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Agenda Item:  005 
 
Reference:  EDC/17/0022 
 
Site Address:  Northfleet Embankment East, Crete Hall Road, Northfleet. 

    
Proposal: Outline application with all matters reserved except access for 

development of brownfield land to provide up to 21,500 m2 (231,000 
ft2) of employment floorspace, comprising use classes B1, B2, B8 and 
A3, A4, A5 and associated site vehicular access.   

 
Applicant:  Ebbsfleet Development Corporation 
 
Parish / Ward: Non-Parish Area 
 

 
SUMMARY: 
 
This outline application proposes a significant quantum of new employment floorspace on a 
previously developed industrial site on the south bank of the River Thames, within an area 
known as Northfleet Embankment East. The site is allocated in the Local Plan Core Strategy 
for employment led redevelopment.  This site also comprises part of the Strategic Northfleet 
Riverside Development Area identified in the EDC’s Implementation Framework which seeks 
to develop new employment activities within the identified enterprise zone. 
 
The proposed development, in addition to being acceptable in planning policy terms, accords 
with EDC’s Implementation Framework that seeks to facilitate the establishment and growth 
of new and existing businesses providing a mix of sustainable jobs accessible to local 
people that puts Ebbsfleet on the map as a successful business location.  It would also 
stimulate and act as a catalyst for inward investment to enhance the local economy to take 
advantage of the site’s location within the recently enacted North Kent Enterprise Zone and 
would make efficient use of a vacant previously developed site and help meet the identified 
employment needs of Gravesham. 
 
Having regard to the current allocation and the aims and aspirations of central Government, 
the land owner engaged with the local planning authorities to identify a revised split of the 
site between employment and residential uses, seeking to maximise the potential for 
housing outputs whilst maintaining an employment area capable of being developed at a 
higher jobs density than envisaged in the Core Strategy, to ultimately maintain a similar level 
of job creation on a smaller development footprint. 
 
Following positive engagement between the land owner (Homes and Communities Agency) 
and the local planning authorities the principle of a revised split of the wider Northfleet 
Embankment East site between employment and residential uses was agreed.  A principal 
requirement of this proposal is therefore to demonstrate that the application site is capable of 
delivering a high employment density.  Subject to the final floorspace composition, but based 
on the parameters proposed, it is estimated that the development could provide between 
500 and 700 new jobs on site, compared to the policy expectation for 690 jobs.  This 
indicates that the site could deliver the quantum of jobs expected albeit, if approved, it is 
recommended that additional safeguards be put in place to guide the final mix of uses to 
ensure, for example, that a minimum amount of office floorspace is provided as this is the 
highest employment generator. 
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RECOMMENDATION:  
 
Grant outline planning permission, subject to the following: 
 

(i) Imposition of the planning conditions and informatives as set out in Appendix 1 of 
this report with delegated authority to the Chief Planning Officer to make minor 
changes to the wording; and 
 

(ii) Completion of a deed of planning obligation under s.106 of the Town and Country 
Planning Act 1990 (as amended) within 3 months of the date of the EDC planning 

EDC’s Implementation Framework seeks to ensure that growth is locally led and that 
development should benefit existing residents and communities, which would be supported 
by committing the applicant to a Local Employment and Training Plan. 
 
In terms of design and landscaping, a key principle would be to establish a contextually 
appropriate scheme that reflects the distinctive character of the Ebbsfleet Garden City.  
Despite being in outline form, the application commits to broad land use configurations and 
building heights which would combine to provide a soft transition between the existing 
industrial uses to the west and the proposed residential development to the east.  In wider 
views, such as from the River Thames, the development would be seen as an extension to 
the existing industrial land to the west against the backdrop of the chalk cliff faces. 
 
Development of this site would provide an opportunity to improve accessibility through the 
wider area and connect it to the existing area and proposed residential development to the 
east, which is a key EDC aspiration for Northfleet Riverside.  The application commits to 
delivery of shared pedestrian and cycle ways that would be supplemented by soft 
landscaping to provide a safer, more attractive and welcoming environment that would 
complement EDC ‘green corridors’ project.  This would also provide an opportunity to protect 
and enhance local ecology through appropriate native planting. 
 
The highways works proposed, which include a new pedestrian crossing point on Crete Hall 
Road, would supplement sustainable transport measures to be secured through a Travel 
Plan to seek to influence travel behaviour and reduce single car trips.  In addition to reducing 
vehicle emissions this would also reduce strain on the road system, although the 
combination of commuter journeys and commercial vehicle movements would still impact on 
local road junctions.  Whilst such impacts would not be severe, it would be necessary and 
reasonable to expect the applicant to mitigate their impact.  Subsequently a financial 
contribution has been agreed towards the costs of upgrading a local road junction. 
 
Despite being close to the River Thames the site is protected by a flood wall, so a 
combination of land levels, low vulnerability of the proposed uses and appropriate drainage 
arrangements it is concluded that the development would be safe from flooding.  Also, to 
ensure protection of any discovered industrial heritage assets that may exist, the applicant 
would be required to undertake a limited scope of site investigation prior to commencement. 
 
Through assessment of the application and consultation with statutory and non-statutory 
bodies, including independent review of the Environmental Statement that underpins this 
assessment, it has been demonstrated that subject to mitigation the proposed development 
would not introduce adverse environmental impacts into the area such as through noise, 
emissions or contamination.  It has also demonstrated that, subject to detailed design and 
location of uses, the development would not be sensitive to existing environmental 
constraints, most notably those associated with the adjoining aggregates facility. 
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committee resolution to secure the following financial contributions: 
 

(1) £150,000 to KCC Highways towards cost of upgrading traffic light phasing at 
junction of Thames Way and Vale Road; and 

(2) £4,560 to KCC Highways to cover cost of a Traffic Regulation Order for 
waiting restrictions in the immediate vicinity of the application site. 

 
In the event that the s.106 Agreement is not completed and signed by all parties within the 
identified timeframe then the application shall be reported back to the next available 
committee meeting following expiration of the 3 months, unless an extended period is 
agreed in writing by the Chief Planning Officer. 
 

 
1.0 SITE CONTEXT AND BACKGROUND 
 
1.1. The application site lies within an existing industrial area along the southern bank of 

the River Thames known as Northfleet Embankment East, approximately 1 kilometre 
to the west of Gravesend Town Centre.  The site is within the Borough of 
Gravesham. 
 

1.2. The application site lies within the Northfleet Riverside Strategic Development Area, 
as identified in EDC’s Implementation Framework. 

 
1.3. The application site covers an area of 6.1 hectares, which comprises 5.5 hectares of 

development land and a section of Crete Hall Road that bisects the site.  This 
bisection creates two distinct parcels of land hereinafter referred to as the Northern 
Parcel and the Southern Parcel. 

 
1.4. The Northern Parcel (4.1 hectares) is roughly rectangular in shape and comprises 

part of the former Northfleet Power Station site which has been demolished and was 
last used for timber storage and recycling.  It is enclosed with palisade fencing and is 
currently vacant and naturally vegetated. 

 
1.5. The Southern Parcel (2 hectares), which includes a section of Crete Hall Road, is 

irregular in shape and predominantly comprises hardstanding enclosed by metal 
palisade fencing.  It is currently vacant.  It should be noted that the application 
boundary excludes the existing Red Lion Public House site on the southern side of 
Crete Hall Road. 

 
1.6. The overall site comprises a broadly flat plot of land, with levels reduced by quarrying 

during the 19th century leaving a chalk cliff face demarcating the southern site 
boundary rising up to 20 metres in height.  At the top of the cliffs are local authority 
housing in Fountain Walk and a nursery school.  The south east of the site closest to 
the cliff is elevated up to 2 metres above the rest of the site through a landscaped 
embankment which includes a group of trees. 

 
1.7. The application site is bordered to the north by a working aggregates facility utilising 

the safeguarded Red Lion Wharf on the River Thames that is owned and operated by 
Stema Shipping UK Ltd.  To the west are industrial uses including the Lidl Regional 
Distribution Centre and the Kimberley Clark paper manufacturing complex.  To the 
east of the site is a vacant site formerly comprising the AEI/Henley cable works 
factories, most of which have been demolished over recent years and the site 
subsequently raised to provide a development platform. 
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1.8. To the far east of the Northfleet Embankment area is an established residential area 
centred on Lansdowne Square, Burch Road and Pier Road on a chalk spur which 
has remained un-quarried and extends north to the river.  To the north east of the site 
and located on the river frontage at The Shore is Old Sun Wharf, currently used for 
storage and distribution of aggregates by Fleetmix.  This wharf is safeguarded for 
minerals use.  The Henley office building, an Art deco style building of three storeys, 
is located at the north eastern end of the wider Northfleet Embankment site within the 
Lansdowne Square Conservation Area.  This land to the east is the subject of a 
current live hybrid planning application submitted by Keepmoat Homes Ltd for a 
residential led development comprising over 600 new homes, a primary school and 
local retail units. 

 
1.9. Crete Hall Road forms an east-west vehicular and pedestrian connection across 

Northfleet Embankment East and at its approximate half-way point forms a junction 
with Rosherville Way which links with Thames Way to the south via a short adopted 
tunnel under London Road (A226).  Vehicular access to the Northern Parcel is via a 
bell-mouth junction off Crete Hall Road serving a private road owned by Stema 
Shipping.  Vehicular access to the Southern Parcel is via a bell-mouth junction off 
Rosherville Way. 

 
1.10. A public right of way (NU5) runs adjacent to the eastern boundary of the site 

connecting Crete Hall Road with the river front, currently demarcated on both sides 
by open palisade fencing.  This public footpath falls outside of the application site 
boundary.  To the south west of the site is a stepped pedestrian ramp that provides 
access to and from the shops and bus stops along London Road at the top of the 
cliff. 

 
1.11. The site does not include any designated heritage assets, although there are listed 

buildings and conservations areas in the vicinity, which include the following: 
 

 Grade II Listed Cliff Top Entrance to the former Rosherville Gardens is located 
approximately 120 metres to the east; 

 Grade II Listed Rosherville Gardens Bear Pit is roughly 300 metres east; 

 Grade II Listed Rosherville Quay walls, steps/draw dock and WW II mine 
watching post at The Shore approximately 900 metres to the east; 

 To the west are a number of listed buildings located within The Hill Conservation 
Area, situated beyond the Kimberley-Clark facility some 550m from the western 
edge of the site; 

 Lansdowne Square Conservation Area to the north east of Northfleet 
Embankment East. 

 
1.12. A public surface water sewer runs adjacent to the eastern boundary within the 

application site.  A public foul sewer runs beneath the public footpath and turns along 
the river promenade and connects to an existing underground pumping station at the 
junction of The Shore and Burch Road. 

 
1.13. The site is not covered by any statutory ecological designations. The nearest is the 

Bakers Hole Site of Special Scientific Interest (SSSI), located some 1.75 kilometres 
to the west.  The internationally designated South Thames Estuary and Marshes 
Special Protected Area, Ramsar and SSSI are located approximately 4.7km to the 
east. 

 
1.14. The site lies within the Northfleet Industrial Area Air Quality Management Area. 
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1.15. The site lies within the North Kent Enterprise Zone, which became operational in 
April 2017. 

 
Background to Northfleet Embankment East 

 
1.16. Prior to the early 1800’s the site between the River Thames and the cliffs to the south 

of the site had been chalk quarries which were the source of cement and lime used in 
the construction of London.  Lime kilns were located on the site for processing the 
chalk into lime. 

 
1.17. Between 1837 and 1913 the site to the south of Crete Hall Road was known as 

Rosherville Gardens, a Victorian ornamental and recreational garden.  The area to 
the north of Crete Hall Road became a cable works in the late 1800’s.  After the early 
1900’s there were numerous amendments and developments within the works.  The 
factory buildings later became part of the AEI cable manufacturing facility and TT 
Electronics operations.  The western parcel between Stema and Lidl was occupied 
by part of Northfleet Power Station which opened in 1963, closed in 1991 and was 
demolished by 1994. 

 
1.18. Closure of the Northfleet Power Station released three large parcels of land within 

the area which included the land south of the Rosherville Way tunnel which now 
accommodates the Maritime Gate residential development of over 200 dwellings.  
Use of the land adjacent to the River Thames to the north of the area was 
subsequently changed to full port operational use including the loading and unloading 
of aggregates to take advantage of the deep water Red Lion Wharf that is owned and 
operated by Stema Shipping.  The land parcel between Crete Hall Road and the cliffs 
has been developed to provide Lidl’s Regional Distribution Centre. 

 
1.19. Henley Telegraph and Cable Works were first established at this site in 1906 and 

extended south into the former Rosherville Gardens by the 1920’s.  The site included 
a variety of factories and buildings including offices, cable manufacturing and coating 
treatments, workshops, plastic moulding shops and storage.  The majority were 
demolished to slab level in 2010 with some additional demolition to remove concrete 
slabs and near surface underground structures between January and March 2011. 

 
1.20. The land has since undergone a phased process of demolition, remediation and land 

raising in preparation for future development. 
 

Application Site Land Ownership 
 
1.21. The majority of the application site is presently owned by the Homes and 

Communities Agency (HCA).  Whilst mostly vacant, the south west corner of the 
Northern Parcel is leased to Stema Shipping who are currently using it for the 
storage of aggregates.  Parts of both the Northern Parcel and Southern Parcel are 
currently leased to Kent County Council.  The site also incorporates an electricity 
substation that is owned and maintained by UK Power Networks and electricity 
transmission cables run beneath part of the site. 

