
 

Agenda Item:  005 
 
Reference:  EDC/16/0004 (previously GBC ref. 20090238)   
 
Site Address:  Land at former Northfleet Cement Works, The Shore, Northfleet. 
    
Proposal: Outline application with all matters reserved for a mixed development 

and comprising: 
• up to 532 Dwellings, related car parking and landscaping (C3);  
• up to 46,000 sq. m Employment Floorspace, related car parking, 

servicing and landscaping (B1/B2/B8);  
• Mixed Use Neighbourhood Centre comprising mix of: up to 850 sq. 

m retail/cafe/takeaway floorspace (A1/A2/A3/A5); residential uses 
(C3); community centre (D1) and related car parking and 
landscaping; 

• Riverside Food and Drink Uses comprising up to 500 sq. m of 
public house or food and drink uses (A3/A4); 

• Public Open Space including riverside promenade, public park 
with equipped play areas and playing field with shared 
public/school use, multi-use games area and wildlife corridors; 

• Fastrack Link to provide a link across the site along with Fastrack 
stops; 

• Street and Footpath Network to provide access to development 
and maintain and enhance existing public rights of way, including 
a bridge link between Hive Lane and Factory Road; 

• Access Improvement to Grove Road/The Creek and The 
Shore/Crete Hall Road and associated highway improvements; 

• Supporting Services and Infrastructure including new utilities, 
enhanced flood defences and providing for access to cliffs and 
tunnels; 

• Ground re-grading to create efficient development and open space 
platforms and to raise land to address flood risk; and  

• Other Minor Works and development ancillary to the main 
proposals including the demolition of existing buildings and the 
retention of tunnels and facing walls adjacent to Lawn Road. 

 
Applicant:  Northfleet Property LLP (previously Lafarge Cement UK) 
 
Parish / Ward: Non-Parish Area 
 
 
SUMMARY:  
This application seeks outline planning permission with all matters reserved for the 
redevelopment of a former cement works site on the south bank of the River Thames in 
Northfleet, Kent.  In addition to the land adjacent to the River, the site includes Church Path 
Pit and Vineyard Pit located to the south and connected to the main site by road tunnels.  
The site area totals approximately 31 hectares. 
 
Following closure of the works in 2008, the majority of the site was cleared by 2010 and the 
proposed development seeks to provide a mixed use development comprising up to 532 
residential dwellings, 46,000sqm of employment floorspace, a neighbourhood centre with 
retail units and a community centre and riverside pubs and restaurants.  The proposal 
includes provision of an east-west riverside Fastrack corridor and a network of roads, 
footpaths and cycle ways to reconnect the existing area to the River Thames through 

 



 

provision of a new public riverside promenade.  The proposal includes up to 3.5 hectares of 
open space including the promenade, equipped public park, heritage park, school playing 
pitch with dual community use, multi-use games area and natural wildlife corridors. 
 
The site forms part of the EDC’s strategic Northfleet Riverside site of which comprehensive 
redevelopment would form an important component of the evolution of the Ebbsfleet Garden 
City. The application site is allocated in the Gravesham Local Plan Core Strategy 2014 for 
development of the nature and quantum proposed. In addition to the principle being 
acceptable in planning policy terms, the sustainable and comprehensive redevelopment of 
this site presents a major opportunity to improve the environmental, social and economic 
status of Northfleet.  Furthermore, the broad mix of uses proposed would contribute to 
creating a sustainable community by providing homes, jobs, shops and open spaces within 
walking distance. 
 
Key constraints include heritage and ecology. Whilst only one designated heritage asset is 
present in the application site there are listed buildings, a conservation area and a scheduled 
ancient monument on the immediately surrounding land. Also, much of the site’s heritage 
interest is derived from its previous industrial use. The site has been subject to substantial 
investigation over recent years, including recording of all demolished buildings and 
structures.  This has provided adequate assurances that, subject to sensitive design being 
carried out in accordance with a heritage management plan to be approved before any 
detailed master planning is undertaken, redevelopment of this site would not cause harm to 
heritage assets. Furthermore, the proposal would for the first time provide access for 
members of the public to engage with the site and appreciate its heritage through 
interpretation and access to a heritage park. In terms of ecology, adequate surveys and 
initial assessment has been undertaken to conclude that redevelopment of the site would not 
result in a net loss of biodiversity, subject to approval of an outline mitigation strategy to be 
approved to inform detailed master planning of the site. 
 
The proposed mix and disposition of uses is appropriate as the natural landform would 
provide a buffer between residential and employment uses, and in particular would integrate 
new residential dwellings with the existing. The siting of the proposed employment buildings 
would also provide a buffer between the existing operational bulk powders import terminal 
and the approved bulk aggregates import terminal to the east of the site. To the west, initial 
concerns that noise from the safeguarded Robins Wharf would undermine residential 
amenity and potentially comprise its commercial operations have been addressed by a 
recent survey which concludes that noise levels, even during the night time, are not 
sufficiently above existing background levels to cause notable harm, although mitigation 
would still be required to ensure good living conditions for the new residents, of which details 
would be required prior to building work commencing. To avoid the proposed commercial 
development introducing unacceptable noise, it would be necessary to impose safeguarding 
restrictions concerning noise generation. 
 
Residential buildings would be up to seven storeys in height along the river frontage with 
heights reducing to three storeys elsewhere, which is appropriate in principle and subject to 
design having regard to the need to make most efficient use of brownfield land to provide 
housing on what is a sustainably located site. Residential densities would range from around 
61 to 132 dwellings per hectare. Although details are not provided at this outline stage, it is 
anticipated that the scheme would deliver a mix of housing types, although the requirement 
to provide affordable housing has been agreed and would be safeguarded through a s.106 
Agreement. 
 
The residential land to the north would require raising to address flood risk, most of which is 
anticipated to be derived from on-site earthworks as opposed to requiring import.  To 
address problems associated with flood risk and climate change, such as increased rainfall, 

 



 

the application commits to the incorporation of sustainable drainage measures of which full 
details would require approval prior to commencement. 
 
To support the development and meet EDC’s and Gravesham Borough Council’s aspirations 
for the site, and as enshrined in adopted policy, the application commits to provision of new 
and improved open spaces. This supporting infrastructure includes an indirect extension to 
the existing Hive Local Centre that, subject to sensitive design and restrictions on size and 
type of retail units, should complement the existing retail centre and better meet the needs of 
the existing and future residents. Following advice from the NHS the potential for an on-site 
health centre has been omitted and replaced with an obligation for the developer to provide 
a financial contribution towards capacity enhancement of a local surgery. 
 
In transport terms, impacts of the new vehicle movements associated with the development 
have been modelled and no adverse impact on the strategic road network has been 
identified, subject to the payment of financial contributions to fund the cost associated with 
capacity improvements along part of Thames Way leading between the site and the A2. 
 
Vehicular access to the site can be gained from a number of junctions, including the main 
commercial access via tunnels running beneath Northfleet High Street and the railway line.  
The tunnels would remain private roads and would provide HGV access to the employment 
uses but would also be available as an option for residents, so it would be important that 
details of their on-going management and maintenance are approved for safety reasons but 
also to ensure this key access remains available to serve the development. 
 
In promoting sustainable travel the site has the advantages of being close to Ebbsfleet 
Station, Northfleet railway station and the existing Fastrack rapid transit system which is 
planned to run through the site. The site is also within easy walking distance of existing bus 
services on Northfleet High Street. Access via Grove Road to the west is constrained but 
following detailed negotiations with KCC Highways the applicant has demonstrated that an 
option does exist that allows for its upgrade to facilitate a bus service, albeit only indicative at 
this stage due to the outline nature of the application and the potential for EDC intervention 
in this area to deliver an improved and/or alternative route.  Hive Lane would be extended to 
provide a physical and visual connection to the River, and would include new pedestrian and 
cycle routes as well as verges to provide improved amenity and connectivity which is 
currently lacking in this area.  Importantly, the application commits to delivery of an east-
west Fastrack route that would form part of a new riverside bus route as part of the wider 
regeneration of Northfleet Embankment.  Travel plans would be required as a further tool to 
encourage modal shift, particularly relevant to the non-residential uses, and would include 
HGV management measures. 
 
Within the site the scheme promotes a network of pedestrian and cycle routes to enhance 
and consolidate existing public footpaths, notably including a new riverside promenade and 
a new bridge linking the residential area to Lawn Primary School and the associated open 
space. 
 
Despite widespread advertisement through various rounds of public consultation since 2009, 
this application has attracted limited local representation. 
 
In conclusion, a key aspiration of the EDC for Northfleet Riverside is that development would 
re-connect the existing communities with the River Thames and provide a range of high 
quality housing, jobs and recreational places.  It is considered that, subject to planning 
conditions and s.106 Agreement that would inform the detailed design and mitigate any 
adverse off-site impacts, including a financial contribution towards expanding Lawn Primary 
School, the proposed development would fulfil those aspirations and accord with adopted 
development plan policy.  Accordingly it is recommended that outline planning permission is 

 



 

 
 
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 s.106 Agreement in substantial accordance with the draft 
schedule of Heads of Terms included in Appendix 2 of this report within 3 months 
of the date of the EDC planning committee resolution. 

 
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 BACKGROUND 
 
1.1. This outline planning application was submitted to Gravesham Borough Council 

(GBC) in March 2009, in their role as Local Planning Authority at that time, under 
reference 20090238. The application was updated following submission of additional 
information in June 2010. GBC’s planning committee subsequently resolved to 
approve the application in May 2011 subject to completion of a s.106 Agreement. 
While progress was made on the s106 Agreement, unresolved issues relating 
primarily to detailed affordable housing provisions, the draft playing pitch lease with 
KCC and more recently the approach to mitigating the effect of development on 
internationally protected nature conservation sites delayed completion of the s.106 
Agreement and as a result the decision notice was not issued by GBC. 
 

1.2. The site forms one of the strategic sites of Ebbsfleet Garden City and is within the 
designated area of Ebbsfleet Development Corporation (EDC).  Following enactment 
of the Ebbsfleet Development Corporation (Planning Functions) Order 2015, which 
came into force on 01 July 2015, development management related planning powers 
have transferred from GBC to the EDC. 

 
1.3. The outline planning application now stands to be determined by EDC. 
 
1.4. As part of the EDC’s initial review of the application, the original Environmental 

Statement that was submitted in 2009 and updated in 2010 was subject to review by 
a specialist environmental consultant and lawyers in May 2016.  This exercise 
confirmed that it was necessary for various sections of the Environmental Statement 
to be re-assessed and updated. 

 
1.5. Following proactive discussion between the applicant and EDC, an updated package 

of environmental information and addendums to ancillary reports was submitted in 
September 2016.  A Supplementary Noise Impact Assessment was submitted in 
December 2016. 

 

granted. 
 

 



 

1.6. This report is provided to present a refreshed assessment of the application, based 
on updated information and consultation/publicity, to the EDC planning committee for 
determination. 

 
1.7. It is prudent to note that the applicant name has changed since original submission of 

the application in 2009, having been submitted on behalf of Lafarge Cement UK.  
This reflects commercial restructuring within the construction sector. 

 
2.0 SITE CONTEXT 

 
2.1 The application site covers an area of approximately 31.14 hectares. 
 
2.2 The site lies on the south bank of the River Thames within the western section of the 

Northfleet Embankment in the Borough of Gravesham.  The site is roughly situated 
between College Road to the west and Granby Road to the east and is bisected by 
the Northfleet High Street (B2175) and bordered by the North Kent Railway Line to 
the south. Road and rail tunnels provide access to Church Path Pit and Vineyard Pit 
and the main site area. 

 
2.3 The site comprises the former Northfleet cement works which manufactured, 

imported, exported and packaged cement and bulk powders for over a century. The 
cement works ceased operations in December 2008 and demolition of the majority of 
the buildings and structures was completed in 2010. Only the eight storey office 
building, the despatch office and a range of small ancillary buildings remain on the 
site. 

 
2.4 The historical presence of cement and lime works across the area has led to the 

wide-scale excavation of land including between the riverside and what is now 
Northfleet High Street, and areas to the south of the Northfleet settlement. Thus the 
area is characterised by upper and lower land levels demarcated by slopes and cliffs, 
with the upper level elevated up to 20m to 30m above the lower land levels. 

 
2.5 The wider Northfleet Embankment is traditionally an area of heavy industry and 

employment including manufacturing, a tissue paper mill, aggregates import, a 
builder’s yard and vacant plots. The settlement of Northfleet lies to the south of the 
site where land use is predominately residential, with some commercial use 
comprising shops and services and other local facilities including a primary school. 

 
2.6 In terms of the economic status of the Northfleet North ward within which the 

application site lies, it demonstrates higher than average levels of deprivation by 
reference to the number of job seekers and economically inactive people. 

 
2.7 The works site can be split into four distinct areas, interconnected by tunnels: 
 

• Church Path Pit – a former quarry lying between the B2175 and the North Kent 
Line accessed by tunnel from the main works site, the most westerly branch of 
this quarry is known as St Botolph’s Pit.  Church Path Pit is bisected by the 
reinstated rail link which connects to the main site by a separate tunnel. 
 

• Northfleet Works – the former site of the cement works laid out on a level quarry 
floor between the B2175 and 42 Wharf on the River Thames to the east of Lawn 
Road. 

 

 



 

• The former Bevan’s Works Site – the area to the west of Lawn Road including the 
main site access and land rising up from the river front towards the existing 
residential community of Northfleet; formerly the site of Bevans Cement Works. 

 
• Vineyard Pit – a quarry on what is the main road access into the works lying 

between the B2175 Northfleet High Street and the North Kent Railway Line. 
 
2.8 Vehicular access to the site is principally provided from Thames Way (the A226) to 

the south via Vineyard Pit and tunnels under the North Kent Line and Northfleet High 
Street.  Access is also provided from Grove Road in the west and from The Shore in 
the east.  Pedestrian access is provided from the upper land level at Hive Lane and a 
number of public footpaths cross or run adjacent to the site. A further footpath 
connection at Lawn Road is currently subject of a closure order, and would be 
reinstated as part of these development proposals. 

 
2.9 The North Kent Line passes close to the site and Northfleet Station is located south 

of Northfleet High Street. Ebbsfleet International and Domestic Stations are also 
nearby, approximately 0.5km to the south of the North Kent Line. 

 
2.10 There are two wharfs associated with the Northfleet Works site area:  

• 42 Wharf at the east end of the site – a safeguarded operational wharf which 
serves the existing Bulk Powders Import Terminal and will serve the approved 
Bulk Aggregates Import Terminal. 

• Bevans Wharf – no longer operational.  
 
2.11 The waterfront is formed of man-made flood protection walls. Between 42 Wharf and 

The Shore, at the east end of the site, there is a small inlet which forms a beach at 
low water. At the west end of the site the River Ebbsfleet enters the Thames via 
Robin’s Creek, adjacent to Robins Wharf. Both Robins Wharf and the 
aforementioned 42 Wharf are safeguarded by the Kent Minerals and Waste Local 
Plan for their minerals function.   

 
2.12 The application site contains one listed building, which is the Grade II Listed Bevans 

War Memorial currently located adjacent to the remaining office building. The Grade 
II Listed Northfleet Lower Lighthouse is located on 42 Wharf that fronts the 
application site. The site lies close to but outside of The Hill Conservation Area, 
which itself comprises a number of listed buildings. The Grade II Listed Factory Club 
lies on Northfleet High Street above the main access tunnel. Although there are no 
scheduled ancient monuments on the Site, a short distance to the west is a 
preserved beehive kiln known as Aspdin’s Kiln which is scheduled and dates to 
c.1845. 

 
2.13 The site lies within the Northfleet Industrial Air Quality Management Area declared for 

fugitive emissions of particulates (PM10s) 
 
2.14 The site comprises part of the North Kent Innovation Zone which is designated as an 

Enterprise Zone. 
 
3.0 PROPOSAL 
 
3.1 This proposal relates to an outline planning application with all matters reserved. 
 
3.2 The application seeks approval for the principle of the type and quantum of 

development proposed with full details reserved for approval at a later stage.  A 

 



 

series of parameter plans accompany the submission setting out the broad location 
of the different uses, access routes, open space provision, ground levels and building 
heights.  The plans are submitted for approval and so, if approved, would comprise 
the high level framework for the detailed scheme. 

 
3.3 An indicative master plan has been submitted to show one option for how the 

proposed development could be accommodated and arranged within the site, albeit 
the full details would be developed at the detailed master planning stage. 

 
3.4 The application seeks permission for up to 532 residential dwellings on the western 

half of the site and up to 46,000sqm of employment floorspace on the eastern half of 
the site.  A mixed use neighbourhood centre is proposed to the east of the existing 
local centre at The Hive to provide retail units and a community centre.  Provision is 
also included for riverside restaurant and pub uses.  The proposed development 
would be set within a network of public open spaces and green corridors linking with 
the surrounding area. 

 
3.5 The proposals include earthworks to create appropriate development platforms, to 

raise the waterfront residential element out of the flood risk area and to rationalise 
the slope of the land down Hive Lane to the riverside.  Land would be reformed using 
existing on site material by cut and fill, so it is not envisaged by the applicant that 
material would require import or export.   

 
3.6 The following text provides a more detailed description of the individual components 

of the proposed development: 
 

Residential 
 
3.7 The residential element of the scheme would incorporate a mix of unit types, 

including apartments, town houses and houses and would provide a range of sizes, 
up to 30% of which would fall within the definition of affordable housing. 

 
3.8 The application envisages that the emphasis would be on the provision of family 

housing although there is no indication given of the specific mix, house types or split 
between houses and apartments at this outline stage. 

 
3.9 Residential buildings would be up to seven storeys along the river frontage with 

heights reducing to three storeys elsewhere.  Landmark buildings may be up to two 
storeys higher.  Densities would range from around 61 to 132 dwellings per hectare. 

 
Employment 

 
3.10 Up to 46,000sqm of employment uses are proposed as part of the application, 

located between the residential area and the approved Bulk Aggregates Import 
Terminal, as well as within Church Path Pit and Vineyard Pit. 

 
3.11 The employment floorspace would comprise B1, B2 or B8 uses which generally 

consist of offices, light industry, general industry and warehouse/distribution.  The 
application envisages offices along part of the riverfront with more general 
commercial and industrial uses and activities within the main body of the site 
(24,000sqm) and in Vineyard Pit (5,000sqm) and Church Path Pit (17,000sqm). 

 
3.12 Building heights within the employment areas would be restricted to 12m, the height 

of a typical industrial unit, with the exception of offices at the riverfront which could 

 



 

extend up to seven storeys.  The application identifies the potential for buildings to 
comprise green/brown roofs. 

 
Retail and Community 

 
3.13 The application proposes a neighbourhood centre comprising up to 850sqm of retail 

adjacent to Hive Lane.  This would include a mix of retail type uses anticipated to 
comprise an anchor convenience shop and other small uses including shops, 
financial and professional services, cafes and/or hot food takeaways.  The 
application includes provision of a community hall within this centre. 

 
3.14 The neighbourhood centre would incorporate apartments above ground floor level 

within buildings up to five storeys in height. 
 
3.15 It is relevant to note that the potential for the neighbourhood centre to provide a small 

health centre has been omitted following advice from the NHS Clinical 
Commissioning Group that a surgery is not required. 

 
3.16 The original requirement to relocate the scout hut within the site has been removed 

as the scout group have relocated.  The existing hall has now been demolished.  The 
applicant has committed to provision of a financial contribution in lieu. 

 
Open Space 

 
3.17 An interlinked open space framework is proposed, centred on the cliffs and the 

waterfront.  In a series of open spaces it is proposed to include: 
 

• A public promenade along the riverfront; 
• A junior playing field for shared school/public use to the north of Lawn Road 

School; 
• A new Multi Use Games Area (MUGA) with a playing area of approximately 36m 

x 41m on the Lawn Road headland; 
• A Heritage Park that would include retention of existing tunnels (31A, 31B and 

31C) along with flint and brick cliff facing walls within a landscaped setting on the 
lower level west of the Lawn Road headland; 

• A combined Locally Equipped Area for Play (LEAP) and Neighbourhood 
Equipped Area for Play (NEAP) within the residential area as an enlarged 
replacement for the existing Chimney View Park. 

