
Strategy.pdf

The new clubhouse building, split over two floors, is very similar to the original discussions 
at the tender submission stage (for a long term lease for the site) and the pre-application 
phase, in terms of including a social/bar area, fitness/health suite, classrooms, changing 
areas and multi-functional rooms for adaptive usage. The introduction of a small play area 
on site is also welcome, as this will help to widen the appeal of the site, especially amongst 
the local community, which has a lack of informal play facilities within the area as a whole. 
By positioning the club house to the centre of the site does mean that it is no longer 
necessarily such an issue to those residential properties that used to be close by, in terms 
of scale and viewpoint, and it may help to negate additional noise from its own usage when 
used for social functions.

There is, however, as with most new 3G developments within a built up urban setting, 
potential concerns regarding the closeness of some of the pitches to neighbouring 
properties, especially along the south and east sections of the site. Although the site has 
been traditionally a well-used sports and social hub, this impact will be heightened by an 
increase in pitch usage during the evening (although there were some 5-a-side 3G floodlit 
pitches previously at site) and the fact that it hasn’t been an active site for a number of 
years. However, this should be able to be mitigated by the usage of acoustic fencing where 
needed (as outlined within the Noise Assessment report and outlined in the original tender 
submission), the use of hedging, the replacement of trees within the site boundary (to 
compensate for those lost as part of the main works) and modern LED pitch lighting. 

It is noted that Sport England (and the Football Foundation) has raised issues and 
provided additional comments, such as to the layouts of changing rooms, 3G pitch 
specifications and associated recommended fence heights. We are also aware that the 
proposed developer has already made some internal adjustments in terms of layouts and 
will take these further points into consideration going forward, especially where needed in 
order to be compliant with specific league requirements. Although, it is worth noting that 
unlike other 3G playing pitch proposals and applications, that are being looked at 
elsewhere in the borough at this time, this particular application is not requesting Football 
Foundation funding as part of the development build. 

Sport England have also specifically mentioned the need for a ‘community use agreement’ 
for the site, and although the finalised lease will have an attached user agreement, as 
agreed in the existing Heads of Terms, it would be beneficial for the applicant to provide 
some details as part of this planning application.  Although the applicant will not know the 
final anticipated weekly usage schedule, they will be aware of the likely make-up of the 
programme and types of clubs, organisations and sessions that will utilise the site, which in 
turn will support the need for the amount of 3G pitch provision to be developed and that 
without this amount makes the site unviable.  This would be useful for the indoor facility 
elements too as this will back their financial projections for operating the facility in the 
future.  Some of this proposed basic usage information was provided in the original tender 
submission to develop and operate the site and so some of this can be extrapolated from 
that document and expanded where necessary. 

With regards to hours of use of the site for playing pitches, the applicant has highlighted 
within the noise assessment report that the pitches are proposed to be used between 9.00 
– 22.00 hours daily. These hours are fairly standardised when compared to other similar 

https://www.gravesham.gov.uk/__data/assets/pdf_file/0019/319105/Indoor-Sport-Strategy.pdf
https://www.gravesham.gov.uk/__data/assets/pdf_file/0019/319105/Indoor-Sport-Strategy.pdf


facilities, although it is fairly normal for these hours to finish slightly earlier at weekends. 
For the internal building, the same report outlines usage between 6.30 – 00.00 hours. The 
opening time is in line with most facilities that operate a daily gym/health suite facility.  It is 
assumed that a closing time of midnight is more to do with weekend social events when 
they occur, and therefore this is more in line with most other sports/social hub sites (e.g. 
Gravesend Rugby Football Club  or Old Gravesendians Sports Association etc.), albeit, it is 
unlikely to operate up to this time during the week. Therefore, I suggest a similar hours of 
use regarding closing times should be considered in line with similar facilities, as well as 
what was in place for  the previous bar/premises licence at site, bearing in mind that the 
indoor facility will be even further away from residential properties than before. 

In conclusion, the re-development of this site and what it will contain, as supported by the 
proposed operators original tender submission will help to mitigate the under supply issues 
as highlighted in the PPS document.  If permitted, the facilities and site will be formalised 
through a long term lease arrangement with the operator, which will also contain a user 
agreement to protect the future use of the site going forward as a sports and leisure hub 
site. Therefore in principle, this department supports the development of the site as a multi-
faceted sports and leisure hub site. The site has over the years been an important focal 
point for the local community and so the introduction of new facilities will be a positive step 
going forward.

Sport England - Further Revised Comments 25 June 2020 

The proposed amendments to the changing room arrangements are noted and 
welcomed as is the information about proposed usage of the 3G pitches. 

Sport England and the Football Foundation note that our recommendations in respect of 
the pitches have not been taken on board. Sport England would recommend that this 
matter is taken into consideration by the LPA in reaching a decision on the application.

If the Local Planning Authority is minded to approve the application Sport England 
would recommend that the conditions as previously set out in the response of 4th June 
are attached to the decision. 

Subject to that Sport England is able to remove its holding objection and support this 
proposal.

(b) Access, Transport, Cycling and Sustainability Responses

Kent County Council Highways and Transportation - Revised Comments 08 July 2020 

Further to previous comments dated 11 February 2020 on the above planning 
application KCC as the local highway authority raise no objection subject to the 
following Planning Conditions:

- Submission of a Parking Management Plan to ensure no conflict arises between 
buses and smaller vehicles to be approved prior to the site commencing operation;

- Provision and permanent retention of the vehicle and motorbike parking spaces 
shown on the submitted plans prior to the use of the site commencing;

- Provision and permanent retention of the cycle parking facilities shown on the 
submitted plans prior to the use of the site commencing;



- Submission and approval of a Section 278 Agreement relating to offsite highway 
works, including pedestrian crossing facilities and any alterations to the existing 
footway.

- The development shall not be brought into use until a Travel Plan, to reduce 
dependency on the private car, has been submitted to and approved in writing by 
the Local Planning Authority. The Travel Plan shall include objectives and modal-
split targets, a programme of implementation and provision for monitoring, review 
and improvement. Thereafter, the Travel Plan shall be put into action and adhered 
to throughout the life of the development, or that of the Travel Plan itself, whichever 
is the shorter.

- Submission of a Construction Management Plan before the commencement of any 
development on site to include the following:

(a) Routing of construction and delivery vehicles to / from site
(b) Parking and turning areas for construction and delivery vehicles and site 
personnel
(c) Timing of deliveries
(d) Provision of wheel washing facilities
(e) Temporary traffic management / signage

GBC Highways Development Management Officer - Revised Comments 14 May 2020

The additional information supplied has addressed some issues and clarified others. 

It is noted that looking at the satellite image from Google Maps there is significant on 
street parking in the area. So, it is suggested the applicant is requested to fund no 
waiting at any time restrictions either side of the access to:

1. Protect visibility for vehicles emerging from the site and,
2. Provide a passing area on street so a vehicle emerging does not conflict with a 

vehicle waiting to enter the site.

In both cases in the interests of highway safety and the free flow of traffic. 

Notes that Covid-19 has the potential to result in some changes in travel behaviour, 
which cannot be currently determined.

Data for this may not be available for some years and the travel plan will need to be 
kept under constant review for at least the first five years after opening, so adjustments 
can be made if necessary to control the means of travel to and from as far as is possible 
the site.

Request that one electric vehicle charging point plus cabling for at least 20% of the 
remaining parking space is provided.  As these are ‘destination’ spaces, each space 
with an EV charging point or has the cables to accommodate one should be capable of 
accommodating a charging point with a minimum 22kW continuous current, more under 
surge conditions.



(c) Ecology/Biodiversity and Landscape Responses

Natural England - Original Comments 07 February 2020

Designated Sites [European] – No Objection Subject To Securing 
Appropriate Mitigation 

This advice should be taken as Natural England’s formal representation on appropriate 
assessment given under regulation 63(3) of the Conservation of Habitats and Species 
Regulations 2017 (as amended).  

With regard to European Sites, Natural England does not object to the granting of this 
permission subject to the advice given below.

Natural England advises that the specific measures previously identified and analysed 
by your Authority to prevent harmful effects on coastal European Sites from increased 
recreational pressure should be applied to this proposed development at appropriate 
assessment.   Your authority has measures in place to manage these potential impacts 
through the agreed strategic solution which we consider to be ecologically sound.  
Natural England is of the view that if these measures, including contributions to them, 
are implemented, they will be effective and reliable in preventing harmful effects on the 
European Site(s) for the duration of the proposed development.  

Providing that the appropriate assessment concludes that these measures must be 
secured as planning conditions or obligations by your authority to ensure their strict 
implementation for the full duration of the development, and providing that there are no 
other adverse impacts identified by your authority’s appropriate assessment, Natural 
England is satisfied that this appropriate assessment can ascertain that there will be no 
adverse effect on the integrity of the European Site in view of its conservation 
objectives.  

Generic advice on natural environment impacts and opportunities

Advises that the LPA should: 

 Assess the impact of the development on Sites of Special Scientific Interest (SSSIs);
 Conserve biodiversity also including restoration or enhancement to a population or 

habitat;
 Consider impact on protected species;
 Consider the impacts of the proposed development on any local wildlife or 

geodiversity sites;
 Consider any impacts on ancient woodland and ancient and veteran trees in line 

with paragraph 175 of the NPPF;
 Assess impacts on local landscape character;
 Consider impact on best and most versatile agricultural land and soils;
 Promote the creation of wider green infrastructure;
 Consider what existing environmental features on and around the site can be 

retained or enhanced or what new features could be incorporated into the 
development proposal, such as providing a new footpath through the new 
development, restoring a neglected hedgerow, planting trees characteristic to the 
local area, using native plants in landscaping schemes, incorporating swift boxes or 
bat boxes into the design, designing lighting to encourage wildlife, or adding a green 
roof to new buildings.



 Consider how the proposed development can contribute to the wider environment 
and help implement elements of any Landscape, Green Infrastructure or Biodiversity 
Strategy; 

Kent County Council Ecological Advice - Original Comments 09 June 2020

Advises that additional information is sought from the applicant prior to determination of 
the planning application 

Reptiles/Great Crested Newt 

The Preliminary Ecological Appraisal (PEA) has identified suitable reptile/Great Crested 
Newt (GCN) habitat on-site. All species of reptile, and Great Crested Newts, are 
protected under the Wildlife and Countryside Act and European Habitats Directive, 
respectively. Therefore, as suitable habitat will be impacted by the proposed 
development, the ecology report has recommended further surveys are carried out for 
these species. This will include a reptile survey on-site and an assessment of 
surrounding waterbodies’ suitability for GCN. If reptiles and/or GCN are found to be 
present, mitigation measures will likely be needed. 

We concur with these recommendations and advise that the reptile/GCN survey results, 
as well as mitigation measures if needed, are submitted to the local planning authority 
prior to determination of the application. This is in accordance with paragraph 99 of 
ODPM 06/2005 which states: “it is essential that the presence or otherwise of protected 
species and the extent that they may be affected by the proposed development, is 
established before the planning permission is granted, otherwise all relevant material 
considerations may not have been addressed in making the decision”.

Biodiversity/Tree Loss 

We highlight that under the Natural Environment and Rural Communities NERC) Act 
2006, public authorities are duty-bound to conserve and enhance biodiversity. The 
removal of 22 trees (including native trees estimated to be over 50 years old) for the 
proposed development will undoubtedly constitute a loss of biodiversity, with any 
replacement trees not matching the capacity to support biodiversity for decades into the 
future. These trees provide ecological connectivity and opportunities for a range of 
wildlife, such as invertebrates, birds and bats. Once any development is operational at 
this site, the trees (and boundary vegetation in general) will help to reduce light/noise/air 
pollution and increase ecosystem service value, such as water retention, in a landscape 
that is relatively urbanised. 

Regarding the current design of the development, it is our view that the mitigation 
hierarchy (BS: 42020) has not been adhered to as very little habitat has been retained. 
Furthermore, we highlight that if reptiles are found on-site, and an off-site receptor site 
is not needed/cannot be found, sufficiently sized on-site habitat will have to be retained. 

For the reasons above, we strongly recommend that more boundary vegetation is 
retained in the design of the development. 

Bats 

If the design of the development is not altered to feature more retention of boundary 
vegetation (as recommended above), then aerial/endoscope inspections will need to be 
undertaken, prior to the removal/felling of trees with roost potential, to establish the 



presence/absence of roosting bats. As identified in the ecology report, several trees/ivy 
coverings on-site have the potential to support roosting bats. 

As all species of bats and their roosts are protected, if roosting bats are found to be 
present, mitigation measures will need to be implemented. If planning permission is 
granted, we advise that precautionary mitigation measures are proposed for the 
construction phase of the development. These can then be secured via an attached 
condition. We can provide suggested condition wording once the reptile/GCN survey 
information has been submitted. 

Breeding Bird Informative 

Habitats are present on and around the site that provide opportunities for breeding 
birds.  Any work to vegetation that may provide suitable nesting habitats should be 
carried out outside of the bird breeding season (March to August) to avoid destroying or 
damaging bird nests in use or being built. If vegetation needs to be removed during the 
breeding season, mitigation measures need to be implemented during construction in 
order to protect breeding birds. This includes examination by an experienced ecologist 
prior to starting work and if any nesting birds are found, development must cease until 
after the juveniles have fledged.  

To safeguard breeding birds, we advise that an informative is attached to any granted 
planning permission. We can provide suggested informative wording once the 
reptile/GCN survey information has been submitted.

Ecological Enhancements 

In alignment with paragraph 175 of the National Planning Policy Framework 2019, the 
implementation of enhancements for biodiversity should be encouraged. As such, we 
advise that proposals are submitted which demonstrate enhancements for biodiversity 
will be implemented. Examples include the provision of bird/boxes and creation of 
wildlife grassland. This can be secured via an attached condition with planning 
permission, if granted, and we can provide example condition wording once the 
reptile/GCN survey results have been submitted.

GBC - Horticultural Services Manager - Further revised comments 08 June 2020

Reading the comments, understands why moving the pitches or reducing the playing 
area may not be viable meaning that the only option is to remove the trees on the SE 
boundary.

The new proposal to plant relatively mature hedging on the SE boundary next to the 
bungalows would be welcomed and agrees that in time, it would help to enhance the 
bio-diversity and provide good visual screening for the bungalows. 

Recommends putting a 2 to 3 year maintenance agreement in place to ensure good 
establishment and that any failures are replaced).

Agree that this hedging will contribute to the tree replacement ratio meaning that it will 
be fairly easy to surpass the 2 for 1 replacement recommendation.

In conclusion, it is considered that the revised proposals form an acceptable proposition 
to safeguard biodiversity on this site during and after development.



(d) Environmental, Utilities and Services Responses

GBC - Head of Regulatory Services - Original Comments 23 January 2020

Lighting:

Notes that the ‘Spillage Impact Report: Fleet Leisure LED Revision 1’ from Highlights 
Floodlighting Ltd dated 8 August 2019 details the proposed floodlighting installation and 
its compliance with the ‘Obtrusive Light Limitations for Exterior Lighting Installations’ set 
out in Table 2 of the Institute of Lighting Professional’s (ILP) Guidance Notes for the 
Reduction of Obtrusive Light.  Considers that the area has been correctly identified as 
environmental zone E2 under the ILP Guidance and therefore the appropriate 
comparisons have been made.

Notes that the report provides assurances that the proposed lighting design will meet 
the aforementioned limits in terms of: 

1) Source intensity (Glare) being below 7500cd
2) Vertical Illuminance being below 5 Lux on windows  
3) Upward Light Ratio not exceeding 2.5% 

This Service is therefore satisfied with the proposed lighting design but to safeguard 
local residents, asks for the following conditions to be applied:

1. The proposed scheme shall be installed and maintained thereafter as set out in the 
Spillage Impact Report: Fleet Leisure LED Revision 1 from Highlights Floodlighting 
Ltd dated 8 August 2019 and ensure that the ‘Obtrusive Light Limitations for Exterior 
Lighting Installations’ set out in Table 2 of the Institute of Lighting Professional’s 
(ILP) Guidance Notes for the Reduction of Obtrusive Light will not be exceeded.

2. Once fitted, a suitable post installation report shall be provided demonstrating 
compliance with the above standard and any works identified as being required shall 
be carried out prior to the first operational use of these lights.

In addition, the hours of use for this application to be suitably conditioned and a 
condition needs to be included to ensure the lighting is automatically turned off when 
the pitch is not being used during hours of darkness, and that the system is maintained 
effective at all times.

Noise:

Notes that the Noise Assessment, ref, P19-192-R01v1, prepared by Hepworth 
Acoustics and dated June 2019 considers all appropriate primary and secondary 
sources of noise, and contains a number of recommendations to mitigate the various 
sources of noise contained in the following sections:

4.8 in relation to the boundary wall
4.9 in relation to pitch-related noise
4.12 in relation to noise from within the clubhouse
4.13 in relation to a noise limiter
4.16 in relation to mechanical plant

This Service is satisfied with the findings of, and recommendations set out in, the report.



In order to safeguard local residents by ensuring that these recommendations are 
implemented, the following condition is requested:

The recommendations set out within section 4.0 of the Noise Assessment, ref, P19-192-
R01v1, prepared by Hepworth Acoustics and dated June 2019 shall be implemented 
prior to first operational use of the site and maintained effective thereafter.

If it is preferable to condition each element separately, for example, for clarity or to 
assist with their discharge, the following conditions would be requested instead:

1. In order to ensure the boundary wall around the site is providing the full potential 
noise reduction:

a. Where damaged, the boundary wall shall be full repaired; replacing any 
broken or missing sections. 

b. Where there is no concrete wall, including where there is currently timber 
fencing only, a screen or barrier shall be installed so there is a continuous 
noise barrier around the entire perimeter of the site (except for the entrance 
gate). The barrier or screen is at least 2.0 metres high, imperforate (no gaps 
or openings), with minimum mass per unit area of 10 kg/m2, and sealed at 
the base.

2. Weldmesh fencing, or similar, shall be used to enclose the AGP and the panels 
shall be securely clamped with resilient fixings to avoid vibrations. 

3. All signage, etc. that is at risk of being hit by a ball shall be made from soft vinyl, 
rubber or other similar material

4. There shall be no amplified music on the external terraces of the clubhouse building.

5. External doors and windows must remain closed, save for access and egress, 
during events involving live music or other loud/noisy events, e.g. DJs, events 
involving use of a PA system. 

6. Fire doors to trading areas must be kept closed at all times, except in emergencies 
(i.e. the doors should not be pinned open).