 
 
2.0 PROPOSAL 
 
2.1. The application proposes the development of brownfield land to provide up to 21,500 

square metres (231,000 square feet) of employment floorspace, comprising use 
classes B1, B2, B8 and A3, A4, A5 and associated site vehicular access. 
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 Use Class B1(a) - Office 

 Use Class B1(c) - Light Industrial 

 Use Class B2 – General Industrial 

 Use Class B8 - Storage and Distribution 

 Use Class A3 - Food and Drink 

 Use Class A4 - Drinking Establishments 

 Use Class A5 - Hot Food Takeaway 
 
2.2. The application is submitted in outline form with all matters except access reserved.  

The reserved matters comprise appearance, landscaping, layout and scale and 
would be considered in the future should outline consent be granted. 

 
Background 

 
2.3.  Adopted Local Plan Core Strategy Policy CS03 identifies the application site as 

falling within the Northfleet Embankment East Regeneration Area Key Site, which 
forms part of the wider Northfleet Embankment and Swanscombe Peninsula East 
Opportunity Area.  This policy allocates this Key Site for employment led 
development including major industrial and warehousing development with 
multimodal access and around 250 dwellings at the eastern end to reinforce the 
existing adjacent residential areas with an intervening buffer comprising open space, 
landscaping and offices. 

 
2.4.  Having regard to this current policy allocation for the land, and the aims and 

aspirations of EDC, over the past two years the land owner (HCA) engaged with the 
local planning authorities to identify a possible revised split of the Northfleet 
Embankment East site between employment and residential uses.  The intention 
being to seek to maximise the potential for housing outputs whilst also maintaining an 
employment area capable of maintaining a similar level of job creation envisaged 
through adopted local planning policy albeit on a smaller footprint. 

 
2.5. Whilst the provisions in the Development Plan remain the basis for determining 

planning applications, having regard to a conscious decision by EDC, GBC and the 
HCA to support this possibility, this application is predicated on delivering high 
density employment generation.  This would support the potential that the residual 
Northfleet Embankment East land to the east could be accepted for residential led 
redevelopment, subject to it being acceptable in planning terms. 

 
Outline Information 

 
2.6. The application is submitted in outline form to retain flexibility over the precise 

quantum and mix of uses to enable the scheme to respond to market conditions.  
However, to provide certainty over key design features and to enable a satisfactory 
degree of environmental assessment, the application is accompanied by a series of 
parameter plans covering Access and Movement, Land Use and Building Heights.  
These parameter plans are described as follows and are submitted for approval so, if 
approved, would comprise the high level framework for the detailed scheme: 

 

 The Access and Movement Parameter Plan shows that the existing vehicular 
access points to the site from Crete Hall Road and Rosherville Way will be 
retained and commits to the provision of a number of pedestrian routes and a 
cycle path to provide access through the site to link with the adjoining public 
footpath and proposed adjoining development. 
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 The Land Use Parameter Plan sets the spatial disposition and mix of uses 
proposed for individual areas of the site, balancing the need for flexibility with the 
need for certainty and response to context.  The Northern Parcel would allow for 
any employment B-class uses (excluding offices) except along its eastern 
boundary where uses would be limited to light industrial units.  The Southern 
Parcel allows for a mix of office and retail uses on the corner plot and 
surrounding the Red Lion PH, with office and light industrial uses in the middle 
area and solely light industrial uses to the south adjacent to the cliff. 

 

 The Building Heights Parameter Plan sets heights at a maximum of 12 metres for 
the majority of buildings within the application site.  Buildings would step down to 
a maximum height of 7 metres in height along the eastern portion of the Northern 
Parcel adjacent to the public footpath.  The workshop and smaller industrial units 
within the southern portion of the Southern Parcel would also have a maximum 
height of 7 metres.    

 
Indicative Masterplan 
 
2.7. An indicative masterplan has been submitted to show one option for how the 

proposed development could be accommodated and arranged within the site.  The 
indicative masterplan includes the provision of less floorspace than proposed by the 
application to account for a potential 5% uplift in floorspace, which could include 
provision of mezzanine floorspace within the industrial units. 

 
2.8. Key aspects of the indicative masterplan, which includes a total of c.20,500 sqm of 

floorspace and 490no. car parking spaces, are summarised as follows: 
 

Northern Parcel 

 Total of c.15,000sqm of B1(c), B2 and B8 floorspace; 

 Vehicular access from existing junction off Crete Hall Road; 

 Arranged in a grid layout providing access to 36no. industrial units varying in size 
from 266sqm to 1,008sqm; 

 Landscaped entrance adjacent to vehicular junction off Crete Hall Road; 

 Positioning buildings to allow widening of pedestrian/cycle path and soft 
landscaping along the north side of Crete Hall Road; 

 Incorporation of an east-west spine road providing access, landscaping and 
visitor parking bays to accommodate lorries; 

 Provision of forecourt parking and an individual yard for each unit, totalling 
271no. car parking spaces and associated yard and turning area; 

 Incorporation of a landscaped pedestrian pathway along the northern boundary 
with the Stema Shipping site to link to the public footpath; 

 In addition to the vehicular access, introduction of 7no. pedestrian connections 
into the site directly off Crete Hall Road and 2no. pedestrian connections to the 
adjacent public footpath NU5. 

 
Southern Parcel 

 Total of c.5,500 sqm of B1(a) and B1(c) employment floorspace and 500sqm of 
A3, A4 and A5 retail floorspace; 

 Vehicular access from existing junction off Rosherville Way; 

 Erection of a three storey ‘gateway’ building at the corner of Crete Hall Road and 
Rosherville Way providing office and retail floorspace, served by 62no. surface 
car parking spaces to the side and rear and adjacent to the Red Lion PH site, 
and incorporating a secure cycle storage area; 
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 Erection of a three storey office building facing onto Rosherville Way intended as 
a business starter facility with 99no. surface car parking spaces to the rear 
separated from the proposed primary school site by a landscaped boundary; 

 Erection of single storey workshops and a 5no. industrial units varying in size 
from 130sqm to 410sqm with a circulation road and a total of 46no. surface car 
parking spaces; 

 Provision of 12no. visitor parking spaces; 

 Provision of a widened pedestrian and cycle path along the eastern side of 
Rosherville Way and introduction of a soft landscaped verge directly adjacent to 
the road; 

 Incorporation of a physically demarcated 2000mm exclusion zone to foot of cliff 
for safety/maintenance (although the application anticipates that the adjacent 
parking spaces may be utilised to provide additional maintenance clearance 
through prior arrangement or at weekends when parking not in use). 

 
Proposed Fixed Highway Works 

 
2.9. Notwithstanding the above, detailed permission is sought for vehicular access to the 

site.  As described above, vehicular access to each Parcel will utilise the existing bell-
mouth junctions albeit requiring slight widening and kerb realignment to improve 
access and providing informal pedestrian crossing points with dropped kerbs and 
tactile paving. 

 
2.10. Additional highway commitments consist of: 
 

 Provision of a new pedestrian crossing facility on Crete Hall Road east of its 
junction with Rosherville Way, to incorporate a central refuge island, as well as 
widening of the footway to the immediate north of Crete Hall Road to provide a 
3000mm wide shared pedestrian/cycle way.  The updated Access and Movement 
Parameter Plan incorporates a further commitment for a shared pedestrian and 
cycle route on the south side on Crete Hall Road to wrap around onto Rosherville 
Way. 

 Revisions to existing road marking at the Rosherville Way approach lane to Crete 
Hall Road in order to encourage better positioning of HGVs and reduce likelihood 
of over-sailing the eastbound lane of Crete Hall Road upon undertaking a left 
hand turn manoeuvre. 

 Retention/re-provision of pedestrian connection to the existing ramped public 
stairway to London Road. 

 
Additional Scheme Information 

 
2.11. The operational hours are not proposed at this stage, but the applicant has requested 

that flexibility is given so not to prohibit the operational functioning of future users. 
 
2.12. The application is accompanied by an outline drainage strategy.  This proposes that 

surface water will be channelled into 2no. underground attenuation tanks and 
thereafter into existing surface water sewers and that foul sewerage will be disposed 
by connection to the existing mains system. 

 
2.13. The application anticipates that an additional electricity substation will be required to 

serve the development, with a typical footprint of 5000mm by 5500mm. 
 
2.14 Whilst not binding, the application is accompanied by an indicative phasing plan 

which anticipates delivery as follows: 
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 Phase 1 – southern part of the Northern Parcel adjacent to Crete Hall Road; 

 Phase 2 – South Parcel; 

 Phase 3 – northern part of the Northern Parcel adjacent to Stema Shipping. 
 
 

Supporting Plans and Documents 
 
2.15. This application is accompanied by and seeks approval of the following plans: 
 

 Drawing No. A090129-73_100 – Existing Site Plan 

 Drawing No. A090129-73_105 - Site Location Plan 
 

 Drawing No. A090129-73_101 Rev.C - Access and Movement Parameter Plan 

 Drawing No. A090129-73_102 Rev.C - Land Use Parameter Plan 

 Drawing No. A090129-73_103 Rev.A - Building Heights Parameter Plan 
 

 Drawing No. A090129-73 – 001 - Northern Site Access Visibility Splays 

 Drawing No. A090129-73 – 002 - Proposed Northern Site Access Arrangements 

 Drawing No. A090129-73 – 003 - Southern Site Access Visibility Splays 

 Drawing No. A090129-73 – 004 - Proposed Southern Site Access Arrangement 

 Drawing No. A090129-73 – 005 - Proposed Crete Hall Road/Rosherville Way 
Junction Road Marking Arrangement Vehicle Swept Path Analysis 

 Drawing No. A090129-73 – 006 - Crete Hall Road/Rosherville Way Existing and 
Proposed Arrangements 

 
2.16. The application is also accompanied by the following plans, submitted for illustrative 

purposes only: 
 

 Drawing No. A090129-73_110 - Illustrative Masterplan 

 Drawing No. A090129-73_111 Rev.B - Illustrative Cross-Sections 

 Drawing No. A090129-73_112 - Illustrative Visualisations 

 Drawing No. A090129-73_120 Rev.A  - Indicative Car Parking Plan Northern 
Parcel 

 Drawing No. A090129-73_121 - Indicative Car Parking Plan Southern Parcel 

 Drawing No. A090129-73_004 Rev.J - Indicative Site Layout Plan (Northern 
Parcel) 

 Drawing No. A090129-73_005 Rev.H - Indicative Site Layout Plan (Southern 
Parcel) 

 Drawing No. A090129-73_107 - Indicative Phasing Plan 

 Drawing No. A090129-73_108 - Topographical Survey 
 
2.17. The application is also accompanied by the following documentation: 
 

 Planning Statement – February 2017 

 Design and Access Statement – February 2017 

 Built Heritage Statement – February 2017 

 Archaeology Assessment – January 2017 

 Noise Assessment – March 2017 

 Lighting Assessment – February 2017 

 Minerals Infrastructure Assessment – March 2017 

 Preliminary Infrastructure Appraisal – February 2017 
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 Environmental Statement 
- Air Quality 
- Ecology 
- Landscape & Visual Impact Assessment 
- Noise & Vibration 
- Socio-Economics 
- Transport & Access 
- Water Resources & Flood Risk 

 Environmental Statement - Non-Technical Summary 
 

 Transport Assessment – February 2017 

 Framework Workplace Travel Plan – February 2017 

 Air Quality Assessment (Issue 4) - January 2017 

 Flood Risk Assessment – October 2016 

 Extended Phase 1 Habitat Survey – September 2016 

 Reptile Survey Report – November 2016 

 Bat Survey Report – November 2016 

 Assessment of Likely Significant Effects – HRA Screening Assessment - 
February 2017 

 HCA Employment Density Calculations 

 Development Schedule North Site 

 Development Schedule South Site 
 
 
3.0 RELEVANT PLANNING HISTORY 

 
20010279 – Erection of B8 warehouse with 10no. dock level lorry loading bays, 
ancillary offices, laying out of 62no. lorry parking spaces, 120no. car parking spaces, 
vehicular access and cycleway.  Approved 15 March 2002 accompanied by s.106 
Agreement to secure off-site highway contribution. 
 

20020719 - Application for the variation of conditions 10, 14, 15 and 20 attached to 
planning permission reference number GR01/279 (for the erection of a B8 
warehouse), regarding the hours of work of construction site, noise levels, safe 
system of work and the testing of the emergency generator.  Approved on 22 
October 2002. 

 
20100533 - Application for temporary use of land for wood storage and comminution 
for recycling and recovery.  Approved by KCC on 21 July 2010 (temporary 
permission). 

 
20110320 - Engineering operations comprising land raising and the creation of a 
development platform including demolition of 5 additional buildings on a phased 
basis and revised land raising design.  Approved on 11 November 2011. 

 
N.B.  This permission enabled site preparation to create a development platform in 
order to support future development.  The consent covered the application site as 
well as the adjoining land which is subject to proposed residential led development.  
It also provided site-wide flood risk mitigation through land raising to remove risk of 
flooding during the lifetime of any future development.  As part of the works a land 
remediation strategy was implemented to treat the vulnerable groundwater in the site, 
particularly the high concentration of hydrocarbons. This ensured that no potential 
sources of contamination remained on site prior to the land raising exercise. 
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Following this, a landfilling exercise of clean excavated material was completed to 
raise the land to the required levels for flood protection purposes. 

 
20130840 – Application for variation of condition 3 attached to planning permission 
reference number 20110320 for a minor variation in imported materials on the 
Fleetway land parcels and Phase 4 within the boundaries of the previously approved 
land raising operations for the site.  Approved on 17 December 2013. 

 
EDC/16/0090 - Request for a Scoping Opinion under Regulation 13 of the Town and 
Country Planning (Environmental Impact Assessment) Regulations 2011 (as 
amended) in respect of proposed development of brownfield land to provide up to 
240,000 square feet of employment floorspace.  EDC issued Scoping Opinion dated 
04 November 2016. 