• A formal garden to the far east of the site to accommodate the relocated listed 
war memorial. 

 
3.18 The application commits to the provision of at least 3.5 hectares of open space, 

which is in addition to extensive areas around the cliffs and wildlife corridors.  The 
application identifies the potential for buildings to provide green/brown roofs for 
wildlife and biodiversity value. 

 
Vehicular and Pedestrian Access 

 
3.19 The application site would be served by vehicular accesses from Thames Way (via 

Vineyard Pit), an upgraded Hive Lane (off Northfleet High Street), Grove Road and 
College Road to the west and The Shore/Crete Hall Road to the east. 

 

 



 

3.20 The existing access off Thames Way via the tunnel into Vineyard Pit would remain 
the main HGV and vehicular access point into the proposed development, and would 
also be the main point of vehicular access for the adjoining approved Bulk 
Aggregates Import Terminal and the existing Bulk Powders Import Terminal.  Hive 
Lane would be upgraded and is anticipated to provide the main route for local 
residential traffic accessing the site.  

 
3.21 Access to Church Path Pit would be via the proposed employment area within the 

main body of the site, including access across a private level crossing over the 
reinstated rail link.   Emergency access is via a route under the North Kent Line from 
Blue Lake to the south of the site. 

 
3.22 Access to The Shore and Crete Hall Road is proposed for Fastrack vehicles as part 

of a riverside Fastrack route across Northfleet Embankment.  No general vehicular 
access is proposed from the proposed development onto Crete Hall Road. 

 
3.23 The transport and movement strategy for the site is based around the provision of the 

two main spine roads: 
 

(i) Hive Lane, running north-south through the proposed residential area would 
re-connect the existing community to the river, and 

(ii) a proposed Fastrack link running east-west would form a public transport 
corridor through the site, at least part of which would be shared with general 
vehicles. 

 
3.24 Local access roads would branch from Hive Lane and the new east-west road to give 

access to the residential parcels. 
 
3.25 Access from College Road and Factory Road/Lawn Road would be restricted to 

pedestrian and cycle only routes and local access to dwellings. 
 
3.26 The proposal includes the provision of new and enhanced pedestrian and cycle 

connections to the surrounding area, including a new riverside promenade, a new 
pedestrian and cycle bridge connecting Hive Lane to Factory Road and improving the 
public footpath (NU7A) connecting Northfleet High Street to Thames Way within the 
site.  An existing footpath linking Lawn Road to the riverside (NU42) has been closed 
since the rail works was reinstated.  Temporary alternative provision footpath links 
have been provided across the site.  The proposal would re-open this footpath 
connection to the riverside along a diverted route. 

 
3.27 The application proposes that no cycle or pedestrian access is provided through the 

northern tunnel under Northfleet High Street to and from Vineyard Pit.  The road 
would be realigned at this point to improve driver visibility. 

 
3.28 It is relevant to note that the rail link into the site was reinstated in 2011 as part of the 

Crossrail project, which is a private siding owned by the applicant and Tarmac.  A 
private level crossing already exists within Church Path Pit and the proposal 
envisages this crossing being upgraded to allow public access into the eastern area 
of Church Path Pit which is proposed for employment development. 

 
Indicative Phasing 

 
3.29 The application sets out the indicative phasing for the development, but 

acknowledges that detailed phasing would be agreed at the detailed design stage, 

 



 

and assumes development would be constructed over approximately 10 years, as 
follows: 

 
• Phase 1: demolition of outstanding buildings and site preparation;  
• Phase 2: re-profiling and raising of land along with limited residential and mixed 

use development in the south of the site; 
• Phase 3: the bulk of the mixed use development would be built; 
• Phase 4: riverfront residential apartments and final phase of employment 

development in Church Path Pit.  
 
3.20 The proposed development would require, and therefore includes, the diversion and 

abandonment of some existing utilities along with reinforcement of others.    The 
main services are largely present along Grove Road, The Creek, Granby Road, High 
Street (B2175), Crete Hall Road and The Shore. 

 
Supporting Plans and Documents 

 
3.21 This application is accompanied by and seeks approval of the following parameter 

plans: 
 

• LAF001-052 Rev. S – Mixed Use Planning Application Boundary 
• LAF001 – 066.01 Rev. H – Existing Ground Levels 
• LAF001 – 080.01 Rev. K – Proposed Ground Levels 
• LAF001 – 080.02 Rev G - Existing and Proposed Ground Sections 
• LAF001 – 91 Rev. P – Development Framework Plan 
• LAF001 – 85 Rev. K – Building Heights Plan 
• LAF001 – 86 Rev. H – Green Space Plan 
• LAF001 – 87 Rev. L – Access Parameters Plan 
• LAF001 – 88 Rev. H – Proposed Land Use Plan 

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

purposes only: 
 

• LAF001 – 101 Rev. D - Indicative Cut and Fill Analysis 
• LAF001 – 68 Rev. M – Proposed Site Access Plan 
• LAF001 – 69 Rev. J – Demolition Plan 
• LAF001 – 70 Rev J – Phasing Plan Phase 1 
• LAF001 – 71 Rev K – Phasing Plan Phase 2 
• LAF001 – 72 Rev K – Phasing Plan Phase 3 
• LAF001 – 73 Rev K – Phasing Plan Phase 4 
• LAF001/111 Rev. D – 42 Wharf Corridor 
• LAF001 – 315 Rev. A – Lawn Road Sports Facilities 

 
3.23 The application is also accompanied by the following documentation: 
 

• Planning Statement (March 2009) incl. September 2016 Update 
• Design and Access Statement (March 2009) incl. September 2016 
• Phasing and Implementation Strategy (March 2009) incl. September 2016 

 
• Environmental Statement, incl. June 2010 and September 2016 Updates 

- Transportation and Access 
- Air Quality 

 



 

- Noise and Vibration – including Supplementary Noise Impact Assessment 
Rev.02 prepared by PBA dated December 2016 

- Hydrology and Flood Risk 
- Socio-Economic and Community 
- Landscape and Visual Impact 
- Sunlight and daylight Analysis 
- Geotechnics and Soil Contamination 
- Waste 
- Cultural Heritage 
- Ecology and Nature Conservation 

 
• Environmental Statement Non-Technical Summary (September 2016) 

 
• Transport Assessment (March 2009), incl. June 2010 Update 
• Stage 1 Road Safety Audit (March 2010) 

 
• Retail Overview (September 2016) 
• Sustainability Statement (September 2016) 
• Land Stability Statement (March 2009) 
• Outline Ecological Mitigation Strategy (03 November 2016) 

 
3.24 Other documentation has also been provided to inform discussions around s.106 

provisions. 
 
4.0 RELEVANT PLANNING HISTORY 

 
4.1 GR/05/561 – Bulk Powders Import Terminal - Refurbishment and extension of the 

existing coal store for bulk cement and other powders storage, provision of ancillary 
road access, weighbridge and gatehouse, upgrading and strengthening of 42 Wharf 
and provision of ship unloading/loading equipment and pipelines to form import 
terminal.  Permission granted by GBC on 03.10.2005. 

 
20150634 - Application for the variation of condition 17 attached to planning 
permission reference no. 20050561 for the refurbishment and extension of the 
existing coal store for bulk cement and other powders storage, provision of ancillary 
road access, weighbridge and gatehouse, upgrading and strengthening of 42 Wharf 
and provision of ship unloading/loading equipment and pipelines to form import 
terminal; to allow not more than 30% of the total bulk cement imported to be from 
open bulk hold vessels.  Permitted by EDC on 06.10.2015. 

 
N.B. This facility commenced operating in 2008 

 
4.2 GR/09/286 – Bulk Aggregates Import Terminal - Bulk aggregates import terminal 

handling up to 3 million tonnes per annum and associated infrastructure including 
reinstated rail access.  Planning permission granted by KCC on 21.2.2011. 

 
N.B. This has been implemented by the reinstatement of the rail link to the site. 
 

4.3 GR/10/1127 - Temporary (2011-2016) mixed use scheme consisting of a facility for 
receiving, handling, processing and transhipment or excavated material (sui generis) 
and a segment casting and storage facility (B2 general industry) with ancillary 
facilities, infrastructure and works including: ground regrading and site preparation 
works; canteen/welfare facilities provided within the existing ancillary office building; 
conveyors and associated plant; segment loading facilities; internal roads; rail 

 



 

sidings; areas for car parking and lorry holding; weighbridge, wheel wash and 
sheeting/unsheeting areas; supporting infrastructure and services including security 
fencing, utilities, water treatment areas and a segregated public right of way and 
other minor works and development ancillary to the main proposals.  Permitted by 
KCC on 13.04.2012. 

 
N.B. This temporary consent was to enable Crossrail material to be brought to the 
site.  Operations ceased and the site was cleared in 2014. 

 
4.4 20130669 - Engineering operations comprising land raising and the creation of a 

platform for a shared school/community playing field including demolition and other 
ancillary works.  Permitted by GBC on 23.10.2013. 

 
N.B.  Following approval of pre-commencement planning conditions under reference 
EDC/16/0036 these works have commenced on site sufficient to implement the 
consent. 

 
4.5 20100612 - Application for Listed Building Consent for the dismantling, relocation and 

reassembly of Bevans War Memorial and creation of open space, landscaping and 
ancillary works.  Permitted by GBC on 26.05.2011. 

 
N.B. This consent will expire in May 2019 if not lawfully commenced by that time. 

 
4.6 20090385 – PLA Radar Mast - Construction of 49.25m high tower with navigational 

equipment on tower; construction of ancillary building to house generator, fuel tank, 
equipment, wc and store and erection of a 2.4m high palisade fence to enclose it.  
Permitted on 23.08.2011. 

 
20120273 – Application for non-material amendment to planning permission 
reference number 20090385 to include a spiral staircase on lower part of tower and 
hooped ladder access on to top part of tower with additional lighting, CCTV, fencing 
and lightening conductor finial.  Permitted on 11.07.2012. 

 
20120274 - Application for approval of conditions 8, 10 and 11 attached to planning 
permission reference number 20090385 relating to the confirmation that installation 
meets International Commission on Non-Ionizing Radiation Protection guidelines; 
timing and method of construction of navigational tower and security fencing details.  
Permitted on 11.07.2012. 

 
20140463 - Application for approval of conditions 4 and 6 attached to planning 
permission reference number 20090385 relating to a land contamination scheme and 
risk assessment, and piling and other foundation designs. Permitted on 29.05.2015 

 
20150874 - Application for the variation of condition 9 attached to planning 
permission reference number 20090385 relating to the construction of 49.25m high 
tower with navigational equipment on tower; construction of ancillary building to 
house generator, fuel tank, equipment, wc and store and erection of a 2.4m high 
palisade fence to enclose it; to allow installation of a new north facing dish measuring 
300mm in diameter (to match specification of existing 300mm microwave dish), 
removal of existing 600mm diameter microwave dish and replacement with a new 
300mm diameter microwave dish (to match specification of existing 300mm 
microwave dish) and installation of a new CCTV camera (to match specification of 
the existing camera).  Permitted by EDC on 01.10.2015 

 

 



 

4.7 20150491 - Application for determination as to whether prior approval is required for 
the demolition of the existing former scout hut and associated buildings.  Determined 
by GBC on 05 Jun 2015 that Prior Approval not required 

 
4.8 In addition to the above history relevant to the former Northfleet Works site, the 

following applications on directly adjoining land are relevant: 
 

• 20150115 - Land adjacent to Ashfield, College Road, Northfleet - Erection of a 
three storey building providing 9no. one bedroom and 1no. three bedroom flats, 
with vehicular access leading to rear car parking and communal amenity garden.  
Permitted by GBC on 31.07.2015. 

 
Application for approval of conditions 3, 4, 5 and 14 attached to planning 
permission reference no. 20150115 relating to details of code of construction 
practice, contaminated land assessment, surface water drainage and a hard 
landscaping scheme (reference 20160180).  GBC determination is pending at 
time of publishing this report. 

 
• 20150395 - Corner site junction of High Street and Lawn Road, Northfleet - 

Erection of a detached two bedroom dwelling with associated parking at the rear.  
Permitted by GBC on 28.08.2015. 

 
5.0 PUBLICITY 
 

Original Publicity – 2009 and 2010 
 
5.1 The proposals have been the subject of extensive consultations and publicity with 

stakeholders, interested parties, local and national organisations and local residents 
both when the application was originally submitted in 2009 and following the receipt 
of the 2010 updates and additional information. 

 
5.2 A total of 7no. written representations were received to the 2009 consultation and a 

total of 4no. written representations were received to the 2010 re-consultation.  In 
both cases approximately 1,300 addresses were notified.  As summarised by the 
GBC case officer at the time of reporting the application in April 2011, the main 
comments previously made by local residents were as follows: 

 
• Noise and disturbance within Church Path Pit 
• Impact on rights of way 
• Adequacy of road access 
• Need for sufficient parking 
• The need for additional schooling and medical facilities 
• The need for adequate play space and amenity space 
• Impact on air quality 
• Potential of flood risk 
• The loss of Chimney Green Park 
• Access to existing businesses is not constrained 
• The proposals should include retention of tunnels and their cultural interest 

 
5.3 These representations were taken into account by the GBC planning committee 

when resolving to approve the outline application in 2011, albeit that these issues are 
re-assessed in this latest assessment by EDC where applicable. 

 
Additional Publicity – October 2016 

 



 

 
5.4 Following receipt of additional environmental information in September 2016, the 

application was re-publicised to local residents and businesses by way of neighbour 
notification letters to over 1,300 addresses, consistent with the scope of publicity 
previously undertaken by GBC.  This included addresses that were not previously 
notified but from whom representations were received in 2009 and 2010. 

 
5.5 The proposals were also re-advertised on site via 12no. notices and publication in a 

local newspaper as a: 
 

• Major Development Proposal 
• Development accompanied by an Environmental Statement 
• Development affecting a Listed Building 
• Development affecting the setting of a Listed Building 
• Development affecting a Public Right of Way 

 
5.6 The expiry date for additional representations was 27 October 2016, although it is 

relevant to note that the originally submitted comments which were taken into 
account by GBC in initially resolving to approve the application remain valid. 

 
5.7 It is prudent to note that the application was originally advertised as development not 

in accordance with the development plan, but this position has changed following 
subsequent adoption of the Local Plan Core Strategy in 2014. 

 
5.8 Following re-publicity in September 2016, a further 3no. written representations were 

received, summarised as follows: 
 

• A Northfleet resident has no objection in principle but has concerns regarding 
construction impacts associated with removal of bulk materials, piling, dust, noise 
and lighting, and the impact of new development on existing infrastructure.  This 
resident also poses various questions including where the new children will go to 
school; why the health centre has been omitted; whether foundations of former 
chimneys will be removed and how the land raise will affect existing tunnels; what 
practical considerations have been given for the effective provision of new 
residents' and their visitors' car parking; and whether free public access be 
maintained along the river frontage.  Additional comments relate to restoring 
original water levels in Blue Lake and where new residents of Ebbsfleet will work, 
suggesting that the disused quarries might be better used to alleviate the car 
parking problems that will arise. 
 

• The Northfleet Harbour Trust welcomes this application for mixed used 
development on the riverside but is concerned that it makes no mention of the 
need to integrate it with its own proposals for the regeneration and reopening of 
the harbour.  The Trust feels that these two proposals should be mutually 
supporting.  In particular they would be concerned by any proposal which might 
inhibit the necessary realignment of the roads around the harbour. 

 
• Aggregate Industries advise that they are the owner of the land and jetty known 

as Robins Wharf and have sustained their original objection to the scheme made 
in 2009 based on concerns that introducing sensitive residential premises has the 
potential to compromise their commercial operations due to noise associated with 
their operations.  They are concerned that the original and updated noise 
assessments were not sufficiently robust and no assessment was made as to the 
resulting noise environment to occupiers of the proposed dwellings. 

 



 

 
Latest Publicity – December 2016 

 
5.9 A Supplementary Noise Impact Assessment was undertaken in December 2016 in 

response to representations regarding Robins Wharf.  It was considered necessary to 
undertake a further round of focussed re-advertisement.  This comprised the sending 
of neighbour notification letters to the addresses to the west of the application 
boundary in vicinity of Robins Wharf as well as display of a further 12no. site notices 
and publication of a press notice. 

 
5.10 The expiry date for additional representations was 06 January 2017. 
 
5.11 Following this additional round of publicity, at the time of publishing this report, no 

additional written representations had been received. 
 
 
6.0 CONSULTATION RESPONSES 
 
6.1. The following organisations have been consulted on the application:  
 

• Environment Agency 
• Natural England 
• Kent Wildlife Trust 
• Buglife 
• RSPB 
• Port of London Authority 
• GBC Planning Policy 
• GBC Environmental Health 
• GBC Economic Development 
• GBC Housing Strategy and Development Manager 
• GBC Conservation 
• GBC Leisure Services 
• GBC Operational Services 
• GBC Property Services 
• NHS Clinical Commissioning Group 
• Historic England 
• Sport England 
• Kent Police Crime Prevention Design Advisor 
• Southern Water 
• Network Rail 
• UK Power Networks 
• National Grid 
• Highways England 
• KCC Highways 
• KCC Public Transport Team 
• KCC Biodiversity 
• KCC Lead Local Flood Authority 
• KCC Heritage 
• KCC Public Rights of Way 

 



 

• Fastrack Manager – David George 
• Arriva 
• Kent Fire and Rescue Services 
• Dartford and Gravesham Ramblers Association 
• Thames Defence Heritage 
• Thurrock Borough Council 
• Dartford Borough Council 
• Swanscombe and Greenhithe Town Council 
• River Thames Society 
• Northfleet Harbour Restoration Trust 
• 1st Northfleet Scout Group 

 
6.2 In accordance with the EIA Regulations, the Secretary of State was notified of the 

update to the Environmental Statement. 
 
6.3. The following responses have been received and summarised as follows.  This 

section seeks to capture and consolidate previous comments made by 
consultation bodies since submission of the application to GBC in 2009.  

 
Environment Agency – confirm original comments provided in May 2009 still stand.  This 
original response confirmed no objection subject to the imposition of planning conditions 
requiring the following: 
 

• Further site investigation and approval of remediation strategies to address any 
contamination, including preventing piling where it poses a risk to groundwater; 

• For flood risk purposes to ensure finished residential floor levels will be no lower than 
7.2mAOD, that a 15m margin from the flood defence will be kept free of obstruction 
for maintenance and to provide a safe route in the event of a flood; 

• Approval and implementation of a sustainable surface water drainage scheme; 
• Protecting biodiversity by approval of a Code of Construction Practice and a method 

statement for eradication of Japanese knotweed. 
 
N.B. Subsequent correspondence between the applicant and Environment Agency in 2010 
agreed that some ‘obstructions’ (street lights, fences etc.) may be placed within the 15m 
margin, some of which are capable of being removed should major flood defence works be 
required in the future and some where such operations can reasonably be expected to “work 
around” these obstructions. 
 
EDC Officer Comment: Refer to recommended planning conditions covering construction 
management, earthworks, contaminated land assessment, surface water drainage and flood 
risk mitigation. 
 
Natural England – Updated comment in November acknowledges commitment by the 
applicant to making a financial contribution towards the Thames, Medway and Swale 
Estuaries Strategic Access Management and Monitoring Strategy to address recreational 
impacts of the development on the Thames Estuary and Marshes Special Protection Area 
and Ramsar Site.  Subject to this contribution being secured Natural England are happy to 
advise the proposals may be screened out as not having a likelihood of significant effects on 
the designated sites. 
 
EDC Officer Comment: Refer to s.106 Heads of Terms. 
 

 



 

KCC Ecology – KCC are satisfied that the ecological survey data is sufficient to inform the 
determination of the planning application. There may be a need for additional surveys to be 
carried out as part of the reserved matters application but they are satisfied that there is no 
requirement for additional specific species surveys at this stage of the planning application. 
 
However, they have concerns that applicant has not confirmed that the necessary ecological 
mitigation will be incorporated in to the completed development – particularly in relation to 
the provision of green and brown roofs.  Instead an Outline Ecological Mitigation 
Strategy has been submitted which details what mitigation is required and it does highlight 
how integral the inclusion of the brown/green roofs are to ensuring the mitigation can be 
incorporated in to the proposed development site.  Whilst KCC advise that it would be 
preferable to confirm the extent of green/brown roofs at this stage, they recognise that this 
will be picked up at the point of the developer seeking to discharge the pre-commencement 
requirement for a more detailed strategic mitigation strategy which is sufficient. 
 