7. An automatic noise limiting device that is capable of limiting amplified noise levels in 
octave bands or with a graphic equaliser system must be installed in a suitable 
location within the Clubhouse, as agreed by the Environmental Protection Team, 
and set to 85 dB LAeq,1min or other such level as may be required by the 
Environmental Protection Team.  The limiting device/graphic equaliser must be fitted 
with anti-tamper plates or within a locked cabinet to prevent unauthorised 
adjustment.

8. Mechanical plant associated with the development must not exceed a noise rating 
level of 36 dB LAr during the daytime and 28 dB LAr at night-time at the nearest 
residential properties when assessed in accordance with to BS4142: 2014.

In addition, the hours of use for the grounds and clubhouse need to be suitably 
conditioned.

Contaminated Land



This Service notes the findings of the Phase 1 Contamination Risk Assessment, ref 
12339, carried out by Ground and Environmental Services Limited on behalf of Ubique 
Architects, dated December 2019, which notably concludes that:

 The risks to human health, water resources, plants and buildings and services are 
considered to be low in the absence of any identifiable sources of ground 
contamination. 

 Based on the principles and definitions outlined under section 57 of the Environment 
Act 1995, the site would not be considered to be “Contaminated Land” based on a 
public open space end use of the site.

Kitchen extraction/odour

The applicant will need to submit for approval by the LPA, prior to commencement of 
works on the construction of the clubhouse, a suitable scheme for a kitchen extraction 
system based on the guidance provided in the Defra Guidance on the Control of Odour 
and Noise from Commercial Kitchen Exhaust Systems - Annex B - Information Required 
to Support Planning Application for Commercial Kitchen.

The annex contains guidance on the type of information that should be submitted for 
approval by the Local Authority before any ventilation plant is installed. The aim of any 
ventilation/extraction is to ensure that no nuisance, disturbance or loss of amenity is 
caused by odour, fumes, food droplets or noise, to nearby properties. 

The scheme must be designed and installed by a suitably qualified and experienced 
person with specialist knowledge of ventilation. 

The installation will need to be designed to achieve the highest level of odour control in 
order to cater for the odour of all types of food. The scheme must include adequate 
information on the following as detailed in Annex B of the guidance:

• Information on premises
• Plans and drawings
• Pre-filters
• Electrostatic precipitators (where proposed)
• Carbon Filters (where proposed)
• Odour counteractant or neutralising system (where proposed)
• Cooker hood
• System Operation
• Flue Design
• Noise
• Maintenance
• Additional information re prevention of pests e.g. flies and source of the air 

supply, access points etc. 

The approved scheme must then be installed and commissioned by a competent 
ventilation engineer prior to operation, to the satisfaction of the LPA and be made 
available for inspection if requested. 

Southern Water - Original Comments 11 February 2020

Advises of sewer records and their recommendations for development in proximity to 
public sewers and that there is a private water communication pipe within the site. 



Advises that Southern Water can provide foul sewage disposal to service the proposed 
development.  Southern Water requires a formal application for a connection to the public 
foul sewer to be made by the applicant or developer and requests that should this 
application receive planning approval, an informative is attached to the consent.

Advises that the applicant will need to ensure that arrangements exist for the long-term 
maintenance of the SUDS facilities and where a SUDS scheme is to be implemented, the 
drainage details submitted to the Local Planning Authority should: 

- Specify the responsibilities of each party for the implementation of the SUDS scheme. 
- Specify a timetable for implementation. 
- Provide a management and maintenance plan for the lifetime of the development.  

Southern Water request that should this application receive planning approval, a condition 
is attached to the consent requiring details of the proposed means of foul and surface 
water sewerage disposal to be submitted for approval.

Environment Agency (EA) - Original Comments 23 January 2020

The EA do not object to the proposal in principle providing the a condition is placed on 
any permitted development requiring a remediation strategy in the event of 
contamination being found on the site and for an informative regarding waste

As the site is in a Source Protection Zone the EA assume all foul drainage would 
connect to mains sewer. Developers should check the www.gov.uk website for Binding 
Rules information for small scale non-mains discharges, (see link in document below). 
Submissions to the local planning authority should include all relevant information on 
foul drainage proposals using the following form: 

https://www.gov.uk/government/publications/foul-drainage-assessment-form-fda1. 

Treated discharges to ground may require an Environmental Permit. 

Only clean uncontaminated surface water may be discharged to ground via approved 
Sustainable Drainage System designs.

KCC Flood and Water Management - Original Comments 22 January 2020

Points out that no surface water drainage strategy has been provided and recommends 
the application is not determined until a complete surface water drainage strategy has 
been provided for review.  At a minimum, a drainage strategy submission must 
comprise:

 A location plan
 A site layout
 A drainage proposal schematic or sketch
 A clear description of key drainage features within the drainage scheme (e.g. 

attenuation volumes, flow control devices etc.)
 Information to support any key assumptions (e.g. impermeable areas, infiltration 

rates etc.)
 Supporting calculations to demonstrate the drainage system’s operation and 

drainage model network schematic

https://www.gov.uk/government/publications/foul-drainage-assessment-form-fda1


 Drainage strategy summary form (from our Drainage and Planning Policy 
Statement)

 Consideration of key questions and / or local authority planning policy requirements.

UK Power Networks

No comments received

GBC - Waste & Recycling Manager

No comments received

(e) Archaeology Responses

KCC - Heritage and Conservation - Original Comments 31 January 2020

The application has been submitted with an Archaeological Desk-Based Assessment 
(CAT 2019). The DBA summarises the archaeological potential of the surrounding area 
and concludes that the site may have archaeological interest, but the present lack of 
site-specific information means that there is uncertainty.  An archaeological watching 
brief is proposed in the DBA and this may be an appropriate methodology for mitigation 
to ensure that any archaeological remains are recorded before they are impacted.  

However, in order to understand the archaeological interest and the scale of any 
archaeological work that would be needed during a watching brief considers that it 
would be appropriate to undertake field evaluation, starting with a geophysical survey of 
the site. 

This is a non-intrusive technique (both resistivity and magnetometry) and could be 
accommodated around any on-going use of the site.  If geotechnical ground 
investigations are to be undertaken, then an archaeological watching brief on that work 
would also be useful.  

Recommends that a planning condition is imposed requiring Archaeological Field 
Evaluation Works in the light of the possibility that below-ground remains with 
archaeological interest may be impacted by the proposed development.

 (f) Other Consultation Responses

Kent Police Crime Prevention Design Advisor

Notes the inclusion of Section 4.8 Secured by Design (SBD) on page 24 of the Design 
and Access Statement (DAS)

With the above in mind, it is clear that our pre-application comments have been taken 
into consideration and included within the final design. We have no additional comments 
to make at this time. 

 



KCC - Dartford Group Fire Safety Office

In order to meet the off-site access requirements of the Fire and Rescue Service the 
relevant section of the County of Kent Act, as above, should be met.  It is confirmed that 
on this occasion that those requirements have been met.  

Arriva Southern Counties

No comments received 

South East Coast Ambulance Service NHS Foundation Trust

No objections

Ebbsfleet Development Corporation (EDC)

No observations 

Publicity and Neighbour Representations 

5.3 The application was advertised on site and in a local newspaper as a major development 
proposal and under Article 15 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015.  In addition individual notification was sent 
to the owners/occupiers of 153 adjoining dwellings/premises and other interested parties.  
The publicity period expired on 21 February 2020. 

5.4 A total of 5 individual representations have been received to the public consultation.

5.5 Two of the representations are objections/concerns to the development and their 
comments can be summarised as:

 Noise pollution including bad language;
 Light pollution and intrusion of light into property late evenings and possible 

damage to property and garden;
 Lack of information regarding the hours of use;
 Development appears to offer continuous use 7 days a week and 365 days a 

year;
 There is no mention of any other sport other than football;
 The previous floodlighting was unacceptable being on until 10.30pm;
 The netting previously on the site was visually unacceptable;
 How will noise levels be monitored?
 The original clubhouse was located against a wall and noise was contained; with 

the new location of the clubhouse in the centre of the site noise will spread;
 Disappointed that residents cannot contact the planning officers direct to discuss 

the proposals;

5.6 The other 3 representations received are either in support or are neutral but express 
some comments and concerns which are summarised as follows:



 The local area is in desperate need for a dedicated sporting complex and this 
venue has been wasted not in use for years;

 In favour of its re-development for the local community;
 The old clubhouse used to be at the farthest side of the field but noise could still 

be heard late into the night. The proposed positioning of the new clubhouse in 
the centre of the field means it will be closer and noise levels thus potentially 
louder. What measures are being made to reduce noise levels?

 How will noise from players on the field be addressed?
 The impact from noise and light on local residents has been severely under 

estimated;
 How will discarded rubbish from players be addressed;
 The current open fence offers no barrier to the noise and also no privacy;
 The submitted document states:

'Boundary treatments and materials for the enclosure of the site need to be 
specified. This may require some higher fencing both to prevent nuisance from 
footballs or in respect of providing a possible noise barrier'.  This should be 
taken seriously to afford the residents some respite from the noise and offering 
some privacy;

 There needs to be proper maintenance of the boundaries and landscaping to the 
site;

 Everything should be done that is possible to mitigate the impact of the 
development;  

6. Planning Analysis and Service Manager Comments

Introduction 

6.1 The Fleet Leisure site is currently owned by the Borough Council (since 2005) and has 
been in use as a Sports Ground since 1932 (formerly Bowaters/Scott’s 
Sports/Kimberley Clark company sports ground) but it closed in 2013 and the clubhouse 
and changing room buildings on the site were destroyed by fire in 2017.

6.2 The site is shown in the Borough Council’s Playing Pitch Strategy, June 2016, produced 
by Knight, Kavanagh & Page Ltd in which it is stated:

The Former Fleet Leisure site is intending to be brought back in to use by the Council in 
the near future. Options regarding this are still being discussed. However, the preferred 
option is for a combination of grass pitches (potentially adult) with small sized 3G 
provision; anticipated to be two mini 3Gs and one 7v7 3G.

6.3 The existing playing pitch facilities are now in very poor condition through some six 
years of lack of any use and there are no supporting facilities (changing rooms and 
clubhouse) on the site. Even prior to the fire damage the clubhouse building was in very 
poor condition, it was in close proximity to the houses along Snelling Avenue, and was 
likely to be needed to be replaced irrespective of whom operated the site.

6.4 The site was the subject of a report to the Council’s Cabinet on 12 June 2017 where it 
was agreed to advertise the sport and leisure facility opportunity to prospective external 
organisations via appropriate advertising publications, develop an evaluation framework 
for assessing any expressions of interest made, and award a long term lease to a 
preferred partner organisation, subject to Planning.



6.5 Full Council at its meeting on 10 October 2017 resolved that:

This Council fully supports the retention of Fleet Leisure in council ownership and seeks 
its rebuilding as a community facility as soon as practically possible and reaffirms no 
housing development will be permitted on the site, other than to provide accommodation 
within the main leisure facility building for a steward as this would provide security.

6.6 Tenders were invited for the future development of the site in 2017 and in 2018 the 
current applicants, EUFC Elite Ltd, were successful in their bid for the site.

6.7 EUFC Elite Ltd was apparently formed in June 2016 to take over:

 Ebbsfleet United Youth FC (“EUYFC”)
 Ebbsfleet United FC Academy & Scholars (football and education)

The intention was to create a company in order to run a successful and more 
commercial minded youth football club, football academy and centre of excellence.  It 
was stated at the time that EUFC Elite currently had:

 Around 250 youth and academy players registered
 Good relationships with local and national businesses who support us
 Contractual links to Ebbsfleet United FC.

6.8 The current proposals have been scaled back from the original vision which at the 
tender stage envisaged 5 AGP’s, a clubhouse of 3750 sq. m over 3 floors (notably with 
basement changing rooms) and 220 car parking spaces.  The proposals at that time 
were for mainly youth football but also catering for dance clubs and gym facilities.  The 
proposals included an elite football academy programme and a community football 
programme. This site was also to be a facility usable for other social functions.

6.9 The current development proposals in this planning application were the subject of pre-
application consultations with the Borough Council in 2019 and there have been various 
other meetings with the applicants involving a range of Council officers.  In addition and 
prior to the submission of the application the applicants undertook community 
consultation and held a local exhibition of the proposals on 4 December 2019 at All 
Saints Church Hall Northfleet.

The Key Planning Issues 

6.10 The key issues to be considered in relation to these proposals are

 The Principle of the Development
 Loss of Playing Pitches - Sport England concerns  
 Design and Layout of the Development and the Sports Pavilion Building
 Impact on Local Residential Amenity and Existing Residents - Noise and 

Lighting Impacts
 Highways and Parking
 Other Material Planning Considerations - Sustainability, Trees/Landscaping, 

Ecology, Archaeology, Contamination, Drainage and Designing out Crime    



Principle of the Development 

6.11 The adopted development plan policies in Gravesham Local Plan Core Strategy Policy 
CS12 (Green Infrastructure) and Policy CS13 (Green Space, Sport and Recreation) 
support the retention of green spaces that contribute to the green infrastructure and to 
make adequate provision for and protect and enhance the quantity, quality and 
accessibility of green space in accordance with an adequate up to date and relevant 
evidence base.

6.12 In he most recent study in the Gravesham Playing Pitch Strategy (PPS) - Knight, 
Kavanagh & Page (KKP) 2016 the Fleet Leisure site was classified as a ‘lapsed site’, 
which had been identified as not currently being marked or in use but where the last 
known use was as a playing field and that this was intended to be brought back in to 
use by the Council in the near future.

6.13 The PPS highlights borough wide, amongst other things, that adult pitches are 
overplayed with youth 11v11 pitches being played to capacity, that there is not enough 
accessible and secure community use provision to meet current demand in Gravesham 
and that there is an insufficient supply of quality and appropriately maintained pitches in 
Gravesham.

6.14 There is a strong strategic need for 3G artificial full size pitches in the borough, of which 
Gravesham is the only district in the county not to have these types of facilities. This is 
supported by the PPS, which outlines that approximately 4 full sized pitches are 
required across the Borough to satisfy needs for matches and training.

6.15 The NPPF in paragraph 97 also gives support to the protection of existing playing 
pitches, while paragraph 91 advises that planning decisions should aim to achieve 
healthy, inclusive and safe places for example through the provision of safe and 
accessible green infrastructure, sports facilities etc.

6.16 The site at Fleet Leisure provides a much needed open space for this urban area and 
the former sports and social club is regarded by local residents as an important local 
leisure facility.

6.17 The current proposals seek to reinforce the continuing use of the site for sport and 
social activities and do not conflict with the authorised use of the site or the general 
planning principles at a local level as set out in Policy CS12 (Green Infrastructure) of the 
Gravesham Local Plan Core Strategy that indicates that all green spaces contribute to 
the green infrastructure network and that the multifunctional network of green spaces 
will be created, protected, enhanced and maintained and Policy CS13 (Green Space, 
Sport and Recreation) that indicates that the Council will seek to make adequate 
provision for and protect and enhance the quantity, quality and accessibility of green 
space in accordance with an adequate up to date and relevant evidence base.

6.18 The proposals also conform to the Council’s objectives for the site as set out by the 
Council’s Cabinet and Full Council with the clear focus still on the continuation of the 
site as a destination for the playing of football.

6.19 Sport England had objected to the application when they were originally consulted on 
grounds of: 

 
• The reduction of grassed playing pitches at the site;
• Lack of information regarding grass pitch or artificial pitch construction;
• The internal layout of the clubhouse not meeting Kent FA standards;



• Limited technical information in relation to dimensions of pitched including safety 
run offs, lighting, fencing, surfacing etc.; and

• The lack of information on a Community Use Agreement showing levels of 
community use.

6.20 They did consider that the scheme had the potential to meet exception 5 of Sport 
England’s Playing Pitch Policy, viz. The proposed development is for an indoor/outdoor 
sports facility of sufficient benefit to sport to outweigh the detriment caused by the loss 
of playing field.

6.21 However they have now withdrawn their objection as such following amendments to the 
scheme including amendments to the internal layout of the changing rooms within the 
clubhouse building and the submission of additional information about proposed usage 
of the 3G pitches, but this is subject to a number of planning conditions that they have 
requested that have been accepted with a few variations by the applicants. 

6.22 It is noted in the most recent comments from Sport England that whilst withdrawing their 
objection and recommend that if permission is granted it is subject to the inclusion of a 
number of planning condition, nevertheless they indicate that their recommendations in 
respect of the pitches have not been taken on board.  It is assumed that they mean that 
the layout or the pitch sizes have not been fully adjusted to meet the KCFA 
requirements in terms of design, size, recessed fencing, run offs, quality and 
maintenance as per their original comments. 

6.23 The applicant’s agents advise that: 

The scheme does not rely on FA, Sport England or Football Foundation funding so their 
requirements are not ‘connected’ in that way. It has already been confirmed what the 
pitch sizes, specifications and maintenance plans are and Sport England were satisfied 
with those answers and have supported the proposals on that basis. The facility will be 
run by people experienced in this field and I assume that the Council, by virtue of 
agreeing to lease the ground to the applicants, are satisfied with what is proposed, what 
is to be provided and how it will be run. 

6.24 The applicant agents stress that the pitches have all been designed with a 3 yards 
buffer zone with an additional 2m access path in accordance with required standards.

6.25 There is also clear support to the proposal from the Council’s Leisure & Resilience 
Manager on the basis that the site overall can provide more continuous usage for both 
training and matches, and will help to mitigate some of the under supply issues 
highlighted in the Council’s Playing Pitch Strategy and the introduction of new facilities 
will be a positive step for the local community.

6.26 It should be noted that the Council’s Leisure & Resilience Manager has indicated that 
the finalised lease will have an attached user agreement (including for community use), 
as agreed in the existing Heads of Terms.

6.27 It should also be noted that notwithstanding the original concerns and objection of Sport 
England (but subsequently withdrawn) on the premise of loss of grassed pitches the 
Council’s Leisure & Resilience Manager has suggested that the amount and size of 
actual playing pitches is still technically the same as in the past, if not slightly more than 
what was originally housed at site in the early 2000’s. It is also indicated that the 
introduction of 3G provision will mean that the site overall can provide more continuous 
usage for both training and matches, due to the introduction of additional floodlighting, 



and the ability to play without the need to cancel matches during the Winter due to 
prolonged bad weather.

6.28 The applicant agents commented on the original Sport England concerns about loss of 
playing field area (meaning grass pitches):

Although it is understood there is a reduction in ‘playing field’ area, the proposal 
increases playing pitch area. The approximate 2.6ha of ‘playing field’ realistically 
amounts to approximate 1.5ha of natural grass pitches offered in 2013; 1x11v11, 1x9v9, 
1x7v7, 1x5v5. In contrast the proposal offers approximately 1.19ha of natural grass 
pitches, 1x11v11, 1x9v… The proposal offers 2.73ha of playing pitch provision to FA 
size standards, something the former sites never provided. In contrast the existing site, 
including 3G, would only be able to offer approximately 2.19ha of playing pitches at 
capacity.