 
 
4.0 PUBLICITY 
 
4.1. Neighbour notification letters were sent to over 600 local addresses. 
 
4.2. The proposal was also advertised on site via 12no. notices and publication in a local 

newspaper (Gravesend Reporter) as a: 
 

 Major Development Proposal; 

 Development accompanied by an Environmental Statement; and 

 Development affecting a Public Right of Way. 
 
4.3. Upon initial review of the application it became apparent that the air quality 

assessment and associated Environmental Statement chapter contained a factual 
error in respect of the location of the adjacent Stema Shipping site.  This was 
corrected but due to comprising amended ‘environmental information’ it was 
considered necessary to re-advertise and re-consult on the application.  This 
consisted of displaying an additional 12no. site notices and publishing a further press 
notice. 

 
4.4. The revised expiry date for representations was 23 March 2017. 
 
 
5.0 REPRESENTATIONS 
 
5.1. At the time of publishing this report 3 no. written representations had been 

received to the application, summarised as follows: 
 

(1) Northfleet Resident - My main concern is the road infrastructure Rosherville Way 
is already very busy 24/7 with traffic in and out of the Lidl warehouse and Crete 
Hall Road is too narrow and needs to be straightened.  These problem in my 
opinion need addressing before any planning application be granted.  Also don't 
forget there are many families living in Rosherville Way that cross that already 
busy road to take children to and from school. 
 

(2) Tarmac Trading Ltd (Tarmac) - Tarmac own and operate a Bulk Powders Import 
Terminal at the former Northfleet Works site located 500m to the west of the 
application site and also have planning permission for a Bulk Aggregates Import 
Terminal on the same site.  Tarmac is concerned to ensure that the application 
takes full account of these two terminals in respect of vehicle movements, 
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including the permitted increased throughput at the bulk powders terminal, their 
rights to use Crete Hall Road as a secondary access and the effect of proposed 
development on the route their traffic uses between Thames Way and the A2 
Junction via Ebbsfleet Gateway. 

 
(3) Northfleet Property LLP (NPLLP) – NPLLP own part of the former Northfleet 

Works site and is promoting a Mixed Use Development through planning 
application EDC/16/0004.  NPLLP note that it is unclear from the Transport 
Assessment the extent to which the route between the site and A2 Ebbsfleet 
Junction, which their promoted development would use, would be affected by the 
proposed development and whether committed traffic from Northfleet Works is 
taken account of. 

 
5.2. In considering local representations to the proposal it is relevant to record that the 

applicant undertook a community engagement exercise prior to submission.  This 
public exhibition was held at Gravesham Gateway, Civic Centre, Windmill Street, 
Gravesend between 3:30pm and 7:30pm on 17 January 2017.  It was advertised 
through a leaflet drop and invitations to local businesses and groups.  The reported 
feedback was positive, with a total of 25no. comments in support of the proposal, 
including belief that there is local demand for the size of units proposed, strong 
support for local job creation, welcome additional retail uses and positive 
improvements to pedestrian and cycle linkages through the area. 

 
 
6.0 CONSULTATION RESPONSES 
 
6.1. The following bodies and organisations have been consulted on the application:  
 

 Environment Agency 

 Natural England 

 Kent Wildlife Trust 

 RSPB 

 Port of London Authority 

 Gravesham Borough Council 
o Planning Policy 
o Economic Development 
o Regulatory Services 
o Conservation Architect 
o Operational Services 
o Property Services 

 Kent Police Crime Prevention Design Advisor 

 Southern Water 

 Highways England 

 Kent County Council 
o Highways 
o Public Transport Team 
o Heritage and Conservation 
o Public Rights of Way 
o Ecology 
o Lead Local Flood Authority 
o Minerals Planning Authority 

 Arriva 

 UK Power Networks 

 National Grid 
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 Kent Fire and Rescue Services 

 Dartford and Gravesham Ramblers Association 

 Gravesend Historical Society  

 Thurrock Borough Council 

 Urban Gravesham  

 Thames Gateway Kent Partnership 
 
6.2. In accordance with the EIA Regulations, the Secretary of State (via the National 

Planning Casework Unit) was notified of the application and the amended 
environmental information and confirmed that they had no comment to make. 

 
6.3. The following responses have been received and are summarised as follows:  
 
Environment Agency (EA) – The EA consider that planning permission should only be 
granted if planning conditions are imposed requiring approval of any penetrative foundation 
design and remediation of any unexpected contamination that may be encountered during 
groundworks. 
 
The EA note that the nature of some of the uses proposed may pose risks to controlled 
waters unless operational measures are required by environmental management and 
appropriate pollution prevention and reaction mechanism. The EA advise that such details 
should be indicated in future detailed requirements for operational phases of the built 
development, once the decisions have been made on use types in detail. 
 
The EA state that, as a result of site levels, there is a theoretical risk of tidal inundation on 
part of the site in the event of a failure of tidal flood defences.  However, given the ground 
levels at the site and the low vulnerability of the proposed use to flooding the EA are 
satisfied that this risk can be resolved through the detailed design of the scheme. The 
potential impact of tidal flooding on the site and its occupants should be quantified when 
reserved matters for the design of the buildings are submitted, and mitigation measures 
proposed where appropriate. 

 
EDC Officer Comment:  Recommended planning conditions would ensure protection to 
groundwater and contaminated land assessment for one part of the site not previously 
investigated and remediated, including approval of the method of any required piling.  
Appropriate Reserved Matters submissions would be required to demonstrate measures for 
flood risk mitigation and management. 
 
Natural England - Natural England considers that the proposed development will not have 
significant adverse impacts on designated sites and has no objection.  Natural England 
advises that they have published Standing Advice on protected species, which should be 
applied by the Local Planning Authority as it is a material consideration in determining this 
application. 
 
EDC Officer Comment:  This response assists EDC, as competent authority, undertaking a 
screening assessment under s.61 of the Habitats Regulations – refer to paragraphs 9.6.7 to 
9.6.12.  KCC Ecology have provided EDC with advice regarding impact of the proposed 
development on protected species. 
 
KCC Highways (Initial Response) – In summary KCC did not share the applicant’s 
optimism that the proposals would have a “minimal” impact on the highway network, 
especially when factoring in the impact of other planned developments in the area.  This is 
due to concerns regarding junction assessments, as follows: 
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 Question the assumption that 50% of HGVs will approach and leave the site via 
Gravesend Town Centre; 

 Queue length on Thames Way (east) could increase by 56% by 2024 in the evening 
peak period.  Noting that the evening queue can already extend back to the Dover 
Road bridge (300m), this increase implies that the queue could extend onto the 
Rosherville Way roundabout from time to time; 

 The modelling of the Thames Way / Vale Road junction assumes that signal timings 
can achieve significant efficiencies at the junction, although in practice the analysis of 
this junction needs to take into account that Vale Road does not always operate in 
“free flow” conditions due to the road being narrowed by parked cars; 

 The modelling of the B262 Hall Road / A2 junction (TA page 66) implies that the 
southbound queue length could increase by 58% in the morning peak by 2024, and 
more than double in the evening peak period.  This is of concern as these queues 
already extend onto the “Sainsbury” roundabout and beyond, and we must conclude 
that this is likely to happen more often; and 

 The amount of development traffic shown to be using Springhead Road is 
surprisingly high, as might expect Ebbsfleet Gateway to be used as route to and from 
the A2, subject to congestion. 

 
KCC Highways comment that relocating the existing pedestrian footway away from the 
carriageway on Rosherville Way through a landscaped verge raises the following concerns: 
 

(a) The development should commit to provision of a shared use footway/cycleway on 
the southern side of Crete Hall Road and east side of Rosherville Way which is likely 
to be well used as a walking route to the new primary school to be constructed to the 
east of the Red Lion PH.  The applicant should be requested to provide a shared 
footway/cycleway along their site frontage, from their eastern site boundary on Crete 
Hall Road to the traffic island in Rosherville Way immediately north of the tunnel. 

(b) The provision of the hedge and trees would place the proposed path in shadow after 
dark, and raise personal security issues. They would also raise maintenance 
liabilities, as would the grass verge between the path and the carriageway. 

(c) The submitted drawings do not show the revised footway on the east side of 
Rosherville Way linking to the ramp connection to London Road. This link must be 
retained. 

 
KCC Highways welcome the proposed pedestrian refuge in Crete Hall Road, but are 
concerned that the 3 metre wide lane would be too narrow for a busy bus route also used by 
large lorries and would be likely to lead to the road surface wearing badly. 
 
KCC Highways also recommend that the vehicular accesses to the Northern and Southern 
sites should be provided with a footway so that pedestrians do not feel obliged to walk in the 
carriageway and that the proposed one-way system in the Southern Parcel should be made 
wide enough for at least a 11m long rigid lorry, and preferably a 16.5m lorry if practicable. 
 
KCC Highways Comments (Final Response) – Advise that although there appears to be 
some uncertainty underlying some of the junction assessments, the National Planning Policy 
Framework (NPPF) paragraph 32 states that development should only be prevented or 
refused on transport grounds where the residual cumulative impacts of development are 
severe.  Whilst the submitted Transport Assessment shows that existing traffic delays are 
likely to be worsened, KCC Highways are not able to conclude that the development would 
definitely result in conditions that could be described as a severe impact on congestion or 
safety. 
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However, KCC Highways recommend that, should consent be granted, there should be 
planning conditions requiring submission of: 
 

1. details of a shared-use footway / cycleway on the east side of Rosherville Way and 
south side of Crete Hall Road to link to the primary school; 

2. details of a footway connection on the east side of Rosherville Way to link to London 
Road; 

3. Details of covered Sheffield-type cycle parking for staff and visitors. 
4. Construction Management Plan including commitments that (a) no HGVs will be 

permitted to reverse into or out of the sites unless under the supervision of a 
banksman, (b) all vehicles leaving unsurfaced parts of the sites will have their wheels 
inspected and cleaned free of mud, stones, dust and other detritus so that no 
deposits will be left on the public highway. 

 
Furthermore, in respect of mitigating impacts on the highway network, KCC Highways 
planning obligations comprising the following financial contributions towards local highway 
works: 
 

(a) Contribution of £358,900 for work to support the provision of Fastrack infrastructure, 

including initial studies, design and construction; 

(b) Contribution of £150,000 for upgrade of the traffic signals at Vale Road and A226 

Thames Way, including the provision of MOVA; 

(c) Contribution of £4560 for a Traffic Regulation Order for waiting restrictions. 

 
Finally, with regard to the Travel Plan, KCC advise that the submitted document appears 
unlikely to achieve any really significant modal shift so advise that the developer engages 
with a professional workplace travel plan expert. 
 
EDC Officer Comment:  The draft Heads of Terms secures financial contributions to mitigate 
the impacts of development on the highway network through direct measures such as 
junction efficiency improvements.  The development would improve pedestrian and cycle 
connectivity in and around the site to complement measures to encourage modal shift 
through a commercial Travel Plan.  Revision to Access and Movement Parameter Plan 
responds to KCC Highways comments by committing to delivery of shared pedestrian and 
cycle ways on the north and south sides of Crete Hall Road and retention of pedestrian 
connection to existing staircase to London Road.  The applicant has advised that slight 
localised widening could accommodate 3.25 metres per lane adjacent to the proposed Crete 
Hall Road central refuge, to be picked up at the Reserved Matters detailed design stage. 
 
KCC Minerals and Waste - KCC advise that the proposed outline application has significant 
implications on the adjacent Red Lion Wharf which imports aggregates into Kent.  This wharf 
is safeguarded in accordance with the adopted Kent Minerals and Waste Local Plan 2013-
2030 from any non-minerals development that may unacceptably adversely affect the 
operation of the wharf. 
 
Following receipt of an updated Minerals Infrastructure Assessment, which provides further 
details regarding noise and air quality, KCC are satisfied that the application will be 
compliant with the Kent Minerals and Waste Local Plan as: 
 

 The proposal successfully addresses the need to maintain appropriate access to the 
existing wharf whilst using this as an opportunity for improvement. 

 the proposal would not generate levels of noise that could have an unacceptable, 
adverse impact on the existing operations of the adjacent safeguarded Red Lion 
wharf; 
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 the details in the Noise and Vibration Report and updated Minerals Infrastructure 
Assessment highlight that noise generated from existing Stema operations at Red 
Lion wharf would be compatible with the proposed development; and 

 the combination of existing planning conditions on the Stema operations, the Dust 
Management Plan to reduce dust emissions from the site, the prevailing south 
westerly wind conditions and the indicative site layout of the proposed development 
may well provide adequate mitigation. 

 
However, KCC highlight that the noise and air quality mitigation should be carried forward 
into the detailed site design at Reserved Matters stage should outline consent be granted, 
including to ensure that the proposed less sensitive areas/buildings are located closest to 
the wharf. 
 
EDC Officer Comment:  The land use parameter plan incorporates air quality/noise passive 
mitigation by locating the less sensitive uses (i.e. B2 and B8) adjacent to the Stema site with 
the more sensitive office and retail uses restricted to the Southern parcel. 
 
Port of London Authority (PLA) – The PLA has no in principle objection to the proposed 
development.  However, being directly adjacent to the safeguarded Red Lion Wharf, which is 
owned and operated by Stema Shipping as an aggregate import and export site, the PLA 
advise that it is essential that the proposed development is designed to mitigate any adverse 
impacts that may arise from the operational activity taking place.  This is to ensure the wharf 
may continue to operate as a viable aggregate facility. 
  
Following receipt of an updated Minerals Infrastructure Assessment, the PLA accept that the 
proposed development is compatible with the aggregates facility due to a combination of 
factors comprising existing planning restrictions that are imposed on the Stema operations 
(including dust suppression measures), the direction of prevailing winds and the indicative 
site layout.  However, the PLA highlight that the noise and air quality mitigation should be 
carried forward into the detailed site design at Reserved Matters stage should outline 
consent be granted. 
 
