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Report Number C/15/38
To: Cabinet  
Date: 4th November 2015
Status: Key Decision
Head of service: Andy Jarrett  – Head of Strategic Development Projects 
Cabinet Member: Councillor David Monk – Leader of the Council

SUBJECT: Hythe Swimming Pool and Princes Parade Site

SUMMARY: 

This report responds to two cabinet resolutions, the most recent decision requires 
an assessment of various site options for delivering a new recreation centre in 
Hythe.

The earlier resolution relates to a proposal to develop a new recreation centre, 
primary school and up to 36 town houses at Princes Parade, Hythe.

The assessment of the potential of various options for developing a new 
swimming pool in Hythe, includes consideration of planning matters, legal 
constraints, physical constraints and broad financial assumptions which together 
test viability and deliverability. 

The conclusions are that the best option for a new recreation centre would be to 
develop land at The Green, Hythe. This site is however, potentially constrained by 
a restrictive covenant and is also in the ownership of Hythe Town Council. It is not 
yet known if the Town Council will wish to make the land available for the 
proposed centre. If The Green is not available then Princes Parade is considered 
to be the preferred site option.

The development of a new school is not considered viable based on original 
assumptions and would require Kent County Council to invest a significant capital 
sum in addition to the originally identified land sales if the proposal is to proceed.

The remaining part of the Princes Parade project is considered viable but because 
of the unknown cost of mitigating heritage impacts it is recommended to explore 
the comprehensive redevelopment of the site which could add value and provide 
wider community benefits.    

REASONS FOR RECOMMENDATION:

This Report will be made 
public on 27 October 
2015
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Recent inspection work of Hythe Pool revealed that the pool continues to require 
extensive maintenance and repairs in order to ensure ongoing compliance with 
health and safety standards and to ensure that the pool is able to stay open in the 
short to medium term. In terms of securing the medium term future of the current 
pool it has been estimated that it will be necessary for the Council to invest up to 
£1 million over a 2 to 5 year period. It is accepted that it is no longer efficient to 
maintain the Pool. 

An enhanced recreation centre is considered desirable to improve facilities for 
residents and visitors. The fitness centre will reduce ongoing revenue costs.

The Green, Hythe site option is preferred because it is located centrally within 
Hythe and in close proximity to the existing facility. It is considered acceptable in 
planning terms. Subject to the commitment of Hythe Town Council to make the 
land available the proposal is deliverable in a reasonable timescale.

If the Green option is not acceptable to Hythe Town Council then Princes Parade 
becomes the preferred option. It is, subject to planning, within the control of the 
Council and deliverable within an acceptable timescale. The main matter to 
address, will the impact of any scheme on the Royal Military Canal and its setting 
as raised by Heritage England. 

. 
RECOMMENDATIONS:

1. To receive and note report C/15/38.

2. To invite Hythe Town Council to formally resolve, by the 31st January 
2016, to make land available at the Green, Hythe for the purpose of 
constructing a public Recreation Centre. The land to be made available 
for £1 on a freehold or alternatively, a leasehold basis for a minimum of 
125 years.

3. Subject to Hythe Town Council’s agreement to 2. Above, to prepare a 
planning application for a new recreation centre on Hythe Town 
Council owned land at the Green. Hythe.

1) To invite Kent County Council to formally resolve, by the 31st January 
2016, to construct a new primary school on Shepway District Council 
owned land at Princes Parade, Hythe. Shepway Council to make land 
available at Princes Parade, Hythe on a long lease. All construction and 
land remediation costs of the school site to be met by Kent County 
Council.

2) Taking account of the decisions of Hythe Town Council and Kent 
County Council the District Council to prepare a planning application 
for the comprehensive mixed use redevelopment of land at Princes 
Parade, Hythe. The uses and extent of the uses to be determined at a 
future meeting of Cabinet. 
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1. Background and Context

1.1. At its meeting of 22nd July 2015 the Cabinet asked for a further report to be 
prepared for Autumn to provide a full and up to date assessment of the 
preferred option for delivering the community facilities for the district in 
Hythe. 