6.29 Overall therefore it is concluded that the principle of development is acceptable as 
proposed and conforms to adopted national and local policy (NPPF, GBC Core Strategy 
and saved Local Plan policies).

6.30 It is recognised that the development is likely to take place on a phased basis with the 
prospect of an early start being made to bring back into use the playing pitches and with 
the new artificial pitches in advance of the new clubhouse building and that if permission 
is agreed the accompanying planning conditions will need to reflect this.   

Design and Layout

6.31 Policy CS19 of the Gravesham Local Plan Core Strategy (LPCS) states that the design, 
layout and form of new development will be derived from a robust analysis of local context 
and character and will make a positive contribution to the street scene, the quality of the 
public realm and the character of the area.  The National Planning Policy Framework 
(NPPF) in Section 12 (Paragraphs 124 - 132: Achieving well-designed places) sets out that 
the creation of high quality buildings and places is fundamental to what the planning and 
development process should achieve and add to the overall quality of the area, not just for 
the short term but over the lifetime of the development.  It also states that permission 
should be refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area and the way it functions, taking 
into account any local design standards or style guides in plans or supplementary planning 
documents.

6.32 The design of the development was considered by Design South East (DSE) at the pre-
application stage at a Gravesham Design Surgery with planning officers on 18 April 
2019 who considered that locating the club house in the centre makes sense and is 
furthest from surrounding houses, reducing potential noise impacts.  They did make a 
number of suggestions including:
• Need for safe pedestrian or cycle access;
• Need for cycle storage;
• Greater provision for kitchen/serving space and beer storage;
• Explanation of how food and drink deliveries would work;
• Explanation of how the various ground-floor elements (class rooms, gym, etc.) will 
complement the core business;
• Rationale for the size of changing rooms given the number of pitches;
• Consideration of access to changing rooms;
• Submission of details of plant room and internal circulation;
• Details of management of solar gain;



• Understanding of the business model as to why so many pitches are necessary;
• Details of space around the pitches;
• Provision of a jogging circuit round the fields;
• Technical areas to be located away from the rear of houses; 
• Key balconies of the club house faces back over pitches rather than the car park; 
• Choice of taking the stairs to the first floor to be more prominent;

6.33 A number of these comments and suggestions from DSE have been able to be 
accommodated in the design and layout in the current planning submission.

6.34 The original clubhouse building (that was destroyed by fire) was on the west side of the 
site next to the rear gardens of dwellings in Snelling Avenue and was an extended 
building rather than a design in its own right and with a mix of pitched roof and flat 
roofed buildings and with materials of render, painted boarding and grey engineering 
bricks and rather undistinguished.  The proposed scheme is a well-considered and 
coherent design. 

6.35 The contemporary design is appropriate for the site and the design and materials are 
not in conflict with adopted Core Strategy policy CS19 or the NPPF. In terms of external 
materials these are a mix of brick and possible grey render or composite panels.  It will 
be necessary to seek through a planning condition full details of all external materials to 
be submitted for approval as such details are not fully worked up at this stage.

6.36 It will also be necessary to avoid clutter or paraphernalia added to the exterior of the 
building and particularly on the roof such as plant and equipment e.g. air conditioning 
units etc. and this can be controlled through planning conditions.  The applicant’s 
agents comment:

 Within the floor layout of the new clubhouse a plant room area has been allocated for 
the main M&E plant required. The small amount of external plant or flues required is 
intended to be located on the roof and accessed from the internal circulation areas. This 
equipment would be enclosed with appropriately attenuated screening to serve the dual 
function of minimising visual impact and reducing any related sound transmission. The 
proposed drawings have been updated to include this plant area on the roof. The exact 
specifications and requirements for the necessary plant have not yet been finalised and 
in common with some other detailed matters the applicant is happy to accept a 
condition requiring these details the submitted for approval should consent be granted.

Impact on Local Residential Amenity and Existing Residents  

6.37 In considering any proposals for development it is important to ensure that it does not 
cause demonstrable harm to the amenity of any existing adjoining or nearby local residents 
or property such that it will materially harm their living conditions.  Policies seeking to 
protect amenity and ensure acceptable future living conditions are included in the Local 
Plan Core Strategy.  Policy CS19 (LPCS) requires new development to safeguard the 
amenity, including privacy, daylight and sunlight, of its occupants and those of 
neighbouring properties and land.

6.38 The NPPF (paragraph 127) also assists and seeks to ensure developments will function 
well, that they do not undermine the quality of life and create attractive and comfortable 
places to live, work and visit and seeks to “secure high quality design and a good standard 
of amenity for all existing and future occupants of land and buildings”.

6.39 In relation to the current proposed development the principal impacts on local residential 



amenity will be from noise impacts from the clubhouse and playing pitches and the 
proposed floodlighting of the artificial grass pitches and potential light pollution and 
therefore the propensity for additional noise and disturbance that might be experienced by 
adjoining residential properties surrounding the site.  

6.40 Although the site has been traditionally a well-used sports and social hub, this impact will 
be heightened by an increase in pitch usage during the evening (although there were some 
5-a-side 3G floodlit pitches previously at site) and the fact that it hasn’t been an active site 
for a number of years.

6.41 The positioning of the club house to the centre of the site does mean that it is no longer 
necessarily such an issue to those residential properties in Snelling Avenue that used to be 
close by, in terms of scale and viewpoint, and it may help to negate additional noise from 
its own usage when used for social functions.  The Council’s environmental health officers 
do not raise an objection to the proposed siting of the clubhouse in environmental terms 
but do seek a number of planning conditions to control noise from the potential uses of the 
building.

6.42 There is, however, as with most new 3G AGP developments within a built up urban setting, 
potential concerns regarding the closeness of some of the pitches to neighbouring 
properties, especially along the south and east sections of the site. 

6.43 Paragraph 3.11 earlier in this report indicates the distances between the rear elevations of 
various adjoining properties in the surrounding roads that back on to the site.  There are a 
number of floodlighting columns on the perimeter of the AGP’s which are also in close 
proximity to the foot of the rear gardens of some of the dwellings that surround the site.  
There are some trees on the edge of the site that do provide a level of screening but in 
order for the layout to work the scheme proposals will necessitate the removal of some of 
these trees (as identified in the applicants Arboricultural Tree Survey and Impact 
Assessment Report).  If all the trees were to be retained it would involve a complete 
revision of the whole layout and the number of pitches currently intended for the site might 
not be able to be provided.

6.44 The boundaries of the site to the backs of rear gardens of dwellings to the north in Nelson 
Road and to the west in Snelling Avenue comprise concrete panelled fencing of approx. 
2m in height, although in places some of this fencing is defective.  However in a number of 
locations around the site there is at present no effective screening with only open steel 
palisade fencing including to the south with the boundary to properties in Struttons Avenue, 
to the east with the boundary to properties in Newton Abbott Road and most notably at 
Field Court on the eastern side of the site where there are newer older person’s bungalows 
that were built on the site of former Council lock up garages, and these are the closest 
dwellings to the proposed playing pitches.  Therefore unaltered it would not provide an 
effective noise barrier.

6.45 It is considered that the noise impact of the development should be able to be reasonably 
mitigated by the usage of acoustic fencing where needed (as outlined within the submitted 
Noise Assessment report and as was outlined in the original tender submission by the 
applicants), together with the use of hedging, the replacement of trees within the site 
boundary (to compensate for those lost as part of the main works) and as proposed the 
use of modern LED pitch lighting.

6.46 It is noted that in response to consultee and neighbour comments and environmental 
health comments the applicants had commented:



During recent discussions we raised the issue of revisiting the detail of the noise mitigation 
proposals, namely the perimeter fencing / noise barrier that has been proposed in the 
acoustic report. This is a matter that crept in ‘under the radar’ and in our view is an 
unnecessary and costly feature given the existing and proposed use. Our noise consultant 
offered the following comments. 

“We previously tried to make the noise assessment work without a barrier but it wasn’t 
viable. The noise impact would be well above all relevant guidance without the barrier, 
hence why we recommended it. I appreciate that historically the noise sources would have 
been similar levels, but that also would have been above the guidance limits. We can omit 
the recommendation for the boundary screen if the Local Authority is willing to accept 
higher noise limits of up to 62 dBA at residences in the evenings (the guidance from the 
World Health Organisation and BS 8233: 2014 is 50 dBA, for context). “

The applicant is unconvinced that an acoustic fence is a key necessity bearing in mind the 
site use, largely without complaint, over many decades. This feature is an expensive and 
unexpected financial burden and during our recent discussion you advised that you would 
give this matter further consideration.

6.45 Following further discussions with the Council’s Environmental Health Officers they advise 
that the predicted noise levels in the absence of the acoustic fencing would be completely 
unacceptable, as has been recognised by their own acousticians.  Anything substandard in 
any way in terms of the barrier height, mass, location, gaps, damage, continuity around the 
perimeter, etc. will be detrimental and the acousticians’ recommendations should always 
represent the minimum levels of mitigation required.

6.46 It is therefore considered that the development as proposed would only be acceptable if 
before the AGP’s are first brought into use that the scheme of mitigation for the installation 
of acoustic boundary treatments is implemented.  The precise details will need to be the 
subject of a planning condition although it is likely that the minimum height will be 2m.  
There is already proposed and shown on the submitted drawings a scheme of high 4.5m 
ball catch mesh fencing around the perimeter of a number of the playing pitches but set in 
from the boundary and it is considered that this will be both necessary and appropriate to 
the site and given that the site is enclosed on all sides it would not be visually inappropriate 
in this location.  It has been clarified by the applicants agents that this is not weldmesh 
fencing but textile mesh. The proposal is for ball stop post and net strategically placed to 
minimise the noise and visual impact. A similar treatment can be found on site and was 
previously used by the former occupants.

6.47 In respect of the proposed flood lighting for the site it is noted that the Council’s 
Environmental Health Officers consider that the Spillage Impact Report provides 
assurances that the proposed lighting design will meet the environmental zone limits in the 
Institute of Lighting Professional’s (ILP) Guidance Notes for the Reduction of Obtrusive 
Light in terms of (1) Source intensity (Glare) being below 7500cd, (2) Vertical Illuminance 
being below 5 Lux on windows and (3) Upward Light Ratio not exceeding 2.5%, and are 
therefore satisfied with the proposed lighting design but to safeguard local residents 
request that conditions are applied to ensure that the lighting does not exceed the ILP 
Guidance Notes, and that once fitted, a suitable post installation report is provided 
demonstrating compliance with the standards and that any works identified as being 
required shall be carried out prior to the first operational use of the lights.  It is recognised 
that although the modelled and predicted lighting impacts that give conclusions that there 
would be negligible light spillage or pollution or glare to adjoining dwellings there would still 
be a perception of light pollution and some sky glow that might impact on the neighbouring 
dwellings that might not be able to be fully mitigated. 



6.48 There are no specific recommended distances to comply with in terms of lighting 
spill/pollution and noise although an old FA guide suggested that there should be a 
minimum of 65m from the perimeter of the pitch to the nearest residential buildings and not 
garden boundaries and the proposals would not necessarily conform to this.  However 
Sport England have not raised an objection to either the level of illumination as proposed 
or the location of the floodlights in this case and the extended levels of illumination on the 
site and the potential impact that this may have has to be balanced against the long term 
viability that this could have for the use of the site.   

6.49 In addition, the hours of use of the floodlighting need to be suitably conditioned and a 
condition needs to be included to ensure the lighting is automatically turned off when 
the pitch is not being used during hours of darkness, and that the system is maintained 
effective at all times.

6.50 In respect of the hours of use of the facilities for both the AGP’s, floodlighting and the 
clubhouse use the applicant has highlighted within the noise assessment report that the 
pitches are proposed to be used between 9.00 - 22.00 hours daily. The hours as now 
proposed are fairly standardised when compared to other similar facilities, although it is 
fairly normal for these hours to finish slightly earlier at weekends.  For the internal 
building, the same report outlines usage between 6.30 - 00.00 hours. The opening time 
is in line with most facilities that operate a daily gym/health suite facility.  It is assumed 
that a closing time of midnight is more to do with weekend social events when they 
occur, and therefore this is more in line with most other sports/social hub sites (e.g. 
Gravesend Rugby Football Club  or Old Gravesendians Sports Association etc.), albeit, 
it is unlikely to operate up to this time during the week. 

6.51 The only other existing floodlit facility in the Borough at the Gravesend Rugby Club at 
Rectory Fields next to Church Walk (principally for hockey use) and which is close to 
the rear gardens of houses in Milton Hall Road has a 9pm curfew and has even there 
resulted in impacts on neighbouring properties (light and noise) particularly when first 
installed in 1993 whilst proposals to extend the hours of operation at that site have been 
rejected (see 20110234).  For the adjoining grassed rugby pitch and the more recently 
permitted petanque pistes floodlighting of those facilities was limited to 9.30pm at night. 

6.52 As noted since 2009 there has been some limited floodlighting on the Fleet Leisure site 
and the provision of artificial grass pitches (4 x 5 a side 3G pitches) plus permission for 
a 60m x 40m artificial pitch that was never provided due to lack of capital funding.  The 
more intensive use including the lighting was centrally located and partly screened by 
the clubhouse but clearly well away from the boundaries of the site.  There were 
restrictions on the hours of use being Monday to Saturday: 0900 to 2300 and 
Sundays/Public Holidays: 1000 to 2100.  Those hours were quite generous but reflected 
the fact that the specific facility was located well away from property boundaries and 
was located next to the existing sports club building which would operate until late 
evening.

6.53 It is suggested that similar hours of use regarding closing times should be considered in 
line with similar facilities elsewhere, as well as what was in place for  the previous 
bar/premises licence at site, bearing in mind that the indoor facility will be even further 
away from residential properties than before. 

6.54 In respect of the playing pitches Sport England recommended that the 3G AGPs and 
associated sports lighting shall not be used outside the hours of: 

(a) 8 a.m. and 10 p.m. Monday to Friday; 
(b) 8 a.m. and 10 p.m. on Saturday; and 



(c) 8 a.m. and 8 p.m. on Sunday and public holidays.

It is noted that these hours would be acceptable to the applicants.  

6.55 The Committee will note that there have been only limited neighbour objections in 
response to the wide publicity given to the proposals with only two outright neighbour 
objections and the pre-submission exhibition of the proposals and the positive 
involvement at an early stage locally from ward councillors has assisted in identifying 
and addressing neighbour concerns and potential issues relating to the proposed 
development of the site.

6.56 The key neighbour objections, in summary, are in respect of: 

• Noise pollution;
• Light pollution;
• Concern about hours of use;
• Visual impact of netting;

6.57 It is suggested that these concerns have been fully considered and addressed in this 
section of the report and issues relating to noise and light pollution have been 
addressed by the technical reports that accompany the application -  Noise and Lighting 
Reports.

6.58 To add to this the applicant’s agents also have confirmed in response to neighbour 
comments:

- The use of the facilities in the clubhouse will be limited to midnight with any use 
beyond that time to be subject to separate licensing applications.

- It is not the intention that the facility would be in continuous use seven days a week 
and 365 days per year.

 
- Bad language is a management issue that will be the responsibility of the site 

operators to manage and ensure compliance with the code of conduct of members 
of the club.

- The proposed facilities are for football related activities. There are no other playing 
pitches or services dedicated to any other sport.

 
6.59 The applicants have provide some recent examples of similar 3G floodlit pitches next to 

even new residential schemes and some where the dwellings are much closer than the 
situation at Fleet Leisure and with a similar evening cut off time for floodlighting of 10pm 
and whilst each application must be treated on its own merits it does indicate that with 
appropriate controls and well designed lighting the potential neighbour impacts can be 
largely mitigated. 

Note: The artificial turf named '3G' (Third Generation) is a surface created using 
synthetic fibres and rubbers, made to look like grass. Unlike previous artificial surfaces, 
the pitch does not contain sand, therefore it is much less likely to cause friction burns to 
the skin.

6.60 On balance it is considered that with suitable mitigation and effective planning 
conditions (as well as through the terms of  the leasing arrangements) the 
environmental impacts from the development as proposed can be ameliorated and 



suitably controlled and the development is therefore not considered to be in conflict with 
Gravesham Local Plan Core Strategy Policy CS19 or the NPPF.

Highways and Parking

6.61 The proposed development needs to be considered against Gravesham Local Plan Core 
Strategy Policy CS11 which states that new developments should mitigate their impact on 
the public highway and that transport assessments should be provided and implemented to 
ensure delivery of travel choice and sustainable opportunities for travel.  Furthermore, it 
states that sufficient car parking in new developments will be provided in accordance with 
adopted standards which will reflect the availability of alternative means of transport 
accessibility to services and facilities. 

6.62 At a national level the NPPF recognises that transport policies have an important role to 
play in facilitating sustainable development but also in contributing to wider sustainability 
objectives.  All developments that generate significant amounts of movement are required 
to be supported by a Transport Statement or Transport Assessment. The NPPF clearly 
states at Paragraph 109 that development should only be prevented or refused on highway 
grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts on the road network would be severe.  In this instance the nature and 
scale of the development would require a transport statement or transport assessment (the 
trigger is 1000m² for assembly and leisure development under SPG4) although it is 
acknowledged that the site has always been used as a sports and social ground and there 
was a certain scale of development previously on the site.

Traffic Generation 

6.63 The application is supported by a full Transport Assessment (TA) which has since been 
revised in the light of highways comments from the Council’s consultees along with a 
revised Travel Plan.  The original TA concludes:

The development proposal is, therefore, considered to be acceptable from a highway 
perspective owing to the sustainable location of the site, a suitable level of car and cycle 
parking being provided, suitable servicing and refuse arrangements being proposed, 
and the minor impact of the forecasted vehicle trips to and from the development site 
compared to the existing use.  As such the development proposal will not result in a 
‘severe’ impact and is considered to be acceptable in accordance with national and 
local policy.  

6.64 The original consultation comments from both Kent Highways and Transportation and 
the GBC Highways Development Management Officer sought clarification on traffic 
generation assumptions and conclusions in the TA and the reliability of the TRICS data 
in the TA (Note - TRICS is Trip Rate Information Computer System - an extensive 
database of traffic and parking surveys across the country which can be interrogated to 
provide data for a wide range of use types).  An additional technical note and updated 
TA has been provided to validate the trip rates used to assess the trip generation of the 
development. 