The PLA are pleased to note that the submission recognises the need to maintain 
appropriate access to the existing wharf, and this is shown on the indicative masterplan for 
the site.  However, the PLA request that the applicant also considers how this increase in 
traffic/vehicles associated with the site may affect those vehicles associated with the Wharf 
gaining unrestricted access. 
 
The PLA encourage that consideration is given to use of the River Thames for the 
transportation of construction materials, which would have environmental benefits and 
accord with the aims and objectives set out within the PLA’s Thames Vision. 
 
EDC Officer Comment:  The land use parameter plan incorporates air quality/noise passive 
mitigation by locating the less sensitive uses (i.e. B2 and B8) adjacent to the Stema site with 
the more sensitive office and retail uses restricted to the Southern parcel.  With regards 
transport impacts, the TA concluded that the increase in trip generation onto the surrounding 
network would not be at frequencies that would materially hinder access to the wharf.  Direct 
access to the Stema site would be improved by the development which includes access road 
widening and junction improvement, as well an measures to reduce delays at the junction at 
Crete Hall Road and Rosherville Way.  The CEMP includes a requirement on the applicant 
to consider use of River Thames, where possible and feasible. 
 
KCC Ecology – KCC have reviewed the ecological information and their advice is that 
sufficient information has been provided, which concludes that the site has limited potential 
for protected species as long as precautionary mitigation measures are implemented during 
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construction.  KCC note that the application provides opportunities to incorporate features 
into the design which are beneficial to wildlife, such as native species planting or the 
installation of bat/bird nest boxes.  Therefore, if approved, KCC advise that planning 
conditions should be imposed to secure a biodiversity method statement and an ecological 
design strategy. 
 
In advising EDC on the requirements relating to Habitats Regulations, KCC advise that the 
proposal is unlikely to have a likely significant effect upon the Thames Estuary Marshes 
SPA, and therefore it will not be necessary to undertake an Appropriate Assessment. 
 
EDC Officer Comment:  The CEMP would require incorporation of ecological mitigation 
measures during the construction phase, rather than requiring separate approval of a 
biodiversity method statement.  In addition to enhancing biodiversity through appropriate soft 
landscaping, detailed proposals would require consideration to protected species, such as 
avoiding light spillage onto the cliff faces to protect commuting bats. 
 
KCC Lead Local Flood Authority – KCC note that the proposed drainage strategy for the 
site would restrict post-development run-off rates to a value lower than that from the existing 
site, to be achieved with surface water attenuation and flow control structures.  KCC have no 
objection provided Southern Water are satisfied with the principle of the proposed 
connection to their network at the locations and rates outlined, but request that conditions 
requiring approval of a detailed surface water drainage scheme and future maintenance 
arrangements are imposed should outline consent be granted. 
 
EDC Officer Comment:  See below - Southern Water confirms that their adjacent surface 
water sewers can accommodate discharge from the development. 
 
Southern Water (SW) – Following initial investigations SW advise that: 
 

 They can provide a water supply to the site; 

 They can provide surface water disposal to service the proposed development; 

 They cannot currently provide foul water disposal to service the proposed 
development without providing additional local infrastructure.  

 
At present the proposed development would increase flows into the wastewater sewerage 
system and as a result increase the risk of flooding in and around the existing area.  
Alternatively, the developer could discharge foul flow no greater than existing levels if proven 
to be connected and it is ensured that there is no overall increase in flows into the foul 
system.  SW therefore request that, if the LPA is minded to approve the application, a 
condition should be imposed requiring approval of a foul drainage scheme and 
implementation timetable.   
 
SW state that discharge of surface water to sewers should only occur where infiltration 
and/or discharge to a water course is not practicable and where adequate 
capacity exists in the network.  Connection to a public sewer requires prior approval of 
Southern Water.  SW note that the application details for this development indicate that the 
proposed means of surface water drainage for the site is via a watercourse. 
 
SW requires their infrastructure, including water mains and sewers that exist beneath the 
site, to be protected during the construction and operational phases of the development, 
including any works within the highway/access road.  This includes ensuring adequate 
clearance is provided through the detailed site layout, including location of tree planting.  
They also specifically advise that the impact of any pilling works on public water apparatus 
and sewers needs to be assessed and approved by SW before the works proceed on site. 
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The site lies within a Source Protection Zone around one of SW public water supply sources.  
Southern Water will rely on your consultations with the Environment Agency to ensure the 
protection of the public water supply source but advise that oil trap gullies or petrol/oil 
interceptors should be used for hardstanding where oil spillages are possible and that the 
design of drainage should ensure that no land drainage or ground water is to enter public 
sewers network. 
 
EDC Officer Comment:  Surface water would outfall into existing sewer that discharges 
immediately north of the site into the River Thames.  An informative is recommended to 
advise that developer contacts Southern Water to discuss sewerage infrastructure and 
connection to a water supply to serve the development. 
 
KCC Heritage and Conservation – KCC advise that the site lies within an area which has 
potential for prehistoric and later archaeology, especially post medieval industrial and leisure 
heritage.  Much of this site has been subject to historic quarrying and landfill and this is likely 
to have had an impact on surviving archaeology, however, there are some areas where 
heritage assets could or do survive.   
 
The application site lies in an area of some potential for prehistoric remains related to more 
deeply buried Alluvial deposits.  This is likely to be focused towards any quarry sides and 
towards the current river.  Some level of geo-archaeological assessment is needed to clarify 
the potential for prehistoric remains.  Geo-archaeological assessment of any geotechnical 
work would be useful to inform the need for and extent of mitigation for prehistoric 
archaeology. 
 
The proposed development site also lies within or directly adjacent to the western extent of 
the Rosherville Gardens.  These late post medieval gardens were established within an 
existing quarry and much of the remains were at depth.  There are indications of surface 
level features, such as a lodge just north of the current Red Lion PH and some industrial 
structures in the northern part.  Remains associated with these post medieval industrial and 
leisure features could survive at any level. 
 
OS maps suggest the area of the application site has been more utilised for industrial 
activity.  This later industrial activity would have had an impact on the survival of earlier 
structures but equally this later industrial activity could be of heritage interest.  They included 
remains associated with the Red Lion Cement Works, tunnels, crane sites, tramlines etc.  If 
these survive they would be of local heritage interest and should be fully recorded.  If 
possible, some could be retained and form part of the landscaping design reflecting the 
heritage of the site, particularly for the southern half of the site which has more open spaces 
between smaller buildings. 
 
The Heritage Statement by WYG covers heritage but is very brief and focuses on upstanding 
remains.  It is too dismissive of remains associated with Rosherville Gardens and the later 
industrial remains. It does not take into account the extent of remains located by Oxford 
Archaeology in the adjacent site, which included Banqueting Hall, Bear Pit and Italienette 
Garden.  I note Built Heritage is covered in 7.12 of the Planning Statement and highlights the 
potential impact on the setting of a few heritage assets. 
 
Archaeological mitigation cannot be covered by just a watching brief and a more formal 
programme would be appropriate. 
 
Although it is unlikely that significant heritage assets will be severely affected by this 
scheme, there still needs to be an appropriate programme of archaeological mitigation, 



 

19 
 

especially for post medieval remains.  As such KCC recommend that a condition is placed 
on any forthcoming consent. 
 
EDC Officer Comment:  Further discussion with KCC Heritage has advised that their 
expectation is that archaeological evaluation is limited to target specific areas of interest, 
albeit informed and robust enough to ensure suitable mitigation of any remains is achievable 
within the construction programme.   
 
KCC Public Rights of Way – KCC confirm that Public Footpath NU5 runs alongside the 
eastern boundary of the application site.  KCC comment that the outline scheme 
demonstrates positive connectivity to the public footpath along with the securing of a 
potential east-west link that could facilitate access continuity along a riverside path in the 
future.  Furthermore, KCC comment that the provision of landscaping alongside the footpath 
is welcomed and would far improve the current outlook.  KCC request that measures are 
taken to remove the existing security fence once the development is complete via an 
appropriate condition. 
 
EDC Officer Comment:  Detailed landscaping proposals, to include removal and/or 
replacement of existing boundary fences, would be addressed through future appropriate 
Reserved Matters applications. 
 
Kent Police Crime Prevention Design Advisor (CPDA) - Having reviewed the on line 
plans and documentation, Kent Police’s CPDA has no comments to make regarding the 
location of this outline planning application, but would welcome the opportunity to meet with 
the applicant/agent in order to discuss crime prevention through environmental design for 
the proposed development, along with any BREEAM security requirements and also 
recommend that the Police Crime Prevention Initiative Secured By Design (SBD) 
Commercial initiative be considered by the applicant/agent. 
 
EDC Officer Comment:  As advised in the Design and Access Statement, Secured by 
Design principles should underpin any future detailed design proposals for the development. 
 
UK Power Networks (UKPN) - UKPN advises that their underground and overhead network 
crosses the application site, and that they also have two existing electricity substations within 
the development area. 
 
EDC Officer Comment:  No comment. 
 
National Grid – National Grid note that the proposal is in close proximity to a high voltage 
underground electricity transmission cables and associated equipment but raise no objection 
to the application. 
 
EDC Officer Comment:  It is relevant to note that the application anticipates that 1no. 
additional substation would be required to serve the development, for which it states a 
typical footprint is 5000mm by 5500mm.  This requirement would need to be factored into 
any future detailed design proposals for the development. 
 
6.4. No consultation response has been received from the following: 

 Kent Wildlife Trust 

 RSPB 

 Gravesham Borough Council 
o Planning Policy 
o Economic Development 
o Regulatory Services 
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o Conservation Architect 
o Operational Services 
o Property Services 

 Highways England 

 Kent County Council Public Transport Team 

 Fastrack Manager 

 Arriva 

 Kent Fire and Rescue Services 

 Dartford and Gravesham Ramblers Association 

 Gravesend Historical Society  

 Thurrock Borough Council 

 Urban Gravesham  

 Thames Gateway Kent Partnership 
 
 
7.0 PLANNING POLICY  
 
7.1 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. 

 
7.2 The development plan comprises the adopted Gravesham Local Plan Core Strategy 

September 2014, saved policies from the adopted Gravesham Local Plan First 
Review 1994 and the Kent Minerals and Waste Local Plan 2016. 

 
7.3 Saved policies contained in the Gravesham Local Plan First Review should still be 

accorded significant weight, albeit that the weight accorded should be greater where 
policies are consistent with the National Planning Policy Framework (NPPF, 
paragraph 215). 

 
7.4 The policies relevant to the consideration of this application are set out below. 
 

Gravesham Local Plan Core Strategy - September 2014 

 Policy CS01 – Sustainable Development 

 Policy CS02 – Scale and Distribution of Development 

 Policy CS03 – Northfleet Embankment and Swanscombe Peninsula East 
Opportunity Area 

 Policy CS07 – Economy, Employment and Skills 

 Policy CS08 – Retail, Leisure and the Hierarchy of Centres 

 Policy CS10 – Physical and Social Infrastructure 

 Policy CS11 – Transport 

 Policy CS12 – Green Infrastructure 

 Policy CS18 – Climate Change 

 Policy CS19 – Development and Design Principles 

 Policy CS20 – Heritage and the Historic Environment 
 

Gravesham Local Plan First Review 1994 

 Policy T1 – Impact of Development on the Highway Network 

 Policy T2 – Channelling of Traffic onto Primary and District Distributor Network 

 Policy TC2 – Listed Buildings 

 Policy TC3 – Development affecting Conservation Areas 

 Policy TC7 – Other Archaeological Sites 

 Policy P3 – Vehicle Parking Standards 
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Kent Minerals and Waste Local Plan – July 2016 

 Policy CSM6 – Safeguarded Wharves and Rail Depots 

 Policy DM8 – Safeguarding Minerals Management, Transportation, Production 
and Waste Management Facilities 

 
 
8.0 OTHER RELEVANT GUIDANCE 
 

National Planning Policy Framework and Guidance 
 
8.1 The National Planning Policy Framework (NPPF) is a material consideration in the 

determination of planning applications. The Gravesham Local Plan Core Strategy 
has been found to be sound and consistent with the NPPF. The weight to be given to 
the saved policies in the Gravesham Local Plan First Review and the Kent Minerals 
and Waste Local Plans will depend on their consistency with the NPPF. Planning 
Practice Guidance supports and clarifies areas in the NPPF. 

 
8.2 At the heart of the NPPF is a presumption in favour of sustainable development 

(paragraph 14) which means approving development proposals that accord with the 
development plan and where the development plan is absent, silent or relevant 
policies are out of date planning permission should be granted unless any adverse 
impacts would so significantly and demonstrably outweigh the benefits or specific 
policies in the NPPF indicate development should be restricted. 

 
Supplementary Planning Guidance 

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

 

 SPG 1: Landscape Character (July 2006) 

 SPG 2: Biodiversity Conservation (July 2006) 

 SPG 3: Archaeology in Historic Towns (July 2006) 

 SPG 4: Kent Vehicle Parking Standards (July 2006) 

 The Kent Design Guide 
 

EDC Implementation Framework 
 
8.4 EDC has published its Implementation Framework dated 2017 which sets out the 

area wide spatial framework, vision for Ebbsfleet alongside strategic development 
areas and associated design guidance. 

 
 

9.0 PLANNING APPRAISAL 
 
9.1. Main Issues 
 
9.1.1. The main issues for consideration in the determination of this application are: 
 

 Principle of Development 
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 Economy and Employment 

 Retail Impact 

 Heritage 

 Biodiversity and Ecology 

 Flood Risk and Drainage 

 Design and Landscape 

 Highways and Transport 

 Amenity and Environment 

 Sustainability 

 Planning Obligations 
 
 
9.2. Principle of Development 
 
9.2.1. The NPPF sets out the Government’s commitment to building a strong and 

competitive economy and that significant weight should be placed on the need to 
support economic growth through the planning system. 