1.2. The Report is concerned with the future of two important Council owned 
sites and also in providing a new swimming pool and associated facilities to 
replace the existing pool which is increasingly expensive to repair and 
maintain

1.3. Previously, Cabinet 28th May 2014, agreed the following:

To subject to the capital receipts from a number of linked development sites being 
allocated towards meeting the development costs of the project, the Council 
confirms, in its capacity as landowner, the following:

a) The ARC enhanced model (detailed in the report from Strategic Leisure) is 
adopted as the Council’s preferred model;

b) That a maximum of 36 town homes will be included in the scheme;
c) That the proposed new school and pool sites are adjoined in order to
      minimise infrastructure costs;

2. Assessment of Site Options for  a new Recreation Centre to replace 
Hythe Swimming Pool

2.1. The Council has accepted the need to replace Hythe swimming pool and 
also agreed a specification for the new facility. This is described as an 
“enhanced Affordable Recreation Centre”, which will include:

 25m 6 lane swimming pool
 Teaching water
 Wet change
 Cafe / vending / seating area
 Fitness Suite and changing
 Studio
 4 court sports hall
 Administration

A layout of an “enhanced Affordable Recreation Centre” is included as Appendix 1.

2.2. The assessment of site options include the currently preferred site Princes 
Parade, two sites raised by developers earlier this year, the existing pool site 
and South Road Recreation Ground. In addition the Green, Hythe is 
considered as it was identified as a possibility at a meeting with Hythe Town 
Council and Nickolls Quarry has been revisited for completeness. During the 
course of the assessment two other site options were considered briefly but 
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rejected because of their significant locational, physical and environmental 
constraints. These sites were the Hythe Cricket and Squash Club, The 
Grove, Hythe and land on the Hythe Imperial Hotel Golf Course, Princes 
Parade

2.3. In order to assist with the assessment process Lee Evans Partnership LLP, 
Architects and Town Planners were appointed to prepare masterplans for 
each site and to assess the options from a planning perspective. Their 
appraisal, “Options Appraisal and Site Analysis, for the provision of a Leisure 
Centre for Hythe, October 2015”, informs this report.

2.4. The masterplans provide a good basis for assessing and comparing the 
planning impacts at the respective sites and are included as Appendix 2. 

2.5. The assessment is reached having full regard to the Development Plan in 
conjunction with the NPPF and other material considerations that may apply.  

2.6. The conclusions of the Assessment are set out a using a simple traffic light 
system highlighting the constraints and opportunities of each site.
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Figure 1: Summary of the Site Options Assessment
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2.7. On the basis of the options appraisal it is considered that:

The Nickolls Quarry Site is rejected because it is remote from central Hythe 
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and from the existing pool site, there are timing concerns and timing not 
within Shepway District Council control.

The South Road Recreation Ground Site is a good central location, and has 
no known abnormal costs. However, it is rejected because of the harmful 
impact on the Conservation Area and on the amenity of residents.

The existing Pool Site is too small and not considered viable as the project 
relies on releasing redevelopment value from the site which would not be 
possible. It is therefore rejected.

2.8. Two sites are preferred:

The Green is potentially the most appropriate site for the siting of a new 
leisure facility. The assessment has not involved a new school facility.  There 
are constraints but they could be overcome with careful planning of access 
and by a development which meets the highest quality in terms of its design, 
for, layout and external appearance. Further work is in hand to test utility 
costs but this appears manageable.

 
However, deliverability is a concern.  The site is owned by Hythe Town 
Council and restrictive legal covenants exist which seek to prevent the 
development of any part of The Green. If these matters can be satisfactorily 
addressed then this is considered the preferred option for the Leisure 
Centre. 

The Princes Parade site is also considered a good option. It is close to the 
existing site, within the District Council’s control and offers scope for 
comprehensive redevelopment including remediation of contaminated land 
and re-use of a brownfield site. There is considerable potential for providing 
additional community benefits including provision of high quality public open 
space along the canal side and beachfront.

2.9. The main constraint to development of this site is the impact on the Royal 
Military Canal. Heritage England has raised concerns and these matters are 
being given thorough consideration. 