6.65 The result of net vehicle trip analysis in the TA shows there is not expected to be a 
‘severe’ or even a significant increase in trips to the site compared to existing, and as 
such the proposal complies with NPPF policy.  The trip rate assessment is quite 
complex and based on an assessment of a morning peak of 0800-0900 hours, a late 
afternoon/ early evening peak of 1700-1800 hours and an evening peak of 1900-2000 
hours.  There are different scenarios but the analysis shows that based on the existing 



uses of the site the total vehicles generated (both arrivals and departures, thus total 
trips) is calculated/assumed to be 334 vehicles and with the proposed gym etc. and 
pitches this would increase by 85 vehicles to 419 total trips and with a split of about 
75% football and 25% gym etc.  Within any peak hour the net increase is however 
forecast at about five vehicles.  KCC Highways have not objected to the revised 
forecast of traffic generation. 

6.66 It should be noted that the site has been used for many years for a variety of sporting 
and social functions and some social events and displays attracted significant visitors 
and customers to the site and the highway network appears to have been able to 
accommodated traffic generated by the use of the site.  Although the use of the site 
might be more intensive as proposed it is still the same site.

Access and Visibility 

6.67 The existing means of access to the site is retained as the sole access into the site but 
with a minimum access drive width of 6m to ensure sufficient width for two vehicles to 
pass removing the parking that occurred in the past near to the entrance into the site 
and also including the provision of a dedicated footway into the site.   The existing 
entrance gates will be set back from their current position at the junction of the existing 
access to Nelson Road thus affording more space for vehicles to turn into the site and 
visually enhancing the entrance.  

6.68 The visibility for the means of access has not been improved under the current 
proposals due to the lack of available space within the site to alter visibility spays. 
However, the transport assessment reviewed the suitability of the current provision 
based upon existing traffic speeds and it is indicated in the TA that the required splays 
are achieved with visibility splay of 32 metres looking to the left and 39 metres to the 
right from the site’s access which they suggest is in accordance with the guidance 
prescribed in Manual for Streets (Department of Transport)

6.69 It is acknowledged that Nelson Road is narrow and the vehicle and pedestrian access is 
gated and whilst a wide entrance it does not have full standard visibility. Moreover visibility 
is restricted to some extent by vehicles parked on street.  The local highway officer has 
suggested that the applicant should secure no waiting at any time restrictions either side of 
the access to protect visibility for vehicles emerging from the site and provide a passing 
area on street so a vehicle emerging does not conflict with a vehicle waiting to enter the 
site, although given the longstanding use of the site for sport, the overall improvements 
that are being secured and the fact that this is a Council owned site, it is perhaps a matter 
for the Council to consider in due course rather than conditional on the applicants or 
though potentially a legal agreement.  Some works will be required at the entrance which 
KCC Highways request is carried out with a highway works agreement (s278).

Car Parking 

6.70 The Council’s approach to parking requirements is in accordance with the adopted Kent 
Vehicle Parking Standards (SPG 4 published in 2003 and adopted in 2006) and endorsed 
as supplementary guidance by GBC on 6 July 2009.  These are set out as maximum 
standards although it should be noted that the government abolished national maximum 
parking standards in 2011 and the ministerial statement in March 2015 indicated that the 
imposition of maximum parking standards lead to blocked and congested streets and 
pavement parking and arbitrarily restricting new off-street parking spaces does not reduce 
car use.  The adopted standards therefore would normally seek to be met in full.



6.71 The adopted parking standards for Assembly and Leisure (Use Class D2) and specifically 
for the uses proposed are:

6.72 The minimum cycle parking standards in the adopted KC standards for sports facilities and 
venues are: 1 space per 10 participants +10%; 1 space per 10 staff

6.73 The scheme will provide 198 car parking spaces in total and it should be noted that the site 
layout has been revised to accommodate 12no. Disabled parking bays in line with 
KCC/GBC guidance and 11no. Motorcycle bays also in line with KCC/GBC guidance.  The 
cycle provision as proposed is 30 secure cycle bays as well as 11 motorcycle bays.  The 
breakdown of parking provision is 124 parking spaces being provided for the clubhouse 
(2,730m2) and 55 parking spaces being provided for the sports pitches (of which can 
accommodate a total of 110 participants), with the remaining 19 parking spaces will 
accommodate additional visitor / spectator parking demand,

6.74 It is indicated that the development will be required to organise private refuse collections, 
while general servicing and deliveries to the site are not expected to occur in vehicles any 
larger than a refuse vehicle, and as such there is sufficient space on site for servicing and 
deliveries to the site to occur.   

6.75 In the original highway consultation comments there was some concern as to whether 
there was sufficient space within the site to accommodate potential bus access and 
parking and manoeuvring.  The applicants advise that the site has been designed to 
support mini-buses and single deck buses if there was ever a need. The applicants point 
out that one single decker bus would require a total of 4 parking bays, a single deck bus 
can accommodate approximately up to 70 people on the other hand 4 parking bays can 
only accommodate 20 people. 

6.76 It is considered that level  of parking provision as proposed is sufficient for the total mix 
of uses as proposed and accords with standards and the applicants have agreed to a 
condition for the submission of a parking management plan to ensure that there is no 
conflict between buses and smaller vehicles.  The parking provision is supported by a 
framework travel plan.  The prepared Travel Plan did account for both staff and visitors / 
customers.  Nelson Road is host to the 481 bus route operated by Arriva. The bus stops 
are located no more than a 200m / two-minute walk from the site’s access which will 
assist sustainable transport accessibility.   

6.77 The local highways officer has requested that there is provision for electric vehicle 
charging within the car park and this can be secured through a planning condition. 



Summary 

6.78 Overall there is now no highway objection from either Kent Highways and 
Transportation or the GBC Highways Development Management Officer and the 
development is compliant with policies CS11, saved transport policies including saved 
policy P3 (Parking).  It should be noted that there were no neighbour comments or 
objections in respect of potential increased traffic generation from the proposed 
development or concerns about insufficient car parking on the site.

Other Material Planning Considerations 

Sustainability

6.79 The Borough Council through Gravesham Core Strategy Policies CS18 and CS19 
requires development to achieve an effective and deliverable approach to climate 
change issues including sustainable drainage and surface water run-off; water demand 
management; carbon reduction.

6.80 The ‘green credentials’ of the development are set out in a supplementary document 
Energy and Sustainability Statement, June 2020, submitted as requested by officers.

6.81 This sets out the proposals in respect of sustainable drainage, water demand 
management and carbon reduction among other things.  The latter includes:

• ‘Fabric First’ approach to building design 
• Highly thermal efficient building envelope components 
• Building fabric elements to exceed the minimum standards set in Part L2A of The 
Building Regulations to ensure energy consumption via space heating is reduced. 
• Following guidance on Approved / Enhanced Construction Details in relation to 
thermal bridging 
• High degree of air tightness 
• Incorporation of PV panels (convert sunlight into electricity to meet the demands for 
generated by appliances and lighting) 
• Incorporation of air source heat pumps (space and water heating with efficiencies of 
well over 300% by capturing ambient heat within the atmosphere) 
• Waste heat recovery systems (waste process heat energy sources to efficiently 
generate useful heat for the building energy demands)

6.82 In terms of sustainable drainage the details indicate the incorporation of rainwater 
harvesting. 

6.83 Whilst it is acknowledged that some of these matters are objectives as opposed to fully 
worked up details at this stage and will need to be secured by planning conditions 
nevertheless it does provide an encouraging approach to ensuring that sustainable and 
energy saving measures are incorporated into the design and construction of the 
development and therefore accords with Gravesham Local Plan Core Strategy Policis 
CS18 and CS19 and the NPPF.  

Trees and Landscaping 

6.84 Gravesham Local Plan Core Strategy Policy CS19 requires that proposals should 
include details of appropriate hard and soft landscaping while the NPPF in paragraph 



127 (b) requires that development should be visually attractive as a result of good 
architecture, layout and appropriate and effective landscaping

6.85 The perimeter of the site contains a number of heavily pollarded and coppiced mature 
deciduous trees (principally lime) particularly to the boundary with Struttons Avenue and 
Newton Abbott Road although there are some parts of the boundary perimeter that are 
devoid of trees, landscaping and screening.  There is a group of Monterrey Cypress 
trees (evergreen) that enclosed the former bowls green.  None of the trees on the site 
are protected by a tree presentation order (TPO).

6.86 An Arboricultural Tree Survey and Impact Assessment Report (March 2020) was 
submitted in May at the request of officers as this detailed information had not been 
provided with the original submission in January.

6.87 The report identified the removal of the group of Monterrey Cypress trees to facilitate 
the proposal. A number of lime trees had been recommended for removal on 
arboricultural grounds to the boundary with Newton Abbott Road and Field Court and 
with a total of 22 trees in total to be removed, but with an equivalent number of new 
trees to be replaced on the site.

6.88 A number of comments on the report were made by the Council’s Horticultural Services 
Officer accepting the removal of the Monterrey Cypress trees as this group formally 
bordering the old Bowling Green was clearly misplaced within the formal redevelopment 
of the site and also accepting removal of some trees that did not merit retention due to 
condition, current locations and species type but conversely questioning the removal of 
some of the trees as they should continue to provide amenity value for years to come 
and they provide excellent screening to the Field Court bungalows, (which doesn’t 
appear to be mitigated and was in an open part of the site and where the proposed 11-
a-side AGP would be located very close to the boundary of the site).  He also suggested 
moving the pitch slightly and also sought replanting on a 2 for 1 basis in accordance 
with the Kent Tree Strategy.

6.89 In response the applicants reviewed the report and the Horticultural Services comments 
and advised: 

 There is no potential for moving the pitch to the extent mentioned. It would involve 
revising the whole masterplan, result in a net reduction in playing pitch surface area 
and is not a viable proposition under these circumstances.

 There is general agreement that trees and pitches are not compatible in close 
proximity to each other. 

 For that reason we are seeking to avoid trees in the zone between the 11v11 3G 
pitch and the SE boundary adjacent to Field Bungalows.

 The trees that are planned to be removed alongside the 11v11 3G pitch would be 
replaced elsewhere on the site, as previously proposed.

 In order to mitigate the loss of those trees and to address the issue of screening to 
Field Bungalows we propose to plant relatively mature new hedging on the SE 
boundary next to the bungalows.

 That hedging would be compatible with the proximity of the pitch, be easier to 
maintain, would enhance the bio-diversity net gain beyond that previously proposed 
and provide pleasant visual screening for the bungalows.

 This would contribute to or be in lieu of the concept of the enhanced tree 
replacement ratio



6.90 An amended Tree Report has subsequently been submitted.  The main change is the 
inclusion of the proposed new hedging adjacent to Field Bungalows. The Impact 
Assessment section states:

With the removal of 22 trees recommended on arboricultural grounds it will be 
appropriate to replace these trees as part of the planning application. Replacements 
should be planted around the site boundary. To ensure that a net gain in biodiversity is 
met we are also recommending new hedges be planted around the site boundary in 
appropriate locations. Hedges provide many species of birds, insects and small 
mammals, shelter and safety from predators, food via the flowering and fruiting varieties 
increasing the biodiversity of the site. 

We recommend a mix of native hedge species are used, Hazel, Blackthorn, Crab Apple, 
Privet, Dogwood, Holly, Rowan and plum cherry.

Tree replacements will need to number 22 and be any of the following species.

• Field Maple – Acer campestre
• Common Lime – Tilia x europaea
• Common Beech – Fagus sylvatica
• Oak – Quercus robur
• Birch – Betula pendula

6.91 The updated proposals form an acceptable proposition to safeguard biodiversity on this 
site during and after development to the Horticultural Services Officer.  The tree and 
landscaping proposals as revised are satisfactory and accord with Core Strategy Policy 
CS19 and the NPPF subject to conditions requiring implementation and also conditions 
requiring tree protection measures whilst building works are taking place 

Ecology and Biodiversity

6.92 Policy CS12 (Green Infrastructure) of the Gravesham Local Plan Core Strategy 
indicates that there will be no net loss of biodiversity in the Borough, and opportunities 
to enhance, restore, re-create and maintain habitats will be sought, in particular within 
the Biodiversity Opportunity Areas shown on the Strategic Green Infrastructure Network 
map and within new development, and that where a negative impact on protected or 
priority habitats/species cannot be avoided on development sites and where the 
importance of the development is considered to outweigh the biodiversity impact, 
compensatory provision will be required either elsewhere on the site or off-site, 
including measures for ongoing maintenance.  This is reinforced at national level in the 
NPPF (Paragraphs 170 and 175).

6.93 A Preliminary Ecological Appraisal Report dated 25 March 2020 was submitted in May 
at the request of officers as this detailed information had not been provided with the 
original submission in January and in the light of potential tree loss on the site.

6.94 The Report concluded that the likely outcomes for biodiversity if the proposed 
development is granted planning permission is that there could be a small loss of 
nesting birds, but that the replacement of lost trees with nesting boxes for birds would 
contribute to a ‘no net loss’ and the implementation of the suggested opportunities will 
result in a ‘net gain’ for the wildlife using the site.  It recommended that if tree removal is 
planned to be carried out during the winter, then nesting birds will not be an issue.  It 
also sought a reptile survey prior before clearing the site due to the site being of a 
suitable habitat for reptiles (and carried out between March and October).



6.95 The report has been reviewed by the Kent County Council Ecological Advice Service 
who concurred with the need for a reptile/great crested newt survey pre-decision on the 
application and sough the retention of more boundary vegetation and conditions for 
precautionary mitigation for bats and breeding birds and ecological enhancements.

6.96 The applicants did originally prepare in response to the KCC Ecological Advice Service 
comments an interim statement and a Reptile Mitigation Schedule.  However this was 
not wholly accepted by KCC without details of an off-site reptile receptor site and 
therefore the applicants have now undertaken a reptile survey currently and with an 
Interim Report / Mitigation Statement to be submitted and which is likely to be submitted 
post the completion of this report and will therefore be the subject of a supplementary 
report to the committee.

 
6.97 Subject to the receipt of the Interim Report / Mitigation Statement and the imposition of 

planning conditions to mitigate against the impact on ecology and to enhance 
biodiversity on the site it is considered that the proposals are acceptable in Ecology and 
Biodiversity terms and accord with Policy CS12 (Green Infrastructure) of the 
Gravesham Local Plan Core Strategy and the NPPF.

Contamination 

6.98 Policy CS19 of the Gravesham Local Plan Core Strategy and paragraphs 178 and 179 
require development to take account of any risks from contamination 

6.99 A Phase 1 Contamination Risk Assessment has been prepared on behalf of the 
applicant in support of the proposals. The assessment set out its conclusions that: 

“No visual evidence of significant ground contamination was identified during the 
historical map search or site walkover…The risks to human health, water resources, 
plants and buildings and services are considered to be low in the absence of any 
identifiable sources of ground contamination.” 

The report therefore concluded that the site should not be considered as contaminated 
land.

6.100 The Environment Agency (EA) recommends nevertheless that a watching brief is 
undertaken during development in particular due to past uses including car parking on 
the site and the development is policy complaint in that respect. 

Drainage 

6.101 Full drainage details have not been submitted with the proposals at this stage.  The EA 
point out that as the site is in a Source Protection Zone they would assume all foul 
drainage would connect to mains sewer.

6.102 Southern Water request as a pre-commencement condition that details of the proposed 
means of foul and surface water sewerage disposal are submitted for approval.

6.103 The development intends to use a Sustainable Urban Drainage System (SUDS). Whilst 
it is noted that KCC Flood and Water Management suggest that the application ought 
not to be determined until a complete surface water drainage strategy has been 



provided for review it is nevertheless considered that this can be provided pursuant to a 
relevant planning condition. 

Archaeology

6.104 Preservation, protection and enhancement of heritage including archaeology are given 
a high priority through Policy CS20 of the Gravesham Local Plan Core Strategy and 
paragraph 189 of the NPPF.

6.105 The application is supported by an Archaeological Desk-Based Assessment (DBA) that 
concludes that the site may have archaeological interest, but the present lack of site-
specific information means that there is uncertainty.  KCC Heritage and Conservation 
recommends that in light of the possibility that below-ground remains with 
archaeological interest may be impacted by the proposed development a condition is 
imposed as a pre-commencement condition requiring field evaluation, starting with a 
geophysical survey of the site (non-intrusive).

6.106 Although the applicants have questioned such a condition on the basis that their own 
submitted Desk Based Assessment concludes that in order to mitigate any potential 
impact, it recommends that an archaeological watching brief, preferably with a geo-
archaeological component, be carried out in advance of demolition and building work, 
with more extensive archaeological mitigation (excavation) retained as an option, in the 
event of intact and significant remains being encountered during the works, 
nevertheless the precautionary advice should prevail in the first instance.  

6.107 Subject to archaeological field evaluation the development accord with Policy CS20 of 
the Gravesham Local Plan Core Strategy and paragraph 189 of the NPPF.

Designing Out Crime

6.108 Policy CS19 of the Gravesham Local Plan Core Strategy and paragraph 91 of the NPPF 
requires that developments are safe and accessible, so that crime and disorder, and the 
fear of crime, do not undermine the quality of life or community cohesion

6.109 Section 4.8 Secured by Design (SBD) on page 24 of the applicant’s Design and Access 
Statement (DAS) indicates that some aspects will be factored in at the detailed design 
stage including CCTV but it notes that the measures incorporated in the design are:
• Secured gated entrance for both vehicles and pedestrians. Gates are expected to be 
open during operating hours and locked thereafter.
• 2m high metal mesh fence creating a barrier between car park and playing pitches.
• 1.2m hoop topped fence around play area.
• All doors and windows to be to current SBD standards.

6.110 The applicant’s agents point out that access to the playing fields is not for the general 
public for casual use as a recreation ground use. This was apparently never the case 
even under its previous operating guise. The proposed facility will be closely controlled 
and monitored to ensure that users are legitimate and are known to the club 
management and security fencing and access will be installed to ensure that this 
management can be fully implemented. This was also recommended by Kent Police 
Secured by Design Officer to prevent random and unauthorised access by members of 
the public, for instance young people on bikes and dog walkers.



6.111 The Kent Police Designing out Crime Officer was involved in the pre-application 
discussions and notes that their comments have been taken into consideration and 
included within the final design and are therefore satisfied with the details of the 
development. 

7. Conclusions and Balancing Exercise 

7.1 The site at Fleet Leisure provides a much needed open space for this urban area and 
the former sports and social club is regarded by local residents as an important local 
leisure facility.

7.2 The current proposals seek to reinforce the continuing use of the site for sport and 
social activities and do not conflict with the authorised use of the site or the general 
planning principles at a local level as set out in Policy CS12 (Green Infrastructure) of the 
Gravesham Local Plan Core Strategy that indicates that all green spaces contribute to 
the green infrastructure network and that the multifunctional network of green spaces 
will be created, protected, enhanced and maintained and Policy CS13 (Green Space, 
Sport and Recreation) that indicates that the Council will seek to make adequate 
provision for and protect and enhance the quantity, quality and accessibility of green 
space in accordance with an adequate up to date and relevant evidence base.