 
9.2.2. At the local level, the adopted Gravesham Local Plan Core Strategy (LPCS) 

promotes sustainable development by prioritising the redevelopment of previously 
developed land in the urban area and focussing on former industrial sites within 
identified Opportunity Areas.  The application site lies within the Northfleet 
Embankment and Swanscombe Peninsula East Opportunity Area (LPCS Policy 
CS03) which promotes the site for employment led development of office, industrial 
and warehousing of around 87,550 sqm gross floorspace with a target to provide 
approximately 940 jobs. 

 
9.2.3. In addition, EDC’s Implementation Framework seeks to facilitate the establishment 

and growth of new and existing businesses providing a mix of sustainable jobs 
accessible to local people that puts Ebbsfleet on the map as a successful business 
location. 

 
9.2.4. The principle of the proposed development is therefore acceptable in planning policy 

terms.  It is, though, worth noting that despite containing office floorspace that should 
ordinarily be directed towards an existing town centre, the policy allocation for this 
site includes office use so there is no requirement for the applicant to justify this out 
of centre location through a sequential test.  

 
 
9.3. Economy and Employment 
 
9.3.1. Whilst there has been no new employment space built in Gravesham since 2008, 

there is a long-coveted need to secure office, workshop and industrial space in the 
Borough.  The need to stimulate inward investment to help provide a greater number, 
variety and quality of jobs in the Borough is a priority set out in GBC’s Corporate Plan 
2015-2019.  Furthermore, the need for high quality B1 and B2 uses and the provision 
of good quality managed and serviced office space is also recommended by GBC’s 
Employment Land Assessment. 

 
9.3.2. The submission notes that, whilst there is a strong market for flexible office space in 

North Kent, public sector intervention is often required due to the time required to 
financially break even with such developments.  This proposal is therefore submitted 
by EDC in its role as the delivery vehicle established by central government to 
expedite redevelopment of the area and in line with its “enterprising economy” key 
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delivery theme which includes the expectation to deliver 30,000 jobs within the 
Garden City. 

 
9.3.3. The rationale for this application, the need for which is underpinned by adopted local 

policy but also recent commercial market analysis undertaken on behalf of EDC, is to 
support and enable the development of significant employment floorspace including 
light industrial, warehousing and office uses.  In response to identified market 
demand the proposal would allow for the delivery of business units of differing sizes 
to enable a range of businesses to establish from small starter businesses to larger 
established companies.  Whilst the proposal includes flexibility for provision of some 
retail uses such as a café, public house and/or hot food takeaway, this would be of a 
scale such that they would be ancillary to and support the principal uses being 
proposed. 

 
9.3.4. The proposed development, in addition to being acceptable in planning policy terms, 

is welcomed as it would make efficient use of a vacant previously developed site and 
help meet the identified employment needs of the Borough.  The proposal would also 
stimulate and act as a catalyst for inward investment to enhance the local economy, 
to take advantage of the site’s location within the recently enacted Enterprise Zone 
which will support the relocation and establishment of businesses through discounted 
rates and support services offered through Gravesham Borough Council. 

 
9.3.5. However, it is necessary to have regard to the LPCS policy expectation that 

employment led redevelopment of the Northfleet Embankment East Key Site should 
deliver a total of approximately 940no. new B-class jobs.  Since it is understood that 
250 jobs have been delivered by the Lidl Regional Distribution Centre, the 
expectation is that any development of the remaining undeveloped land delivers 
approximately 690no. new jobs.  Against the backdrop of the proposed revised 
balance between employment and residential land described in paragraphs 2.3 to 
2.5, which would see the overall amount of land allocated in the LPCS for 
employment use reduced to just that comprising the current application site, a core 
objective of this proposal is to demonstrate that the application site is capable of 
delivering the number of new jobs required through adopted planning policy. 

 
9.3.6. Through application of the Homes and Communities Agency’s employment density 

guidance, which is a recognised industry standard, the application demonstrates that 
the proposal is capable of providing between 500 and 700 new jobs on site.  Whilst 
such job density calculations can only be based on estimates, this does indicate that 
the site could deliver the quantum of jobs required. 

 
9.3.7. Furthermore, anecdotally, by reference to other business centre developments, 

including Medway Innovation Centre, ‘actual’ job numbers significantly exceed the 
‘predicted’ job numbers for B1 uses using the HCA formula.  This suggests that the 
proposed office component could deliver more than the calculated 214no. jobs, to 
provide some resilience to the calculation. 

 
9.3.8. The development would also create a number of temporary construction-related jobs.  

In addition the development could be expected to boost local businesses and 
suppliers of construction materials. 

 
9.3.9. Whilst the LPCS refers to B-class uses, it is considered relevant to have regard to 

other jobs that may be created in the area should residential-led redevelopment of 
the adjoining site be approved, including at the proposed primary school and retail 
units. 
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9.3.10. Due to the reliance being placed on the application site to maximise job opportunities 
and facilitate increased housing delivery on the adjoining land whilst according with 
adopted local policy, if approved it would be necessary to build in safeguards to 
reduce the likelihood that final land use configurations would dilute employment 
density.  It is proposed that a planning condition requiring a minimum quantum of 
B1(a) office space and a maximum quantum of B8 storage and distribution space 
would provide a necessary and reasonable safeguard.  Also, being mindful of the 
need to retain flexibility, it is recommended that any variation to the indicative land 
use composition is supported by justification that the site could still achieve the 
employment density that underpins this outline application, which could be secured 
through a separate planning condition.  In combination with the Land Use Parameter 
Plan, it is considered that these requirements would secure appropriate safeguards 
to help maximise employment density through the completed development. 

 
9.3.11. Notwithstanding the quantum of jobs created, EDC’s Implementation Framework 

seeks to ensure that growth is locally led and that development should benefit 
existing residents and communities.  In terms of creating opportunities and jobs for 
local people this is complementary to the local policy requirement (LPCS Policy 
CS07) that major development projects will be expected to contribute towards the 
delivery of skills training, the promotion of apprenticeships and work placements. 

 
9.3.12. Local demand would exist for the jobs created due to a combination of existing 

unemployment levels higher than the regional average and the planned provision of 
many new homes within the local area.  Furthermore, during the public exhibition in 
January a number of local businesses expressed an interest in occupying units 
providing anecdotal evidence of a good level of demand.  Therefore it is expected 
that a high proportion of new jobs could be taken by local people and that this job 
creation could generate economic activity, which would have a positive effect on 
deprivation levels in Gravesham. 

 
9.3.13. It is therefore positive that, in accordance with local planning policy, the application 

commits to the principle of promoting skills training and initiatives to encourage 
recruitment of local people and contractors during both the construction and 
operational phases.  If outline consent is granted, it would therefore be expected that 
a Local Employment and Training Plan be approved through condition prior to the 
commencement of any development, to embed appropriate initiatives to balance the 
requirement for providing local employment opportunities with cost-effective 
construction and occupant flexibility. 

 
 
9.4. Retail Impact 
 
9.4.1. The application includes for the provision of some retail floorspace comprising a mix 

of A3, A4 and A5 uses, which would allow for some café, public house and/or hot 
food takeaway type uses. 

 
9.4.2. The Land Use Parameter Plan would require these uses to be located solely in the 

corner building within the Southern Parcel.  The core location of this building together 
with its mix of uses is intended to create an area of activity that is used for business 
and social purposes, which the applicant considers is a key factor for the successful 
redevelopment of the site.  This is also an element of the scheme that was supported 
through the community engagement event. 

 
9.4.3. Adopted LPCS Policy CS08 offers support to proposals that create local centres to 

meet retail needs generated by development on Key Sites.  The amount of retail 
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floorspace proposed through the illustrative masterplan is approximately 500sqm so 
is of a modest scale, so in policy terms it does not need to be justified through a retail 
impact assessment as it would not compete with the town centre, either in isolation or 
in combination with the modest retail element being promoted through the adjoining 
residential led development proposal. 

 
9.4.4. It would however be necessary to impose a limitation through planning condition to 

restrict a greater quantum of retail floorspace being provided on the site. 
 
9.4.5. Whilst not providing B-class uses, the incorporation of retail space would deliver 

additional job creation, to complement the range of different job opportunities being 
proposed as part of the wider redevelopment of Northfleet Embankment East 
described in paragraph 9.3.9 above. 

 
 
9.5. Heritage 
 
9.5.1. Whilst there are no designated heritage assets within the application site, it remains 

necessary to consider the potential for development to affect nearby heritage assets.  
As listed in paragraph 1.11 these include listed buildings and structures associated 
with the former pleasure gardens to the east, listed buildings within the early 
medieval core of Northfleet at The Hill (including two churches) and the Lansdowne 
Square and The Hill Conservation Areas.  However, due to a combination of factors 
including physical and visual separation, it is concluded that the proposed 
development will not cause harm to the significance or setting of heritage assets. 

 
9.5.2. In terms of buried archaeological remains, due to the site’s historical use for 

quarrying and as a power station it is likely that any unrecorded remains dating prior 
to the 19th century will have been lost and/or destroyed.  However, as advised by 
KCC Heritage, there are some areas where heritage assets could survive and these 
could include remains associated with this later industrial activity which, if 
encountered, should be recorded and potentially incorporated into the landscaping. 

 
9.5.3. The applicant accepts that the potential for unexpected sub-surface features to 

remain cannot be ruled out and advice from KCC heritage is that this should be 
safeguarded through approval of a formal programme of works as opposed to a 
watching brief.  In order to ensure the development protects any unidentified 
archaeology that may be of local heritage interest it is considered necessary to 
impose a condition requiring field evaluation works to be undertaken prior to the 
commencement of development, albeit the scope of works would stand to be agreed. 

 
9.5.4. This would allow recording of sub-surface remains encountered during approved 

earthworks and/or foundation construction and thus ensure that the proposal is in line 
with adopted policy. 

 
 
9.6. Biodiversity and Ecology 
 
9.6.1. The NPPF states that the planning system should contribute to and enhance the 

natural and local environment by recognising the wider benefits of ecosystem 
services, minimising impacts on biodiversity and providing net gains in biodiversity 
where possible, contributing to the Government’s commitment to halt the overall 
decline in biodiversity.  Adopted LPCS Policy CS12 supports proposals that 
conserve, enhance and promote biodiversity to ensure no net loss of biodiversity 
within the Borough. 
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9.6.2. The application is supported by a series of habitat and ecology surveys.  These 

conclude that habitats on site are of limited ecological importance but do have the 
potential to support protected species, albeit they are common and widespread within 
the local landscape.  Protected species recorded as being present on the site 
comprise breeding birds, reptiles (slow worm, grass snake, common lizard), bats and 
invertebrates (stag beetle).  No invasive plant species were found. 

 
9.6.3. KCC Ecology has advised officers that the ecological surveys are thorough and that 

the conclusions are accepted, subject to the implementation of proposed 
precautionary mitigation measures which would be adequate to ensure that there will 
be no detrimental impact to any protected species during the construction phase.  
The proposed measures include pollution prevention, covering trenches during night 
time to avoid wildlife becoming trapped, sensitive temporary lighting and vegetation 
clearance outside bird breeding season.  If approved, it would be necessary for such 
ecological measures to be incorporated into a Construction Environmental 
Management Plan. 

 
9.6.4. Whilst no bat roosts were recorded on the site, bats have been recorded on the site 

so it would be necessary to incorporate measures to minimise disturbance to 
commuting bats such as installing sensitive lighting that avoids inappropriate 
illumination of the cliff faces.  Similarly, lighting should be sensitive to the River and 
associated shoreline habitat. 

 
9.6.5. In addition to mitigating the impact of development, the application provides 

opportunities to incorporate features into the design, as encouraged by national and 
local planning policy. 

 
9.6.6. The outline nature of the application is such that landscaping proposals are not 

detailed, but it does state that biodiversity would be supported through the delivery of 
built development with soft landscaping to include native planting to provide a food 
source and refuge for wildlife as well as associated amenity and health benefits.  The 
application also commits to the incorporation of bat and bird nesting boxes into the 
development.  As advised by KCC Ecology, if approved, it would be necessary to 
require approval of an Ecological Design Strategy to inform appropriate Reserved 
Matters submissions. 

 
HRA Screening 

 
9.6.7. S.61(1) of the Habitat Regulations require the competent authority to assess the 

implications of any proposed plan or project that is not directly connected with or 
necessary to the management of that site on the conservation objectives of a 
European site before deciding to grant permission.  In this case the Ebbsfleet 
Development Corporation, in its role as Local Planning Authority, is the competent 
authority. 

 
9.6.8. The proposed development is located approximately 4.7km from the South Thames 

Estuary and Marshes Special Protection Area (SPA) and Ramsar Site, both 
European Sites designated due to important assemblages of wintering water birds. 

 
9.6.9. The proposed development is not connected with and not necessary for the 

management of the European sites.  It is therefore necessary to assess the 
implications of the proposed development, including cumulative effects of other 
committed developments, on the European sites. 
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9.6.10. Following consultation with Natural England and KCC Ecology the Local Planning 
Authority, in its role as competent authority, conclude that likely significant effects of 
the proposed development on the European Sites can be screened out and it is not 
therefore necessary to undertake a formal Appropriate Assessment. 

 
9.6.11. This is a result of the separation distance between the proposed development and 

the SPA/Ramsar sites and sufficient evidence from the applicant to demonstrate that 
the inter-tidal mudflats close to the development, which could have indirect effects on 
wetland birds that use the designated sites, will not be adversely affected by noise or 
lighting during either the construction or operational phases of the development. 

 
9.6.12. Therefore, the requirements of Section 61 and 62 of the Conservation of Habitats 

and Species Regulations have been adhered to. 
 