2.10. In conclusion it recommended that the Green site is considered the preferred 
option provided that by the 31st January 2016, Hythe Town Council resolve 
to make land available at the Green, Hythe for the purpose of constructing a 
public Recreation Centre. The land should be made available for £1 on a 
freehold or alternatively, a leasehold basis for a minimum of 120 years. 
Hythe Town Council would not be expected to contribute towards the wider 
development costs of the project and the District Council would anticipate 
meeting the Town Council’s reasonable conveyance costs. 

2.11. The Green proposal would be funded by Shepway District Council including 
the use of a receipt from the sale of the existing swimming pool site, part of 
the Princes Parade site use of section 106 planning agreement monies 
available from the Nickolls Quarry development.
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2.12. If it is not possible to deliver the Green option then Princes Parade is the 
preferred choice recognizing that much needs to be done to mitigate the 
heritage concerns associated with redevelopment.

3. Princes Parade – Proposal for a linked development including 
recreation centre, primary school and housing. 

3.1. Previously, Cabinet agreed the following:

To subject to the capital receipts from a number of linked development sites being 
allocated towards meeting the development costs of the project, the Council 
confirms, in its capacity as landowner, the following:

a) The ARC enhanced model (detailed in the report from Strategic Leisure) is 
adopted as the Council’s preferred model;

b) That a maximum of 36 town homes will be included in the scheme;
c) That the proposed new school and pool sites are adjoined in order to
 minimise infrastructure costs;

3.2. As the decision implies the potential of this project is constrained by its 
financial viability. Further work has been undertaken, with the collaboration 
of Kent County Council, to assess the costs and potential capital resources 
available to enable the project to proceed. This included a working group of 
officers from both authorities which led to the commissioning of the following 
two reports: 

 Geo-Environmental Assessment, Princes Parade, Hythe, Kent. Idom 
Merebrook, July 2015.

 Land Value Assessments Report on the basis of Planning Consent for 
Redevelopment – “Princes Parade Valuation Work” – Savills. August 
2015. 

3.3. Geo-Environmental Assessment 

The purpose of the Geo-Environmental Assessment is to identify any 
contaminative or geotechnical matters associated with the Princes Parade 
site bearing in mind its previous use as a landfill refuse site.

This was achieved by undertaking a Phase 1 (Non-intrusive Investigation) 
and also a Phase 2a (Preliminary Exploratory Investigation)

The investigations demonstrate that the former uses of the site, particularly 
the landfilling, have resulted in widespread contamination comprising metals, 
Polycyclic Aromatic Hydrocarbons (PAH) and asbestos. These materials are 
considered for their potential to act as sources for a number of pollutant 
linkages

The potential impacts of contamination sources have been considered with 
respect to the following receptors, the general public and present site 
users, residents of future development, groundwater, surface water, 
construction workers, adjacent land, and infrastructure.



10

3.4. A preliminary remediation strategy is proposed. The identified risks at the 
site can be mitigated by removal of either; the source, pathway or receptor. 
A remediation strategy, based on source or pathway removal, has been 
designed. In summary it includes:

 In areas of soft landscaping clean cover of 450mm of clean imported 
soil;

 Introduce ground gas and vapour protection measures;
 Adopt appropriate Health and Safety procedures for construction 

workers;
 Materials, including waste soils which are not to be retained on site, 

should be removed and disposed of in accordance with all relevant 
statues;

3.5. Discussions with the consultants have indicated a likely remediation cost of 
circa. £1.6m to remediate the site. They have also indicated that an order of 
additional costs related to the ground conditions would be £1.06m. 

3.6. These estimates are based on remediation of the whole site to deliver the 
scheme based on the earlier Cabinet resolution, referred to above. The 
general proposition was that Shepway District Council would sell the existing 
swimming pool site and use section 106 planning agreement funds from the 
Nickolls Quarry development to invest in the new Recreation Centre. Kent 
County Council would sell its land holding at Eversley Road and if possible 
use receipts from the existing Seabrook Primary School site and invest these 
receipts to construct an improved and enlarged primary school in Seabrook. 
Shepway District Council would, make available to Kent County Council land at 
Princes Parade to help enable the development of the school. 