7.3 The proposals also conform to the Council’s objectives for the site as set out by the 
Council’s Cabinet and Full Council with the clear focus still on the continuation of the 
site as a destination for the playing of football.

7.4 Sport England had objected to the application when they were originally consulted on 
grounds of:  
 the reduction of grassed playing pitches at the site;
 lack of information regarding grass pitch or artificial pitch construction;
 the internal layout of the clubhouse not meeting Kent FA standards;
 limited technical information in relation to dimensions of pitched including safety run 

offs, lighting, fencing, surfacing etc.; and
 the lack of information on a Community Use Agreement showing levels of 

community use.

7.5 They did consider that the scheme had the potential to meet exception 5 of Sport 
England’s Playing Pitch Policy, viz. The proposed development is for an indoor/outdoor 
sports facility of sufficient benefit to sport to outweigh the detriment caused by the loss 
of playing field.

7.6 However they have now withdrawn their objection as such following amendments to the 
scheme including amendments to the internal layout of the changing rooms within the 
clubhouse building and the submission of additional information about proposed usage 
of the 3G pitches, but this is subject to a number of planning conditions that they have 
requested that have been accepted with a few variations by the applicants. 

7.7 There is in addition support to the proposal from the Council’s Leisure & Resilience 
Manager on the basis that the site overall can provide more continuous usage for both 
training and matches, and will help to mitigate some of the under supply issues 
highlighted in the Council’s Playing Pitch Strategy and the introduction of new facilities 
will be a positive step for the local community.



7.8 In terms of the assessment of the impact of the development the key considerations, 
beyond the form and principle of the development, have been:

- The design and location of the clubhouse building;
- The proximity of the pitches to nearby residential properties including the extended 

hours of use due to more extensive artificial playing pitches;
- The levels of floodlighting and how this might best be mitigated including the height 

and location of boundary fences and landscaping to reduce light pollution and noise;
- Highway impacts including the levels of car parking and potential increased traffic 

generation; and 
- Landscaping, tree and ecological impacts and other material considerations 

7.9 These matters have been carefully considered during the processing of the application 
and additional technical information, where necessary, has been sought. There are no 
overriding adverse consultation comments to the development which is considered to 
be overall policy compliant with national (NPPF) and local planning policy (Core 
Strategy and saved Local Plan policies).

7.10 There have been only limited neighbour objections in response to the wide publicity 
given to the proposals and the pre-submission exhibition of the proposals and the 
positive involvement at an early stage locally from ward councillors has assisted in 
identifying and addressing neighbour concerns and potential issues relating to the 
proposed development of the site.

7.11 The recommendation to the Planning Committee is therefore on balance for 
PERMISSION subject to conditions.  It is recognised that the development is likely to 
take place on a phased basis with the prospect of an early start being made to bring 
back into use the playing pitches and with the new artificial pitches in advance of the 
new clubhouse building and that the decision and accompanying planning conditions 
will need to reflect this.   

______________________________________________________________________________

RECOMMENDATION 

PERMISSION subject to conditions, reason and informatives 

CONDITIONS AND REASONS 

Time Limit Condition 

1. The development to which this permission relates must be begun not later than the 
expiration of three years beginning with the date on which this permission is granted.

Reason: In pursuance of section 91 of the Town and Country Planning Act 1990 as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004.

Approved Plans and Particulars

2. The development hereby permitted shall be carried out only in precise accordance with the 
following approved details, plans and specifications:



Drawing No 710-PD01-Rev P16: Proposed Site Plan;
Drawing No 710-PD02-Rev P1: Proposed Site Sections & Refuse/Cycle Store;
Drawing No 710-PD05-Rev P6: Proposed Ground Floor Plan;
Drawing No 710-PD06-Rev P5: Proposed First Floor Plan;
Drawing No 710-PD07-Rev P4: Proposed Roof Plan;
Drawing No 710-PD10-Rev P7: Proposed Elevations;
Drawing No 710-PD15-Rev P6: Proposed Visuals;
Drawing No 710-PD16-Rev P1: Proposed Site Visuals;

and those approved pursuant to any conditions contained herein after and there shall be no 
deviation therefrom. 

Reason: In order to ensure the development is implemented on the basis of the scheme as 
submitted and assessed in the interests of proper planning and in accordance with Policy CS19 
of the Gravesham Local Plan Core Strategy (September 2014).

Phasing of the Development 

3. The planning permission hereby granted shall provide for the phased development of the 
application site and unless otherwise indicated all other conditions shall be construed 
accordingly.  Notwithstanding the submitted details, prior to the commencement of the 
development a Phasing Programme shall be submitted to and approved in writing by the Local 
Planning Authority.  This shall identify the phasing and delivery of:

 The Clubhouse Building;
 The provision of artificial grass playing pitches (AGP’s) and grassed playing pitches;
 The provision of all fencing, boundary treatments and other means of enclosure 

including improvements, alterations and replacement of existing boundary treatments, 
the provision of and extent of the acoustic boundary fencing and ball stop post and net 
fencing and the relocation of the front boundary gates; 

 The provision of all artificial lighting on the site including the floodlighting of the playing 
pitches;

 The provision of infrastructure (including energy and sustainability measures) to support 
the development; 

 The provision of vehicle parking and cycle parking on the site;
 Highway and Access improvements;
 Landscaping, tree works and ecological enhancements and mitigation; and 
 Security measures

of the development hereby permitted.  Thereafter the development shall be undertaken in 
accordance with the Phasing Programme so approved unless some variation is otherwise 
agreed in writing by the Local Planning Authority.

Reason: To ensure the all the elements of the development are implemented having regard to 
the responses from consultees and the local community and to ensure that the development is 
undertaken with full regard to issues of planning policy, local amenity and traffic safety and 
pursuant to the planning principles set out in Gravesham Local Plan Core Strategy Policies 
CS10, CS11, CS12, CS13, CS18 and CS19, relevant saved policies in Gravesham Local Plan 
First Review 1994, adopted supplementary guidance, the Gravesham Open Space, Sport & 
Recreation Assessment, Strategy & Action Plan and the National Planning Policy Framework 
(NPPF).



Controls over the Construction of the Development 

Code of Construction Practice/Construction Management Plan

4.  No works shall commence on site until a comprehensive Code of Construction 
Practice/Construction Management Plan covering all environmental impacts of this 
development has been submitted to and approved in writing by the Local Planning Authority.

The Code of Construction Practice/Construction Management Plan shall include details, where 
relevant, of the following, including any other measures deemed reasonably necessary:

(a)  Suitable mitigation measures to minimise noise pollution and vibration during the 
construction phase including the insulation of fixed plant and the silencing of vehicles and 
mobile machinery;
(b)  A Dust Management Plan to minimise emissions to air and to prevent nuisance from wind-
blown dust including fencing and the dampening down with water of excavated construction 
and cover materials on site, and other areas traversed by plant vehicles and machinery; 
(c)  A Construction Traffic Management Plan covering: 
- Details of numbers and routeing of construction and delivery vehicles to / from site
- Parking and turning areas for construction and delivery vehicles and site personnel
- Type and location of wheel washing and chassis cleaning facilities;
- Temporary traffic management / signage
(d)  Details of the location of the proposed construction compound;
(e)  Details of security fencing;
(f)   Details of stockpile areas for building materials or for fill or removed top soil;
(g)  A Construction Drainage Design Plan to identify the required devices to prevent 
construction run off from flowing into existing drainage;
(h)  Ecological mitigation measures;
(i)   Measures to be undertaken to protect any public sewers and water apparatus;
(j)   Details of vibration monitoring and mitigation during any necessary piling works;
(k)  Details of the location, form and visual appearance of any site hoardings along road 
frontages and public footpaths;
(l)   Details of temporary construction or security lighting; and 
(m) Monitoring and review provisions with the Local Planning Authority.

The construction of the development shall adhere at all times and be carried out in full 
accordance with the relevant approved document or any subsequent variations that may be 
approved in writing by the Local Planning Authority.

Reason: To ensure that construction of the development does not result in avoidable 
congestion on the local highway network, and to protect the amenity of local residents and 
businesses and protected species and to mitigate the risks to groundwater, in accordance with 
adopted Gravesham Local Plan Core Strategy Policies CS11 (Transport), CS12 (Green 
Infrastructure) and CS19 (Development and Design Principles).

Hours of Construction

5. No construction activities in connection with the development of the site including any 
preparatory earthworks shall take place on site except between the following times:

07.30 a.m. and 6.00 p.m. on weekdays
08.00 a.m. and 1.00 p.m. on Saturdays



No construction activities shall take place at any other time including Sundays, Bank or Public 
Holidays, without the prior approval of the Local Planning Authority having first been obtained.

Reason: In the interests of residential amenity and pursuant to Gravesham Local Plan Core 
Strategy Policy CS19 (Development and Design Principles).

Contamination and Remediation 

Unsuspected Contamination

6. If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the Local Planning 
Authority) shall be carried out until a remediation strategy detailing how this contamination will 
be dealt with has been submitted to and approved in writing by the Local Planning Authority. 
The remediation strategy shall be implemented as approved.

Reason: To ensure that the development does not contribute to, or is not put at unacceptable 
risk from, or adversely affected by, unacceptable levels of water pollution from previously 
unidentified contamination sources at the development site in line with paragraph 170 of the 
National Planning Policy Framework.

Archaeological Field Evaluation Works

7.  No development shall take place until the applicant, or their agents or successors in title, 
has secured the implementation of  
i. Archaeological field evaluation works in accordance with a specification and written timetable 
which has been submitted to and approved by the Local Planning Authority; and 
ii. Following on from the evaluation, any safeguarding measures to ensure preservation in situ 
of important archaeological remains and/or further archaeological investigation and recording in 
accordance with a specification and timetable which has been submitted to and approved by 
the Local Planning Authority. 

Reason: To ensure appropriate assessment of the archaeological implications of any 
development proposals and the subsequent mitigation of adverse impacts through preservation 
in situ or by record in accordance with adopted Gravesham Local Plan Core Strategy Policies 
CS19: Development and Design Principles and CS20 (Heritage and the Historic Environment), 
saved Gravesham Local Plan First Review Policy TC7 and section 16 (Conserving and 
Enhancing the Historic Environment) of the NPPF.

Drainage 

Foul and Surface Water Sewerage Disposal

8.  Construction of the relevant part or phase of the development shall not commence until 
details of the proposed means of foul and surface water sewerage disposal have been 
submitted to, and approved in writing by, the Local Planning Authority in consultation with 
Southern Water; the development shall be implemented in accordance with the approved 
details before the first occupation of any part of the development. 

Reason: To ensure that an acceptable means of foul disposal for the development is agreed 
with the sewerage undertaker and in accordance with Policy CS18 of Gravesham Core 



Strategy Gravesham Local Plan: Core Strategy (September 2014 and Section 94 of the Water 
Industries Act 1991.

Submission of Detailed Sustainable Surface Water Drainage Scheme - SUDS

9.  Development shall not begin in any relevant phase or part of the development until a 
detailed sustainable surface water drainage scheme and strategy for the site has been 
submitted to and approved in writing by the Local Planning Authority. The detailed drainage 
scheme shall demonstrate that the surface water generated by this development (for all rainfall 
durations and intensities up to and including the climate change adjusted critical 100 year 
storm) can be accommodated and disposed of within the curtilage of the site without increase 
to flood risk on or off-site.  The drainage scheme shall demonstrate (with reference to published 
guidance), amongst other things:

• That silt and pollutants resulting from the site use can be adequately managed to 
ensure there is no pollution risk to receiving waters.
• Appropriate operational, maintenance and access requirements for each drainage 
feature or SuDS component are adequately considered, including any proposed arrangements 
for future adoption by any public body or statutory undertaker.

The drainage scheme shall be implemented in accordance with the approved details before the 
first occupation of any relevant phase or part of the development. 

Reason: To ensure the development is served by satisfactory arrangements for the disposal of 
surface water and to ensure that the development does not exacerbate the risk of on/off site 
flooding. These details and accompanying calculations are required prior to the 
commencement of any relevant phase or part of the development and pursuant to the 
requirements of paragraph 165 of the National Planning Policy Framework.

Verification Report, pertaining to the surface water drainage system

10. No building on any phase (or within an agreed implementation schedule) of the 
development hereby permitted shall be occupied until a Verification Report, pertaining to the 
surface water drainage system and prepared by a suitably competent person, has been 
submitted to and approved by the Local Planning Authority. The Report shall demonstrate the 
suitable modelled operation of the drainage system where the system constructed is different to 
that approved. The Report shall contain information and evidence (including photographs) of 
details and locations of inlets, outlets and control structures; landscape plans; full as built 
drawings; information pertinent to the installation of those items identified on the critical 
drainage assets drawing; and, the submission of an operation and maintenance manual for the 
sustainable drainage scheme as constructed.

Reason: To ensure that flood risks from development to the future users of the land and 
neighbouring land are minimised, together with those risks to controlled waters, property and 
ecological systems, and to ensure that the development as constructed is compliant with and 
subsequently maintained pursuant to the requirements of paragraph 165 of the National 
Planning Policy Framework.

Restrictions and Limitations on the Use of and Operation of the Development  

Restrictions on Use as D2 - Assembly and Leisure 



11. The clubhouse building as hereby permitted shall be used only as a gymnasium and sports 
pavilion with changing facilities and other ancillary facilities associated with the use of the site 
for outdoor sport and recreation within the meaning of Class D2 (e) (Assembly and Leisure) 
and for no other purposes including any other purpose within Class D2; and notwithstanding 
the provisions of Article 3 of and Parts 3 and 4 of Schedule 2 to the Town and Country Planning 
(General Permitted Development) (England) Order 2015, as amended, or in any provision 
equivalent to those parts in any Order amending, revoking replacing or re-enacting that Order 
with or without modification, the clubhouse building shall not subsequently be used for any 
other purpose other than those uses for which it is hereby permitted.

Reason:  In order that any other uses of the building may be the subject of a separate planning 
application which the Local Planning Authority would wish to consider on its merits having 
regard to issues of planning policy, local amenity and traffic safety and pursuant to policies 
Gravesham Local Plan Core Strategy Policies CS10, CS11, CS12, and CS13 and CS19, 
relevant saved policies in Gravesham Local Plan First Review 1994, adopted supplementary 
guidance, the Gravesham Open Space, Sport & Recreation Assessment, Strategy & Action 
Plan and the National Planning Policy Framework (NPPF).

Restrictions on Temporary Buildings or Open Uses 

12.  Notwithstanding the provisions of Article 3 of and Parts 3 and 4 of Schedule 2 to the Town 
and Country Planning (General Permitted Development) (England) Order 2015, as amended, 
or in any provision equivalent to those Parts in any Order amending, revoking replacing or re-
enacting that Order with or without modification the playing fields (grass and 3G pitches) shall 
not be used other than for outdoor sport and no other uses including any temporary uses or 
buildings shall be provided other than as may be approved by the Local Planning Authority 

Reason:  To protect the facility from loss and/or damage, and to maintain the quality of and 
secure the safe use of the sport pitches and in order that any other uses of the site other than 
for outdoor sport and recreation may be the subject of a separate planning application which 
the Local Planning Authority would wish to consider on its merits having regard to issues of 
planning policy, local amenity and traffic safety and pursuant to policies Gravesham Local Plan 
Core Strategy Policies CS10, CS11, CS12, and CS13 and CS19, relevant saved policies in 
Gravesham Local Plan First Review 1994, adopted supplementary guidance, the Gravesham 
Open Space, Sport & Recreation Assessment, Strategy & Action Plan and the National 
Planning Policy Framework (NPPF).

Specification for 3G Artificial Grass Pitches (AGP’s)

13. The 3G Artificial Grass Pitches (AGP’s) hereby permitted shall be constructed and laid out 
in accordance with the planning application Drawing No 710-PD01-Rev P16: Proposed Site 
Plan and substantially in accordance with Sport England technical guidance notes and with The 
FA Guide to 3G Football Turf Pitch Design Principles and Layouts, and shall be made available 
for use in accordance with the approved Phasing Programme pursuant to condition 3 of this 
permission.

Reason: To ensure the development is fit for purpose and sustainable and to accord with 
Gravesham Local Plan Core Strategy Policies CS10, CS12, and CS13 and the Gravesham 
Open Space, Sport & Recreation Assessment, Strategy & Action Plan.

Specification for Grass (Turf) Pitches 



14. The grass (turf) pitches shall be constructed and laid out in accordance with the planning 
application Drawing No 710-PD01-Rev P16: Proposed Site Plan and with the standards and 
methodologies set out in the guidance note "Natural Turf for Sport" (Sport England, 2011), and 
shall be made available for use in accordance with the approved Phasing Programme pursuant 
to condition 3 of this permission. 

Reason: To ensure the quality of pitches is satisfactory before their availability for use and to 
accord with Gravesham Local Plan Core Strategy Policies CS10, CS12, and CS13 and the 
Gravesham Open Space, Sport & Recreation Assessment, Strategy & Action Plan.

Hours of Operation - AGP’s and Floodlighting 

15.  Unless otherwise agreed in advance and in writing by the Local Planning Authority the 3G 
AGPs and associated sports lighting shall not be used outside the hours of: 

(a) 8 a.m. and 10 p.m. Monday to Friday; 
(b) 8 a.m. and 10 p.m. on Saturday; and 
(c) 8 a.m. and 8 p.m. on Sunday and Bank or Public Holidays.

The floodlighting of the AGP’s shall be automatically turned off when the respective pitches are 
not being used during the hours of darkness and the floodlighting system shall be maintained 
effective at all times.

Reason: To balance illuminating the 3G pitches for maximum use with the interest of amenity 
and sustainability and to accord with Gravesham Local Plan Core Strategy Policy CS19.

Hours of Operation Condition - Clubhouse Building 

16.  Unless otherwise agreed in advance and in writing by the Local Planning Authority the 
clubhouse building shall not be used outside the hours of: 

06.30 and 00.00 daily

Reason: In order to safeguard local amenity and pursuant to policy Gravesham Local Plan 
Core Strategy Policy CS19

Community Use Agreement

17. No relevant part of the development or phase of development shall commence, or in 
accordance with a timetable agreed by the Local Planning Authority, until a full community use 
agreement has been prepared in consultation with Sport England and the Local Planning 
Authority and has been submitted to the Local Planning Authority for its approval.  The 
agreement shall apply to the grass and 3G pitches and changing and other ancillary facilities 
and include details of pricing policy, hours of use, access by non-members, management 
responsibilities and a mechanism for review, and anything else which the Local Planning 
Authority in consultation with Sport England considers necessary in order to secure the 
effective community use of the facilities. The development shall not be used at any time other 
than in strict compliance with the approved agreement.