 
9.7. Flood Risk and Drainage 
 
9.7.1. The NPPF (paragraph 103) indicates that local planning authorities, when 

determining planning applications, should ensure flood risk is not increased 
elsewhere and only consider development appropriate in areas at risk of flooding 
where it can be demonstrated that the most vulnerable development is located in 
areas of lowest flood risk, and where development is appropriately flood resilient and 
resistant. 

 
9.7.2. Adopted LPCS Policy CS18 expects development proposals to reduce the overall 

and local risk of flooding, and demonstrate that they are adequately defended and 
safe over their lifetime. In regards to drainage, as a minimum, surface water run-off 
must have no greater adverse impact than the existing use.  Adopted LPCS Policy 
CS19 seeks proposals to build in resilience to the effects of climate change, including 
flood risk. 

 
9.7.3. The majority of the site lies within Flood Zone 1 which means it has a low risk of river 

flooding.  Furthermore, the site is landward of an existing river wall which affords it 
further protection against potential flooding.  However, parts of the Northern Parcel 
are at a lower level so there remains a theoretical risk of tidal inundation on part of 
the site should the flood defences fail.  Notwithstanding this, due the main ground 
levels and low vulnerability of the proposed use to flooding, the Environment Agency 
is satisfied that this risk can be resolved through the detailed design of the scheme at 
Reserved Matters stage. 

 
9.7.4. In planning policy terms the site is allocated for commercial development in the 

adopted Local Plan Core Strategy so there is no requirement to undertake a 
sequential assessment to identify if any alternative sites at lower risk of flooding are 
suitable.  However, it remains necessary to ensure that the development is safe from 
flooding, which should include that appropriate evacuation plans are put in place prior 
to first operation. 

 
9.7.5. In order to inform the necessary mitigation measures, the Environment Agency 

advise that the potential impact of tidal flooding on the site and its occupants should 
be quantified when reserved matters for the design of the buildings are submitted.  It 
is recommended that this be addressed by requiring each Reserved Matters 
application to include details of flood risk mitigation and management. 

 
Surface Water Drainage 
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9.7.6. The proposed surface water drainage strategy for the site would consist of gullies 
and underground attenuation tanks to convey and store rainfall prior to allowing 
controlled flows into the existing surface water sewer system which would ultimately 
outfall into the River Thames.   The application states that rainwater run-off post-
development would be lower than existing rates. 

 
9.7.7. The application is accompanied by an illustrative drainage strategy.  On site gulleys 

would channel rainfall into underground pipes leading to underground attenuation 
tanks.  The capacity of these tanks (4,440 cubic metres) is calculated based on 
existing rainfall levels with an accepted 30% allowance for climate change.  The 
Northern Parcel would drain into the surface water sewer running adjacent to public 
footpath (NU5) along eastern boundary of the site whilst the Southern Parcel would 
drain into the existing surface water sewer running beneath Crete Hall Road.  These 
sewers combine to outfall into the River Thames to the immediate north of the site. 

 
9.7.8. The principle of this strategy has been accepted by the Lead Local Flood Authority 

and Southern Water, the latter confirming adequate capacity in their network to 
accommodate the restricted flow rates proposed. 

 
9.7.9. A detailed scheme would require approval prior to the commencement of 

development as part of the detailed design and layout of the development.  However, 
due to the independent nature of the drainage scheme it would be acceptable to 
allow separate approval for each Parcel.  In addition to details of the scheme, in 
order to ensure on-going efficiency and performance of the system, it would be 
necessary to approve details of implementation, maintenance and management, 
which would require approval prior to first occupation. 

 
Foul Water Drainage 

 
9.7.10. The application proposes that foul drainage would connect to the existing Southern 

Water foul sewer that runs beneath the adjacent public footpath (NU5).  This sewer 
then runs adjacent to the river front and into a pumping station beneath Lansdowne 
Square to the far east of the wider Northfleet Embankment East site where foul water 
is pumped underground to the Northfleet Wastewater Treatment Works. 

 
9.7.11. Southern Water advise that the capacity of existing infrastructure may need to be 

enhanced in order to serve the development and avoid risk of flooding in the area 
due to inundation of the system.  Subsequently, Southern Water request that a 
condition should be imposed requiring approval of a foul drainage scheme and 
implementation timetable.   

 
 
9.8. Design and Landscaping 
 
9.8.1. National planning guidance states that it is important to plan positively for the 

achievement of high quality and inclusive design for all development, including 
individual buildings, public and private spaces and wider area development schemes.  
Adopted LPCS Policy CS19 requires proposals to be visually attractive, fit for 
purpose and locally distinctive. 

 
9.8.2. The application seeks approval for the principle of the development only with all other 

matters (except access) reserved for later approval.  Therefore the layout, scale, 
appearance and landscaping would be determined at any future Reserved Matters 
stage.  However, the application is accompanied by parameter plans fixing the broad 
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land use composition, the access and movement strategy and maximum building 
heights. 

 
9.8.3. An indicative masterplan has been submitted to show one option for how the 

approximate quantum of development applied for could be configured on the site in a 
manner to adhere to the parameter plans as well as the key design objectives 
explained in the accompanying Design and Access Statement and Illustrative 
Landscape Strategy.  Visualisations of the proposed development have been 
provided to give an indication of the potential design and architectural approach to 
the buildings and landscaping. 

 
9.8.4. The following provides a summary of the proposed design strategy: 
 

 Establish a contextually appropriate scheme that reflects the distinctive character 
of the Ebbsfleet Garden City; 

 Enhance pedestrian and cycle connectivity to and through the site, including 
connections onto the adjacent public footpath and integration with proposed 
adjoining residential development and riverside walk; 

 Softer transition between existing industrial uses to the west and the proposed 
residential development to the east; 

 Provision of active, enclosed and landscaped frontages to Crete Hall Road and 
Rosherville Way to activate the area and introduce natural surveillance of public 
areas; 

 Visual connection to the River Thames through north-south alignment of built 
form and future proof connections to the River Thames should the aggregates 
sites be redeveloped; 

 Back onto the public footpath NU5 to minimise noise spillage and contain the 
proposed industrial activities; and 

 Respectfully referencing the (off-site) art deco Henley Building through design 
and architectural detailing to create a distinct character and visual cohesion. 

 
 

Design and Layout 
 
9.8.5. The proposed development takes on a different approach to job creation than that 

laid out in adopted policy, as explained in paragraphs 2.3 to 2.5 and 9.3.5.  It 
envisages a greater density of development on-site based on a concentration of B1 
and B2 uses, to promote a greater employment density.  Therefore, a higher level of 
activity would be generated than might have been across a lower density scheme. 

 
9.8.6. To anchor this development and deliver a landmark ‘hub’ building the application 

proposes a two storey mixed use retail and office building on the prominent junction 
of Crete Hall Road and Rosherville Way.  In addition to providing for the day to day 
needs of the occupants through provision of food and drink uses, this is welcomed in 
principle as it would provide a sense of street activity and interest to be achieved 
through a combination of the building design and layout, likely to include spill out café 
space. 

 
9.8.7. A further principal design feature is providing a sense of closure and frontage onto 

Rosherville Way through the orientation and layout of the proposed two storey office 
building, as shown on the Indicative Site Playout Plan.  It would be appropriate for 
this to complement the design and appearance of the ‘hub’ building to provide a 
sense of continuity within the Southern Parcel which would frame a main entrance 
route into Northfleet Embankment East.  This would also allow for car parking and 
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servicing to be located to the rear of the building where it would be less visible but 
still benefit from natural surveillance provided by the new uses.  It would though 
remain necessary to appropriately landscape the areas of hardstanding. 

 
9.8.8. Similarly, marking the entrance to the area, it would be important for the buildings 

and landscaping on the Northern Parcel to respond to its setting and ensure an 
attractive and welcoming development.  This area would also serve as a principal 
entrance into the proposed residential led redevelopment on the vacant eastern site, 
so it should take advantage of the opportunity to provide a transition between the 
existing industrial uses and the proposed residential community. 

 
9.8.9. Through pre-application discussions the indicative layout of the Northern Parcel was 

refined to show buildings with better address to the street scene along Crete Hall 
Road.  As suggested, the layout and orientation of the business units provide a 
degree of enclosure to Crete Hall Road as well as an acceptable amount of soft 
landscaping and visual activity. 

 
9.8.10. The application states that activity and interest along Crete Hall Road would 

comprise a key design driver at the detailed stage that would be expected to provide 
direct access from the road where feasible and that elevations would be designed 
using generously sized doors and windows to provide activity along their full street 
edge.  The illustrative landscape strategy proposes that a large area of soft 
landscaping is provided around the vehicular access to the Northern Parcel to 
provide an attractive setting to the site entrance to further support the aspiration to 
provide street interest complementary to Garden City principles. 

 
9.8.11. The indicative layout for the Northern Parcel is predicated on a north-south alignment 

to break up the massing of the buildings and to provide views through the site to a 
proposed pedestrian connection running adjacent to the northern boundary, although 
views across the hardstandings and service yards would be softened by 
incorporation of soft planting.  Due to the neighbouring aggregates use, 
notwithstanding direct environmental effects, it is considered necessary that a solid 
boundary enclosure should be provided along the northern boundary of the site to 
offer physical and visual protection over and above the existing open palisade fence, 
and this should be incorporated into future detailed landscaping proposals for the 
site. 

 
9.8.12. Relevant to the detailed design and layout of the scheme, Southern Water advise 

that existing sewers and water mains beneath the site should be protected during the 
construction and operational phases of the development, which should be 
safeguarded through planning condition.  It is also relevant to note the existence of a 
safeguarding easement either side of the foul sewer running beneath the public 
footpath, which has been factored into the indicative masterplan layout. 

 
9.8.13. The relatively fine grained indicative layout for the Northern Parcel in particular is a 

component of achieving the proposed pedestrian permeability through the site, which 
would be expected to provide connection points to the adjoining public footpath as 
well as direct entrances off Crete Hall Road.  This permeability, in combination with 
the soft landscaping, is considered an important element in delivering a development 
with good street activity along a key connection to and through Northfleet 
Embankment.  At detailed design stage it would be necessary to consider Secured 
by Design principles to design out opportunities for crime, although it is relevant to 
note no in principle concerns have been raised by Kent Police’s Crime Prevention 
Design Advisor at this stage.  
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9.8.14. It is also considered that development in the form and scale proposed by the 
indicative Masterplan would complement the residential scheme proposed on the 
adjoining site to the east.  The site would comprise an important transition between 
the proposed residential character of the land to the east and the existing industrial 
character of the land to the west, as well as by picking up architectural references 
and elements. 

 
Landscape Impact 

 
9.8.15. In terms of impacts on the landscape, the application is accompanied by a 

Landscape Visual Impact Assessment (LVIA). 
 
9.8.16. The LVIA generally recognises that the proposed development would be visually 

prominent in local views such as from Crete Hall Road, Rosherville Way and the 
public footpath, with noticeable changes being the presence of new buildings and 
landscaping, including removal of the existing boundary palisade fencing.  It 
assesses further that the development would be visible from some medium distance 
views such as the elevated London Road and longer distance views such as Tilbury 
Fort and users of the Gravesend to Tilbury ferry crossing.  The development would 
also be visible in oblique views from passing boats on the River Thames, although 
the stockpiles associated with the adjoining aggregates facility would obscure views. 

 
9.8.17. Visually the development would be seen as an extension to the existing industrial 

land to the west.  When considering the detailed design of the scheme, the 
application recognises the need to ensure that the scale, massing, roofline, 
architectural façade detailing and material specification should respond to the 
industrial built heritage within Northfleet.  The proposed Building Heights Parameter 
Plan commits to a scaling down in height of buildings to the eastern boundary of the 
site adjacent to the public footpath and separately proposed primary school site, 
which is considered appropriate in providing a transition and avoiding the new built 
form dominating the adjoining areas. 

 
9.8.18. To ensure appropriate integration the application proposes that the landscaping 

strategy would be key to connect the built elements and reinforce the boundaries by 
forming a series of linear connections comprising tree and hedge planting and 
pathways.  As discussed in paragraph 9.6.6 above, these would also be designed to 
provide wildlife corridors for localised biodiversity enhancement. 

 
9.8.19. The Illustrative Landscape Strategy proposes landscaped roadside edges along 

Crete Hall Road and Rosherville Way to provide a degree of visual and physical 
separation between the pedestrian footway/cycleway and the carriageway which 
would contribute to an attractive and safe pedestrian environment.  This is welcomed 
and should be regarded as an integral component of the redevelopment and it 
complements the EDC’s strategic ‘green corridors’ project.  However, in accordance 
with Secured by Design principles and as noted by KCC Highways, it would be 
important to ensure the soft landscaping does not create blind spots that could 
introduce opportunities for crime. 

 
9.8.20. This green structure is proposed to be embedded into the development through 

regular tree planting to enhance the local environment and break up hard landscaped 
areas such as car parking, which will be important to ensure an attractive and 
welcoming development to complement the wider regeneration of Northfleet 
Embankment East. 
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9.8.21. The Illustrative Landscape Strategy notes that the vegetated cliff edges contribute to 
the creation of an interesting backdrop to the south.  The indicative layout 
demonstrates that adequate access for cliff maintenance is achievable, which would 
comprise a fenced strip at the foot with a set-back provided by a row of surface 
parking spaces.  The cliffs are within the ownership of the applicant and it would 
therefore be necessary to approve details of the management and maintenance for 
the cliff faces for amenity and biodiversity as well as safety reasons. 

 
9.8.22. The LVIA specifically recommends retention of the vegetation located on the 

embankment with London Road to the south of the site, which should form part of the 
ecological enhancement strategy for the site. 

 
9.8.23. The development is of a scale such that it would have a negligible effect on 

landscape character and views from the opposite side of the River Thames in Essex.  
In this regard no response has been provided from Thurrock Council. 