KCC understand that the original planning application had a proposal to create an ecological 
steering group.  While KCC Ecology thinks that steering groups can be beneficial to some 
developments they question the appropriateness in this development.  Instead KCC Ecology 
recommends that it would be more beneficial to have an actively managed site and the 
management plan is informed by a detailed ecological mitigation strategy.  We would expect 
the management plan to be regularly reviewed and updated – management plan reviews 
would be informed by regular monitoring. 
 
EDC Officer Comment: Refer to recommended conditions requiring approval of outline and 
detailed ecological mitigation and management strategies. 
 
Kent Wildlife Trust – No additional comments.  Previous comments in April 2009 supported 
the requirement for a habitat management strategy to deliver mitigation and enhancement 
and should be appropriate for the habitats and species of concern. 
 
EDC Officer Comment: Refer to recommended conditions requiring approval of outline and 
detailed ecological mitigation and management strategies. 
 
Historic England – Do not wish to offer any comments on this occasion.  However, in 2009 
English Heritage advised the following: 
 

• The site’s location to The Hill Conservation Area is unlikely to result in any harmful 
impact on the character or appearance of the area.  The conservation area is 
positioned on a cliff above the works site.  If there will be any affect it will result from 
demolition of the two tall chimney stacks that are a major feature of the townscape of 
Northfleet, however this change may be neutral rather than negative in terms of the 
appearance of the conservation area. 

• The Kiln's immediate context is formed of industrial units that almost entirely enclose 
it. It is not visible from any nearby public areas and is not directly connected to the 
application site, which is itself a site of heavy industrial character. Consequently, they 
can see no effect on the siting of the monument arising from the proposed 
aggregates depot. 

• Advised that there may be salvageable structures relating to the industrial heritage of 
the site that could be re-used within the development or housed in a local museum or 
archive. 

 
EDC Officer Comment: Whilst these comments were formally issued in response to the 
application for the bulk aggregates import terminal (GR/09/286), they were provided in the 

 



 

context of both applications and so are considered relevant to the determination of this 
application. 
 
KCC Heritage – Advise that the area has potential for internationally and nationally 
important palaeolithic remains and important palaeo-environmental deposits, as well as 
surviving heritage assets reflecting the important industrial heritage of this area.  The site 
has been subject to various heritage assessments over recent years, including field works, 
surveys and building recording which provides a wealth of information on assets that have 
been lost and those that remain, which should be used to inform and guide the development.  
No concerns are raised to the proposals subject to satisfactory preservation and 
interpretation of heritage assets. 
 
Specific comment relates to the recommendations to: 

(i) Sub-surface retention of the slurry backs; 
(ii) Retention of the existing flint walls along College Road, Lawn Road and Hive 

Lane with minimal new openings for access; 
(iii) Retention of former mineral railway tunnels through record but preferably in situ 

as a positive landscaping feature; 
(iv) Lawn Road cliff facings retained as a landscape feature; 
(v) Undertake additional assessment for possible “stone-age” remains. 

 
EDC Officer Comment: A Heritage Management Plan, to be approved through planning 
condition, would be at the heart of the development as a tool to inform the detailed 
masterplan and individual reserved matters applications.  No development would commence 
on each phase until further archaeological work for that phase has been undertaken. 
 
GBC Conservation Officer – No additional comments provided.  Previous comments in 
August 2010 recognised the efforts being made to retain features relating to the site’s history 
most notably the slurry backs, tunnels and sphinx statue.  It was noted that sensitive relation 
of the listed Bevans War memorial was subject to a separate application for Listed Building 
Consent. 
 
EDC Officer Comment: Listed Building Consent for relocation of the war memorial was 
approved in 2011. 
 
Highways England (HE) – HE are content that it is still appropriate for a financial 
contribution to the Strategic Transport Investment Programme (STIPs) to be made in lieu of 
the required assessments for the A2.  HE therefore offers no objection, subject to the 
successful conclusion of negotiations relating to the level of STIP contribution. 
 
EDC Officer Comment:  For background purposes, following initial holding objections in 2009 
and 2011, HE removed their objection in March 2011 following confirmation that the 
developer would be committed to making a financial contribution to the Strategic Transport 
Investment Programme (STIPS) via the s.106 Agreement.  The s.106 Agreement would 
secure a financial contribution towards works associated with dualling Thames Way, which 
KCC Highways (Project Manager for Major Capital Schemes) confirmed in November 2016 
remains a project on the STIPs list. 
 
KCC Highways and Transportation – The development site benefits from quite close 
proximity to Ebbsfleet railway station, Northfleet station and the A2 trunk road. It is 
envisaged that a Fastrack bus rapid transit route (Route C) should run through the site. This 
would be in line with the wider vision for Kent Thameside jointly endorsed by KCC and the 
local councils to secure the necessary mode shift away from car journeys and deliver 
sustainable development. 
 

 



 

The main road entrance to the site runs through tunnel TU23 under Northfleet High Street 
and through tunnel TU24 under the North Kent railway line. It will be necessary that the 
applicant be required to demonstrate through appropriate conditions that the roads and 
tunnels accessing the site can be used for the life of the development, i.e. indefinitely. Other 
access routes are from the west via Grove Road, which requires improvements to allow for 
the expected increased traffic flows, and from Northfleet High Street via the residential 
streets Hive Lane and College Road. 
 
Traffic modelling undertaken by the applicant shows that, following construction of the 
proposed development, several road junctions near the development could potentially be 
over capacity by 2025/2030 unless capacity improvements are undertaken.  Other strategic 
roads and junctions on the surrounding network would be affected, including some already 
known to be either be approaching or potentially over capacity.  This is a particular concern 
given assumptions over modal shift away from journeys by car which have been assumed in 
modelling link and junction capacities for the development. 
 
Due to future maintenance liabilities Kent County Council does not intend to adopt the road 
access tunnels serving the application site. However, we strongly recommended that there 
should be permissive right of way for the public in motor vehicles through tunnels TU23 and 
TU24. 
 
The proposed Fastrack bus-only road running from the Plaza to Crete Hall Road would 
provide residents with an essential public transport link to Gravesend. This road must be 
secured through Section 106 and delivered by the developer under an appropriate highway 
agreement to a timetable outlined in detail within the Section 106 Agreement. The Highway 
Authority will not accept responsibility for maintaining any of the trees proposed for this route 
nor the fences on either side of the road. Street lighting must be provided but needs to be 
designed so that the columns do not need to be removed in the event that the Environment 
Agency needs to maintain / rebuild the river wall.  It should be noted that this road could 
potentially provide alternative access to the application site for general traffic in the event 
that tunnels TU23 and TU24 need to be taken out of service in the future. 
 
Road widths and other design parameters should be in accordance with all current adopted 
guidance notes including the Kent Design Guide. 
 
Access from the proposed development to Ebbsfleet Station for pedestrians and cyclists is 
poor.  Only if an off-carriageway cycle path is constructed using third-party land from the 
application site to Thames Way/Ebbsfleet Station is there any possibility of real modal shift 
to cycling.  To cater for the various routes that future residents will require to access 
Ebbsfleet Station, and to improve access to Vineyard Pit, it is recommended that footpath 
NU7A be upgraded between Vineyard Pit and Ebbsfleet Walk. 
 
If this application is granted planning permission, it is recommended that the applicant 
should be required to enter into a Section 278 Agreement (or Agreements) and make 
funding available through a Section 106 agreement so that the necessary improvements can 
be made to the affected roads and junctions. 
 
EDC Officer Comment:  The transport-related conditions and obligations have been in 
negotiations for the past 6 years since the original GBC resolution to approve the scheme in 
April 2011.  The recommended planning conditions and s.106 Agreement Heads of Terms 
incorporate an extensive package of highway mitigation and improvement measures as 
requested by KCC Highways and as described further in this report. 
 
Arriva – No additional comments have been provided.  However, in April 2009 Arriva 
commented that they support the provision of a Fastrack route through the site and would 

 



 

add that other bus services will continue to use the High Street and The Hill where adequate 
good quality pedestrian access should be provided between the development and the bus 
stops on that route. 
 
EDC Officer Comment: As discussed in section 9.9.12 the development reinforces and 
improves existing connections between the application site and Northfleet High Street. 
 
KCC Lead Local Flood Authority – The application is supported by detailed technical 
assessment which has been undertaken over previous years given its location adjacent to 
the River Thames with the Environment Agency.  The Outline Surface Water Strategy as 
proposed by PBA provides a solution to the management of surface water on the site.  KCC 
have no specific comments for consideration with this development proposal but would 
recommend specific pre-commencement conditions in relation to surface water detailed 
design, phasing of drainage provision and drainage maintenance. 
 
EDC Officer Comment: Refer to recommended planning conditions which require approval of 
a detailed surface water drainage scheme to specify arrangements for long term 
maintenance and management. 
 
Southern Water – Confirm that water mains and foul sewers are present on site and should 
be protected during development, or may be diverted provided it results in no unacceptable 
loss of hydraulic capacity.   This should include any unrecorded sewers that may be 
discovered. 
 
Based on an initial desk top study Southern Water cannot currently accommodate the foul 
drainage requirements of this development without providing additional local infrastructure.  
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, so request a 
condition preventing development commencing until a drainage strategy detailing the 
proposed means of foul disposal and an implementation timetable has been approved. 
 
Southern Water advises that it is the responsibility of the developer to make suitable 
provision for the disposal of surface water, with discharge to a sewer only being considered 
where it is not possible to drain into the ground or an existing water course and request that 
a condition is imposed requiring approval of a surface water drainage scheme before 
development commences.  Southern Water note that, as sustainable urban drainage 
systems rely upon facilities that are not adoptable by sewerage undertakers, it is critical to 
ensure on-going management and maintenance measures are put in place to ensure 
efficiency of those systems in perpetuity. 
 
It is commented further that land uses, such as general hardstanding that may be subject to 
oil/petrol spillages, should be drained by means of oil trap gullies or petrol/oil interceptors.  
The application proposes development that may produce a trade effluent.  No trade effluent 
can be discharged either directly or indirectly to any public sewer without the formal consent 
of Southern Water. 
 
Following initial investigations, Southern Water cannot provide a water supply to the site 
without improvements to existing network.  Southern Water request that an informative is 
attached to any consent indicating that a formal application to requisition water infrastructure 
is required in order to service this development. 
 
The proposed development would lie within a Source Protection Zone around one of 
Southern Water's 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. 

 



 

 
EDC Officer Comment: Refer to recommended planning conditions and informatives. 
 
NHS Clinical Commissioning Group – Due to a business model which seeks to direct 
capacity enhancements to existing rather than new facilities, the CCG has advised that they 
would not require an on-site facility but rather that the development should offset its impact 
on healthcare via a commuted sum.  The CCG advise that there is insufficient capacity in 
existing local surgeries to support the new population and are therefore requesting £360 per 
dwelling to be directed towards identified expansion projects at an existing surgery in 
Northfleet or towards a planned new build health centre at Greenhithe. 
 
EDC Officer Comment: This contribution has been agreed by the applicant and would be 
secured through a s.106 Agreement – see Heads of Terms. 
 
GBC Planning Policy – No additional comments have been provided. 
 
EDC Officer Comment: Original comments were incorporated into the report to the GBC 
Planning Committee in 2011 and generally comprise Development Management issues that 
are covered in section 9.0 of this report.  In policy terms it is relevant to note the positive 
GBC resolution for this scheme in 2011 and allocation of this site for mixed use 
redevelopment through adoption of the GBC Local Plan Core Strategy in September 2014. 
 
GBC Environmental Health (Noise) – GBC’s Senior Environmental Health Officer 
considers the information contained within the updated environmental statement and noise 
survey report gives sufficient information to be satisfied the existing noise climate does not 
preclude a reasonable design solution to be provided at detailed stage.  Whilst indicating 
that this will likely require provision of an alternative acoustic ventilation scheme to be used 
by occupiers of some residential blocks they advise that this issue is not considered 
significantly serious to raise objection.  It is necessary for the noise design aspect of the 
buildings to be subject to application at detailed design stage and to be conditioned as 
follows: 

• all Reserved Matters applications to include details of noise attenuation to mitigate 
industrial/traffic noise; 

• all Reserved Matters applications comprising non-residential uses to include details 
of noise attenuation to demonstrate that the rating level of the noise emitted from the 
non-residential floorspace (other than noise from the exit or entry of road vehicles) 
shall not exceed the existing background (LA90) noise level by more than 3 dB when 
measured one metre from the façade of the nearest existing or proposed residential 
dwellings.   
 

GBC advise they would also expect the applicant to assess and provide suitable design 
solutions to those areas identified in the noise section of the original Environmental 
Statement where there is an adverse minor effect or worse. 
 
Additional GBC comments request safeguarding of the following: 

• Works of Construction 
• Hours of use for employment uses, including deliveries, need to be agreed and 

conditioned  
• Odour from commercial uses - Details of ventilation extraction system, particularly 

regarding odour elimination abilities, residence time of the air within the filters and 
likely noise emissions, to be submitted for approval in writing to the District Planning 
Authority prior to commencement of works. 

• Lighting - A suitable written report shall be submitted to the LPA providing sufficient 
information as to the extent surrounding existing and approved light sensitive 

 



 

properties are to be affected by the lighting of non-residential units in the area, 
demonstrating and detailing best practice to minimise light disturbance. The 
residential units shall not be occupied until approval of these reports has been given 
by the LPA and all measures included in the approved plan have been put into place. 

• Domestic and Commercial Refuse Arrangements. 
 
EDC Officer Comment: Recommended planning conditions require the detailed masterplan 
and individual detailed reserved matters submissions to be informed by the noise 
environment, to ensure the design and layout of the development responds to noise 
constraints.  The recommended conditions would also require approval of a comprehensive 
Construction Environmental Management Plan prior to any works on site commencing.  
Specific details such as hours of use, commercial extraction systems, lighting and refuse 
arrangements will be addressed through detailed submissions should outline consent be 
granted. 
 
GBC Environmental Health (Air Quality) - The site lies within the Northfleet Industrial Air 
Quality Management Area declared for industrial sources of fine airborne particles referred 
to as PM10.  It is agreed that whilst the cement works was the major source of particulate 
matter (PM10) in the area it was not the only industrial source.  Though it closed at the end 
of 2008 the demolition, remediation and construction phases of other industrial sites in the 
area have created peaks in levels of dust and those still to be developed have the potential 
for significant environmental impacts on the locality. 
 
There are existing industrial uses to the east and west of the site, including a road stone 
coating plant, aggregate import terminal which has permission but is not yet built, aggregate 
stock pile sites, cement import terminal with open hold ship deliveries, cement batching, 
paper factory, some of which have a significant potential to impact on the new development.  
It is considered that buffers between dusty sites and residential or other sensitive receptors 
need to be incorporated into the layout of the development, potentially comprising earth 
bunds, tree screens, roads, and tall employment use buildings must be incorporated into the 
development. 
 
It is also necessary to consider the effects of additional traffic movements on air quality and 
it is understood that recent traffic counts have verified original predictions.  It is important 
that the traffic data is kept up to date and that the associated air quality modelling is 
updated. GBC has concerns that increased traffic flows on the High Street (B2175) could 
result in exceedences of the nitrogen dioxide national objective and that this may result in 
the declaration of an Air Quality Management Area (AQMA).  It is therefore important that 
there is little or no increase in traffic on the B2175.  It is proposed that the Fastrack bus route 
C should run through this development which is a welcome proposal in terms of encouraging 
people to use public transport rather than cars and reducing the effect of vehicle pollution. 
 
The effects from the construction phase should be mitigated carefully, notably regarding dust 
suppression, vehicle routing and exhaust emissions from plant and vehicles. 
 
EDC Officer Comment: Highway improvement measures, including potential to upgrade Hive 
Lane junction to avoid additional vehicle flows affecting the free flow of traffic along the 
B2175 (High Street) and funding TRO’s to avoid ad-hoc street parking along key routes that 
would otherwise cause delays.  Financial contribution proposed via s.106 Agreement to GBC 
towards on-going air quality monitoring in the vicinity of the site.  A comprehensive 
Construction Environmental Management Plan would require approval prior to any works 
commencing on each phase. 
 
GBC Environmental Health (Contamination) - No additional site investigations have taken 
place since the 2009 Environmental Statement so it remains necessary to require further 

 



 

contaminated land assessment, to inform whether remediation works are required, prior to 
commencement of any development. 
 
EDC Officer Comment:  Refer to recommended planning conditions requiring pre-
commencement site investigation and, if necessary land remediation. 
 
Sport England - The site is not considered to form part of or constitute a playing field so 
Sport England has considered this as a non-statutory consultation.  
  
No formal sports facilities for community use are currently proposed as part of the proposed 
development. 
  
The additional population will generate additional demand for sports facilities.  If this demand 
is not adequately met then it may place additional pressure on existing sports facilities, 
thereby creating deficiencies in facility provision.  In accordance with Circular 05/05, Sport 
England seeks to ensure that the development meets any new sports facility needs arising 
as a result of the development. 
 
Sport England has assessed the application against its adopted planning policy objectives. 
The focus of these objectives is that a planned approach to the provision of facilities and 
opportunities for sport is necessary in order to meet the needs of local communities.  The 
occupiers of any new development, especially residential, will generate demand for sporting 
provision.  The existing provision within an area may not be able to accommodate this 
increased demand without exacerbating existing and/or predicted future deficiencies.  
Therefore, Sport England considers that new developments should be required to contribute 
towards meeting the demand they generate through the provision of on-site facilities and/or 
providing additional capacity off-site.  The level and nature of any provision should be 
informed by a robust evidence base such as an up to date Sports Facility Strategy, Playing 
Pitch Strategy or other relevant needs assessment. 
  
The Sport England Sports Facilities Calculator (SFC) indicates that a population of 1,330 
(based on the national average occupancy rate of 2.5 people per dwelling) will generate a 
demand for 0.07 swimming pools (£291,340), 0.09 sports halls (£238,942), 0.01 indoor 
bowls centres (£34,563) and 0.04 artificial grass pitches (£43,788 3G or £34.456 Sand).  
Furthermore, the requirement for natural turf playing pitch provision arising from the 
proposed population should be considered. 
  
In light of the above, Sport England has objected to this application.  
  
Sport England would recommend that the detailed design of the proposed sports facility 
accords with Sport England’s relevant design guidance in order to ensure that the facility is 
fit for purpose and of an appropriate quality. The guidance is available to view on Sport 
England’s website at http://www.sportengland.org/facilities-planning/tools-guidance/design-
and-cost-guidance/. 
 
EDC Officer Comment: Notwithstanding these comments, it is prudent to reiterate that the 
proposed development commits to delivery of a new junior sports pitch that would be 
available for community use (subject to prior booking) outside of school hours.  The scheme 
also commits to delivery of a mixed use games area.  This would add to the mix of sports 
facilities in the area.  Officers consider that this represents an appropriate response to 
demand for sports and recreation. 
 
GBC Leisure Services – Whilst no updated comment has been provided, previous 
comment in April 2009 stated that it was unclear from the information provided whether the 
open space and facilities provided will adequate for a development of this size.  However, it 

 



 

was commented that the provision of a playing pitch that can be shared between the school 
and the community would appear to make sense.  It was also identified that the development 
would need to address provision of indoor leisure provision. 
 
EDC Officer Comment:  It is considered that the facilities proposed, which include the junior 
playing pitch, a mixed use games area, an equipped play are and other informal areas of 
open space represents a satisfactory response to the needs of the new population.  This has 
regard to existing facilities, such as leisure centres and sports fields, in relative proximity of 
the site that will benefit from improved pedestrian connections. 
 
KCC Minerals Planning Authority – Based on the available technical noise survey 
information, KCC is of the view that it can reserve its position pending consideration of the 
detailed design stage of the development that should be led by ensuring adequate mitigation 
is provided to ensure no adverse noise impacts should be experienced by the proposed 
development from the lawful continued operation of the mineral wharf and associated 
activities.  KCC question whether it is reasonable to expect residents to close their windows 
during summer nights to provide acceptable internal noise levels. 
 