Reason: To secure well managed safe community access to the sports facility/facilities, to 
ensure sufficient benefit to the development of sport and to accord with Gravesham Local Plan 



Core Strategy Policies CS10, CS12, and CS13 and the Gravesham Open Space, Sport & 
Recreation Assessment, Strategy & Action Plan.

Management and Maintenance Scheme for the Facility

18. Before the relevant part of the development or phase of development is brought into use, a 
Management and Maintenance Scheme for the facility including management responsibilities, a 
maintenance schedule and a mechanism for review and for the AGP’s measures to ensure the 
replacement of the Artificial Grass Pitches within a specified period shall be submitted to and 
approved in writing by the Local Planning Authority in consultation with Sport England. The 
measures set out in the approved scheme shall be complied with in full, with effect from the 
implementation of the relevant part or phase of the development as per the approved Phasing 
Programme. 

Reason: To ensure that a new facilities are capable of being managed and maintained to 
deliver [a facility/facilities] which is fit for purpose, sustainable and to ensure sufficient benefit of 
the development to sport and to accord with Gravesham Local Plan Core Strategy Policies 
CS10, CS12, and CS13 and the Gravesham Open Space, Sport & Recreation Assessment, 
Strategy & Action Plan.

Design and Detailed External Appearance 

Submission of Details of Ground Levels and Floor Levels 

19. Notwithstanding the details shown in the approved drawings or other supporting documents 
no works in connection with any relevant phase or part of the development shall commence 
until full details of any proposed earthworks or changes to ground levels on the site including 
details of any earth retention measures have been submitted to and approved in writing by the 
Local Planning Authority; the development shall be carried out in accordance with the approved 
details before the first occupation of any relevant phase or part of the development. 

Reason: No such details have been submitted and to ensure the development contributes to 
local character and local visual amenity and protects the privacy and amenity of adjoining 
premises and pursuant to Gravesham Local Core Strategy Policy CS19: Development and 
Design Principles and section 12 (Achieving well-designed places) of the NPPF.

Submission of Detail of Materials and Surface Treatments

20. Notwithstanding the details shown in the approved drawings or other supporting documents 
no works in connection with any relevant phase or part of the development shall commence 
until full details including samples as necessary of the external facing materials and all external 
surface treatments shall be submitted for the approval of the Local Planning Authority; the 
development shall be carried out in accordance with the approved details before the first 
occupation of any relevant phase or part of the development.

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF.



Submission of Details of Boundary Treatments 

21. Before the relevant part of the development or phase of development has been first brought 
into use and notwithstanding the details as shown in the approved plans and other supporting 
documents full details of the relevant boundary treatments to the site including the full 
specification of the protective fencing to be erected around the [playing field/sports facility], to 
include location, height, type and materials including the repairing or replacement to the 
existing fencing and/or concrete walls and full specification of and location of the acoustic 
fencing have been submitted to and approved in writing by the Local Planning Authority, in 
consultation with Sport England. The fencing shall be erected in accordance with the approved 
details before the relevant part of the development is first brought into use and thereafter the 
fencing shall be maintained in accordance with the approved details.

For the avoidance of doubt the acoustic fence or barrier shall be at least 2.0 metres high, 
imperforate (no gaps or openings), with minimum mass per unit area of 10 kg/m2, and sealed 
at the base; the catch ball fencing shall be securely fixed and resilient and avoid vibrations 

Reason: To ensure the safe and efficient use of the development, in the interests of visual 
amenity and to ensure a high quality of design pursuant to Gravesham Local Plan Core 
Strategy Policy CS19: Development and Design Principles and section 12 (Achieving well-
designed places) of the NPPF and section 17 of the Crime and Disorder Act.

 
Details of Waste Management and Refuse  

22. Notwithstanding the details shown in the approved drawings and other supporting 
documents no works in connection with any relevant phase or part of the development shall 
commence until full details of the waste management and refuse arrangements for storage and 
disposal of refuse/waste for the development shall be submitted for the approval of the Local 
Planning Authority; the development shall be carried out in accordance with the approved 
details before the first occupation of any relevant phase or part of the development and 
thereafter retained.  

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF.

Details of Children’s Play Area

23.  Before the relevant part of the development or phase of development is brought into use 
full details and specification of the proposed Children’s Play Area to be provided on the site 
including details of a regime for its management and maintenance shall be submitted to and 
approved, in writing, by the Local Planning Authority.  The approved Children’s Play Area shall 
be implemented as approved before the first occupation of any relevant phase or part of the 
development and shall thereafter be managed and maintained in full accordance with this 
approved regime at all times.

Reason: No such details have been provided and in order to ensure that it provides a useable 
amenity space for the local community in accordance with Gravesham Local Plan Core 
Strategy Policies CS10, CS12, and CS13 and the Gravesham Open Space, Sport & Recreation 
Assessment, Strategy & Action Plan.



Sustainability 

24.  Notwithstanding the details shown in the Energy and Sustainability Statement (Ubique), 
June 2020 full details of the sustainability measures to be incorporated in the development 
hereby permitted shall be submitted for the approval of the Local Planning Authority before the 
commencement of any above ground works; the development shall be carried out in 
accordance with the approved details before the first occupation of any relevant phase or part 
of the development.

Reason: To ensure that the development of the site promotes sustainability measures, in 
accordance with adopted Gravesham Local Plan Core Strategy Policy CS18 (Climate Change).

Location of Plant

25.  Before the relevant part of the development or phase of development is brought into use 
and notwithstanding the details as shown in the approved plans and supporting documents full 
details and specification of any external plant to be located on or outside of the clubhouse 
building shall be submitted for the approval of the Local Planning Authority; the development 
shall be carried out in accordance with the approved details before the first occupation of any 
relevant phase or part of the development.  No additional plant shall thereafter be affixed to the 
exterior of the building unless a specific grant of permission has been given by the Local 
Planning Authority.

Reason: In the interests of visual and local amenity and to ensure a high quality of design 
pursuant to Gravesham Local Plan Core Strategy Policy CS19: Development and Design 
Principles and section 12 (Achieving well-designed places) of the NPPF.

Lighting Conditions 

Floodlighting 

26.  The proposed scheme shall be installed before the first occupation of any relevant phase 
or part of the development and maintained thereafter as set out in the Spillage Impact Report: 
Fleet Leisure LED Revision 1 from Highlights Floodlighting Ltd dated 8 August 2019 and 
ensure that the ‘Obtrusive Light Limitations for Exterior Lighting Installations’ set out in Table 2 
of the Institute of Lighting Professional’s (ILP) Guidance Notes for the Reduction of Obtrusive 
Light will not be exceeded.  The floodlighting columns and luminaires hereby permitted shall be 
designed, fitted and directed so as to ensure that there is no light spillage, glare or light 
pollution to light sensitive locations beyond the confines of the application site.  Once fitted, a 
suitable post installation report shall be provided demonstrating compliance with the above 
standard and any works identified as being required shall be carried out prior to the first 
operational use of these lights.

Reason: In order to ensure the development does not cause harm to residential amenity by 
reason of the installation of intrusive lighting and in accordance Policy CS19 Gravesham Local 
Plan: Core Strategy (September 2014).

No Additional Lighting 

27.  Following the implementation of the lighting scheme hereby permitted no additional 
luminaires shall thereafter be affixed to the floodlighting columns unless a specific grant of 
permission has been given by the Local Planning Authority.



Reason: In order to ensure the development does not cause harm to residential amenity by 
reason of the installation of intrusive lighting and in accordance Policy CS19 Gravesham Local 
Plan: Core Strategy (September 2014).

Lighting to the Car Park and Building 

28.  Detail of the proposed lighting to the car park and access road and externally to the 
clubhouse building or any other parts of the site (other than the lighting to the AGP’s) shall be 
submitted for the approval of the Local Planning Authority in accordance with the Phasing 
Programme as may be approved pursuant to condition 3 of this permission.  The approved car 
park lighting and other lighting to the site shall be accrued out in accordance with the approved 
details before the first occupation of any relevant part or phase of the development and no 
additional lighting shall be installed thereafter unless a specific grant of permission has been 
given by the Local Planning Authority.

Reason: In order to ensure the development does not cause harm to residential amenity by 
reason of the installation of intrusive lighting and in accordance Policy CS19 Gravesham Local 
Plan: Core Strategy (September 2014).

Noise

29.  No relevant part of the development or phase of development shall be brought into use, or 
in accordance with a timetable agreed by the Local Planning Authority, until the 
recommendations set out within section 4.0 of the Noise Assessment, ref, P19-192-R01v1, 
prepared by Hepworth Acoustics and dated June 2019 have been implemented and shall be 
maintained effective thereafter.

For the avoidance of doubt:

 There shall be no amplified music on the external terraces of the clubhouse building

 External doors and windows must remain closed, save for access and egress, during 
events involving live music or other loud/noisy events, e.g. DJs, events involving use of 
a PA system.

 Fire doors to trading areas must be kept closed at all times, except in emergencies (i.e. 
the doors should not be pinned open).

 An automatic noise limiting device that is capable of limiting amplified noise levels in 
octave bands or with a graphic equaliser system must be installed in a suitable location 
within the Clubhouse, as agreed by the Borough Council’s Environmental Protection 
Team, and set to 85 dB LAeq,1min or other such level as may be required by the 
Environmental Protection Team.  The limiting device/graphic equaliser must be fitted 
with anti-tamper plates or within a locked cabinet to prevent unauthorised adjustment.

 Mechanical plant associated with the development must not exceed a noise rating level 
of 36 dB LAr during the daytime and 28 dB LAr at night-time at the nearest residential 
properties when assessed in accordance with to BS4142: 2014.

 All signage, etc. that is at risk of being hit by a ball shall be made from soft vinyl, rubber 
or other similar material



Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF.

Highways and Parking Conditions  

Provision and Retention of Parking Spaces

30.  The area shown on the approved site layout drawing (Drawing No 710-PD01-Rev P16: 
Proposed Site Plan) as car parking, circulation, and vehicle turning including the motorbike 
parking spaces shall be formed, surfaced, drained and marked out in accordance with the 
details so shown before the relevant part or phase of the development has been brought into 
use in accordance with the Phasing Programmes as may be approved pursuant to condition 3 
of this permission; the area so shown shall be used as such and retained at all times for 
access, parking and turning; and no development, whether or not permitted by the Town and 
Country Planning (General Permitted Development) Order 2015, as amended, or any provision 
equivalent to that order in any order amending, revoking or re-enacting that order with or 
without modification, shall be carried out on the site in such a manner or in such a position as to 
preclude the use of or access to the reserved vehicle parking and turning areas.

Reason: To ensure sufficient off street car parking provision is available to serve the 
development, in accordance with Policy CS11 of the Gravesham Local Plan: Core Strategy 
(September 2014), saved Policy P3 of Gravesham Local Plan First Review (1994) and the 
adopted vehicle parking standards (SPG 4).

Parking Management Plan

31. Before the car parking area as shown in Drawing No 710-PD01-Rev P16: Proposed Site 
Plan is first brought into use a Parking Management Plan shall be submitted for the approval of 
the Local Planning Authority, in consultation with the Kent County Council as the Highway 
Authority.  The Parking Management Plan shall seek to ensure no conflict arises between 
buses and smaller vehicles to be approved prior to the site commencing operation

Reason: To ensure sufficient off street car parking provision is available to serve the 
development, in accordance with Policy CS11 of the Gravesham Local Plan: Core Strategy 
(September 2014), saved Policy P3 of Gravesham Local Plan First Review (1994) and the 
adopted vehicle parking standards (SPG 4) and avoid hazards to highway safety.

Section 278 Agreement - Access/Highway Works

32.  No relevant phase or part of development shall commence until the scheme of highways 
works under a section 278 agreement of the Highway Act relating to any necessary offsite 
highway works, including pedestrian crossing facilities and any alterations to the existing 
footway to the access to Nelson Road or a scheme or schemes to a similar effect have been 
submitted to the Local Planning Authority for approval in consultation with the Local Highway 
Authority; no relevant phase or part of development shall be brought into use until the works 
have been fully implemented in accordance with the approved details.

Reason: In the interests of highway and pedestrian safety on the local highway network and 
pursuant to Gravesham Local Plan Core Strategy policy CS11: Transport, saved polices T1 



and T5 of the Gravesham Local Plan First Review (1994) and Section 9: Promoting sustainable 
transport of the National Planning Policy Framework (NPPF). 

Travel Plan

33. Notwithstanding the revised Framework Travel Plan Appendix B of Highways Response 
Technical Note (Odyssey) Project No. 19-330-03, March 2020) accompanying the application 
no relevant phase or part of development shall be brought into use until a full and final 
workplace Travel Plan, detailing the measures designed to help and thereafter maintain a 
model shift in favour of reduced reliance on private car usage for travel to and from the 
development, has been submitted to and approved in writing by the Local Planning Authority. 
The Travel Plan shall include, amongst other things, the appointment of a Travel Plan Co-
ordinator, objectives and modal-split targets, a programme of implementation and provision for 
monitoring, review and improvement.  All elements of the Travel Plan shall continue to be 
implemented at all times following its approval for as long as any part of the development is 
occupied or used.

Reason: To encourage the use of sustainable and more environmentally acceptable modes of 
transport, and in accordance with Gravesham Local Plan Core Strategy Policy CS11: Transport 
and Section 9: Promoting sustainable transport of the National Planning Policy Framework 
(NPPF).

Cycle Parking Provision and Retention 

34. The cycle parking facilities, as shown on the submitted drawings and other accompanying 
documents, and which shall be both secure and weatherproof, shall be implemented and made 
available for such use in accordance with the Phasing Programme pursuant to condition 3; 
thereafter the cycle parking facilities shall be permanently retained.

Reason: To encourage the use of a sustainable and environmentally acceptable mode of 
transport, and in accordance with Gravesham Local Plan Core Strategy Policy CS11: 
Transport, Policy CS19: Development and Design Principles and the adopted vehicle parking 
standards (SPG 4).

Electric Vehicle (EV) Charging Points 

35.  Before the car parking area to serve the site is first brought into use provision shall be 
made within the car parking facilities for at least one electric vehicle charging point plus cabling 
for at least 20% of the remaining car parking spaces.  Each parking space with an EV charging 
point or has the cables to accommodate one should be capable of accommodating a charging 
point with a minimum 22kW continuous current, more under surge conditions.

Reason: To encourage the use of sustainable and more environmentally acceptable modes of 
transport, and in accordance with Gravesham Local Plan Core Strategy Policy CS11: 
Transport, Policy CS18: Climate Change and Policy CS19: Development and Design 
Principles.

Landscaping and Trees 

Retention and Protection of Existing Trees



36. Any retained trees and hedges on the site shall be protected during all construction works 
in accordance with the details set out in accordance with Arboricultural Tree Survey and Impact 
Assessment Report (Fellgrove) ref 1893/FELLGROVE, dated 24 March 2020 - revised version 
received 04 June 2020 and accord with British Standard 5837 (2012):  Trees in Relation to 
Design, Demolition and Construction.  No vehicle, plant, temporary building or materials, 
including raising and or, lowering of ground levels, shall be allowed within the protected 
areas(s).   Upon completion of the construction works and before the first occupation of any of 
the dwellings on the site the trees shall be inspected by a competent tree surgeon and any 
necessary works to tidy the trees and maintain their health shall be undertaken.

For the avoidance of doubt the removal of those trees identified in the Arboricultural Tree 
Survey and Impact Assessment Report (Fellgrove) shall avoid being undertaken in the bird 
nesting season

Reason: In the interests of visual amenity and pursuant to Gravesham Local Core Strategy 
Policy CS19: Development and Design Principles.

Soft Landscaping Scheme 

37. Prior to the first occupation of the relevant part or phase of the development as approved 
under the Phasing Programme pursuant to condition 3, and unless otherwise agreed in writing 
by the Local Planning Authority, full details of soft landscaping for the development shall be 
submitted to and approved in writing by the Local Planning Authority. The scheme shall include 
the type and species of planting to be carried out, to include their quantity and size as well as 
arrangements for aftercare. Thereafter the approved soft landscaping scheme shall be carried 
out in full during the first available planting season following first occupation of the 
development. Any trees or plants that die, are damaged, removed or become diseased within 
five years from the date that the development is first brought into use shall be replaced with a 
species of a similar size and species during the next available planting season.

Reason: To ensure that the landscaped elements of the scheme as proposed are properly 
designed and suitably implemented in the interests of visual amenity in accordance with Policy 
CS19 of the Gravesham Local Plan Core Strategy (September 2014).

Ecology

Reptile Translocation

38. Prior to the commencement of development (including site clearance), the reptiles within 
the application site shall be captured and relocated to the identified receptor site as shown 
within the submitted Reptile Receptor Site Assessment  (xxxx)   and in accordance with good 
practice guidelines. The receptor site shall be prepared and managed appropriately for the 
translocated reptiles, and thereafter retained. Details of the completed translocation shall be 
submitted to, and approved in writing by, the Local Planning Authority.

Reason: The proposed works will remove habitat that has suitable potential for reptiles. 
Reptiles have been found within the site and mitigation is required to prevent an offence under 
relevant wildlife legislation pursuant to the requirements of Gravesham Local Plan Core 
Strategy Policy CS12 (Green Infrastructure).

Ecological Enhancement Plan 



39. Prior to the first occupation of the relevant part or phase of the development as approved 
under the Phasing Programme pursuant to condition 3 , an Ecological Enhancement Plan 
detailing the enhancement of biodiversity, including bat and bird boxes, use of native species in 
landscaping and incorporation of features beneficial to wildlife wherever possible within and 
around the perimeter of the site, together with details of the timing/phasing of the respective 
elements forming the scheme and proposed management arrangements, shall be submitted to 
and approved in writing by the Local Planning Authority. The approved scheme shall be fully 
implemented prior to the occupation of the relevant part or phase of the development hereby 
approved, and thereafter maintained.

Reason: In the interests of protecting wildlife and encouraging biodiversity and pursuant to the 
requirements of Gravesham Local Plan Core Strategy Policy CS12 (Green Infrastructure).

Lighting Design Strategy for Biodiversity

40. Prior to the first occupation of the relevant part or phase of the development as approved 
under the Phasing Programme pursuant to condition 3, a "lighting design strategy for 
biodiversity" for the site boundaries has been submitted to and approved in writing by the Local 
Planning Authority. The lighting strategy shall: 

 Identify those areas/features on site that are particularly sensitive for bats and that are 
likely to cause disturbance in or around their breeding sites and resting places or along 
important routes used to access key areas of their territory; 

 Show how and where external lighting will be installed so that it can be clearly 
demonstrated that areas to be lit will not disturb or prevent the above species using their 
territory; and, 

All external lighting shall be installed in accordance with the specifications and locations set out 
in the strategy and these shall be maintained thereafter in accordance with the strategy.