3.7. Land Value Assessments 

Officers have worked with officers from Kent County Council to assess the 
scope for constructing a replacement primary school. Savills were 
commissioned to undertake valuations work, with current market conditions and 
development assumptions to be taken into account, as well as meeting the 
requirements of Kent County Council. This was modelled to include a range of 
planning assumptions, including a Development Plan policy compliant scheme, one 
that excludes affordable homes requirement and at Eversley Road a further valuation 
that includes compliance with planning policies LR12 and LR9.

3.8. Kent County Council has provided broad estimates of the cost of building a 
new school. Assuming a 1 x form primary school it estimates the cost of 
between £4m and £6m. The higher figure reflects good quality design 
reflecting the proximity of the scheduled monument and also exposure to the 
sea.
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The appraisal of the school is summarised below:

(£m)

Estimated receipts to 
re-invest

Estimated Costs

Sale of Eversley Road 
Playing Fields
Savills valuation – higher figure 
represents no affordable 
homes contribution

2.4 to 2.9

Sale of Seabrook School
Savills valuation – insufficient 
value to generate 
redevelopment interest. Also 
note that the school is owned 
by a third party and it cannot 
be assumed that any receipt 
can be invested in the project. 

0.15

Total funds available 2.40 to 3.05
Cost to construct school 
Will be higher than standard 
provision in order to meet 
quality demanded by Heritage 
England and taking account of 
exposure due to seaside 
location

4 to 6

Remediation of 
contaminated land and 
related construction 
abnormals (school site only)
SDC estimate based on 20% 
of Merebrooks site estimate  
site

0.54

Total estimated cost of 
school

4.54 to 6.54

Estimated Viability Gap minus 1.49 to minus 4.14
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On a similar basis an appraisal of the viability of developing an enhanced Affordable 
Recreation Centre is summarised:  

(£m)

Estimated receipts to 
re-invest

Estimated Costs

Sale of Pool Site
Savills valuation 

4.5 to 5

Sec 106 3.2
Part sale of Princes Parade
Savills Valuation

High Density
Low density

2 to 3.46
4.47

Total funds available 9.7 to 12.67

Total estimated cost of 
Recreation Centre

8.65

Remediation of 
contaminated land and 
related construction 
abnormals 
SDC estimate based on 80% 
of Merebrooks estimate of site

2.15

Total estimated cost of 
recreation Centre

10.80

Estimated Viability Gap Minus 1.1 to plus 1.87

3.9. The estimates above indicate a funding gap requirement for the construction 
of the school and a negative to positive position for the funding of a 
recreation centre dependent on assumptions made regarding site valuations.

3.10. However, in addition to the estimates above it is important to recognise there 
are likely to be significant costs required to mitigate the impact of the 
proposal on the Royal Military Canal. Further work and a renewed dialogue 
with Heritage England is required to properly evaluate this position. The 
broad estimates suggest that it should be possible to construct a new 
Recreation Centre for Hythe at the Princes Parade Site although the worst 
case scenario is marginal. It is clear however, that the site can 
accommodate more than 36 dwellings and if this was accepted it would this 
provide a significant margin of security for the project.

4. Other Matters relevant to the Princes Parade Site and Hythe Pool Site

4.1. Asset Management planning – maximising value of a public asset

The District Council has commenced a comprehensive review of its Asset 
Management Plan (AMP) in order to ensure that it is delivering effective strategic 
asset management.



13

4.2. It is Government policy that local authorities should dispose of surplus land 
wherever possible. In this context the Council’s strategic asset management activity 
seeks to align its asset base with the organisation’s corporate goals and objectives. It 
ensures that the land and buildings of the organisation is optimally structured in the 
best corporate interest of the organisation. The process will therefore seek to ensure 
that the Council uses its assets in a way that optimises the delivery of the Shepway 
Corporate Plan 2013-18 and achieves best value in terms of the use of those assets.

4.3. The Princes Parade site is potentially the Council’s most significant asset and it will 
therefore be necessary to undertake a comprehensive review of both the current use 
and the potential future uses of that site as part of the process of developing the 
AMP. Similarly the AMP will also need to undertake a similar assessment for the 
existing Hythe Swimming Pool site in South Road, Hythe.