KCC considers that if the outline planning application is to be permitted there should be 
conditions such that detailed design and density considerations are fully assessed with 
regard to the mitigation of operational wharf noise impacts to alleviate the night-time 
potential for disturbance.  KCC consider that this may well be attainable but would wish to be 
consulted at the detailed planning application stage. 
 
EDC Officer Comment: Recommended planning conditions would require the detailed 
masterplan and individual detailed reserved matters submissions to be informed by the noise 
environment.  This would include consideration of the layout and orientation of buildings and 
gardens/balconies, internal planning of buildings and construction of the buildings and 
window specification, and may require some dwelling to incorporate alternative acoustic 
ventilation. 
 
Port of London Authority (PLA) – Notwithstanding initial concerns regarding the impact of 
development on the commercial operation of Robins Wharf by introducing new residential 
dwellings, the PLA continues to have no in principle objection to the redevelopment of the 
site, but make the following comments: 
 

(i) The PLA would want to ensure that the bulk aggregates import terminal is 
provided prior to the mixed use development to ensure that there is no loss of 
cargo handling facilities. 

(ii) The PLA reiterate that the mixed use development needs to be designed in such 
a way that the occupiers of the mixed use development will not be detrimentally 
affected by the operation of the approved bulk aggregates import terminal. 

(iii) It will be important to ensure that appropriate access is maintained to the PLA’s 
compound both during construction and on completion of the development. 

(iv) It will be important that the Fastrack route is compatible with the PLA’s 
compound. 

(v) Phasing will be important to ensure that those aspects of the scheme that provide 
a buffer between the BAIT and the residential development are provided early in 
the overall phasing scheme. 

(vi) If approved, conditions should require approval of external lighting, provision of 
riparian lifesaving equipment and maximising the use of the river during 
construction. 

 
EDC Officer Comment:  The detailed relationship between PLA’s interests and the 
development would be addressed through detailed submissions.  Environmental assessment 

 



 

has identified that the proposed development will not be adversely affected by operation of 
the approved bulk aggregates import terminal.  The masterplan would be required to 
incorporate details relating to external lighting and riparian life-saving equipment as part of 
its address to the public realm. 
 
KCC Public Rights of Way - Public Footpaths NU3, NU6, NU42, NU7A and NU7 run 
immediately through the proposed development.  The local area currently has a limited 
Public Rights of Way (PRoW) network available to existing residents and the proposed 
development therefore offers significant opportunities to improve and develop networks of 
recreational and amenity paths. Likewise, the proposed open space is considered to be a 
vast improvement to the current availability. The design of the blocks are well considered 
and increases its value both for wildlife and recreational.  In particular access to the Thames 
promenade and provision of an east-west cycle and Fastrack route will be valuable 
amenities. 
 
When diverting public rights of way to accommodate development, Government guidance 
states that any alternative alignment should avoid the use of estate roads wherever possible 
and preference should be given to the use of made up estate paths through landscaped or 
open spaces away from vehicular traffic. 
 

• NU3/NU6 (Hive Lane) – the proposals will effectively distinguish this footpath by 
replacement with a higher status highway, so will require mitigation through 
improvement to other footpaths. 

• NU42 – this has been closed for many years and the application provides an 
opportunity to render it back to a usable state, albeit that an application for diversion 
will be required and should be submitted at the earliest opportunity. 

• NU7 (Church Path) – considering the paths likely significant increase in use, 
opportunities should be taken to replace the existing bridge, improve landscaping 
and surfacing and provide signage. 

• NU7A – the existing path is enclosed and uninviting with a lack of landscape 
management and industrial fencing along its edge.  This route will increasingly serve 
as a primary sustainable access link between Northfleet and Ebbsfleet and will need 
significant improvements to its pedestrian and cycling environment, including lighting. 

 
Whilst providing a holding objection due to lack of information, this should be able to be 
overcome by: 
 

(i) Diverting NU42 no later than commencement of the first residential development; 
(ii) That the Lawn Road Heritage Park that will include the realigned NU42 are 

completed at an early phase and no later than 100th residential occupation; 
(iii) That details for improvement of surfacing, lighting and landscaping of footpaths 

NU42, NU7 and NU7A are approved prior to any Reserved matters applications. 
 
EDC Officer Comment: Whilst formally objecting to the application, adequate planning 
mechanisms exist in order to ensure a satisfactory approach to improving and diverting the 
existing public footpaths.  The phasing strategy and construction management plan required 
through recommended condition would approve temporary footpath diversions.  A 
recommended condition requires approval of upgrades to NU7A where within site boundary. 
 
Rambler’s Association – No additional response.  In May 2009 commented that 
improvements to footpaths should include making them wider and greener and that a 
riverside path is essential to link into the existing Thames Path and Saxon Shore Way. 
 

 



 

EDC Officer Comment:  The application commits to provision of a public riverside 
promenade, as well as improvements to retained public footpaths. 
 
Kent Fire and Rescue Service – Consistent with previous comments, confirm that the 
access provided for fire-fighting appliances appears to be satisfactory. 
 
EDC Officer Comment:  Access for the fire service would be addressed as part of the 
detailed layout and planning of the individual phases and buildings within the development. 
 
Kent Police – No additional comments. 
 
EDC Officer Comment:  A previous late request for a financial contribution towards mitigating 
the effect of the new population on policing was made by Kent Police in July 2015.  
However, it was not accepted by GBC due to failing to meet the statutory tests for securing 
planning obligations.  No further justification has been provided by Kent Police so EDC are 
not seeking a financial contribution towards police resources. 
 
Sustrans – No additional response.  In May 2009 Sustrans questioned whether the western 
tunnel under the High Street could be used for pedestrian/cycle access to Ebbsfleet Station 
as the plans identify that it will not provide such access. 
 
EDC Officer Comment:  The outline plans anticipate no pedestrian/cycle access through this 
tunnel (TU23) due to width restrictions.  Refer to paragraph 9.11.40. 
 
Crossrail – Crossrail Safeguarding has no issue with the development proposals and 
suggest that the conditions requested in an earlier response dated 25 August 2010 are no 
longer necessary. 
 
EDC Officer Comment:  The extent of application site that falls within the safeguarded area 
is limited to the access tunnel that runs beneath the railway line, within which no 
development beyond localised repairs and on-going maintenance are proposed. 
 
UK Power Networks – No response received.  However, it is relevant to note that 
previously, in April 2009, EDF Energy confirmed no objections to the proposals. 
 
EDC Officer Comment:  No comment. 
 
National Grid – No response received.  However, in 2009, National Grid advised that they 
had carried out a detailed assessment with respect to their operational electricity 
transmission and national gas transmission networks and, based on the information provided 
and the proximity and sensitivity of these networks to the proposed development, they 
concluded that any risk is negligible. 
 
EDC Officer Comment:  No comment. 
 
Network Rail – In April 2009 Network Rail advised that they had no comment to make, but 
following re-consultation in 2016 offer comments principally relating ensuring safe operation 
of the railway and associated land adjoining the application site during the construction and 
operational phases, in respect of construction activities, future maintenance access, 
drainage, lighting, security fencing and landscaping.  Network Rail advise that railway noise 
should be factored into the design and layout of the development. 
 
Network Rail advise that they would need to understand how enhanced flood defences in 
this location would impact on future flooding in the surrounding areas and what impact could 
this have on the railway, including the effects of land re-grading and surface water run-off.  

 



 

Network Rail note that development of this scale would undoubtedly have an impact on the 
local stations and train usage, in particular Northfleet  Station. 
 
EDC Officer Comment:  Network Rail advice regarding protection of railway assets are 
incorporated into a suggested informative to guide the detailed design.  Re. flood 
risk/drainage, Network Rail have since been advised that the railway line is at an elevated 
position away from the riverfront where the land would need raising, and all surface run-off 
would be directed into the River away from the railway.  It is prudent to note that rail noise 
formed the assessment within the Environmental Statement. 
 
Swanscombe and Greenhithe Town Council – Due to the closeness to the Council’s 
boundary this application should be viewed with regards to a Section 106 Agreement, 
including a financial contribution to the Town Council as indicated within the Town Council’s 
LDF, to compensate for the effects that will be had on the community facilities.  Previous 
concerns were cited over density of housing and height of buildings and assurances that 
waste won’t be transported using the A226 London Road. 
 
EDC Officer Comment:  As previously resolved by GBC, the request for financial 
contributions is without substance and, in the absence of detail, does not meet the statutory 
tests for securing planning obligations.  Discussion regarding building heights and density is 
covered in section 9.0 and construction effects, including disposal of materials, would be 
safeguarded through approval of a Construction Environmental Management Plan. 
 
Dartford Borough Council (DBC) – Despite previously making no observations, DBC raise 
concerns due to the lack of assessment of the increased traffic along the A226 with regard to 
air quality and the impact on the designated Air Quality Management Area along London 
Road in DBC and the lack of mitigation to ensure commercial traffic and HGVs are routed to 
avoid the A226. 
 
DBC consider that assessment of traffic effects within AQMAs outside the Gravesham 
boundary should be undertaken.  However, if the EDC are minded to grant planning 
permission without further assessment, DBC request that consideration is given to an HGV 
management plan to ensure that HGVs from the development are prevented from using the 
A226 west of Thames Way as a route to/from the Dartford Crossing and also Stanhope 
Road/Southfleet Road as a route to/from the A2.  Neither road is suitable for HGV traffic for 
air quality and pedestrian safety reasons. 
 
EDC Officer Comment: The requirement for a HGV management plan is incorporated into 
the requirement for commercial travel plans, required pursuant to a recommended planning 
condition. 
 
Thurrock Council – No response received but previously confirmed no comment to make. 
 
EDC Officer Comment:  No comment. 
 
Northfleet 1st Scout Group – Note that the updated application removes reference to 
relocation of the scout hut but accept a financial contribution towards the cost of refurbishing 
our new premises, likely to be directed towards replacing the roof. 
 
EDC Officer Comment:  Refer to s.106 Agreement Heads of Terms. 
 
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 (LPCS) - 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 CS13 – Green Space, Sport and Recreation 
• Policy CS14 – Housing Type and Size 
• Policy CS15 – Housing Density 
• Policy CS16 – Affordable Housing 
• Policy CS18 – Climate Change 
• Policy CS19 – Development and Design Principles 
• Policy CS20 – Heritage and the Historic Environment 

 
Gravesham Local Plan First Review 1994 

 
• Policy LT6 – Additional Open Space in New Housing Development 
• Policy T1 – Impact of Development on the Highway Network 
• Policy T9 – Housing Estate Layout 
• Policy P3 – Vehicle Parking Standards 

 
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. 

 
8.3 The NPPF (paragraph 17) includes core planning principles which include proactively 

driving and supporting sustainable economic development, effective use of land, 
promotion of mixed use developments and managing growth to make fullest use of 
public transport, walking and cycling. 

 
Supplementary Planning Guidance 

 
8.3 Gravesham Borough 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: 

 
• Residential Layout Guidelines (July 1996) 
• KCC Development Contributions Guide (September 2008) 
• 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 

 
9.0 PLANNING APPRAISAL 
 
9.1 Principle of Development 
 
9.1.1 The NPPF has an underlying presumption in favour of sustainable development. 
 
9.1.2 The potential for redevelopment of the Northfleet Cement Works has been a long 

standing aspiration for Gravesham Borough Council, having been identified in local 
planning policies dating back to 1994. 

 
9.1.3 The former Cement Works site is a key brownfield site in the Kent Thames Gateway 

and the redevelopment would incorporate a mix of uses including residential, retail 
and community facilities with good accessibility to Ebbsfleet International Station and 
to Gravesend Town Centre via Fastrack. 

 
9.1.4 Gravesham Local Plan Core Strategy Policy CS03, which was adopted after the 

resolution by GBC to approve this outline application in 2011, reflects the broad mix 
and quantum of development proposed in the application.  This includes that: 

 

 



 

• the Old Northfleet Residential Extension Key Site will provide a residential 
development of around 530 dwellings, open space, an extension and 
improvements to The Hive Local Centre and provision of community facilities; and 

• the Northfleet Cement Works Regeneration Area Key Site will provide an 
employment development of around 46,000 square metres gross new 
employment floorspace comprising business, industrial and storage and 
distribution facilities (B1, B2 and B8) and a Bulk Aggregates Import Terminal, and 
satisfactory relocation of the Bevan’s War Memorial. 

 
9.1.5 The proposed development is in accordance with this adopted policy, and would 

secure the delivery of a key site within the Gravesham Local Plan Core Strategy.  
Furthermore, GBC’s Five Year Deliverable Housing Land Supply Statement (2015 - 
2020) envisages 225 dwellings coming forward on this site by 2020. 

 
9.1.6 The application site is also identified as being within one of the EDC’s strategic 

development sites, namely Northfleet Riverside, of which comprehensive 
redevelopment would form an important component of the evolution of the Ebbsfleet 
Garden City.  A key aspiration of the EDC for Northfleet Riverside is that it would re-
connect the existing communities with the River Thames and provide a range of high 
quality housing, jobs and recreational places. 

 
9.2 Main Issues 
 
9.2.1 Having established that the principle of development is acceptable, in assessing this 

outline application it is necessary to consider a variety of interlinked issues. 
 
9.2.2 The following sections will review heritage, flood risk and ecology to understand the 

environmental constraints and opportunities posed by the site, including how the 
development proposals seek to address them.  It will then consider details of the 
proposed development in respect of how well it will provide for a high quality new 
mixed use environment that seeks to integrate into the existing wider community, 
including the mix and distribution of uses, retail impact, ensuring acceptable living 
conditions for existing and future residents, provision of publically accessible open 
spaces, integration into the existing area in respect of vehicle, pedestrian and cycle 
movements and impacts on the local economy. 

 
9.3 Heritage 
 
9.3.1 Paragraph 2.12 of this report summarises the designated heritage assets associated 

with the application site and a full list is included within the Environmental Statement. 
 
9.3.2 Legislation relating to listed buildings and conservation areas is contained in the 

Planning (Listed Buildings and Conservation Areas) Act 1990.  Sections 66 and 72 
place a duty on the Local Planning Authority to have special regard to the desirability 
of preserving listed buildings (and their settings) and a similar duty with respect to 
conservation areas.  The Court of Appeal has made clear in recent years that when 
an authority finds that a proposed development would harm the setting of a listed 
building or the character or appearance of a conservation area, it must give that harm 
considerable importance and weight. 

 
9.3.3 Being an outline application, and owing to the fact that the site has been almost 

completely cleared since initial submission, the main purpose of this assessment is to 
establish some basic principles and provide assurance that the broad quantum and 
layout of development would not cause unacceptable harm to local heritage assets, 

 



 

either designated or non-designated, whilst also ensuring opportunities to enhance 
the setting and appreciation of those assets are taken. 

 
9.3.4 It is relevant to note that, whilst demolition preceded the grant of consent for 

redevelopment, a full building record was carried out for the whole of the former 
cement works site to a specification agreed with KCC Heritage.  This full record 
accompanies the updated submission and is provided to KCC for inclusion in the 
local Historic Environment Record. 

 
9.3.5 In terms of designated heritage assets, the only on-site listed building is the Grade II 

listed Bevans War Memorial.  A separate listed building consent was granted by GBC 
in 2011 for relocation into a specifically designed open space setting to facilitate 
redevelopment consistent with this outline planning application. 

 
9.3.6 The Grade II listed lighthouse located on 42 Wharf adjacent to the approved bulk 

aggregates import terminal is significant due to comprising an innovative and rare 
example of its kind and was moved to its present location around 50 years ago.  The 
immediate surroundings of the lighthouse and its relationship with the wharf and the 
river would remain unchanged by the proposed development.  Whilst the wider 
setting would change following redevelopment, this is not considered to harm either 
the setting or significance of the lighthouse. 

 
9.3.7 The application site partly adjoins The Hill Conservation Area along its south-east 

corner, although the landform and dense vegetation provides a strong sense of 
segregation.  The conservation area is characterised by a variety of densely grouped 
buildings enclosing the main thoroughfare, with open areas centrally and towards the 
west around St Botolph’s Church, and including the prominent Catholic Church of 
Our Lady to the south.  The GBC conservation area appraisal makes no reference to 
any important views or vistas which include the application site and, instead, only the 
presence of the now demolished cement works chimneys are mentioned.  Whilst 
consideration was given to retention of a chimney prior to demolition, it was deemed 
impractical to retain them in an area of the site proposed for residential 
redevelopment.  As previously accepted by Historic England (formerly English 
Heritage) the proposed development is considered unlikely to result in any harmful 
impact on the character or appearance of the area or its setting. 

 
9.3.8 It is prudent to record previous comments from Historic England that the proposed 

development is not considered to have any effect on the setting of Aspdin's Kiln 
which is located outside the application boundary and almost entirely enclosed by 
industrial units. 

 
9.3.9 The site’s industrial heritage results in the presence of a variety of structures and 

features that are of local interest and this is captured in the updated heritage 
assessment and the building record.   

 
9.3.10 The application commits to the retention of some of the tunnels associated with the 

site’s former use (tunnels 31, 31A, 31B and 31C) and facing walls adjacent to the 
Lawn Road headland, which is welcomed as they are of local importance.  These 
would form the backdrop to and part of a proposed Heritage Park and, whilst the 
tunnels would likely be secured by grilles to prevent casual access for health and 
safety reasons, the development would expose them to public view which is a 
benefit.  The Heritage Park would also provide a suitable location for some of the 
heritage artefacts retained following clearance of the site including signage, 
commemorative plaques, a marble sphinx and a 3m length of a rotary kiln.  Some 

 



 

tunnels require backfilling to provide a suitable development platform and they have 
already been subject to diagrammatic and photographic recording. 

 
9.3.11 Following discussions with KCC Heritage earlier in the application process, it is 

positive that the application now commits to the retention in situ of the former slurry 
backs beneath the proposed Chimney View Park in the heart of the residential area. 

 
9.3.12 Although there was some interest in the retention of the chimney stacks as local 

landmarks this was neither a realistic nor practical concept with their visual merits 
outweighed by the constraints on development and the maintenance liabilities and 
the chimneys have since been demolished. 

 
9.3.13 KCC Heritage welcome consideration of the existing flint walls as potential non-

designated heritage assets, although acknowledge that stand alone fragments are 
difficult to accommodate in a modern development.  Retention of the flint wall along 
Hive Lane would frustrate the potential for an integrated neighbourhood centre and 
provision of a new pedestrian footway/cycleway way leading towards the River, so its 
demolition can be accepted on this basis.  However, it is considered important that 
the flint wall along College Road retains its imposing presence as the boundary wall 
that enclosed the former cement works so it would be necessary to require the 
detailed Masterplan to be sympathetic to this by committing to retention and repair 
where practical and by minimising new openings onto College Road.  The Lawn 
Road flint wall should also be retained where practicable. 

 
9.3.14 Although the site has been cleared, some buildings remain and KCC Heritage have 

reiterated the requirement to undertake recording before their demolition to ensure a 
complete record of the site’s industrial heritage.  The existing submitted building 
record includes details of the majority of these structures. 

 
9.3.15 The proposed earthworks would result in disturbance to Palaeolithic gravels which, 

whilst identified through previous archaeological assessment as being of low 
significance, may provide local information about the early Stone Age period.  As 
proposed by the applicant, a planning condition would be necessary to require pre-
commencement monitoring and sampling of gravels in areas not subject to quarrying 
in the south-west of the site, requiring any discovered remains to be preserved by 
record. 

 
9.3.16 In order to ensure that any threats to assets are minimised and any opportunities for 

enhancement are taken, a Heritage Management Plan would be required through 
planning condition.  The Management Plan would identify the guiding principles for 
the conservation of heritage assets within the site and incorporation into the 
development, including commitments to safeguarding assets, on-site display of 
artefacts, interpretation, local distribution of information and arrangements for 
recording/storage of artefacts and review of the Plan.  In order to ensure that heritage 
feeds into the detailed Masterplan, it would be appropriate and necessary for 
approval of this document to precede or run parallel with approval of the Master Plan. 

 
9.3.17 On this basis, subject to the detailed design of the scheme, the proposed 

development would preserve and protect the site’s designated and non-designated 
heritage assets and their settings and, moreover, would make a positive contribution 
to enhancing public awareness and appreciation of the site’s industrial heritage. 