Reason: In the interests of protecting wildlife and encouraging biodiversity and pursuant to the 
requirements of Gravesham Local Plan Core Strategy Policy CS12 (Green Infrastructure).  Bats 
are sensitive to light pollution and the introduction of artificial light might mean such species are 
disturbed and/or discouraged from using the commuting routes (hedgerows and tree lines), 
established flyways or foraging areas. Such disturbance can constitute an offence under 
relevant wildlife legislation. 

INFORMATIVES 

1.         STATUS OF SUBMITTED PLANS AND DOCUMENTS 

Plans and Documents submitted for Approval 

For the avoidance of doubt the following plans and documents were submitted in support of the 
application for approval and were taken into account in making the decision:

Planning Application Form and Certificates; 

Planning Application Form;
Covering Letter from Ubique Architects dated 18th December 2019;



Main Reports - General 

• Planning Statement 1203.01-RPT M19 20191218 (Tetlow King Planning), December 2019;
• Design and Access Statement (Ubique), November 2019;
• Management Overview Statement (Ubique), December 2019;
• Pre-Application Enquiry Written Response;
• Addendum to Management Overview Statement (Ubique), June 2020;

Main Reports - Environmental 

• Floodlighting / Spillage Impact Report and Drawings LED Revision 1 (Highlights Floodlighting 
Ltd) (2 parts); 
• Noise Assessment (Hepworth Acoustics) Report No P19-192-R01v1 June 2019;
• Desk Based Archaeological Assessment (Canterbury Archaeological Trust) Report No: 2019/174 
December 2019;
• Phase 1 Contamination Risk Assessment ref 12339 (GES);

Main Reports - Transport 

• Transport Assessment (Odyssey) Project No. 19-330-01, including figures, drawings and 
appendices December 2019; partly superseded
• Outline (Framework) Travel Plan (Odyssey) Project No. 19-330-02, including figures and 
appendices December 2019; entirely superseded by Appendix B of Report 19-330-03 which 
contains the updated Travel Plan;
• Highways Response Technical Note (Odyssey) Project No. 19-330-03, March 2020, including 
updated Outline Travel Plan19-330-02A; - updates the parking provision and site layout, all the 
drawings supersede those in Transport Assessment;
• Highways Response Technical Note - TRICS Sensitivity Tests (Odyssey) Project No. 19-330-04 
May 2020; - validates Section 8 of the Transport Assessment, but as it includes more data it 
effectively supersedes it.

Main Reports - Trees/Ecology/Sustainability

• Arboricultural Tree Survey and Impact Assessment Report (Fellgrove) ref 1893/FELLGROVE, 
dated 24 March 2020 - revised version received 04 June 2020;
• Preliminary Ecological Appraisal Report (Fellgrove) ref 6542/FELLGROVE, dated 25 March 
2020;
• Reptile Survey Mitigation Statement (Awaited);
• Energy and Sustainability Statement (Ubique), June 2020;

Plans and Drawings 

Drawing No 710-SL-01-Rev P1: Location Plan
Drawing No 710-PD03-Rev P1: Existing Site Plan;

Drawing No 710-PD01-Rev P16: Proposed Site Plan;
Drawing No 710-PD02-Rev P1: Proposed Site Sections & Refuse/Cycle Store;
Drawing No 710-PD05-Rev P6: Proposed Ground Floor Plan;
Drawing No 710-PD06-Rev P5: Proposed First Floor Plan;
Drawing No 710-PD07-Rev P4: Proposed Roof Plan;
Drawing No 710-PD10-Rev P7: Proposed Elevations;



Drawing No 710-PD15-Rev P6: Proposed Visuals;
Drawing No 710-PD16-Rev P1: Proposed Site Visuals;

Plans and Documents submitted for Information 

For the avoidance of doubt the following plans and documents were submitted in support of the 
application for information and were taken into account in the determination of the application:

Drawing No 19-330-010: Proposed Site Access; an informative plan which has been superseded 
by its Revision A (contained in Report No. 19-330-03).
Drawing No 710-PD04-Rev P2: Proposed Maintenance Store - For Illustrative Purposes Only;

2. DEVIATION FROM THE APPROVED PLANS

Deviation from or amendment to the approved plans could require a further application and 
permission/consent.  In the event that any change is proposed, applicants and builders are 
advised to seek advice from the Local Planning Authority.  Proceeding without the necessary 
permissions or consents could result in enforcement action.

3. BUILDING REGULATIONS CONSENT

The granting of planning permission is independent from the granting of Building Regulations 
consent (which may, or may not, be required).  In the event of a change to the scheme granted 
planning permission being required to satisfy the Building Regulations, applicants are advised to 
seek advice from the Local Planning Authority [as proceeding without the necessary permissions 
could nullify this permission].

4.         STATEMENT OF POSITIVE AND PROACTIVE APPROACH TO DECISION-TAKING 

In accordance with Article 35 (2) of the Town and Country Planning (Development Management 
Procedure) (England) Order 2015 (as amended), and paragraph 38 of the National Planning 
Policy Framework (NPPF) 2018, the Local Planning Authority has approached the assessment 
and determination of this application in a positive and creative way and, where appropriate, has 
worked pro-actively with the applicant to secure a development that is sustainable and that 
improves the economic, social and environmental conditions of the area, and that is in accordance 
with the Development Plan for the area.

This has involved extensive discussions and negotiations during the processing of the planning 
application in a collaborative manner in order to address the various consultations and neighbour 
concerns. 

The application was considered by the Borough Council’s Regulatory Board (Planning Committee) 
where the applicant/agent had the opportunity to address the committee and promote the 
application.

5 GBC ENVIRONMENTAL HEALTH REQUIREMENTS

The applicant will need to submit for approval by the Local Planning Authority, prior to 
commencement of works on the construction of the clubhouse, a suitable scheme for a kitchen 
extraction system based on the guidance provided in the Defra Guidance on the Control of 



Odour and Noise from Commercial Kitchen Exhaust Systems - Annex B - Information Required 
to Support Planning Application for Commercial Kitchen.

The annex contains guidance on the type of information that should be submitted for approval 
by the Local Authority before any ventilation plant is installed. The aim of any 
ventilation/extraction is to ensure that no nuisance, disturbance or loss of amenity is caused by 
odour, fumes, food droplets or noise, to nearby properties. 

The scheme must be designed and installed by a suitably qualified and experienced person 
with specialist knowledge of ventilation. 

The installation will need to be designed to achieve the highest level of odour control in order to 
cater for the odour of all types of food. The scheme must include adequate information on the 
following as detailed in Annex B of the guidance:

• Information on premises
• Plans and drawings
• Pre-filters
• Electrostatic precipitators (where proposed)
• Carbon Filters (where proposed)
• Odour counteractant or neutralising system (where proposed)
• Cooker hood
• System Operation
• Flue Design
• Noise
• Maintenance
• Additional information re prevention of pests e.g. flies and source of the air supply, 
access points etc. 

The approved scheme must then be installed and commissioned by a competent ventilation 
engineer prior to operation, to the satisfaction of the Local Planning Authority and be made 
available for inspection if requested. 

6. HIGHWAYS AND TRANSPORTATION 

It is the responsibility of the applicant to ensure, before any development 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. 

Across the county there are pieces of land next to private homes and gardens that do not look like 
roads or pavements but are actually part of the road. This is called 'highway land'. Some of this 
land is owned by The Kent County Council (KCC) whilst some are owned by third party owners. 
Irrespective of the ownership, this land may have 'highway rights' over the topsoil. Information 
about how to clarify the highway boundary can be found at http://www.kent.gov.uk/roads-and-
travel/what-we-look-after/highway-land 

The applicant must also ensure that the details shown on the approved plans agree in every 
aspect with those approved under such 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.

7 KENT POLICE CRIME PREVENTION DESIGN ADVICE

http://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land
http://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land


The applicants are advised that the scheme is expected to have full regard to Crime Prevention 
Through Environmental Design (CPTED) and in accordance with the National Planning Policy 
Framework (NPPF).  

The scheme should ensure implementation of the security measures as set out in Section 4.8 
Secured by Design (SBD) on page 24 of the applicant’s Design and Access Statement (DAS) that 
indicates that some aspects will be factored in at the detailed design stage including CCTV and 
that the following measures are incorporated in the design:
• Secured gated entrance for both vehicles and pedestrians. Gates are expected to be open 
during operating hours and locked thereafter.
• 2m high metal mesh fence creating a barrier between car park and playing pitches.
• 1.2m hoop topped fence around play area.
• All doors and windows to be to current SBD standards.

8 SPORT ENGLAND ADVICE

The applicants are advised that guidance on preparing Community Use Agreements is available 
from Sport England www.sportengland.org

9 SOUTHERN WATER REQUIREMENTS 

Southern Water advises:

A formal application for connection to the public sewerage system is required in order to service 
this development. Please read our New Connections Services Charging Arrangements documents 
which has now been published and is available to read on our website via the following link 
https://beta.southernwater.co.uk/infrastructure-charges

Southern Water advises:
- No development or tree planting should be carried out within 3 metres of the external edge of the 
public gravity sewer without consent from Southern Water.  
- No soakaway, swales, ponds, watercourses or any other surface water retaining or conveying 
features should be located within 5 metres of a public sewer. 
 - All existing infrastructure should be protected during the course of construction works.

Southern Water notes that the planning application form makes reference to drainage using 
Sustainable Urban Drainage Systems (SUDS).  Under current legislation and guidance SUDS rely 
upon facilities which are not adoptable by sewerage undertakers. Therefore, the applicant will 
need to ensure that arrangements exist for the long term maintenance of the SUDS facilities. It is 
critical that the effectiveness of these systems is maintained in perpetuity. Good management will 
avoid flooding from the proposed surface water system, which may result in the inundation of the 
foul sewerage system.

Thus, where a SUDS scheme is to be implemented, the drainage details submitted to the Local 
Planning Authority should:
- Specify the responsibilities of each party for the implementation of the SUDS scheme
- Specify a timetable for implementation
- Provide a management and maintenance plan for the lifetime of the development.

This should include the arrangements for adoption by any public authority or statutory undertaker 
and any other arrangements to secure the operation of the scheme throughout its lifetime.

http://www.sportengland.org/
https://beta.southernwater.co.uk/infrastructure-charges


The disposal of surface water from this development shall follow the hierarchy within Part H3 of 
Building Regulations: 

a) An adequate soakaway or some other adequate infiltration system. 
b) A water course. 
c) Where neither of the above is practicable: a sewer. 

Land uses such as general hardstanding that may be subject to oil/petrol spillages should be 
drained by means of oil trap gullies or petrol/oil interceptors. 

Advises that this initial assessment does not prejudice any future assessment or commit to any 
adoption agreements under Section 104 of the Water Industry Act 1991. Please note that non-
compliance with Sewers for Adoption standards will preclude future adoption of the foul and 
surface water sewerage network on site. The design of drainage should ensure that no 
groundwater or land drainage is to enter public sewers.

10 ENVIRONMENT AGENCY ADVICE/REQUIREMENTS

The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) provides 
operators with a framework for determining whether or not excavated material arising from site 
during remediation and/or land development works are waste or have ceased to be waste. Under 
the Code of Practice excavated materials that are recovered via a treatment operation can be re-
used on-site providing they are treated to a standard such that they fit for purpose and unlikely to 
cause pollution treated materials can be transferred between sites as part of a hub and cluster 
project some naturally occurring clean material can be transferred directly between sites.

Developers should ensure that all contaminated materials are adequately characterised both 
chemically and physically, and that the permitting status of any proposed on site operations are 
clear. If in doubt, the Environment Agency should be contacted for advice at an early stage to 
avoid any delays. 

The Environment Agency recommends that developers should refer to the Position statement on 
the Definition of Waste: Development Industry Code of Practice and the Environmental regulations 
page on www.gov.uk.

11 PRE-COMMENCEMENT CONDITIONS

Pursuant to the Town and Country Planning (Pre-Commencement Conditions) Regulations 2018 
introduced on 1 October 2018 the following planning conditions (conditions 3, 4, 7 and 38 ) 
attached to this permission are pre-commencement conditions and have been agreed as such by 
the applicants.

It is agreed that the requirements of those planning conditions (including the timing of compliance) 
are so fundamental to the development permitted that such details must be submitted prior to the 
works commencing on site.

http://www.gov.uk/


APPENDIX 1: ORIGINAL CONSULTATION RESPONSES

The following consultation responses were received by the Borough Council and have been 
updated or superseded by later comments in response to revised drawings and additional 
documents but are nevertheless still relevant to the determination of the application 

Sport England (SE Region) - Original Comments 12 February 2020

Sport England - Statutory Role and Policy

It is understood that the proposal prejudices the use, or leads to the loss of use, of land being 
used as a playing field or has been used as a playing field in the last five years, as defined in The 
Town and Country Planning (Development Management Procedure) (England) Order 2015 
(Statutory Instrument 2015 No. 595). The consultation with Sport England is therefore a statutory 
requirement.

Sport England has considered the application in light of the National Planning Policy Framework 
(in particular Para. 97), and against its own playing fields policy, which can be accessed at 
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-
sport#playing_fields_policy 

Sport England’s policy is to oppose the granting of planning permission for any development which 
would lead to the loss of, or prejudice the use of, all or any part of a playing field, unless one or 
more of the five exceptions stated in its policy apply:
  

 Sport England Policy 
 Summary of Exceptions
1 An assessment has demonstrated that there is an excess of playing fields in the catchment 

and the site has no special significance for sport
2 The development is ancillary to the principal use of the playing field and does not affect the 

quantity/quality of pitches
3 The development only affects land incapable of forming part of a playing pitch and would 

lead to no loss of ability to use/size of playing pitch
4 Playing field lost would be replaced, equivalent or better in terms of quantity, quality and 

accessibility
5 The proposed development is for an indoor/outdoor sports facility of sufficient benefit to 

sport to outweigh the detriment caused by the loss of playing field

The application relates to the former Fleet Leisure Sports Club that closed in 2013 with the 
principal buildings being destroyed and subsequently cleared from the site in 2017. Sport England 
previously provided comment at pre application stage in September 2019 at which time it made a 
holding objection to the loss of the existing playing field pending the receipt of further information. 

While not all of that information has been provided within the application from comparing aerial 
photographs of the site before it closed with the proposed site layout plan I have been able to 
establish that the proposal would result in an approximate reduction of playing field from 2.6ha in 
2013 to 1.25ha although part of the latter would be on parts of the site previously covered by 
hardstanding and a bowling green. The remaining playing field would be laid out as 1 x adult 
11v11 and 1 x 9v9 football pitches. Four 3G football pitches comprising 1 x 11v11 and 3x 7v7 
each adaptable to 2x 5v5) together with a children’s play area would be installed on approximately 
1.63ha of the existing playing field. The proposed parking area and a new club house would 
occupy the remainder of the site that currently predominantly comprises areas of hardstanding and 
4 small AGPs. 

https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sport#playing_fields_policy
https://www.sportengland.org/how-we-can-help/facilities-and-planning/planning-for-sport#playing_fields_policy


The AGP’s and the grass pitches would be fenced, the key to drawing no. PD-01 Rev P12 shows 
fencing off between 2m and 3m in height The light spillage report submitted with the application 
says that the 3G pitches would be floodlight to Football Class 2 – 200 lux, the 11 v 11 pitch having 
16 luminaires on 8 x 15m columns  and the 7v7 pitches by 18 luminaires on 12m columns. No 
information is currently provided regarding grass pitch or artificial pitch construction. 

While at pre-application stage, with very little information provided Sport England understood that 
the site was to be principally used by Ebbsfleet United FC for training purposes, it is clear from the 
information contained in the design and access statement that that is not the case and that this is 
envisaged to be a facility that is open to the wider community.

Assessment against Sport England Policy 

The application relates to the provision of a new indoor/outdoor sports facility or facilities on the 
existing playing field at the above site. It therefore needs to be considered against exception 5 of 
the above policy, which states:

'The proposed development is for an indoor or outdoor facility for sport, the provision of which 
would be of sufficient benefit to the development of sport as to outweigh the detriment caused by 
the loss, or prejudice to the use, of the area of playing field.'

I have therefore assessed the existing and proposed playing fields against the above policy to 
determine whether the proposals meet exception 5

Sport England will assess the potential benefit of the new or extended sports facility by taking into 
account a number of considerations. As a guide, these may include whether the facility:

 meets an identified local or strategic need e.g. as set out in a local authority or NGB 
strategy (rather than duplicating existing provision);

 fully secures sport related benefits for the local community;
 helps to meet identified sports development priorities;
 complies with relevant Sport England and NGB design guidance;
 improves the delivery of sport and physical education on school sites; and
 is accessible by alternative transport modes to the car. 

Proposals will also need to demonstrate that the loss of any area of playing field will not have an 
unacceptable impact on the current and potential playing pitch provision on the site. For example, 
it is unlikely that a loss would be acceptable if: 

 it would result in the main user (e.g. a school or a club) being unable to meet their own 
minimum requirements for playing pitches 

 it would materially reduce the capability and flexibility of the playing field to provide for 
a range of sports and natural grass playing pitches; or the area of playing field is 
significant in meeting local or strategic needs.

Gravesham Playing Pitch Strategy (PPS) was adopted in 2016. The PPS sets out an assessment 
of demand and supply for football grass pitches and AGPs. In summary it identifies a significant 
current and future deficit of adult 11v11, youth 11v11, 9v9 and 7v7 grass pitches in the urban 
areas of the district at peak times (match equivalent sessions( MES)) and in the district as a 
whole. The PPS identifies that additional provision of AGPs could meet some of that deficit in 
provision and that priority should be given to the provision of new full size 3G pitches to redress 
existing shortfalls. The PPS also states that any new pitches (competitive and recreational) should 
be FA tested and pricing policies for community use should not deter grass roots football club 
usage – match rates at weekends should be consistent with fees for grass pitches.



The PPS also specifically refers to the application site, recognising the Council’s intention to bring 
it back it to use for football in the near future and for a combination of grass and artificial pitches.

In preparing my response I have consulted with the Kent FA. It has responded:
 There is only 1 match officials changing room. Ideally should be 2.
 Changing rooms are 17.8 sq. m – would encourage this to be 18sqm should they want to 

host National League System teams in the future.
 There is limited technical info, included in the application, i.e. dimensions, lighting, fencing, 

surface etc. 