4.4. Local Plan 

The development of the Places and Policies Preferred Options Document, 
the next stage in the development of the plan, provides the Council with an 
opportunity to develop a detailed, site specific policy for the Princes Parade 
site that will help to facilitate the delivery of proposals that meet the identified 
needs of both Hythe and Shepway. The information gathered through the 
series of tasks outlined in this report will be a valuable addition to the 
evidence base used to inform the development of such a policy.

4.5. The Strategic Housing Land Availability Assessment identifies the site as 
being capable of accommodating 150 dwellings. The value associated with 
this level of housing would enable the comprehensive redevelopment of the 
site and provide scope to radically add community benefit to the proposal. 
The impact on the Royal Military Canal is likely to be the main planning issue 
but the value of this scale of project may well enable significant 
enhancements to mitigate any negative impacts. This could include the 
creation of high quality public open spaces and enhancement of the 
environment of the Canal and also the beachfront.

4.6. Next Steps 

If the Green site is the preferred option and it is made available by Hythe 
Town Council then preparation of a planning application for a recreation 
centre could begin early in 2016. Simultaneously a planning application 
would be prepared for redevelopment of the existing swimming pool site to 
assist in its sale. A further planning application would be prepared for the 
redevelopment of part of the Princes Parade site. This planning application 
may or may not include the provision of a primary school dependent on Kent 
County Council’s position. It is anticipated that work on site could begin in 
2017. Cabinet to be kept advised of progress during the design and planning 
process.

Alternatively, if Princes Parade becomes the preferred option for the 
recreation centre then, the preparation of a masterplan would begin 
immediately with a view to agreeing a proposal for the comprehensive 
redevelopment of the site. This may or may not include the provision of a 
primary school dependent on Kent County Council’s position. This 
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masterplan would be considered early in 2016 by Cabinet and if approved, 
provide the basis for a planning application in the early summer that year. 

It is anticipated that work could begin on site in 2017. Cabinet to be kept 
advised of progress during the design and planning process. 

   

5. RISK MANAGEMENT ISSUES

5.1. A summary of the perceived risks is as follows:

Perceived risk Seriousness Likelihood Preventative action
The Green site 
not made 
available by 
Hythe Town 
Council

Low medium Support Hythe Town 
Council by providing 
information as required 
and assist with 
conveyance expenditure.
Ensure alternative site is 
available. 

Cost of Project 
increases

High Low Complete due diligence 
and monitor cost 
changes. 

Land values 
decline

High Low Monitor market changes 
and progress project as 
swiftly as possible

Planning 
permission 
refused.

High Low Need to work closely with 
third parties to mitigate 
risk.

5.2. Legal Officer’s Comments (NE)
There are no legal implications arising directly from this report.  

5.3. Finance Officer’s Comments (MF)
The broad financial implications are outlined in the main body of the report.  
Further work on the financial viability of the projects would need to be 
undertaken, depending on the outcome of decisions.

5.4. Diversities and Equalities Implications (DS)
There are no implications arising from this report.
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6. CONTACT OFFICERS AND BACKGROUND DOCUMENTS

Strategic 
Leisure

New Swimming Pool Feasibility Study Stage 
1 - Strategic Leisure Final Report August 2010

Lee Evans 
LLP Heritage Impact Assessment August 2014

Savills
Land Value Assessments on the basis of 
Planning Consent for Redevelopment August 2015

Lloyd Bore Lloyd Bore Environmental Report 2015 Sept 2015
IDOM 
Merebrooks Geo-Environmental Assessment October 2015
IDOM 
Merebrooks Estimate of remediation costs October 2015

Councilors with any questions arising out of this report should contact the 
following officers prior to the meeting

Andy Jarrett – Head of Strategic Development Projects
Telephone: 07713081278
Email: andy.jarrett@shepway.gov.uk
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APPENDICES 

Appendix 1 Indicative layout of Enhanced Recreation Centre

Ground Floor
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1st Floor
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Appendix 2 – Site Options – Masterplans

Martello Lakes (Nickolls Quarry)
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The Green
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South Road Recreation Ground
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Swimming Pool Site
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Princes Parade – Pool to the West
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Princes Parade Pool to the East