 
9.4 Flood Risk, Contamination and Drainage 
 

Flood Risk 

 



 

 
9.4.1 The lower lying areas of the site adjacent to the River Thames are within Flood 

Zones 2 and 3 and therefore technically at risk of flooding.  National planning 
guidance seeks to direct new development away from areas at risk of flooding.  
However, exceptions are included where a development would provide wider 
sustainability benefits to the community and it can be demonstrated that it would be 
safe for its lifetime without increasing flood risk elsewhere. 

 
9.4.2 In this instance, the application site is allocated for mixed use redevelopment in the 

adopted Core Strategy and therefore a high level flood risk assessment and 
sequential test has already been undertaken and accepted.  As previously indicated, 
the redevelopment of the former cement works site has been a long standing 
aspiration for major redevelopment and the regeneration would provide significant 
local benefits.  Having accepted the sustainability benefits to the community, to meet 
the exception test it is necessary to ensure the development will be safe for its 
lifetime without increasing flood risk elsewhere. 

 
9.4.3 In terms of being safe, the site is adequately protected by existing flood defences and 

to safeguard against the residual risk that may result from a breach in the defences 
and/or an extreme flood event, the development would be made safe by raising land 
levels and ensuring that a safe dry access is provided.  As agreed with the 
Environment Agency, and factoring in latest climate change predictions, the 
residential areas would be raised to 7.0mAOD with residential slab levels set at a 
minimum of 7.2mAOD, which would be fixed by condition. 

 
9.4.4 Due to lower vulnerability of the non-residential uses, it is not necessary to raise land 

levels to mitigate flood risk where those uses are proposed.  It should be noted that 
updates to the application now involve raising the level of the proposed school 
playing pitch to 19mAOD so it would not be at risk of flooding. 

 
9.4.5 In addition to ensuring that a safe dry route is provided for access and egress in the 

event of a flood, the Environmental Statement recommends that a Flood Warning 
and Evacuation Plan should be produced for the site to identify appropriate measures 
to be taken in the event of flooding. 

 
9.4.6 It is also important to ensure that the buildings are resilient to flood damage and the 

application commits to the use of flood resilient building materials at the lower levels, 
such as engineering bricks and solid concrete slab floors, albeit details would require 
approval before works commence. 

 
9.4.7 To maintain access to the River and the flood defences, and to avoid damage to the 

flood defence structure, the Environment Agency has confirmed the requirement for a 
15 metre margin (measured from the landward toe of the flood defence) to be kept 
free from obstruction.  It has been accepted that some functional items, such as 
security fencing, street furniture and conveyor supports could be placed within this 
margin, as specified in the relevant planning condition. 

 
9.4.8 Therefore, subject to planning conditions, the development would not be at 

unacceptable risk of flooding and would not increase the risk of flooding elsewhere. 
 

Contamination 
 
9.4.9 To ensure a site is suitable for its new use and to prevent unacceptable risk to both 

the environment and to human health, the implications of contamination for a new 
development should be considered by the Local Planning Authority. 

 



 

 
9.4.10 Whilst no additional ground testing has been carried out since 2009, the application 

recognises that further intrusive investigation would be undertaken to form the basis 
of a detailed remediation strategy to be prepared for the site.  It would be necessary 
to require this through planning condition, albeit allowing site investigation and 
remediation to be undertaken on a phased basis where practical. 

 
9.4.11 As highlighted by Southern Water, the development would lie within a source 

protection zone around a public water supply source.  Groundwater monitoring since 
2009 has shown no change in levels or contamination, but it is important to ensure 
that proposed development does not open up pathways for it to be polluted, such as 
from foundation construction and/or surface water drainage.  The Environment 
Agency has advised penetrative foundation methods, such as piling, should not be 
permitted except where it can be demonstrated that it would not cause risk to the 
groundwater, which would be safeguarded through condition.  Secondly, as 
discussed below, the surface water drainage strategy would need to be sensitive to 
ground conditions and it is positive that sustainable measures are to be incorporated 
which would naturally treat surface water run-off prior to anticipated discharge into 
the River Thames. 

 
9.4.12 As advised by the Environment Agency, as part of the site contains Japanese 

knotweed, which is an invasive plant the spread of which is prohibited under the 
Wildlife and Countryside Act 1981, it is necessary to approve details through planning 
condition for its eradication prior to any works commencing on land affected by it.  
Without measures to prevent its spread as a result of the development there would 
be the risk of an offence being committed and avoidable harm to the environment 
occurring. 

 
Subject to the use of suitable conditions all matters related to ground contamination 
can be adequately addressed at detailed design stage. 

 
Drainage 

 
9.4.13 Surface flooding can result from periods of intensive rainfall so it is important to 

ensure that any development incorporates appropriate and sustainable drainage 
measures.  The application is accompanied by an Outline Surface Water Strategy 
that envisages the incorporation of features to reduce the rate of discharge into the 
ground and thus avoid flooding, such as green roofs and underground attenuation 
tanks, including a pumping station beneath the proposed public plaza.  These 
measures would also control discharge rates to the River Thames, which would 
require separate license from the Environment Agency, albeit the on-site measures 
would have the benefit of naturally treating the water to reduce risk of contamination. 

 
9.4.14 As advised by KCC and Southern Water, a detailed surface water drainage strategy 

would require approval before development commences, albeit accepting that 
approval can be phased.  The commitment to incorporating sustainable drainage 
measures is welcomed and in accordance with adopted planning policy but, as such 
features would not be adopted by the sewerage undertaker, it is critical to ensure 
effective long-term maintenance arrangements are in place.  It would be necessary to 
safeguard this requirement through a planning condition. 

 
9.4.15 Southern Water has advised that existing sewers cannot accommodate foul drainage 

requirements of the proposed development.  Therefore, to avoid extra strain being 
placed on the sewerage system from foul water disposal, which would exacerbate 
flood risk, it is necessary to approve details and the timing for upgrading 

 



 

infrastructure, the actual extent of which would be verified by a more detailed 
capacity check should planning consent be granted.  It is also important to ensure 
that the development protects existing infrastructure, including any sewers which may 
not currently be recorded.  Planning conditions would therefore be necessary to 
approve the foul drainage scheme and measures for protecting existing 
infrastructure. 

 
9.4.16 On a separate but related point, Southern Water has advised that they cannot 

provide a water supply to serve the development without improvements.  However, 
under the Water Industry Act 1991 the developer can requisition that Southern Water 
upgrades the network subject to an application process.  This requirement falls 
outside of planning legislation, so Southern Water advise that an informative be 
attached to any consent requesting that the developer makes contact with them in 
due course. 

 
9.5 Ecology and Biodiversity 
 
9.5.1 The NPPF states that the planning system should contribute to and enhance the 

natural and local environment, including by minimising impacts of development on 
biodiversity and providing net gains in biodiversity by providing and improving 
ecological networks. 

 
9.5.2 Planning authorities have a duty under the Natural Environment and Rural 

Communities Act 2006 to have regard to priority species and habitats in exercising 
their functions including development control and planning. 

 
9.5.3 A strategic objective of the Borough Council’s Core Strategy is to safeguard and 

enhance the biodiversity of the Borough.  Adopted Policy CS12 states that there 
would be no net loss of biodiversity in the Borough and that opportunity to enhance, 
restore, re-create and maintain habitats would be sought. 

 
9.5.4 As a matter of principle, nature conservation and the enhancement of biodiversity 

should be integral to design through the use of SUDS, planting, creation of wildlife 
corridors and use of green and brown roofs etc. 

 
9.5.5 In terms of designated sites, the North Kent Estuary and Marshes Special Protection 

Area and Ramsar site lie within 6km of the site to the east and, whilst no adverse 
construction effects are anticipated, the increased number of residents may lead to 
increased use of the designated sites for recreational purposes.  Evidence identifies 
a likely link between recreational disturbance and declining bird populations on these 
sites.  Whilst the applicant has made the case that residents are unlikely to visit the 
sites due to various factors, it is not possible to conclusively conclude that no 
residents would visit.  It is accepted that employees working at the site would not visit 
the designated sites, so this issue applies solely to the proposed residential use.  The 
applicant has accepted the requested financial contribution towards strategic 
management and maintenance measures on the North Kent marshes, sufficient to 
offset the adverse effect of development on the North Kent Estuary and Marshes 
Special Protection Area and Ramsar site.  This requirement would be imposed 
through a s.106 Agreement and fully addresses previous objections raised by Natural 
England. 

 
9.5.6 Other designated sites within the broad vicinity of the site include some Sites of 

Special Scientific Interest (SSSIs) but their distance from the site is such that there 
would be no direct or indirect effects during the construction or operational phases of 
development. 

 



 

 
9.5.7 Turning to the existing biodiversity interest on the site, which has been informed by 

updated surveys, it is evident that the site includes a variety of natural habitats and a 
number of protected species including bats, lizards, slow worms and breeding birds.    
It is clear that without mitigation and/or compensation this development could have 
an adverse impact on biodiversity that would be contrary to national and local 
planning policy. 

 
9.5.8 In balancing the harm and mitigation proposed, it is relevant to consider the wider 

sustainability and environmental improvements that would accrue from the sensitive 
redevelopment of this former industrial site, including the provision of housing, 
employment and open spaces, which is in the wider public interest. 

 
9.5.9 As illustrated in the Outline Ecological Mitigation Strategy, whilst not replacing on a 

like-for-like basis in terms of area, the scheme would comprise compensation for the 
loss of some habitats, including retention and long term management of chalk cliffs, 
the creation of wildlife corridors and provision of native structural planting within 
areas of new open spaces, cliff buffers and road verges specifically managed to 
maximise habitat value.  The scheme commits to provision of over 3.5 hectares of 
formal open space. 

 
9.5.10 The areas of proposed formal open space will include some ecological 

enhancements such as native planting.  The other open spaces, including along the 
road and railways verges, would provide connections to the vegetated cliffs that 
would be retained and managed, including creation of wildlife corridors in Church 
Path Pit.  This would provide foraging habitat and strengthen movement corridors for 
wildlife such as reptiles and bats.  Appropriate controls and design measures would 
be employed to ensure sensitive lighting and to minimise light spillage. 

 
9.5.11 Although the scheme cannot provide sufficient one for one replacement scrub or 

woodland habitat for larger bird species such as nightingales and linnets, it would 
provide valuable foraging habitat for the numerous bird populations that have been 
recorded on the site.  The scheme also identifies the potential for up to three 
hectares of green/brown roofs to be provided which may benefit one of the more rare 
bird species recorded on the site in recent years, namely the Black Redstart. 

 
9.5.12 The application update states that “the brown roofs will be installed on employment 

units within the site within Church Path, Vineyard Pit and on waterfront buildings. 
They will be created using recycled crushed aggregate from the site of varying 
depths to provide microhabitats and either left to colonise naturally or seeded with a 
species-rich grassland seed mix to provide foraging and nesting habitat for 
invertebrate species. These areas will be managed according to a habitat 
management strategy”.  Kent Wildlife Trust has previously advised they suspect that 
the area and specification of brown roofs in this development would be the difference 
between its success or failure as a sustainable development, owing to the potential 
losses versus potential mitigation.  This view is shared more recently by KCC 
Ecology. 

 
9.5.13 Despite regular references to the opportunity for provision in the supporting 

documents, the applicant has advised that they are not able to commit at this outline 
stage to the provision of a fixed quantum of green/brown roofs due to the outline 
application of this nature, the potential broad range of mix of employment uses and 
building types that arise and whether such techniques would be financially and 
technically feasible and viable (for example on large span buildings). A site-wide 
Outline Ecological Mitigation and Enhancement Strategy is proposed to be prepared 

 



 

for approval prior to fixing the detailed Masterplan.  This would establish a strategic 
approach to ecological mitigation across the various phases of development and is 
accepted by KCC Ecology as being a satisfactory approach.  This would inform the 
detailed mitigation to be incorporated into wider Masterplan and the individual phases 
as they are delivered. 

 
9.5.14 The application has indicated a number of opportunities to incorporate features into 

the design which are beneficial to wildlife such as the incorporation of roosting 
opportunities for bats, the installation of bird nest boxes or the use of native species 
in the landscape planting.  A Proposed Biodiversity Mitigation Plan accompanies the 
outline application, which provides an overview of the measures likely to be required. 

 
9.5.15 A further measure is the requirement to translocate reptiles to an off-site receptor in 

the local area.  Although some of the reptile population would occupy the retained 
habitat within Church Path Pit, relocation to an off-site receptor may be necessary.   

 
9.5.16 The habitat compensation and enhancement measures outlined above would benefit 

species including bats, invertebrates, reptiles and breeding birds.  Species mitigation 
measures include appropriate timing of works, avoidance of disturbance, retention of 
habitat and habitat connections, and translocation of affected reptiles to an 
appropriate receptor habitat.  Building demolition and vegetation clearance would 
take place outside of the bird breeding season, unless first checked by an ecologist 
to ensure nesting birds are absent. 

 
9.5.17 Whilst full details of mitigation would be confirmed at Reserved Matters stage, it is 

evident from the details provided that the development does allow scope for sufficient 
and suitable mitigation to be incorporated into the scheme. 

 
9.5.18 The framework for addressing this would involve approval of a site-wide outline 

strategy prior to fixing the detailed Masterplan which would inform the detailed 
mitigation to be incorporated into the individual phases as they are delivered.  As 
advised by KCC Ecology, it would also be necessary to approve a separate 
Landscape and Ecological Management Plan to include measures for the long term 
management and maintenance of the site to provide optimum possible habitats for 
wildlife. 

 
9.6 Mix and Distribution of Development 
 
9.6.1 This application proposes a variety of different uses.  Whilst submitted in outline form, 

the inclusion of parameter plans is necessary to enable a high level assessment of 
the appropriateness of the broad distribution of the different uses.  In assessing this it 
is important to ensure that the uses comfortably integrate amongst themselves and 
within their wider setting. 

 
9.6.2 In broad terms, the site is physically divided by the central Lawn Road headland with 

residential uses to the west and employment uses broadly to the east and within 
Church Path Pit and Vineyard Pit. 

 
9.6.3 Notwithstanding the network of public open spaces to be provided (which are 

discussed separately in a later section), the following provides some commentary on 
the mix and distribution of the proposed built floorspace. 

 
9.6.4 A principal component of this application is the creation of a residential development 

of up to 532 dwellings that would connect the existing community with the river.  
Whilst no indicative mix is provided, the application anticipates that the development 

 



 

would incorporate a mix of unit types, including apartments, town houses and 
houses, within a range of unit sizes.  The dwellings would include private and 
affordable units, including a percentage of adaptable homes and wheelchair ready 
units, as discussed in more detail later in this report.  Local policy supports the 
provision of new residential development in the area proposed as it would form a 
logical extension to the existing established community of Northfleet and would re-
connect the area with the River Thames. 

 
9.6.5 Furthermore, the broad land use configuration is considered to be appropriate as, 

along with the existing landform, the employment uses would provide an important 
buffer between the approved and existing industry focussed on 42 Wharf and the 
proposed residential dwellings.  Similarly, the location of the employment buildings 
generally below the natural adjoining land level and within enclosed pits could 
passively help mitigate any potential adverse environmental effects they may 
introduce when in use. 

 
9.6.6 This arrangement would also enable the employment uses to predominantly utilise 

the existing road tunnel that runs through Vineyard Pit.  A secondary emergency 
access is also provided to the north of Blue Lake through Church Path Pit. 

 
9.6.7 The mix of employment uses are deliberately kept flexible to be responsive to market 

conditions, although restrictions would be required for those employment parcels 
adjacent to the riverside promenade and plaza to prevent conflicts, so these areas 
would be limited to office uses (B1(a)) through planning condition. 

 
9.6.8 The principle of locating a neighbourhood centre with retail and community uses in an 

area where it can serve the existing and planned community seems appropriate.  
Likewise, the provision of riverside pub/restaurant uses is welcomed to reinforce the 
promenade as a public destination and contribute to creating a sense of local 
community. 

 
9.6.9 The potential for a health centre has been omitted due to the NHS clinical 

commissioning group now preferring new facilities to form part of larger facilities 
rather than a number of smaller satellite surgeries. 

 
9.6.10 The application initially sought to relocate the Northfleet 1st Scout Group within the 

site.  It has since been revised to reflect that the Group no longer require alternative 
accommodation.  To offset this initial impact on this local community group, the 
applicant has committed to making a financial contribution prior to the 
commencement of any development towards the partial cost of refurbishing the new 
premises.  The scout group have advised that the most pressing current requirement 
is replacement of the building’s roof, so the £6,900 financial contribution is likely to 
contribute towards that capital project.  This obligation would be included in the s.106 
Agreement. 

 
9.6.11 Finally, in accordance with adopted policy, the application does commit to the 

provision of a community facility, envisaged to be in the form of a community hall at 
ground floor within the neighbourhood centre.  The timescale for provision of this 
would be linked to delivery of the neighbourhood centre and would be established 
through the Phasing and Implementation Plan, although a planning condition 
specifies that it shall be no less than 180sqm in floor area. 

 
 
 
 

 



 

9.7 Neighbourhood Centre and Retail Impact 
 
9.7.1 The application includes a mixed use neighbourhood centre comprising up to 

850sqm of retail floorspace located on the parcel of land to the north-east of the 
existing Hive Local Centre on the opposite side of Hive Lane. 

 
9.7.2 Whilst the mix of retail uses is undefined, an accompanying retail overview note 

assumes a 400sqm (net) convenience retail shop and two smaller units that could 
comprise shops, certain types of offices, cafes and/or hot food takeaways.  The 
centre would also contain a community centre and residential dwellings. 

 
9.7.3 Adopted LPCS Policy CS03 expects extension and improvements to the Hive Local 

Centre and provision of community facilities, although is not explicit in identifying 
whether this should form a physical extension.  Adopted LPCS Policy CS08 supports 
the principle of an expansion to the Hive Local Centre subject to being of a scale and 
form designed to meet local needs arising from planned new development and 
identifies a guideline floor area of 400sqm (net) of convenience floorspace to serve 
the Northfleet Embankment and Swanscombe Peninsula East Opportunity Area. 

 
9.7.4 The effect on the vitality and viability of the existing local centre has been considered 

in a Retail Overview submitted in support of the application.  This concludes that on 
balance the overall effect on the existing local centre is neutral and consistent with 
Local Plan policy. 

 
9.7.5 Whilst detailed alternative options to expand the existing centre have not been 

investigated through discussion with the Borough Council as landowner, from site 
visits it is evident that there are constraints to adapting the existing units so as to 
provide a unit that is genuinely attractive to a convenience retailer of the scale 
envisaged.  The existing configuration is unattractive to retail operators due to having 
no visible frontage, poor servicing and limited car parking.   

 
9.7.6 Therefore, taking a pragmatic approach, and having regard to best meeting the 

needs of future residents (and employees) of the area, it is the view of officers that, if 
the retail element is designed to integrate with the existing centre, most notably by 
providing a strong pedestrian axis and road crossing link across Hive Lane to align 
with the existing pedestrian undercroft access into the centre, it is possible that the 
areas could be viewed as a cohesive area and therefore as an expansion of the 
existing centre in line with the spirit of the policy.   

 
9.7.7 This would demand careful design and siting of the proposed retail element, including 

provision of consistent surface materials and furniture that should extend to 
proportionate refurbishment of the existing centre.  The availability of shared 
customer car parking may also help viability of the existing centre, and may provide 
an important replacement to the limited existing short stay on-street parking along 
Hive Lane that is likely to be displaced (or lost) through redevelopment.  In order to 
help integrate the existing and proposed centres, and to help ensure that the existing 
centre benefits from increased footfall and trade associated with the new units, the 
developer has committed to making a £20,000 financial contribution towards the cost 
of enhancements to the wider Hive Local Centre.  It should be noted that this 
contribution is in addition to the development costs associated with upgrading Hive 
Lane and delivering associated public realm in the vicinity of the neighbourhood 
centre. 

 
9.7.8 In order to ensure appropriate retail provision, it is necessary to restrict the floorspace 

of the largest retail unit as a convenience goods shop.  Since the provision of retail 

 



 

space would be driven by market demand as opposed to being a policy requirement 
of the scheme, it is not necessary to impose a trigger date for its delivery, albeit full 
details of the units, including servicing arrangements, shop front design, refuse 
storage and extraction equipment would be required as part of the relevant reserved 
matters application(s). 