 
9.8.24. The LVIA also notes that residential-led development of the land to the east would 

bring some benefits in visual terms most notably through improvement of the existing 
public footpath adjoining the application site, with hard and soft landscaping to 
complement that proposed as part of this application. 

 
 
9.9. Amenity and Environment 
 
9.9.1. The NPPF (paragraph 123) states that Local Planning Authorities should avoid 

granting consent for development which would give rise to significant adverse 
impacts on health and quality of life and should mitigate and reduce to a minimum 
other adverse impacts on health and quality of life arising from noise from new 
development.  This is interpreted locally through LPCS Policy CS19 which states that 
new development will be located, designed and constructed to safeguard the amenity 
of neighbouring properties and avoid adverse environmental impacts from noise, air, 
odour and light pollution.  It is also necessary to consider the appropriateness of the 
existing environment for the proposed development. 

 
Noise Pollution 

 
9.9.2. The application site lies in an industrial setting with nearest existing residential 

properties located at the top of the cliff to the south east. 
 
9.9.3. A noise survey undertaken in October 2016 found that the noise environment around 

the site is characterised by road traffic on Crete Hall Road and Rosherville Way, as 
well as other sources include operations at Tilbury Port, music breakout from Red 
Lion Public House, cargo ships passing along the River Thames, aggregates 
operations from the Stema site, cement wagons being filled at Fleetmix site and plant 
noise from Kimberley Clark. 

 
9.9.4. The most significant identified noise impact would be noise during the construction 

phase, but it is accepted that adherence to a detailed Construction Environmental 
Management Plan (CEMP) to be approved prior to any works commencing would be 
sufficient to minimise any temporary disturbance.  This would include construction 
working hours, plant location, noise monitoring, dust management, contractor 
parking, delivery times and liaison with local residents and businesses.  The need for 
a satisfactory CEMP is reinforced by the possible cumulative effect of other 
development at Northfleet Embankment East taking place at the same time. 
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9.9.5. As the construction would require piled foundations, it is recommended and accepted 
by the applicant that a programme of vibration monitoring should take place to inform 
if actual impacts demand that alternative methods need to be employed.  This should 
be embedded in the required CEMP.  Related to this, as advised by the Environment 
Agency, piling introduces risks to groundwater by opening up pathways for 
contamination so it would be necessary for details of the piling methods to be 
approved prior to being used on site. 

 
9.9.6. Once operational, noise levels are predicted to have a low impact on nearest 

dwellings during day time and night time periods, even with windows open.  
Assessed operational noise includes plant noise, such as industrial machinery, and 
breakout from the industrial units.  However, due to the increased traffic generation 
and associated noise, it would be necessary to incorporate some mitigation to protect 
existing dwellings.  Subsequently it is considered necessary to require further 
consideration of the noise environment at the detailed design stage when firmer 
details are known regarding the precise mix and composition of uses. 

 
9.9.7. The application identifies that the orientation of some of the units and their 

associated service yards will be beneficial in terms of screening operational noise 
sources.  This is mitigation embedded in the Environmental Statement and so it 
would be necessary for detailed Reserved Matters applications to incorporate this 
design measure, as shown on the Indicative Site Layout Plans.  Protection of amenity 
is also embedded in the Land Use Parameter Plan which would fix light industrial 
uses along the eastern edge of the Northern Parcel to prevent more industrial uses 
on this boundary adjacent to proposed residential development to protect living 
conditions. 

 
9.9.8. Furthermore, to avoid potential disturbance from deliveries and general associated 

activities, it would be necessary to require approval of Service Yard Management 
Plans prior to particular uses first becoming operational.  Measures to be 
incorporated into such Plans may require self-closing doors, radios/roof mounted 
chiller units turned off before entering site, no idling vehicles during unloading and 
considerate driving practices.  Also relevant to minimising disturbance would be the 
requirement for managing commercial traffic routes to direct towards the strategic 
road network as much as possible, through a Travel Plan. 

 
Air Quality 

 
9.9.9. The NPPF (paragraph 120) states that to prevent unacceptable risks from pollution, 

planning decisions should ensure that new development is appropriate for its location 
and that the effects of pollution on health, the natural environment or general 
amenity, should be taken into account. 

 
9.9.10. The application concludes that once operational the development would not generate 

harmful nitrogen dioxide emissions or give rise to increased particulate matter to a 
level that would cause harm to air quality within the Air Quality Management Area. 

 
9.9.11. Notwithstanding this, since the main potential air quality impacts would be vehicle 

emissions associated with the proposed development, it is relevant to note the 
anticipated benefits of a Travel Plan that would seek to reduce workers commuting to 
the site by private car.  This is explored further in paragraph 9.10.10 but a particular 
opportunity for modal shift associated with this site is the planned delivery of a new 
riverside Fastrack bus route that would run along Crete Hall Road and therefore 
directly and commodiously serve the commercial development.  It is also expected 
that the development would provide some electric vehicle charging points to 
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encourage use of electric vehicles and thus further reduce vehicle emissions 
associated with the development. 

 
9.9.12. However, it would be necessary to minimise adverse effects during the construction 

phase to protect nearby receptors from any associated nuisance that may be caused.  
In particular the Air Quality Assessment recommends approval of a Dust 
Management Plan to include measures such as requiring wheel-wash facilities, 
erection of solid screens around dusty activities and keeping construction roads 
damp.  It is recommended that this requirement forms part of the CEMP described in 
paragraph 9.9.4. 

 
Land contamination and land stability 

 
9.9.13. The NPPF (paragraph 121) states that planning decisions should ensure that the 

proposed site is suitable for its new use taking account of ground conditions, 
including pollution arising from previous uses and any proposals for mitigation 
including land remediation or impacts on the natural environment arising from that 
remediation. 

 
9.9.14. The site lies within a Source Protection Zone around one of Southern Water’s public 

water supply sources.  In order to prevent both new and existing development from 
contributing to or being put at unacceptable risk, the Environment Agency advise that 
piling or any other foundation designs using penetrative methods should not be 
permitted other than with the express written consent of the Local Planning Authority, 
which may be given for those parts of the site where it has been demonstrated that 
there is no resultant unacceptable risk to groundwater. 

 
9.9.15. Whilst previous investigations and remediation is sufficient to conclude that the site 

contains no known contaminants, the Environment Agency recommend imposition of 
a planning condition that would require works to stop if any unexpected 
contamination is encountered during construction until it is adequately remediated. 

 
9.9.16. However, whilst the majority of the site has previously been subject to investigation 

and remediation where required, a small part has not been tested due to the 
presence of an operational weigh bridge.  The application therefore identifies that this 
area of land would require investigation to support any Reserved Matters submission 
for development on that part of the site.  For the avoidance of doubt this is the south-
west corner of the Northern Parcel bound by Crete Hall Road, the existing Stema 
access road and the Kimberley Clark site, and this requirement should be 
safeguarded through planning condition. 

 
9.9.17. To protect existing water bodies such as groundwater and the River Thames from 

pollution during the construction phase, the application commits to implementation of 
a Construction Drainage Design Plan intended to provide clarification on the required 
devices to prevent construction run off from flowing into the already constructed 
drainage.  The applicant advises that groundwater in the area is at least three metres 
below the existing ground level and that there are no proposed drainage features that 
would be approaching this depth.  It is considered that this, combined with suitable 
construction techniques, would provide a negligible effect on groundwater. 

 
9.9.18. Turning to operational impacts, due to some of the industrial uses proposed having 

potential to pose risks to groundwater, the Environment Agency has recommended 
that details of an Environmental Management Scheme, including measures for 
pollution prevention, is included as part of any future Reserved Matters applications.  
Related to this, Southern Water advise that oil trap gullies or petrol/oil interceptors 
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should be used for hardstanding where oil spillages are possible and that the design 
of drainage should ensure that no land drainage or ground water is to enter public 
sewers network. 

 
External Lighting 

 
9.9.19. The NPPF (paragraph 125) states that by encouraging good design, planning 

policies and decisions should limit the impact of light pollution from artificial light on 
local amenity and nature conservation.  The application is supported by a Lighting 
Assessment. 

 
9.9.20. In considering external lighting proposals, notwithstanding that the current application 

is in outline form only, it is necessary to seek an acceptable balance between 
providing a safe environment for the workers and avoiding detriment to local amenity 
and wildlife.  Existing light sources in the area comprise street lighting, industrial 
lighting from the Lidl warehouse and Stema site and residential lighting from the cliff 
top. 

 
9.9.21. The results, based on an indicative lighting scheme for the indicative development 

layout which incorporates bollard and building mounted lighting, demonstrate that 
even discounting screening that may be provided by vegetation the proposed 
development will not cause light intrusion to any surrounding residential property.  It 
is relevant to note that this assessment assumed the provision of residential 
properties on land to the east (subject to a separate application by Keepmoat Homes 
under reference EDC/17/0038).  The modelling also predicts that the lighting, subject 
to good design such as including hoods to avoid spillage, will not introduce a sense 
of ‘sky glow’.  As discussed in paragraph 9.6.11, this lighting assessment also 
concluded no light spillage will occur on the sensitive intertidal habitat along the 
nearby River Thames. 

 
9.9.22. It would however be necessary to consider full details of the lighting scheme prior to 

installation on site, to be in accordance with the best practice design criteria specified 
in the Lighting Assessment, to be safeguarded through planning condition. 

 
Existing Environmental Constraints 

 
9.9.23. Having resolved that the proposed development would not give rise to unacceptable 

environmental impacts if mitigated, it is necessary to consider whether the 
development would be adversely affected by existing environmental conditions in the 
area. 

 
9.9.24. In general, the industrial nature of the development is such that it is not particularly 

sensitive to the environment within which it is proposed. 
 
9.9.25. It is however notable that it lies adjacent to the Stema aggregates site that operates 

from the safeguarded Red Lion Wharf and so it is important to ensure that any new 
development in the area does not compromise the commercial viability of that wharf.  
As required by adopted policy this requires demonstration that the impacts that may 
legitimately arise from activities taking place at the safeguarded wharf would not be 
experienced to an unacceptable level by occupants of the proposed development 
and that vehicle access to and from the facility would not be constrained by the 
development proposed. 

 
9.9.26. It is accepted that noise generated from existing operations at Red Lion Wharf would 

be compatible with the proposed development.  Similarly, in terms of air quality (dust) 
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the combination of existing planning conditions on the Stema operations, the Dust 
Management Plan to reduce dust emissions from the site, the low sensitivity of the 
proposed uses, the prevailing south westerly wind conditions and the indicative site 
layout of the proposed development should be capable of providing adequate 
mitigation.  Accordingly KCC (in their role as Minerals and Waste Planning Authority) 
accept that the submitted information provides the basis to demonstrate that the 
proposed development will be compliant with Policies CSM6 and DM8 of the Kent 
Minerals and Waste Local Plan.  This position is supported by the Port of London 
Authority who is similarly interested in preserving the commercial viability of the 
safeguarded Red Lion Wharf. 

 
9.9.27. In terms of the land use configuration, it is relevant to note that the more sensitive 

uses, namely the office and retail floorspace, would be located on the Southern 
Parcel which is sufficiently distant from the aggregates site to ensure any adverse 
effects could be mitigated through the detailed design.  However, it would be 
expected that a solid boundary enclosure be provided along the boundary with the 
Stema site. 

 
 
9.10. Highways 
 
9.10.1. The NPPF advocates sustainable transport methods.  The reduction of pollution and 

use of public transport, walking and cycling are a core planning principle. 
 
9.10.2. Adopted LPCS Policy CS11 requires that new developments should mitigate their 

impact on the highway and public transport networks, to ensure delivery of travel 
choice and sustainable opportunities for travel.  Saved Policies T1 and T2 of the 
Gravesham Local Plan First Review require proposals to establish their impact on 
traffic levels and local highways. 

 
9.10.3. The application is accompanied by a Transport Assessment (TA) which includes 

traffic modelling to predict impacts on the highway network and to help identify the 
extent and timescale for mitigation.  The TA trip generation is based on excess of the 
proposed 21,500sqm floorspace to ensure a robust assessment. 

 
9.10.4. The following provides a summary of baseline transport conditions in the vicinity of 

the application site: 
 

 Road access – Rosherville Way connects to Thames Way which is a major 
distributer road and the key route from the site to the A2, although Springhead 
Road provides and alternative route as do roads through Gravesend; 

 Bus stops – the closest are on London Road on the cliff top accessible via the 
existing ramped staircase adjacent to Rosherville Way, served by bus routes 455 
and 480/490 which run hourly and 6 buses per hour respectively.  Fastrack bus 
stops located some 750 metres to south of application site along Thames Way 
served by Fastrack Route B which provides approximately 6 buses per hour. 

 Pedestrian – roadside footways, including public footpath; 

 Cycle connectivity – National Cycle Route 1 runs along Thames Way and down 
Burch Road turning east towards Gravesend Town Centre; 

 Gravesend Railway Station approximately 1.8km to east and Ebbsfleet Station 
approximately 3km to the south west. 
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Traffic Impact 
 
9.10.5. The NPPF states that development should only be prevented or refused on transport 

grounds where the impacts of development are severe.  It states further that planning 
decisions should take account of whether improvements can be undertaken within 
the transport network that cost effectively limit the significant impacts of the 
development. 

 
9.10.6. Due to the commercial nature of the proposed development, the majority of 

associated vehicle movements would relate to drivers commuting to and from work, 
although the operational use would also generate numerous HGV movements. 

 
9.10.7. Following pre-application engagement with KCC Highways, the TA has assessed the 

predicted impact of the development on the road junctions most likely to be affected, 
which includes routes between the site and the A2.  Highways England has not 
commented on the application, although it is expected that many journeys to and 
from the site, for both commuters and commercial movements, would utilise the A2 
via one of the local junctions onto the A2 at Ebbsfleet, Gravesend (Central) and 
Gravesend (East).  KCC Highways has accepted the scope of this assessment, 
although question the assumption that a significant number of HGV’s would utilise 
Gravesend Town Centre’s one-way system to leave the site, instead suggesting that 
the majority would use Thames Way via either Springhead Road or Ebbsfleet 
Gateway. 