In relation to the 3G’s:
 Construction Quality – Ensure the pitch is constructed to the FIFA Quality Concept for 

Football Turf – FIFA Quality (old FIFA 1*) accreditation or equivalent International Match 
Standards (IMS) as a minimum and meets the recommend pitch size of (including run-offs) 
100x(106m) x 64m(70m).

 Testing – That the 3G pitch/es are tested and subsequently FA registered on completion 
and then every three years for grassroots football and every 1 year for football in the 
National League System. This will enable the 3G to be used for league matches and 
therefore help the 3G pitch to be used to its maximum potential by programming matches 
at peak times.  

 Pricing - Pricing policies must be affordable for grass roots football clubs and should be 
agreed with the local County Football Association. This should include match-rates at 
weekends equivalent to the Local Authorities price for natural turf pitches.

 Sinking fund - Ensure that sinking funds (formed by periodically setting aside money over 
time ready for surface replacement when required – FA recommend £25k per annum (in 
today’s market for a full size pitch) are in place to maintain 3G pitch quality in the long term

 Strategic need – No LFFP in place yet, but definitely a shortfall of 3G in this LA. 

Design: 

 General – 3G AGP designs need to be in line with FA recommendation and should be 
checked against The FA Guide to Football Turf Pitch Design Principles and Layouts.

 Line marking – We recommend that over-marking are made to allow different formats of 
football (e.g. 5v5, 7v7, 9v9 and 11v11).  Over-marking should adhere to The FA Guide to 
Football Turf Pitch Design Principles and Layouts and can be painted on. 

 Recessed fencing – We recommend that the fencing is recessed to allow for safe and 
easy goal storage. 

 Fence height – The FA recommend fence height on all sides of the a 3G AGP is 4.5m. 

Run-off - A minimum safety run off 3m should be provided
In relation to grass pitches:

 Design - Natural Turf Pitches should be designed by a RIPTA registered agronomist to 
meet The FA Performance Quality Standard (PQS). 

 Construction –The construction of Natural Turf Pitches should be project managed or 
signed off by the same RIPTA registered agronomist that produced the design. 

 Quality – Pitches should pass a PQS test to a ‘good’ standard before the pitches are used. 
The testing should be arranged via the FA Pitch Improvement Programme. 

 Maintenance - In order to keep the quality of the pitches, an appropriate maintenance 
programme is agreed in-line with the design agronomist recommendations

 Recommended sizes - All pitch sizes should comply with FA recommended sizes. 
 Recommended sizes: 

o Mini-Soccer U7 and U8 (5v5) 37 x 27m (43 x 33m including safety run-off area )
o Mini-Soccer U9 and U10 (7v7) 55 x 37m (61 x 43m including safety run-off 



area)
o Youth U11 and U12 (9v9) 73 x 46m (79 x 52m including safety run-off area )
o Youth U13 and U14 (11v11) 82 x 50m (88 x 56m including safety run-off area)
o Youth U15 and U16 (11v11) 91 x 55m (97 x 61m including safety run-off area)
o Youth U17 and U18 (11v11) 100 x 64m (106 x 70m including safety run-off 

area)
o Over 18 and Adult (11v11) 100 x 64, (106 x 70m including safety run-off area)

o Run-off:
o A minimum safety run off 3m must be provided. 
o A minimum safety run off of 1.82m for all stadia pitches must be provided.  
o Run off areas must be free from obstructions and be of the same surface as the 

playing area.
o The site operator must undertake a risk assessment to ensure that the run off 

area is safe and does not pose a risk of injury to a player or spectator. This 
would include structures immediately outside this 3m area.

 
We are supportive in principle. However, we need to see more detailed designs. We also need to 
see a Community Use Agreement to be detailed, showing levels of community use. 

Conclusions and Recommendation

Given the above assessment and the comments of the FA, Sport England considers as stated in 
its pre- application response that the proposal has very considerable potential to meet exception 5 
of our playing pitch policy. However that is dependent on the proposal being fit for purpose in fully 
meeting the FA’s requirements as set out above. At pre-determination stage specifically we need 
to be satisfied that the proposed grass and AGPs can be provided on site in accordance with the 
FA’s recommended metric pitch sizes with a minimum safety run offs of 3m and that other details 
such as lighting and fencing can be provided to the LPAs satisfaction. 

Sport England's interim position on this proposal is therefore to submit a holding objection. 
However we will happily review our position following the receipt of all the further information 
requested above. As I am currently unable to make a substantive response, in accordance with 
the Order referred to above, the 21 days for formally responding to the consultation will not 
commence until I have received all the information requested above.

I would be happy to discuss the requested information further with the applicant and/or the local 
planning authority if necessary.

Sport England (SE Region) - Further Comments 04 June 2020

I have consulted the Football Foundation on the additional information who has commented as 
follows:

“They seem to have taken on board some of our previous concerns and addressed these. 
However, there’s still a few issues. 
 
Changing rooms are slightly over-specified, as they just need 2 WC’s and 4 showerheads. Also, 
just need to check line of sight, as seems to be direct view from the corridor into the changing 
rooms. 
 
Generally, the changing rooms would be separate from other areas of the building and a corridor 
just to access the changing rooms. However, the changing rooms share a corridor with 
classrooms. 



 
All the changing rooms have urinals. They should be dual-gender and designed for both male and 
female users. Therefore, these need to be redesigned. There is a separate ‘female’ changing 
room, but small. What happens if there are 2 girls or women’s teams playing a match. Urinals in 
changing rooms should be taken out and each changing room should have 2 WC’s. 
 
A number of 3G pitches are proposed – has the applicant demonstrated the need for all of these 
via usage programme. 
 
4.5m fencing should be provided for all the 3G’s and spectator areas. There’s also no goal 
recesses shown on any of the 3G pitches”

While some of these matters are clearly a matter for the applicant and future site operator I 
consider that others are essential in demonstrating that that the facility proposed is fit for purpose 
and viable. These aspects are necessary to meet Exception 5 of Sport England’s Playing Field 
Policy that requires that the proposed sport facility has sufficient benefit to the development of 
sport to outweigh the detriment caused by the loss, or prejudice to the use, of the area of playing 
field. 

Therefore, in order for Sport England to lift its holding objection we require the applicant to 
address the Football Foundation’s concerns regarding the changing room lines of sight and to 
remove urinals from all changing rooms so that they are also suitable for use by women and girls 
teams. We would also recommend that 4.5m fencing should be provided consistently to all 3Gs 
and spectator areas to contain balls and minimise ball strike in adjoining areas including in the 
vicinity of the play area, car park and clubhouse.

We also need more information to confirm that there is sufficient demand, at an appropriate cost, 
for the use of all of the 3G pitches proposed. This is necessary as without sufficient use the future 
viability and maintenance, including the provision of an adequate sink fund to replace the worn out 
surfaces in time, of the 3G pitches is not assured. Ultimately this could result in time to both the 
loss of playing field and to the new facilities becoming obsolete and unusable.

Conclusion

As previously stated Sport England considers that the proposal has very considerable potential to 
meet Exception 5 of its Playing Pitch Strategy and both Sport England and the Football 
Foundation support this project in principle. However until the above matters are addressed 
satisfactorily Sport England maintains its holding objection to the application.

Should the Local Planning Authority be minded to grant planning permission the following 
conditions should be attached to any planning permission granted:

1. The 3G AGPs hereby permitted shall be constructed and laid out in accordance with the 
planning application Drawing No. PD-01 Rev P**  and substantially in accordance with Sport 
England technical guidance notes and with The FA Guide to 3G Football Turf Pitch Design 
Principles and Layouts.

Reason: To ensure the development is fit for purpose and sustainable and to accord with 
Development Plan Policy **.

2. The grass pitches shall be constructed and laid out in accordance with the planning application 
Drawing No. PD-01 Rev P** ** and with the standards and methodologies set out in the guidance 
note "Natural Turf for Sport" (Sport England, 2011), and shall be made available for use before 
first use or occupation of the development hereby permitted. 



Reason: To ensure the quality of pitches is satisfactory and they are available for use before 
development and to accord with Development Plan Policy **.

3. No development shall commence until details of protective fencing to be erected around the 
[playing field/sports facility], to include location, height, type and materials have been submitted to 
and approved in writing by the Local Planning Authority [after consultation with Sport England]. 
The fencing shall be erected in accordance with the approved details before the relevant part of 
the development is first brought into use and thereafter the fencing shall be maintained in 
accordance with the approved details. 

Reason: To ensure the safe and efficient use of the [development], to ensure the fence does not 
have an unacceptable visual impact and to accord with Development Plan Policy

4. Unless otherwise agreed in advance and in writing by the Local Planning Authority [after 
consultation with Sport England], 3G AGPs and associated sports lighting shall not be used 
outside the hours of: 

(a) 8 a.m. and 10 p.m. Monday to Friday; 
(b) 8 a.m. and 10 p.m. on Saturday; and 
(c) 8 a.m. and 8 p.m. on Sunday and public holidays. 

Reason: To balance illuminating the 3G pitches for maximum use with the interest of amenity and 
sustainability and to accord with Development Plan Policy **

5. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (as amended) (or any order amending, revoking or re-enacting that 
order), the playing field (grass and 3G pitches) shall not be used other than for outdoor sport. 

Reason: To protect the facility from loss and/or damage, and to maintain the quality of and secure 
the safe use of the sport pitches and to accord with Development Plan Policy **.

6. Use of the development shall not commence until a community use agreement prepared in 
consultation with Sport England has been submitted to and approved in writing by the Local 
Planning Authority, and a copy of the completed approved agreement has been provided to the 
Local Planning Authority. The agreement shall apply to the grass and 3G pitches and  changing 
and other ancillary facilities and include details of pricing policy, hours of use, access by non-
members, management responsibilities and a mechanism for review, and anything else which the 
Local Planning Authority in consultation with Sport England considers necessary in order to secure 
the effective community use of the facilities. The development shall not be used at any time other 
than in strict compliance with the approved agreement.

Reason: To secure well managed safe community access to the sports facility/facilities, to ensure 
sufficient benefit to the development of sport and to accord with Development Plan Policy 

Informative: Guidance on preparing Community Use Agreements is available from Sport England 
www.sportengland.org.

7. Before the development is brought into use, a Management and Maintenance Scheme for the 
facility including management responsibilities, a maintenance schedule and a mechanism for 

http://www.sportengland.org/


review and for the AGPs measures to ensure the replacement of the Artificial Grass Pitches within 
a specified period shall be submitted to and approved in writing by the Local Planning Authority 
after consultation with Sport England. The measures set out in the approved scheme shall be 
complied with in full, with effect from commencement of use of the development.

Reason: To ensure that a new facilities are capable of being managed and maintained to deliver 
[a facility/facilities] which is fit for purpose, sustainable and to ensure sufficient benefit of the 
development to sport and to accord with Development Plan Policy **.

If you wish to amend the wording or use another mechanism in lieu of the above condition(s), 
please discuss the details with me. Sport England does not object to amendments to its 
recommended conditions, provided they achieve the same outcome and it is consulted on any 
amendments.

If this application is to be presented to a Planning Committee, Sport England would like to be 
notified in advance of the meeting date and the publication of any committee agendas and 
report(s). Sport England would also like to be notified of the outcome of the application through the 
receipt of a copy of the decision notice. 

Sport England’s response to this application, in the context of the Town and Country Planning Act, 
cannot be taken as formal support or consent from Sport England or any National Governing Body 
of Sport to any related funding application, or as may be required by virtue of any pre-existing 
funding agreement.

Kent County Council Highways and Transportation - Original Comments 11 February 2020 

As the application stands KCC Highways has a holding objection due to a number of concerns:

- The total number of disabled parking bays is incorrect. KCC's parking standards (SPG4) states 
the need for 12 spaces and only 7 have been provided.
- Although there has been the provision of designated cycle parking, no detail has been given as 
to the form and number of the provision. The bin storage needs to be separated from the cycle 
storage either by partition or in a separate designated area.
- There has been no provision for motorcycle parking. KCC's parking standards (SPG4) states the 
need for 1 space + 1 space for every 20 car parking spaces provided. Considering the nature of 
the development, motorcycle provision is considered necessary.
- The TRICS data is 9 years out of data and is therefore not considered relevant. The data only 
reflects 2 days and therefore is not reflective of this developments traffic generation. Surveys need 
to be carried out for a week minimum.
- Swept path drawings have been referred to in the application but have not been submitted and 
there is no drawing or information on the proposed associated lighting.
- The travel plan focuses on the staff who will be working at the development rather than the 
customers who will be using the facilities. Therefore the travel plan needs to be extended to cover 
customers also, ensuring the promotion of sustainable transport is targeted at all use groups.
- The site has an existing access, whereby pedestrian visibility splays should be demonstrated as 
follows: 2 metres x 2 metres behind the footway on both sides of the access with no obstructions 
over 0.6 metres above footway level. Swept path drawings are required at the access to 
demonstrate that larger vehicles such as coaches can manoeuvre without causing a hazard to 
road users or pedestrians. 
- There are no designated mini-bus or coach parking spaces and considering the nature of the site 
this is unacceptable. The proposal states the dual use of 26 parking bays to the front of the 
clubhouse entrance to accommodate these larger vehicles. However there are many associated 



problems with this. Firstly, dual use of parking spaces means that when occupied by larger 
vehicles, cars are displaced and there is insufficient provision of car parking spaces. Dual use of 
the parking spaces to the front of the clubhouse entrance compromises the use of the most 
accessible spaces and also means that large vehicles will be manoeuvring where pedestrian 
movement is most frequent. Lastly, the car park does not appear wide enough to accommodate 
the turning and manoeuvring of larger vehicles? Swept path drawings have not been submitted so 
this cannot be verified.

GBC Highways Development Management Officer - Original Comments 30 January 2020

The applicant’s TA requires some amendments. In paragraph 6.11 it suggests that neither KCC or 
GBC prescribe a requirement for disabled parking, this is incorrect SPG4 clearly details the 
requirements in table associated with paragraph 38.

So 6% of 198 equate to 12 spaces allowing for rounding and not the 7 suggested in paragraph 
6.11 of the TA.

In addition, although it is not normally requested SPG4 suggests the following motorcycle parking 
provision. 

This generates a requirement for 11 motorcycle parking spaces in addition to the proposed 
parking and cycle. As this is a leisure facility the provision of motorcycle parking would seem 
appropriate. It could well reduce the number of single occupancy cars visiting the development 
and reduce pollution.  



The TRIC’s data is not considered appropriate it only covers two sites and two days, (one from 
each site) both Wednesdays one in July 2012 and the other in November 2017. The 2012 data is 
some 9 years old and is not considered to be reliable. Locally there is a Goals site in Dartford 
which could be a potential source of suitable data. But both Powerleague and Goals have various 
sites across the country and if this development reflects those operations would be considered 
comparable if located in similar residential areas. 

Ideally surveys should be for a week at each site and include an analysis of the 
car/cycle/motorcycle parking available and its adequacy to meet demand.

With regards to the Travel Plan, this seems to concentrate solely on the staff, who will represent a 
small percentage of the people visiting the development. It should be extended to 
customers/clients to encourage them to use sustainable means of travel.

With regards to swept paths, I may have missed the drawings, but I cannot locate them within the 
submission.

No details regarding lighting have been submitted although this can be conditioned.

At present I consider the application is immature and would recommend refusal. However 
additional submissions could resolve this.     

GBC - Horticultural Services Manager - Original Comments 11 February 2020

• The site, due to its previous use for football, is predominantly grass with a variety of trees 
around the boundary and a row of conifer trees in a more central area.  The proposals 
indicate that the existing perimeter planting will remain and be enhanced which is 
welcomed.

• The conifer hedge will be removed however the plans indicate that this loss will be 
mitigated by proposed tree planting both on the perimeter and in the new car park area.

• The proposed site plan refers to detailed landscape proposals and an Arboricultural report 
however I cannot locate these in the list of associated documents relating to 20200001 so 
cannot comment further at this stage.

• Similarly, in terms of biodiversity, due to the lack of information regarding the proposed 
planting, I cannot comment on whether there will be a net gain or loss.

• In the southern corner of the site, I am concerned by the proximity of the 11v11 pitch to the 
mature and semi mature trees along this boundary. Currently trees are pollarded limes 
however there isn’t much space – root action on the playing surface and conflicts with 
branches overhanging the touchlines may cause a problem going forward.

• I am pleased to see the addition of a small play site which was something that the site has 
never benefitted from in the past.

GBC - Horticultural Services Manager - revised comments 02 June 2020

I have reviewed the arboricultural report and have the following comments;

 Totally understand the removal of G001 as this group formally bordering the old bowling 
green is clearly misplaced within the formal redevelopment of the site.



 I would also agree that G002 and T001,  T002, T004 and T005 do not merit retention due 
to condition, current locations and species type.

 T006 to T017 are all formally pollarded or coppiced lime trees and I do not fully understand 
the decision to fell them as they should continue to provide amenity value for years to 
come and they provide excellent screening to the Field Court bungalows, (which doesn’t 
appear to be mitigated).  

 The report suggests that ‘previous pollarding has impacted the condition and increased 
chances of early failure reducing the longevity of the sites tree scape’.  In our experience 
pollarding lime trees can invigorate and prolong their life so isn’t necessarily detrimental to 
the long term health of the trees.  As the report suggests, with any pollarding, there is the 
chance of ’potential weak attachments in pollarded re-growth in the future’ however, re-
pollarding works every 5 to 7 years should be part of any pollarded trees future 
maintenance regime helping to negate this risk.

 My issue here is that the report suggests that the trees should be removed on 
‘arboricultural grounds’ as the proposal has no impact on the trees.  The question that 
springs to mind is therefore why are we felling 50 year old native trees that are incredibly 
valuable to wildlife, help with pollution and have the potential to live for a further 50 years, 
(providing regular re-pollarding works take place) if they are not impacting on the scheme? 
Surely it would be better to retain the trees than to try and mitigate their loss.

 That being said, despite the report suggesting, (that these trees do not impact on the 
scheme), I stand by my original view that the proximity of the 11v11 pitch to these trees 
may mean that root action on the playing surface and conflicts with branches overhanging 
the touchlines could cause a problem going forward.  My recommendation would therefore 
be to move this pitch over by 4 or 5 meters if space allows.  This would avoid these 
conflicts and mean that the trees could be retained with the added benefit of the 
continuation of the screening to the Field Court bungalows.

 If these trees are felled as proposed, in mitigation, the proposals suggest replanting 22 
trees to replace the 22 trees that are being felled.  As detailed in the Kent Tree Strategy, 
our recommendation would be for replanting on a 2 for 1 basis.

 The tree protection measures detailed seem adequate to provide the necessary protection 
to the retained trees.