 
9.8 Residential Amenity 
 
9.8.1 In considering any proposals for development it is important to ensure that it does not 

cause demonstrable harm to the amenity of any existing residents or property such 
that it would materially harm their living conditions.  It is also important to assess the 
quality of any residential environments that are proposed. 

 
9.8.2 Policies seeking to protect amenity and ensure acceptable future living conditions are 

included in the Gravesham Local Plan Core Strategy.  The NPPF also assists and 
seeks to ensure developments will function well, do not undermine quality of life and 
create attractive and comfortable places to live, work and visit and seeks to “secure 
high quality design and a good standard of amenity for all existing and future 
occupants of land and buildings”. 

 
9.8.3 In this instance, the effect of introducing sensitive residential uses in an area 

comprising existing industrial uses should be considered.  As advised in national 
planning guidance, such effects should be carefully considered to ensure an 
appropriate level of residential amenity, and to reduce the risk that the introduction of 
residential development does not lead to conflict or complaint that may ultimately 
undermine the commercial viability of an established business.  In the context of this 
application this includes consideration of the relationship of residential development 
along the river front to two safeguarded commercial wharves - Robin’s Wharf and 42 
Wharf – and includes the operational bulk powders import terminal and the approved 
bulk aggregates import terminal both immediately east of the application site.  Other 
existing industrial uses exist to the west of the site. 

 
9.8.4 In assessing this application it is again relevant to highlight that adopted local policy 

specifically allocates this site for mixed use redevelopment, a process which has 
already involved high level assessment of environmental effects and local 
consultation. 

 
Existing Residents 

 
9.8.5 As identified through various rounds of local publicity since the application was 

initially submitted in March 2009, two principal concerns from the limited number of 
local residents who have made representations include disruption during the 
construction period and disruption from the proposed employment uses once 
operational. 

 
9.8.6 Whilst it is not possible to avoid all adverse effects of the construction phase, it is 

possible to minimise and control the effects through adherence to a Construction 
Environmental Management Plan.  This would include measures such as working 
hours, lorry routes, vehicle parking, dust suppression, noise/vibration, temporary 
lighting and location of site compounds.  It would be necessary to approve such a 
Plan for the phase of development to it relates prior to those works commencing on 
site.  This would also commit the developer to community liaison to keep local 
residents up to date with timescales and any periods where increased disturbance is 
unavoidable. 

 

 



 

9.8.7 In response to specific local comment, the impacts of importing/exporting bulk 
materials would be limited as the extent of cut and fill required is restricted to moving 
existing earth within the site.  Likewise, the use of piled foundations would be 
restricted due to ground contamination and, where the use of piled foundations is 
accepted, the developer would be required to use appropriate techniques that 
minimise noise and vibration, as safeguarded through condition. 

 
9.8.8 The Port of London Authority consider that due to the presence of deep water 

wharves practically adjacent to the site, the developer should be committed to 
considering use of the River Thames for the import and export of building materials, 
to reduce impacts on the local road network.  Whilst it is not considered appropriate 
to require this, a recommended planning condition requires consideration of 
measures to maximise sustainable import/export of goods and materials during 
construction, including use of the River Thames, if feasible and viable. 

 
9.8.9 Turning to noise generated from the proposed employment uses, it is evident that the 

existing landform provides a degree of mitigation as the closest dwellings are located 
at a much higher level separated by steep cliffs.  However, noise for the commercial 
operations still has the potential to adversely affect residential amenity if not mitigated 
through design and siting of the individual buildings.  Mitigation is possible through 
measures such as the design and orientation of building openings, the sensitive siting 
of particularly noisy uses and through the fabric of the individual buildings, and the 
GBC Environmental Health Officer (EHO) is satisfied that acceptable conditions can 
be achieved.  To safeguard this, a planning condition is considered necessary to set 
a threshold for noise when measured at the nearest dwelling, to include a schedule of 
design and attenuation to demonstrate how that limit is achievable.  This would 
require approval before construction commences on any building containing non-
residential floorspace. 

 
9.8.10 Once operational, the development would introduce additional vehicle movements 

into the area ranging from private cars to HGV’s, which has the potential to cause 
concerns regarding noise and air pollution.  However, having regarding to the 
highway improvement measures described later in this report, the Environmental 
Statement concludes that no adverse effects are likely. 

 
Future Residents 

 
9.8.11 Having established that location of the residential component on the western half of 

the application site is appropriate in principle, it is necessary to consider how well it 
would sit alongside existing surrounding uses most notably the industrial uses to the 
north-west corner and those operating from the nearby river wharves, some of which 
operate 24 hours per day without planning restriction. 

 
9.8.12 Air Quality - In terms of environmental constraints, whilst the site lies within the 

Northfleet Industrial Area Air Quality Management Area (AQMA) it should be noted 
that closure of the Northfleet Cement works has removed a major source of airborne 
particulate matter in the area.  The proposed development would not introduce a 
direct source of air pollution, subject to satisfactory dust suppression measures 
during the construction phase which would be safeguarded through condition 
requiring a Construction Environmental Management Plan. 

 
9.8.13 In assessing this it is notable that the Environmental Statement concludes that 

operation of the approved bulk aggregates import terminal is unlikely to effect the 
proposed residential development due to the separation distance, and that it is 
unlikely that dust sensitive industries would locate in the intervening employment 

 



 

areas proposed.  It is also relevant to note that recent air quality monitoring in 
connection with the existing bulk powders import terminal, as verified by GBC, 
concludes that their operations have no discernible impact on dust levels in the area. 

 
9.8.14 The proposed development will, however, increase vehicle movements in the area 

which can have an impact on air quality.  Whilst welcoming that the development 
would promote public transport by facilitating a Fastrack corridor, GBC have 
reservations that additional traffic along Northfleet High Street could exceed national 
air quality objectives.  However, it is considered that the proposed highway 
improvement measures, including potential to upgrade Hive Lane junction to avoid 
additional vehicle flows affecting the free flow of traffic along the High Street and 
funding TRO’s to avoid ad-hoc street parking along key routes that would otherwise 
cause delays, are adequate responses to this concern.  Likewise, measures to 
encourage modal shift and promote sustainable travel will assist. 

 
9.8.15 Similarly, for pedestrian safety and to avoid worsening air quality in an existing 

AQMA to the west of the site in Swanscombe, DBC have advised that lorry 
movements associated with the development be managed to direct them to use the 
strategic highway network rather than less suitable single lane roads in the vicinity.  
The requirement for HGV management is incorporated into the requirement for 
commercial travel plans that would be imposed through planning condition. 

 
9.8.16 An AQMA can be de-designated after two clear years of acceptable pollution levels 

and, since this designation was closely linked to the cement works operation, the 
developer has committed to making a financial contribution towards the costs of local 
air quality monitoring.  This would be secured through the s.106 Agreement.  

 
9.8.17 Noise - Due to the site location, a principal environmental effect results from fixed 

plant and traffic noise associated with the nearby commercial operations.  Any 
assessment on noise should also factor in the impacts of the development itself, such 
as increased traffic movements and new sources of commercial activity.  In 
appreciating the impacts on the development, it is prudent to note that although the 
bulk aggregates import terminal to the immediate east is not yet operational, the 
planning consent has been implemented and can therefore be constructed and 
brought into use. 

 
9.8.18 An updated acoustic survey was undertaken at various locations within the site in 

July 2016.  In general this survey found that noise levels are generally the same as 
during the original survey in May 2008, with the exception being lower levels in some 
areas due to closure of the cement works. 

 
9.8.19 The assessment indicated that the majority of the proposed dwellings would not 

require any form of noise attenuation, with only the limited number of dwellings that 
would face onto College Road in the north-west corner of the site requiring any form 
of mitigation to ensure they provide ‘good’ indoor ambient noise levels.  The existing 
inset industrial site to the north-west is separated by a steep cliff, which would 
provide a degree of natural noise mitigation.  The application advises that further 
mitigation measures for these dwellings would be investigated at the detailed design 
stage. 

 
9.8.20 However, an objection from Aggregate Industries, based at Robins Wharf, prompted 

a request by the Local Planning Authority for an additional noise survey that 
specifically captured noise generated from their adjoining commercial use.  This 
objection stemmed from a concern that the introduction of dwellings close to Robins 
Wharf may lead to noise complaints that may ultimately compromise the commercial 

 



 

viability of their business which currently operates on an unrestricted 24/7 basis.  
Robins Wharf is also used to unload sea dredged aggregates delivered to the 
adjacent Brett Aggregates facility which includes a ready mix concrete plant.  
Previous noise surveys had not captured worst case noise levels associated with 
unloading boats which often takes place overnight and can be particularly loud, so 
there was insufficient information to enable an informed and robust assessment. 

 
9.8.21 Both Robins Wharf, along with 42 Wharf to the north east of the site, are safeguarded 

by adopted planning policy for the import and export of minerals and this objection 
from the owner/operator was subsequently supported by KCC (in their role as 
Minerals Planning Authority) and the Port of London Authority.  This safeguarding 
restricts development within a 250 metre distance where it would unacceptably affect 
their operation, with the exception being for development that is allocated in the 
development plan and where it can satisfactorily mitigate its own impacts.  This site is 
allocated for development so the onus is on the applicant to demonstrate that any 
adverse effects can be satisfactorily mitigated. 

 
9.8.22 For information, GBC have advised that, as of November 2016, no noise complaints 

had been received from existing residents in respect of operations at Robins Wharf, 
although the proposed development would place dwellings closer to it. 

 
9.8.22 The applicant undertook the additional noise survey overnight on 15 November 2016 

through prior arrangement with the wharf operator to ensure that it captured noise 
from aggregates being unloaded by barge. 

 
9.8.23 GBC’s Senior Environmental Health Officer considers that the information contained 

within the updated environmental statement and noise survey reports gives sufficient 
information to be satisfied the existing noise climate does not preclude a reasonable 
design solution to be provided at detailed stage.  However, they acknowledge that 
even with good design it is likely that some dwellings closest to the noise source will 
require mechanical ventilation which would provide residents with an alternative 
means of ventilating their home whilst maintaining an acceptable internal noise level.  
This latter point responds to concerns raised by KCC Minerals in respect of the need 
to keep windows closed on warm summer nights.  This information has also been 
sufficient to enable KCC Minerals to remove their original objection, albeit the future 
details would be required to fully demonstrate that noise levels can be mitigated and 
would thus have no adverse impact on the commercial viability of Robins Wharf. 

 
9.8.24 At the time of writing, despite the consultation period having expired, no further 

representation had been made on behalf of Aggregate Industries. 
 
9.8.25 Whilst this is sufficient to conclude that the broad location of residential development 

is not adversely constrained by existing noise pollution, and would not unduly 
compromise surrounding commercial operations, in order to ensure an acceptable 
development it would be necessary to impose a condition requiring each reserved 
matters application containing residential floorspace to include full details of the noise 
attenuation measures to be incorporated, to be based on up to date surveys. 

 
9.8.26 The permission for the Bulk Aggregates Import Terminal includes measures to 

reduce the environmental impacts of its use including a dust management plan, a 
vehicle routing plan, internal storage of aggregates, limited export of material by road 
and restricting noise levels.  Although not yet operational, the predicted impacts of 
this use have been fully considered as part of the current application (through a 
combined Environmental Statement).  As previously commented a combination of the 
landform and the buffer provided by the proposed employment development is 

 



 

sufficient to conclude that the residential development would not be adversely 
affected by the bulk aggregates import terminal when in full operation. 

 
9.8.27 It is therefore concluded that, subject to appropriate design and safeguarding 

planning conditions, the proposed development would be capable of providing an 
acceptable standard of residential amenity by satisfactorily mitigating environmental 
constraints without compromising existing business operations in the area. 

 
9.8.28 In terms of residential standards and ensuring acceptable living conditions for future 

residents in respect of internal spaces, garden sizes, privacy, natural light/sunlight 
and practical details such as refuse storage, these details would be addressed at the 
detailed design stage through submission of Reserved Matters applications.  The 
relevant standards and guidance would be taken into account at that time, although 
broad principles would be established through the site-wide Masterplan and 
supporting strategies. 

 
9.9 Design, Townscape and Public Realm 
 

Landscape and Building Heights 
 
9.9.1 The proposed redevelopment of this previously developed riverside site would have a 

significant effect on local landscape character.  In assessing this application it is 
necessary to understand the existing character to inform an understanding as to 
whether the scale and form of the proposed redevelopment is acceptable.  It is 
reiterated that the proposals are in outline nature only, but parameter plans are 
provided to enable assessment of the broad scale and massing of built form 
proposed. 

 
9.9.2 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.  
A Landscape Visual Impact Assessment accompanies the application, which has 
been updated to reflect the current baseline position post-demolition.  This includes 
an assessment of the anticipated visual effect of redevelopment on specified 
viewpoints from within and around the site. 

 
9.9.3 Due to the landform comprising cliffs and quarries, it would be views from and along 

the River Thames that are most directly changed and the magnitude of this change is 
increased by the fact that the cement works have been demolished and the site 
cleared in recent years.  Key local views would also include those from the public 
footpath network that runs through the site. 

 
9.9.4 As discussed earlier, it would be necessary to alter existing land levels to provide a 

development platform that is safe from potential flooding and that seeks to better 
integrate the site with the surrounding community through a more gently sloping 
landform.  This would involve raising the riverside land by approximately two metres 
and excavating land to the centre of the residential area.  Some land re-profiling is 
also required in the two pits, most notably digging out the sloping land within 
Vineyard Pit, although no level changes are proposed for the employment land to the 
north of the High Street as it is already flat.  The effect of land re-profiling supports 
the redevelopment of this area and raises no objection in terms of visual impact. 

 
9.9.5 In terms of changes to the character of the site, the proposal would alter the historic 

character of this area from heavy industry to employment and residential, which is 
welcomed in principle as it would enliven the riverfront with high quality buildings and 

 



 

active public spaces that would integrate it into the surrounding community.  
However, to ensure a successful development with local identity, it is important to 
ensure that the development recognises and strengthens local character through 
building design and materials, as recognised by the applicant in the submission. 

 
9.9.6 The most significant change in wider views is the loss of the chimneys, although they 

have already been demolished.  Whilst they were a distinct landmark that reflected 
the site’s industrial heritage, their retention and integration into a residential family-
led scheme would not have been practical and their removal, when balanced against 
the benefits of redevelopment, does not cause overriding harm to the skyline.  
Likewise, removal of the other cement works structures, including conveyors and 
silos, may be regarded as having beneficial impacts in local views, including from 
and across the River Thames. 

 
9.9.7 In terms of the buildings being proposed, the application is accompanied by a 

parameter plan showing maximum building heights for individual parcels across the 
site.  If approved, such details would be fixed. 

 
9.9.8 The application proposes that residential development would comprise up to 7 storey 

apartments along the riverfront and up to 3 storey houses for the remainder of the 
residential area.  The exception being that up to 5 storeys is proposed as part of the 
neighbourhood centre adjacent to The Hive, which would comprise apartments 
above retail/community uses.  Also, a limited number of landmark buildings are 
proposed at focal points whereby the proposal would allow for an increase in height 
by 2 storeys, which is an established principle of good urban design.  The storey 
heights also exclude roof design and ancillary components such as lift overruns and 
extracts, which would require inclusion at detailed design stage and which provide 
further opportunities for articulation and interest in the built form.  The plan identifies 
the maximum height for the employment buildings to be 12 metres, which is the 
height of a typical industrial unit, with the exception of offices at the riverfront which 
could extend up to seven storeys to maximise their prime location. 

 
9.9.9 The nature of the site is such that the proposed buildings would have little direct 

interface with existing buildings, the exception being where the application site 
adjoins the existing residential buildings along College Road and Hive Lane.  
However, the general 2 to 3 storey nature of the proposed buildings and the re-
profiled landform would, subject to design, ensure a seamless and integrated 
development where it does adjoin existing buildings. 

 
9.9.10 Therefore, whilst the detailed layout and design of the buildings would be relevant, 

the proposed parameters for blocks and heights proposed are considered to be 
acceptable and appropriate in order to create a mixed community. 

 
9.9.11 The updated application incorporates a mixed use games area (MUGA) at the 

northern end of the existing Lawn Road headland, which is an area where existing 
levels would not be re-graded, in part to keep the historic tunnel complex and cliff 
facing walls visible as part of the proposed heritage park setting.  The MUGA, which 
would measure approximately 36 by 41 metres, would therefore be located on or cut 
into a truncated chalk spine and so has the potential to be prominent in views from 
the site and the River.  An appropriate landscape setting would need to be provided 
for this feature.  Whilst the application does not envisage that external lighting would 
be provided, it is inevitable that there would be pressure for lighting to be installed to 
maximise its potential for use and for safety.  In addition to the necessary installation 
of boundary fencing, lighting would increase its prominence, so it would be important 
that a detailed Masterplan allows for sufficient screening through landscaping. 

 



 

 
Layout 
 
9.9.12 The parameter plans identify the proposed broad layout and structure of the site, 

which notably includes extending Hive Lane to connect to the River and creating a 
new east-west vehicular, pedestrian and cycle connection that separates the 
envisaged riverside apartments from the family houses.  Whilst access is covered in 
more detail in a later section of this report, the extension of Hive Lane to the riverfront 
is a particularly welcomed aspect in townscape terms as it would provide a strong 
link between land and river, and from the High Street to the promenade.  This route 
would also act as an important visual link to the river so the design and layout of the 
riverside apartments should allow for a framed view towards the river. 

 
9.9.13 The plaza is proposed to create a key public space on the planned Fastrack route 

and to mark the transition from the residential area to the commercial area. 
 
9.9.14 Also, to retain the existing character of College Road, a requirement of any consent 

should be that the historic flint wall which defines its eastern boundary is retained and 
incorporated into the detailed layout for the western part of the site as far as practical 
and possible.  This should avoid the introduction of numerous pedestrian and vehicle 
entrances onto this narrow stretch of road and help maintain the existing character. 

 
9.9.15 The removal of the redundant Bevans Wharf, located adjacent to the proposed public 

promenade within the residential half of the site, forms part of the wider 
redevelopment proposal.  However, procedural changes over recent years now 
brings demolition into the definition of development so, as the wharf lies outside the 
application boundary, it would be necessary to pursue this under a separate ‘prior 
approval’ process in due course.  The wharf and associated structures are currently 
in a poor condition and removal may be considered desirable to avoid compromising 
the environment of the new development.  Notwithstanding this, the application 
proposal does not prohibit the retention and refurbishment of this wharf as a potential 
node for pedestrian river transport. 

 
Character and Appearance 

 
9.9.16 Whilst only in outline form, it is helpful to get a clear feel for what type of place the 

applicant is trying to create, albeit that this should not fix details too tightly as the site 
is likely to be developer by others and needs to retain a degree of flexibility.  The 
Design and Access Statement (DAS) identifies that the concept “is a contemporary 
interpretation of the best elements of the local architectural vernacular, to create a 
visually rich streetscape making particular reference to the cultural heritage of the 
area and its links to the cement industry”, which is considered to be an acceptable 
and welcome principle.  Details to be approved in respect of the Heritage 
Management Plan and Masterplan should reinforce this concept. 

 
9.9.17 In terms of design, the application identifies a series of character areas for the site 

and envisages future detailed designs to come forward on this basis through 
approval of design codes /master plans on a phased basis.  It is not considered 
necessary to commit the future developers to these suggested character areas so a 
planning condition would require a site-wide Masterplan to set the benchmark in 
terms of expected quality and broad character whilst retaining flexibility for individual 
phases to develop their own character where appropriate.  The main character 
change though is expected to be between the riverside apartments and the family 
houses, although consistent building design details may help give identity to the 
individual residential streets. 

 



 

 
9.9.18 The DAS recognises that a palette of complementary materials would be used and 

specifically identifies brick, timber and flint, with potential for more modern materials 
such as glass along the riverfront.  Due to the significance of the site for cement 
manufacture, it is proposed that this be reflected through the innovative use of 
concrete as a key building material – whilst the principle is welcomed, the details and 
extent of usage should be reserved for consideration as part of the above referred 
Masterplan for the site and as individual phases of development are brought forward. 