 
9.10.8. In this instance traffic modelling indicates that the tested junctions would operate 

within capacity following operation of the proposed employment, including the 
cumulative effect of traffic movements from the adjoining proposed residential 
development.  The exception being the Thames Way/Vale Road junction that the TA 
identifies could be mitigated by alteration to the operation of the traffic signals.  This 
principle is accepted by KCC Highways as being necessary to ensure that this 
junction operates at maximum efficiency following development.  To achieve this, the 
existing traffic control system would require upgrading to allow it to be more 
sophistically adaptive to traffic conditions and KCC Highways have therefore 
requested a financial contribution of £150,000 towards this work. 

 
9.10.9. In accordance with national and local planning policy, the applicant commits to 

compliance with a Travel Plan as a tool to encourage modal shift and thus reducing 
pressure of new and existing development on the road network.  A Travel Plan 
should be designed to raise awareness of opportunities for reducing staff travel by 
private car and should feature a range of measures and initiatives promoting a 
choice of transport mode, and a clear monitoring regime with agreed targets. 

 
9.10.10. The outline application is accompanied by a Framework Travel Plan (FTP) that sets 

out broad objectives and measures to be incorporated into detailed Travel Plans to 
be agreed prior to first occupation.  The FTP sets targets for modal shift and 
includes measures such as improved pedestrian/cycle connectivity, secure cycle 
parking, promoting car-sharing initiatives and exploring cycle discount schemes, 
and its effectiveness would be monitored by an appointed Travel Plan Co-Ordinator.  
Whilst welcomed in principle, it is the view of officers that the document should 
incorporate firmer commitments on “hard” measures such as the provision of 
changing facilities and installation of electric vehicle charging points and a toolkit of 
further measures and/or initiatives that could be employed if original targets are not 
achieved within the agreed timeframe.  If outline permission is granted, it is 
therefore recommended that the FTP be enhanced prior to commencement of any 
development. 
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9.10.11. A principal target of the FTP would be to increase public transport use, and the TA 

concludes that public transport is considered to pose a realistic travel alternative to 
private car.  As the site would straddle a planned extension to the existing Fastrack 
rapid bus service, this would provide an opportunity to ensure modal shift targets 
are achieved by the proposed development.  Adopted local planning policy requires 
new developments to mitigate their impact on the highway and public transport 
networks, so it is necessary for the proposal to have appropriate regard to 
facilitating this planned Fastrack service through Northfleet Embankment East.  
Accordingly it is relevant to note that the no element of the proposed scheme would 
compromise efficient operation of Fastrack bus services along Crete Hall Road and 
furthermore would fund the introduction of a Traffic Regulation Order to avoid 
unrestricted on-street vehicle parking obstructing the free flow of buses.  However, 
whilst accepted by the applicant in principle, at present the request by KCC 
Highway’s for a financial contribution is not sufficiently justified to support it being 
pursued by the Local Planning Authority. 

 
9.10.12. The detailed Travel Plans, which should accord with the FTP but which would be 

likely to come forward separately dependent on delivery of the scheme and end 
users, should also be used as a means of managing and monitoring the movement 
of commercial traffic associated with the development to encourage use of the 
strategic road network for access and egress, which is a principle accepted by the 
applicant within the Planning Statement. 

 
9.10.13. This package of transport-related measures should have the effect of mitigating 

adverse impacts on the local road network, including key routes to and from the A2 
along Thames Way and Ebbsfleet Gateway as raised through two local 
representations. 

 
9.10.14. During the construction phase, impacts on the highway could be adequately 

managed and mitigated through a Construction Traffic Management Plan (to be 
incorporated into the CEMP) which would be expected set out the routes, 
procedures and hours of operation for the construction traffic to and from the site. 

 
9.10.15. Finally, in order to maintain the safe and free flow of traffic, including avoiding 

delays to the proposed Fastrack route, it would be necessary to impose restrictions 
to prevent vehicles parking on Crete Hall Road and Rosherville Way.  KCC 
Highways acknowledge the requirement to introduce a Traffic Regulation Order for 
waiting restrictions and accordingly request a financial contribution to cover their 
costs in this regard (£4,560). 

 
Highway Design and Parking 

 
9.10.16. The application proposes to retain the location of existing priority road access 

junctions off Crete Hall Road and Rosherville Way to provide vehicular access to 
the Northern and Southern Parcels respectively.  These junctions would, however, 
both be subject to slight widening to improve accessibility for large vehicles and 
would also incorporate tactile paving to assist pedestrian crossing and the details 
provided demonstrate that acceptability visibility splays would be retained.  The 
works would be carried out by the developer but through a formal s.278 Agreement 
with the local highway authority, and it would be necessary to require completion 
prior to first occupation of the relevant Parcel, through planning condition. 

 
9.10.17. The existing right turn lane into the Southern Parcel would be retained, to ensure 

vehicles waiting to turn into the site do not obstruct the free flow of passing traffic. 
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9.10.18. The indicative Masterplan demonstrates that adequate vehicle tracking can be 

achieved with the broad quantum of development applied for.  The layout also 
proposes modest widening of the access road into the Northern Parcel to better 
accommodate passing HGV’s, which would also address comments from the PLA 
in respect of protecting access to the safeguarded Red Lion Wharf. 

 
9.10.19. The indicative layout suggests that on-site HGV turning would utilise semi-private 

yard space, which would therefore need to be kept clear.  This would comprise a 
detailed matter at Reserved Matters stage but, to provide assurances, the applicant 
has advised this arrangement could be controlled through property leases entered 
into by individual tenants. 

 
9.10.20. The application proposes localised highway improvements which include provision 

of a central pedestrian island on Crete Hall Road to provide a safer crossing point 
and new road markings on the Rosherville Way approach to Crete Hall Road to 
improve HGV turning movements by influencing the drivers approach to the 
junction. 

 
9.10.21. The applicant has confirmed that localised widening of Crete Hall Road could be 

accommodated to address KCC Highway’s concerns that relatively narrow 
carriageways at the location of the proposed central pedestrian island would lead to 
wearing of the surface.  This concern could also, or alternatively, be addressed 
through use of a more robust surface treatment. 

 
9.10.22. Following discussion with the applicant, the Access and Movement Parameter Plan 

has been amended to embed a commitment that the development would deliver 
improved pedestrian and cycle connections along Rosherville Way and Crete Hall 
Road to tie into the existing and planned network.  Notably this Plan now includes 
provision of a shared pedestrian/cycle route on the south side of Crete Hall Road to 
integrate with the route proposed as part of the adjoining residential development, 
which positively responds to comments made by KCC Highways.  It also commits to 
retention of the important pedestrian link between Rosherville Way and the existing 
vertical connection to London Road. 

 
9.10.23. It is relevant to note that the adjoining scheme proposes realignment of Crete Hall 

Road to the east of the application site so, if approved, the adjoining development 
would be responsible for tying in the existing road to the proposed new alignment, 
including footways. 

 
9.10.24. In terms of vehicle parking to serve the development, the indicative layout plan 

demonstrates that a sufficient level of car parking can be delivered to balance the 
operational and commercial requirement for vehicle parking with the aspiration to 
reduce single car trips.  This is in accordance with the adopted Vehicle Parking 
Standards which, for development within Gravesham, comprise maximum 
standards. 

 
9.10.25. The indicative layout shows that such parking, proposed in service yards directly 

adjacent to the units that they would serve, can be provided in a convenient and 
commodious manner.  The principle of locating parking adjacent to the units they 
serve is welcomed as it would assist in the commercial attractiveness and 
deliverability of the scheme as well as provide an enhanced sense of natural 
surveillance, albeit that such details would be considered further at the Reserved 
Matters stages. 
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9.10.26. To support sustainable travel, and in accordance with adopted local planning policy, 
the development would be required to deliver safe and secure cycle parking for 
workers and visitors.  The indicative layout proposes that a cycle parking hub would 
be delivered on-site, with additional cycling parking to serve each unit.  The 
provision of secure cycle parking would also form an important component of the 
Travel Plan, to ensure the necessary facilities to encourage modal shift are in place. 

 
 
9.11. Sustainability 
 
9.11.1. As the application is in outline form only, the applicant advises that the detailed 

approach to sustainability measures would be confirmed at any future Reserved 
Matters stage. 

 
9.11.2. Adopted LPCS Policy CS18 requires all non-residential proposals over 1,000sqm to 

meet the BREEAM ‘excellent’ standards of water efficiency and include provision for 
the collection of water.  Whilst details cannot be provided at this outline stage, the 
application recognises that overall water use and potable water use could be 
minimised through efficient design and the storage and re-use of 
rainwater/greywater.  The applicant also notes that green leases could be made with 
tenants to secure their agreement to behave in a responsible manner regarding 
water usage. 

 
9.11.3. Policy CS18 also requires proposals to consider implementing low carbon and 

renewable energy generation, except where it is not technically or financially feasible 
or where it can be shown that similar carbon saving benefits can be secured through 
improved fabric energy efficiency in the buildings. 

 
9.11.4. The application states that such measures could include roof-top solar panels, 

incorporation of green walls and roofs and potentially connecting to any local 
decentralised energy network.  It states further that sustainable building materials 
and design could be used to maximise the energy efficiency of buildings through a 
fabric first approach that would be supported in principle. 

 
9.11.5. The application commits to targeting a BREEAM excellent rating for water efficiency 

and collection and exploring options for achieving the delivery of a low carbon 
scheme, which would be addressed at the Reserved Matters stage should outline 
consent be granted. 

 
9.11.6. It is accepted that such details can appropriately be reserved to the detailed design 

process, although it is recommended that a planning condition is imposed embedding 
the requirement to adhere to policy expectations in respect of water efficiency and 
carbon reduction into the outline permission if approved. 

 
 
9.12. Planning Obligations 
 
9.12.1. Planning obligations assist in mitigating the impact of unacceptable development to 

make it acceptable in planning terms.  Planning obligations may only constitute a 
reason for granting planning permission if they meet the tests that they are necessary 
to make the development acceptable in planning terms, directly related to the 
development, and fairly and reasonably related in scale and kind.  These tests are 
set out as statutory tests in the Community Infrastructure Levy Regulations 2010 and 
as policy tests in the NPPF. 
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9.12.2. This report has identified the requirement to secure financial contributions to mitigate 
the impact of development on the highway network.  These have been agreed with 
the applicant. 

 
9.12.3. In requesting and negotiating the obligations as part of this application, the Local 

Planning Authority is satisfied that they meet the statutory tests described in 
paragraph 9.12.1. 

 
9.12.4. The officer recommendation summarises the Heads of Terms for incorporation into a 

s.106 Agreement, albeit the clauses would be subject to refinement through the 
process of legal drafting and negotiating apportionment of contributions across the 
site and triggers for payment. 

 
 
10.0 FINANCIAL CONSIDERATIONS 
 
10.1 Whilst this is not material to the decision, financial benefits will accrue to the area if 

permission is granted. The Government wishes to ensure that the decision making 
process for major applications is as transparent as possible, so that local 
communities are more aware of the financial benefits that development can bring to 
their area. In this area the following benefits to the public purse accrue from 
development - Business Rates from the commercial floorspace. 

 
11.0 HUMAN RIGHTS  
 
11.1 The application has been considered in the light of the Human Rights Act 1998 and it 

is considered that the analysis of the issues in this case, as set out in this report and 
recommendation below, is compatible with the Act.  

 
12.0 PUBLIC SECTOR DUTY 
 
12.1 In determining this application, regard has been had to the Public Sector Equality 

Duty (PSED) as set down in section 149 of the Equality Act 2010, in particular with 
regard to the need to – 

 
- Eliminate discrimination, harassment, victimisation and any other conduct that is 

prohibited by or under the Act;  
- Advance equality of opportunity between persons who share a relevant protected 

characteristic and persons who do not share it; and  
- Foster good relations between persons who share a relevant protected 

characteristic and persons who do not share it. It is considered that the 
application proposals would not undermine objectives of the Duty. 

 
12.2 It is considered that the application proposals would not conflict with objectives of the 

Duty. 
 
 
13.0 RECOMMENDATIONS AND CONCLUSIONS 
 
13.1. In conclusion, the proposed development is acceptable in planning policy terms and 

would make a significant contribution to the overall employment provision within the 
Ebbsfleet Garden City in line with EDC’s Implementation Framework. 

 
13.2. It would also stimulate and act as a catalyst for inward investment to enhance the 

local economy to take advantage of the site’s location within the recently enacted 
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North Kent Enterprise Zone and would make efficient use of a vacant previously 
developed site and help meet the identified employment needs of the Borough. 

 
13.3. The assessment of this application, which is underpinned by an Environmental 

Statement that has been subject to independent specialist review, demonstrates that 
the proposed development would not give rise to adverse environmental impacts that 
are not capable of adequate mitigation. 

 
13.4. This includes impacts on heritage, ecology, flood risk, transport and the landscape 

and it is concluded following officer assessment and negotiation with the applicant 
that this mitigation should be secured through a combination of the detailed design 
process, imposed planning conditions and agreed planning obligations, as described 
in this report. 

 
13.5. Furthermore, demonstration that the scheme could deliver high employment density 

supports the housing objectives of the Ebbsfleet Garden City by facilitating increased 
residential development on the adjoining site, subject to safeguards that would 
commit this development to high job density in accordance with the local planning 
policy expectation. 

 
13.6. It is therefore concluded that the proposed development accords with adopted 

national and local planning policies as well as principles established in the EDC’s 
Implementation Framework. 