 
9.9.19 Due to the landform, there would be public views of the new development from 

higher ground such as along Northfleet High Street so roofscape is a relevant design 
element.  This is mostly relevant to the employment buildings, but roof design of the 
riverfront buildings would be equally important to ensure the scheme exhibits an 
attractive and welcoming interface in river views.  It is notable that the application 
proposes the use of green and brown roofs for buildings which, in addition to the 
benefits associated with wildlife and drainage, could also ensure a ‘softer’ 
appearance from raised vantage points, including views down from the public bridge 
across Church Path Pit. 

 
9.9.20 The character of an area is derived as much by the treatment of the spaces between 

buildings as it is the buildings themselves.  As a matter of course, it is required that 
the proposal should deliver a high quality public realm as part of the development, 
not least due to its scale, topography and prominent riverside location.  The 
Masterplan would establish the overall approach to the design of the public realm 
and other areas with a public amenity function, including street layouts, boundary 
treatments, surface materials palette, external lighting and street furniture.  An 
example of this should be the incorporation of flint into some of the key boundary 
walls along the network of roads and paths that would be a useful way of linking to 
the heritage of the site. 

 
9.9.21 Alongside this details of public art would be required through planning condition to 

identify the approach and timescale for commissioning and delivering public art within 
and as part of the public realm.  This would dovetail with the strategic Heritage 
Management Plan. 

 
9.10 Open Space and Recreation 
 
9.10.1 As described in the NPPF a developer is required to provide the appropriate 

amount and mix of public open space for the size of the development.  Access to 
high quality open spaces and opportunities for sport and recreation can make an 
important contribution to the health and well-being of communities.  As well as 
being an important part of the landscape and setting of built development, it is also 
considered to be an important component in the achievement of sustainable 
development. 

 
9.10.2 The saved local policy sets out that open space should be provided in accordance 

with National Playing Field Association (NPFA) recommended minimum standard 
for outdoor playing space of 2.43 hectares (6 acres) per 1,000 population, of which 
provision should be between 0.2-0.3 hectares (0.5-0.75 acres) for outdoor equipped 
playgrounds and 0.4-0.5 hectares (1-1.25 acres) for casual or informal play space.  
Saved Local Plan Policy LT6 also sets out that new housing developments will be 
expected to make provision for open space and play space appropriate to the scale 
and development and type of housing proposed, having regard to the of and 
proximity to existing open space and locality. 

 

 



 

9.10.3 The updated socio-economic assessment, based on average household size in 
Northfleet from the 2011 census, predicts a resident population of 1,298.  This 
theoretical figure is provided for assessment purposes only, and would indicate a 
requirement for approximately 3.15 hectares of open space. 

 
9.10.4 The proposed open space would also be expected to provide an amenity to the 

increased working population on the site. 
 
9.10.5 The table below provides a schedule of the proposed open spaces. 
 
Plan Ref. Description Typology Area (Ha) 
FOS 1 Riverside Promenade  0.82 
FOS 2 Chimney View Park Equipped Play with 

NEAP and 
LEAP 

0.48* 

FOS 3 School Playing Pitch, MUGA and 
Heritage Park 

Formal Sport and 
Formal 
Garden 

2.09 

FOS 4 Highway Verge Green Corridor 0.05 
FOS 5 War Memorial Garden Formal Garden 0.13 
TOTAL   3.57** 

*replacing existing park - 0.12 hectare net increase. 
** net increase of 3.21 hectares 
 
9.10.6 The quantum of open space being provided is generally in accordance with adopted 

policy and it includes a range of different types of open space most notably 
including provision of a riverside promenade.  In response to a local residents query 
this would provide free access to general members of the public and form part of a 
longer standing aspiration to provide a fully connected river walk.  The scheme also 
commits to increasing the size and quality of an existing park that would be located 
in the heart of the residential area and would provide informal open space and 
equipped play to meet the needs of the existing and future residents.  For 
comparative purposes, this equipped park would be just over half the size of a 
standard adult football pitch. 

 
9.10.7 There have been on-going discussions with KCC Education and the applicant 

concerning the scope for dual-use of the school playing pitch and whether this can 
genuinely be counted as public open space.  The playing area for this pitch would 
be approximately 0.5 hectares and the provision of this facility is critical to the 
County Council’s plans to expand Lawn Road Primary School as it would free up 
space within the existing school grounds.  The revised proposal to raise the level of 
the pitch is welcomed as it would improve its relationship and accessibility from the 
existing school and community. 

 
9.10.8 For health and safety reasons the view of KCC Education is that the pitch cannot be 

kept available for casual public use.  A lease between the owner and the school 
operator would commit to making it available for public use (through prior 
arrangement) when not required by the school.  Therefore this provision is not 
strictly for public use, albeit it would provide a recreational function such as for local 
sports clubs.  KCC Education require a draft lease to be appended to the s.106 
Agreement, which is welcomed as it would provide the necessary certainty that this 
space would be available for ‘out of hours’ community use. 

 
9.10.9 To compensate for the fact that the pitch would not be publically accessible at all 

times, the applicant has committed to providing a Mixed Use Games Area (MUGA) 

 



 

measuring 36 by 41 metres on part of the Lawn Road headland which would 
provide an opportunity for more casual sporting provision.  Whilst not benefitting 
from much natural surveillance due to its location, it would be accessible from the 
north and south, including from the proposed new pedestrian and cycle bridge to 
connect this open space to Hive Lane to the west.  It is considered that this, along 
with the evening and weekend use of the junior playing pitch, would adequately 
offset the impact of the development on formal leisure facilities in the area as well 
as improve the current mix of provisions. 

 
9.10.10 As discussed in the Heritage section, the provision of a Heritage Park lies at the 

heart of the open space proposals and would link in the site’s rich industrial heritage 
into the public realm to provide public access to parts of the site that have been in 
private ownership for many years. 

 
9.10.11 The open spaces discussed above exclude the informal open spaces, including the 

public plaza, green corridors and cliffs/wildlife corridors, which would form part of 
the overall development and contribute to the setting of the new built form. 

 
9.10.12 On balance, it is considered that the proposed quantum and varied typology of the 

open spaces being proposed would meet the needs of the development, subject to 
detailed design of the spaces and the timescale for delivery.  A planning condition is 
recommended that would commit the applicant to the delivery of the proposed 
quantum of open space, and the detailed Masterplan would be required to 
incorporate the type and size of open spaces shown on the submitted parameter 
plans. 

 
9.10.13 The timescale for delivery of the open spaces would be important to the success of 

the development as the new community becomes established.  Whilst recognising 
the upfront costs associated with bringing this previously developed site forward, 
including substantial earthworks to make the site safe and practical for residential 
use, it would be necessary to put in place a mechanism to ensure the timely 
delivery of open space.  This would be influenced by the sequence in which 
development would be brought forward, and ultimately the open spaces would need 
to be linked to delivery of the residential component.  A Phasing and 
Implementation Strategy, establishing the sequence and phasing of development, 
would be required through condition prior to any works commencing. 

 
9.10.14  Finally, the long term management and maintenance of the open space would be 

critical to its success.  The Borough Council is not currently adopting open space, 
so it is proposed that the open space would be maintained by a private 
management company.  If approved, the s.106 Agreement would require 
management arrangements to be approved and in place prior to the open spaces 
becoming available for use, but it would include a clause that enables the EDC to 
elect transfer of the land to a public body at its discretion, should such a body have 
been established as part of the EDC’s stewardship legacy. 

 
9.11 Transport, Access and Vehicle Parking 
 
9.11.1 The NPPF advocates sustainable transport methods.  The reduction of pollution 

and use of public transport, walking and cycling are at the heart of the policy 
document as part of the core planning principles. 

 
9.11.2 Adopted 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. 

 



 

 
9.11.3 This application is accompanied by a Transport Assessment which includes traffic 

modelling to predict impacts on the highway network and to help identify the extent 
and timescale for mitigation.  In this instance it is relevant to note that the original 
transport modelling undertaken in 2009 has been verified by a recent junction 
survey which validates the original estimates and, in principle, supports the 
robustness of the initially proposed mitigation.   

 
9.11.4 In order to encourage sustainable development, the transport system needs to be 

balanced in favour of sustainable transport modes, giving people a real choice 
about how they travel.  In this regard the development site has the advantages of 
being close to Ebbsfleet railway station, Northfleet railway station, the A2 trunk road 
and the existing Fastrack rapid transit system which is planned to run through the 
site.  The site is also within easy walking distance of existing bus services on 
Northfleet High Street. 

 
9.11.4 The proposed Access Parameter Plan establishes the access strategy for the site.  

This deals with vehicles, HGV’s, pedestrians and cyclists but a principal intention is 
that the design and layout of the scheme would influence residents to walk and 
cycle to work, shops and community facilities and encourage them to use public 
transport through laying out facilities within walkable distances. 

 
Transport Impact 

 
9.11.5 The NPPF states that development should only be prevented or refused on 

transport grounds where the impacts of development are severe. 
 
9.11.6 In this instance traffic modelling shows that several road junctions near the 

development could potentially be over capacity by 2025, with the development 
making a contribution to the levels of traffic during peak hours.  Other strategic 
roads and junctions on the surrounding network would be affected including some 
already known to either be approaching or potentially over capacity.  This is based 
on transport modelling that assumed 10% more development than is actually being 
proposed to ensure it is robust.  Furthermore, the applicant’s transport consultant 
has confirmed that the modelling did not factor in the effect of Fastrack operating 
through the site, which would be expected to remove some vehicle movements 
from the road network. 

 
9.11.7 In terms of impact on the strategic road network, namely the A2 trunk road, 

Highways England removed an original holding objection in 2011 on the basis that 
the development would make a financial contribution towards the Kent Strategic 
Transport Infrastructure Programme (STIPs).  This programme identifies a list of 
strategic road improvements projects in the County which includes the A2 Ebbsfleet 
junction and duelling Thames Way. 

 
9.11.8 In this instance, following previous negotiations with KCC Highways, financial 

contributions would be secured through the s.106 Agreement towards the following 
highway works to mitigate the impact of development on the A2: 

 
• Thames Way interim scheme – £150,000 contribution to KCC towards the cost of 

junction improvement between Thames Way and Ebbsfleet Gateway; 
• Thames Way final scheme - £2,100,000 contribution to KCC towards the cost of 

dualling Thames Way between Thames Way and the roundabout leading to 
Vineyard Pit. 

 

 



 

9.11.9 The timescale for these contributions would be based on thresholds for 
development related vehicle movements being reached, to be ascertained by 
annual traffic monitoring to be commissioned by the applicant.  In response to a 
recent comment by KCC Highways, any adverse interaction between vehicles using 
Ebbsfleet Gateway and the road leading into Ebbsfleet Station would be addressed 
through co-ordinating the traffic signals. 

 
9.11.10 It has been confirmed by KCC Highways that these Thames Way improvements are 

part of the Strategic Transport Investment Programme and (STIPS) satisfactorily 
address the requirement of Highways England to mitigate the impact of 
development on the strategic road network.  It is also relevant to note that the 
applicant remains committed to upgrading the route between the application site 
and the A2 even if the above specified components have been undertaken or 
committed by others at the time the contribution becomes due, by covering 
agreeing that the money may be used towards wider Thames Way dualling or 
upgrading the A2/Ebbsfleet junction (referred to in the draft s.106 Heads of Terms 
as the ‘alternative highway schemes’). 

 
9.11.11 In terms of site-specific impacts, vehicular access into the site would be from 

Thames Way through the two Vineyard Pit tunnels, Grove Road and from Hive 
Lane.  It is anticipated that Thames Way would provide the principal route to and 
route from A2 whereas an upgraded Hive Lane would provide more local access to 
and from Northfleet High Street.  The application also incorporates a new east-west 
road that would support the Fastrack bus service.  These accesses, including the 
anticipated impact of development and proposed mitigation measures, are 
discussed in turn below: 

 
Vineyard Pit Access 

 
9.11.12 Vineyard Pit would remain the main HGV and vehicular access point into the 

proposed development through tunnels TU23 and TU24 accessed off Thames Way.  
This route would also allow for general vehicular access to the residential area 
albeit that alternative routes would be available along Grove Road, Hive Lane and 
to a lesser extent College Road. 

 
9.11.13 The reliance on the existing privately maintained tunnels to provide access to and 

from the site requires assurances that they would be maintained and kept available 
to serve the development over its lifetime.  KCC has confirmed that it would not 
adopt the tunnels.  The applicant has advised that the tunnels and cliffs within their 
ownership are routinely inspected to identify the need for repairs and has provided 
a copy of the most recent visual inspection survey that took place in December 
2014.  This inspection concluded that the main access tunnels (which includes 
tunnel TU33 connecting the main site to Church Path Pit) are of “very low stability 
risk”. 

 
9.11.14 It is recommended that this be safeguarded through a planning condition requiring 

pre-commencement approval of a detailed structural survey of the road access 
tunnels and related cliffs and a management plan for long term maintenance.  KCC 
Highways has advised that the tunnels be given permissive path status, to ensure 
that they are kept available for use by general members of the public. 

 
9.11.15 An existing emergency access from Church Path Pit to Thames Way runs beneath 

the railway line and around Blue Lake. 
 

Hive Lane Access 

 



 

 
9.11.16 At present Hive Lane acts primarily as an access road to and from Northfleet High 

Street, but the application proposes to extend and realign it to form a vehicular, 
cycle and pedestrian access connecting to the riverside area.  The application 
expects that traffic travelling between the application site and Northfleet High Street 
would use Hive Lane.   

 
9.11.17 Whilst the transport assessment indicates that this additional traffic could be 

accommodated by the existing junction configuration, this has been questioned by 
KCC Highways. 

 
9.11.18 On this basis the principle has been agreed to review operation of the junction 

during the course of the development programme to ascertain whether a junction 
upgrade is required.  The applicant has identified a junction improvement scheme 
that can be accommodated within available highway land, and comprises a signal 
controlled junction with a right turn lane for vehicles waiting to turn into Hive Lane.  
This would be secured through a s.106 Agreement and, if required, would be 
delivered by the developer. 

 
Grove Road Access 

 
9.11.19 Grove Road would provide a further access point into the development direct from 

the Stonebridge Road roundabout.  This road is currently quite narrow, particularly 
once it turns adjacent to Robins Creek, and two way movements are further 
obstructed by unrestricted on street car parking. 

 
9.11.20 As proposed, this access would provide for general vehicular movements and allow 

for a bus service to access the main site. 
 
9.11.21 The application commits to widening the road as far as possible within the 

constraints of the highway boundary and adjoining land owned by the applicant, 
albeit pinch points provided by the harbour wall and other third party land are such 
that it cannot commit to full delivery of a Fastrack corridor of the desired 
specification. 

 
9.11.22 To address the pinch points, and to avoid the need to build the road any closer to 

the harbour wall due to structural concerns, an indicative improvement scheme has 
been designed that incorporates a section of shuttle working controlled by traffic 
signals (i.e. alternate one-way working) where the road adjoins the harbour wall and 
a short priority section at the junction with College Road.  This indicative layout 
indicates the main access to the WE Roberts commercial site being traffic light 
controlled to avoid vehicle conflicts upon egress and would rely on incorporating 
land outline the application boundary but within ownership of the applicant.  Existing 
constraints prevent the provision of a narrow pedestrian footway that would not be 
suitable for shared cycle use.  It is prudent to note that this indicative option relies 
on demolition of some existing buildings that abut the highway, two of which are 
subject to an application to Historic England for statutory listing, the outcome of 
which may dictate revisions at the detailed design stage.  In operational terms, 
modelling indicates that queue lengths associated with the traffic signals will not 
cause anything beyond localised delays. 

 
9.11.23 In terms of the planning policy requirement, adopted Core Strategy Policy CS03 

expects redevelopment of the area to provide cohesive pedestrian, cycle and bus 
connections through the series of identified development sites across Northfleet 
Embankment.  However, it cannot reasonably be expected that the applicant for 

 



 

one part of the wider area delivers full connectivity, but rather that it is appropriate 
that it makes suitable provision within the boundary of the application site.  In this 
instance, the application does commit to ‘interim’ improvement to Grove Road that 
would improve the present configuration and that would provide an appropriate 
standard of access. 

 
9.11.24 As highlighted by KCC Highways, the currently proposed works to Grove Road may 

be regarded as a temporary measure as other allocations coming forward in the 
area will offer opportunities for a comprehensive scheme.  Failure to secure an 
improved access will not be conducive to facilitating Fastrack due to delays caused 
by the traffic signals.  It is relevant to note that the intervening land between the 
application site and the Stonebridge Road roundabout (the Grove Road land) is 
identified for redevelopment and it is prudent to note that the proposed 
improvement would not prejudice opportunities to secure further improvements in 
due course and so may be regarded as an interim position. 

 
9.11.25 The key land owners of the Grove Road land include GBC and KCC.  EDC has 

established a project group with these key landowners with a view to bringing 
forward a project that assembles some or all of the Grove Road land to facilitate its 
comprehensive residential-led regeneration.  In addition to providing new homes 
and environmental improvements, including enhancements to Robins Creek in line 
with wider aspirations of the Northfleet Harbour Restoration Trust, a key objective of 
this project is to address transport pinch points in Grove Road and College Road, 
consistent with the EDC’s objective of facilitating delivery of a riverside Fastrack 
route. 

 
9.11.26 Approval was granted by the EDC’s Investment and Infrastructure Panel in August 

2016 to fund initial feasibility work relating to the Grove Road land project which is 
now underway.  Furthermore, the Ebbsfleet Grove Road proposal was one of four 
projects in Kent that successfully secured funding in October 2016 from the 
Government’s One Public Estate Programme to fund an initial highway impact 
study, master planning and procurement advice.  Whilst provided for background 
information only, this should provide a degree of comfort that wider regeneration of 
the area, as allocated in the adopted Core Strategy and now being actively pursued 
by EDC, would enable further upgrading of the pedestrian, cycle and bus 
connections to the west of the application site. 

 
9.11.27 Based on the results of traffic modelling, the applicant advises that Grove Road is 

not required to serve the development until late on in the programme, but earlier 
delivery is required in order to facilitate the improved pedestrian, cycle and public 
transport connections.  The s.106 Agreement would commit to delivery of the 
highway improvements prior to 200th residential occupation.  The obligation would 
require delivery of an approved scheme by the developer prior to occupation of the 
50th dwelling, but in view of the constraints associated with the existing available 
land and the potential for EDC to facilitate regeneration of the Grove Road land, the 
obligation should be flexible to allow and alternative option for land to be 
safeguarded and/or a financial contribution to be made to EDC to deliver an 
alternative highway improvement scheme.   

 
9.11.28 The s.106 Agreement would also secure developer funding to cover the cost of 

TRO’s to address conflicts caused by on street parking. 
 

College Road Access 
 

 



 

9.11.29 College Road would provide limited vehicular access to new dwellings fronting onto 
it, due to its narrow nature and the desire to retain the character of the existing flint 
boundary wall.  The access parameter plan indicates two pedestrian/cycle 
connections onto College Road. 

 
Fastrack Access 

 
9.11.30 The development would provide a new east-west road connection capable of 

serving the Fastrack route planned for Northfleet Riverside.  The application 
identifies this road connecting between Grove Road and Crete Hall Road via the 
central Plaza, where bus stops would be located.  The eastern section would 
comprise a bus only route, whereas the western section would include use for 
general vehicles albeit may incorporate segregated bus lanes.  Whilst a segregated 
western route would have benefits to the operation of Fastrack, it would demand a 
significantly wider highway that would create a bigger barrier to accessing the 
riverside and would inevitably reduce dwelling numbers.  Irrespective, the route 
would provide pedestrian and cycle access on both sides as well as substantial 
verges and landscaping.  Other existing Arriva bus services would continue to use 
the High Street and The Hill to serve the development. 

 
9.11.31 The ambition to achieve a high public transport mode share of trips from new 

developments is a principal objective of the EDC. 
 

Pedestrian and Cycle Access 
 
9.11.32 In order to encourage sustainable travel and the creation of safe and welcoming 

environments, it is important to design into schemes priority for pedestrian and 
cycle movements to minimise conflicts with traffic.  New developments should also 
provide access to high quality public transport facilities. 

 
9.11.33 As commented by KCC Public Rights of Way, the proposed development offers 

significant opportunities to improve and develop networks of recreational and 
amenity paths. 

 
9.11.34 A significant benefit would be creation of a public promenade which ties into 

numerous initiatives that promote a seamless river walk and cycle path along the 
bank of the River Thames, including adopted Core Strategy Policy CS12 which 
identifies it as a strategic long distance walking route.  The functionality and 
attractiveness of this leisure route would be strengthened by the provision of refuge 
points, cafes, areas of open space and secure cycle parking.  Continuous east-west 
connections would be provided by the pedestrian and cycle paths that would run 
alongside the Fastrack bus route linking Grove Road to The Shore, and would 
continue to link to Granby Road which leads to and from The Hill. 

 
9.11.35 Similarly, the development would provide improved connections to the River that 

would benefit existing and future residents.  This notably includes upgrading Hive 
Lane to provide a vehicular, pedestrian and cycle link to the River.  Whilst this 
would significantly change the character of public footpaths NU3 and NU6 that 
currently provide a walking route only, the wider public benefits of this improved 
connection outweighs any harm to the footpaths.  The design of this corridor would 
allow for roadside landscaping, a continuous cycle path and glimpsed views of the 
River so it would ensure an attractive pedestrian environment. 

 
9.11.36 It is considered that any harm identified to footpaths NU3/NU6 would be 

compensated for by committed improvements to footpath NU42 which runs from 

 



 

Lawn Road to The Shore but which has been closed for a number of years since 
the reinstatement of the rail link.  This footpath would require diversion due to 
truncation of the headland but, whilst a less direct north-south link would result, this 
footpath would meander through an attractive new area of landscaped open space 
as it traverses the level change leading to the Heritage Park. 

 
9.11.37 The application also commits to the provision of a new pedestrian and cycle bridge 

between Hive Lane and Factory Road that would significantly improve access from 
the existing and proposed residential community to Lawn Road Primary School and 
the proposed open space.  This would be a privately maintained bridge so, as per 
the tunnel safeguarding, it would be necessary to approve the management and 
maintenance mechanism. 

 
9.11.38 Pedestrian and cycle links in this area would continue to link with Granby Road. 
 
9.11.39 Direct links for pedestrians, cyclists and the disabled are constrained from the 

development sites to Ebbsfleet Station and the central area of the proposed Garden 
City.  It is therefore positive to report that, in addition to any wider projects that may 
be promoted by EDC, the applicant has agreed to improve the length of public 
footpath NU7A within the site which connects Northfleet High Street to Thames 
Way (beneath the railway line through tunnel TU24) as part of the development 
proposals.  Such works are reasonable and necessary as it comprises an important 
pedestrian connection between the development and Ebbsfleet Station.  This would 
include installation of lighting, vegetation clearance and re-grading levels where 
possible.  Details of the improvement scheme and timetable for delivery would be 
required for approval through a planning condition. 

 
9.11.40 As indicatively proposed, no pedestrian or cycle access would be provided between 

Vineyard Pit and the main site (through TU23) due to the poor environment within 
the tunnel for cyclists and pedestrians.  That said, the introduction of shuttle working 
for vehicles through the tunnel would free up space for a footpath/cycle path, as 
recommended by a stage 1 road safety audit undertaken in 2010. 

 
9.11.41 Whilst the footbridge that crosses Church Path Pit along footpath NU7 would benefit 

from replacement, such works are not required to make the proposed development 
acceptable and so do not form part of this application.  However, it is positive to 
note that this work has been identified by EDC for intervention through its green 
corridors improvement project.  

 
9.11.42 The indicative access strategy proposes two pedestrian and cycle links from the site 

onto College Road.  This seems to strike an appropriate balance between 
maintaining the integrity and character of the previously referred flint boundary wall 
and improving connectivity.  The need to protect this wall is more of an issue for 
vehicular accesses, and the need to avoid direct access to private driveways, hence 
the recommendation that a planning conditions seeks to safeguard this wall as far 
as possible. 

 
9.11.43 In summary, the broad mix of uses proposed would contribute to sustainable travel 

by providing homes, jobs, shops and open spaces within walking distance.  New 
Fastrack access would open up a route across Northfleet Embankment, and high 
quality new provision is made within the site for pedestrians and cyclists including a 
new footbridge.  This scheme takes on board opportunities to improve connections 
within the site but importantly also to ensure a much enhanced integration with the 
existing community. 

 

 



 

Vehicle Parking 
 
9.11.44 Being in outline form detail of car parking is a matter for subsequent Reserved 

Matters.  The Transport Assessment identifies a key principle being that the level 
and form of parking would depend upon the location’s proximity to the Fastrack 
route.  However this does not fix the approach and it is considered premature at this 
stage to take a view on such details.  It would be necessary for the detailed phases 
to accord with the relevant vehicle parking standards which would form part of the 
planning consideration when determining the separate Reserved Matters 
applications. 

 
9.11.45 As a general approach, the application states that all parking areas would be 

designed so that they are adequately overlooked either from the public realm or 
from private houses.  It also identifies a range of types of parking appropriate to 
context, such as on-street, on-plot, courtyards and decked parking in higher density 
riverside areas. 

 
9.11.46 The application promotes the use of travels plans, which can be useful tools in 

seeking to encourage modal shift.  A planning condition would require approval of a 
travel plan for each different type of use prior to that use first operating.  It is 
appropriate to address different uses separately as each provides different 
opportunities and constraints when seeking to encourage sustainable travel. 

 
9.11.47 In response to comments from Dartford BC, a specific requirement of the 

commercial travel plan will be to seek to encourage that the majority of HGV 
movements to and from the development are routed along the strategic road 
network towards the A2.  This is to restrict lorry movements on surrounding roads 
that are unsuitable for such vehicles for reasons such as pedestrian safety and air 
quality.  This is considered an appropriate response in view of the currently 
unknown nature and operation of the future commercial occupants, such that a 
blanket routing plan for HGVs may not be reasonable or practical.  It is, though, 
prudent to note that additional ‘operator specific’ routing restrictions could be 
promoted at the reserved matters stage when further details of likely operators and 
the nature of the businesses are known.  Such an approach has been adopted with 
regard to the permitted BAIT at Northfleet.  The Travel Plan will require monitoring 
and review, and should include a requirement to demonstrate compliance. 

 
9.12 Employment and Economy 
 
9.12.1 Redevelopment of the former cement works site, as proposed, is an integral 

component of achieving Gravesham Borough Council’s (GBC) employment targets 
over the development plan period (i.e. from 2014 up until 2028). 

 
9.12.2 The adopted Local Plan Core Strategy seeks to identify sufficient employment 

floorspace to facilitate the provision of at least 4,600 new full time jobs in the 
Borough, of which 1,330 are estimated by GBC to be created by redeveloping the 
cement works.  This figure includes the jobs created by the approved aggregates 
import terminal immediately east of the application site. 

 
9.12.3 The flexible mix of employment uses proposed means that the final level job 

creation would depend on the final mix of employment uses delivered on site.  For 
example, a B8 warehouse generates fewer jobs than an equivalent sized B1 office.  
However, even if a precise mix was provided, it remains impossible to accurately 
predict the precise number of actual jobs that would be created, as that would 
depend on the individual businesses that occupy the floorspace, and the means of 

 



 

calculating numbers.  This range is demonstrated by the applicant’s updated 2016 
estimation that the proposed development would create up to 1,627 full time jobs, 
which is different to GBC’s figure.  The ultimate mix would be responsive to market 
demand for employment floorspace in this location and environment, with the 
exception of those areas adjacent to the riverside where it would be necessary to 
restrict use to offices (Use Class B1(a)) to avoid compromising the environment of 
the public plaza and promenade. 

 
9.12.4 Whilst it is not possible to definitively estimate the job numbers at this outline stage, 

it is evident that the proposed development would create a significant number of 
permanent jobs which would have a major economic benefit to the local area.  The 
development would also create a significant number of temporary construction-
related job opportunities. 

 
9.12.5 The number of new jobs created in Ebbsfleet is one of the EDC’s key performance 

indicators so this application is consistent with one of EDC’s key objectives which is 
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. 

 
9.12.6 It is prudent to state that, whilst offices are a main town centre use that should 

usually be directed to an existing centre, this proposal has already been tested 
through the local plan process as it forms part of the site allocation, so no further 
assessment of alternative sites is required to justify its acceptability in terms of 
planning policy. 

 
9.12.7 Given levels of deprivation in the area and the long-term decline in traditional 

industrial employment, the regeneration of the cement works site provides a major 
opportunity to secure improved access to training and jobs for the local community, 
as promoted through adopted Core Strategy Policy CS07.  It has been agreed 
between parties that a Local Employment and Training Plan would be provided 
pursuant to condition to promote local employment and training initiatives. 

 
9.12.8 Whilst it is important to achieve a balanced and sustainable community, it is not 

considered necessary to provide a link between the delivery of homes and jobs.  
Ultimately the delivery of the employment floorspace would come forward in 
response to market demand and it would be unacceptable if this interrupted on the 
delivery of dwellings.  As an example, such an approach was adopted for the 
Ebbsfleet outline permission and variations were ultimately approved to avoid 
frustrating the delivery of homes. 

 
9.12.9 In summary, the proposed development would make a significant contribution 

towards the identified need for new jobs in the Borough and would bring with it 
associated economic benefits to the area. 

 
9.12.10 It is also relevant to note that the site falls within the North Kent Innovation Zone 

which is one of 26 new or extended Enterprise Zones announced by the 
Government in November 2015.  The Government sees the creation of more 
Enterprise Zones as a way of boosting employment and business and this status, 
along with the incentives it provides to businesses such as discounted business 
rates. 

 
 
 
 

 



 

9.13 Planning Obligations 
 
9.13.1 In addition to the planning obligations identified earlier in this report, this section 

deals with other planning obligations that would be secured through a s.106 
Agreement. 

 
9.13.2 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. 

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

Planning Authority is satisfied that they meet these tests.  A schedule of the Heads 
of Terms for incorporation into a s.106 Agreement are included in Appendix 2, albeit 
the clauses are liable to modest refinement through the process of refining 
negotiations and through the legal drafting process. 

 
9.13.4 The following paragraphs provide some commentary of the obligations not already 

discussed earlier in this report. 
 

Affordable Housing 
 
9.13.5 Adopted Gravesham Local Plan Core Strategy Policy CS16 requires the provision 

of 30% affordable housing on all new housing developments of 15 dwellings or 
more or on sites of 0.5 hectares or more in the urban area.  The policy seeks a 
tenure mix for the affordable dwellings of 70% affordable rent and social rent and 
30% intermediate.  Furthermore, it states that provision will be subject to site 
viability and a tenure mix to meet local needs and achieve a successful sustainable 
and socially inclusive development. 

 
9.13.6 The outline nature of the application, which includes an “up to” figure for dwellings, 

prevents a fixed number of affordable dwellings being established at this stage.  
However, based on the maximum quantum applied for, the scheme is expected to 
provide in the region of 160 affordable dwellings. 

 
9.13.7 It is positive that the applicant has committed to the delivery of a policy compliant 

development in this respect and the associated s.106 Agreement would commit the 
developer to providing 30% of the dwellings as affordable housing units, as defined 
in the NPPF.  The floorspace of the few remaining vacant buildings on the site to be 
demolished can be used by the developer to offset the provision of affordable 
dwellings, in accordance with the Government’s Vacant Building Credit concept 
which was introduced in 2014 to incentivise brownfield development.  It is relevant 
to note that, as agreed with the applicant, the existing eight storey office building 
does not count towards this floorspace credit as it is not vacant and, furthermore, 
lies outside of the application boundary. 

 
9.13.8 Following extensive dialogue between parties, including GBC in their role as local 

housing authority, it has been agreed that the following tenure mix would be 
acceptable having regard to financial viability, local context and local need: 

 
• 60% Shared Ownership (up to 96 dwellings – on site) 
• 40% Affordable Rent (up to 64 dwellings– on site) 

 



 

 
9.13.9 These units would be provided on site, although it has been agreed that the 

developer has discretion to elect that a commuted sum may be provided in lieu of 
20% of the affordable dwellings (thus reducing the on-site affordable rented portion 
from 40% to 20%) to allow alternative tenures to be provided off-site directly by 
Gravesham Borough Council.  The value of the commuted sum has been agreed at 
£65,000 per unit, which could generate a commuted sum of up to £2,000,000 if this 
option is elected by the owner/developer. 

 
9.13.10 In accordance with adopted Core Strategy Policy CS19, which requires new 

development to be adaptable to allow changes to be made to meet changing needs 
of the occupants, the applicant has accepted an obligation that at least 50% of the 
affordable dwellings and 25% of the private dwellings would be constructed to a 
standard equivalent to the former Lifetime Homes standard (namely in accordance 
with Building Regulations Part M4 (2) Category 2: Accessible and Adaptable 
Dwellings) 

 
9.13.11 Similarly, to aid accessibility for disabled residents, the applicant commits to the 

delivery of at least 6no. wheelchair accessible dwellings as part of the proposed on-
site affordable stock, in accordance with Building Regulations Part M4(3) Category 
3: Wheelchair User Dwellings. 

 
9.13.12 In order to create an inclusive and mixed community, it is important that affordable 

housing is delivered alongside private dwellings and that it is distributed across the 
whole site.  The mechanism for delivery would be set out in the s.106 Agreement, 
although the applicant has committed to the principle of “pepper-potting” the 
affordable units across the whole site.  Whilst flexibility is necessary, the broad 
distribution for affordable housing would be established as part of the site-wide 
Masterplan to be approved before any works commence, and precise details would 
be fixed on a phased basis through Affordable Housing Plans to identify the precise 
quantum, location, type and tenure. 

 
Education 

 
Primary Education 

 
9.13.13 In order to assess the potential effect of the development on local schools it is 

necessary to predict the pupil yield generated by the development.  The outline 
nature of this application, as it does not commit to a mix of unit types or sizes, 
requires as assumed ratio between houses and flats.  Utilising standard 
assumptions for Kent, the development is predicted to generate approximately 197 
school age children. 

 
9.13.14 To mitigate this there has been detailed discussion between parties since original 

submission.  The closest primary school to the site is Lawn Road, which is currently 
one form of entry with a total capacity of 210 pupils, and KCC Education has 
advised that their requirement for this development is to fund an expansion to this 
school. 

 
9.13.15 However, as physical expansion of this school is constrained by available land, the 

application commits to early delivery of a new school playing pitch adjacent to the 
site to free up space within the school grounds for expansion.  The owner would be 
committed to substantially complete the school pitch to an agreed specification 
(which already benefits from a standalone planning permission) upon occupation of 
the 50th dwelling on the site.  At the same time, the owner would grant a long lease 

 



 

of the playing pitch to the school – the details of the draft lease are being finalised 
between KCC and the landowner and would be appended to the s.106 Agreement. 

 
9.13.16 Alongside this, the developer would make staged financial contributions, based on 

the number and type of dwellings that are provided, to fund their share of the school 
expansion, as set out in the draft s.106 Heads of Terms appended to this report.  
Through negotiation of the s.106 Agreement, KCC would be required to commit to a 
timescale for delivery of the planned expansion in order to meet the needs of the 
development by ensuring new primary school age children have the option of 
attending a local primary school. 

 
Secondary Education 

 
9.13.17 Whilst the situation regarding spare capacity in local secondary schools has 

changed since the original assessment, with existing schools not being able to 
accommodate children generated by the new development, KCC is not seeking a 
financial contribution.  KCC still have a statutory duty to provide school places for 
the children, but agree that the developer does not need to make a proportionate 
contribution in this instance.  This position also reflects the positive negotiation in 
respect of the primary school provision and school playing pitch. 

 
9.13.18 KCC have advised that whilst there are plans to expand some of the existing local 

secondary schools, the longer term requirement will be to build a new school to 
meet the increasing needs of the area from background population growth and new 
development. 

 
Healthcare 

 
9.13.19 The updated Environmental Statement identifies that there is limited existing 

capacity within existing surgeries for the additional patients generated by the 
development, which could be approximately 1,298.  This position has been 
reaffirmed by the NHS CCG, advising that whilst some local surgeries are accepting 
new patients, they cannot accept the scale of new patients that would be generated 
by the proposed development.  They advise further that, to ensure an efficient a 
viable primary health service, their business model is to direct funds towards the 
expansion and improvement of existing established surgeries as opposed to 
creation of new ones. 

 
9.13.20 It was on this basis that the CCG advised that they would not wish to see a small 

stand-alone health centre within the development and that the impact of the new 
population of healthcare is better addressed by way of a financial contribution. 

 
9.13.21 It is, however, prudent to note that the original application did not propose to fund 

and build a health centre, but rather to provide the flexibility for a privately run 
health centre to be developed as part of the scheme.  The application has since 
been revised to remove any reference to health centre, as noted by a local resident. 

 
9.13.22 Through negotiation, a financial contribution of £360 per dwelling has been agreed 

with the applicant to be secured through the s.106 Agreement and to be directed 
towards improvements at a local doctor’s surgery in Northfleet or a new build health 
centre in Greenhithe, should outline planning permission be granted. 

 
Other Community Infrastructure 

 

 



 

9.13.23 Following assessment from KCC in respect of impacts of the development on other 
community infrastructure, financial contributions have been agreed with the 
applicant towards identified local projects in respect of (i) youth services, (ii) 
libraries, (iii) families and social care and (iv) adult education/community learning.  
Further details are provided in the draft s.106 Heads of Terms appended, and it is 
prudent to record that KCC has advised that the identified projects are not affected 
by CIL pooling restrictions. 

 
9.13.24 Whilst not a s.106 obligation, the applicant has committed to the implementation of 

a Community Development Strategy, which would be required through a planning 
condition.  A similar requirement has been placed on other developments in the 
Garden City developments and is intended to ensure developer engagement with 
existing and incoming residents as well as local schools, groups and other 
stakeholders during the construction period. 

 
9.14 Additional Comments 
 
9.14.1 Sustainability – Sustainable development under pins the NPPF and the policies in 

paragraph 18 to 219 of the NPPF constitute the Government’s view of what 
sustainable development means in practice.  In the context of this application, 
sustainability is promoted by general factors such as the creation of new homes 
with improved connections to the existing community, mitigating flood risk by land 
raising, by promoting journeys by means other than the private car and by 
reinforcing social cohesion through regeneration of a currently derelict brownfield 
site to create local jobs and inward investment in the area.  These are all factors 
that would contribute to making the area more sustainable. 

 
9.14.2 However, turning to more specific aspects, such as energy efficiency of buildings, 

renewable energy technologies, zero carbon technology, the application 
acknowledges that standards are constantly evolving but commits to incorporation 
of the relevant planning and building regulations standards applicable at the 
detailed design stage.  Whilst it discounts large scale installations such as wind 
turbines and combined heat and power plant, it does anticipate the potential for 
small scale installations such as PV panels and ground source heat pumps.  The 
application also notes recent adopted Policy CS18 with regard to sustainable 
drainage and water management.  As noted above, the development also commits 
to provision of a proportion of accessible dwellings. 

 
9.14.3 Land Stability – Due to the sheer cliff faces with development close to the edge at 

the top, the application is accompanied by a land stability statement that has 
reviewed the stability and safety hazards associated with the quarry faces, tunnels 
and quarry floor which has considered the impacts upon the proposed development 
and existing land uses that immediately surrounds the site margins.  The review 
concluded that it is feasible to manage or mitigate the risks posed in terms of land 
stability and hence there is nothing arising that precludes delivery of the 
development proposals.  As per the access tunnels, it would be necessary to 
approve a programme and mechanism for the long term management and 
maintenance of the cliffs. 

 
10.0 FINANCIAL CONSIDERATIONS 
 
10.1 Whilst this is not material to the decision, financial benefits would 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 - New Homes Bonus and Council Tax from new dwellings and 
Business Rates from the commercial floorspace.  It is relevant to note that these 
financial benefits would accrue to GBC rather than EDC. 

 
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. The proposed development is in accordance with adopted local planning policy and 

would bring significant benefits to the existing adjoining residential community and 
the area as a whole. 

 
13.2 It occupies a key brownfield site within the EDC’s strategic Northfleet Riverside site 

and meets various ambitions of the EDC and Gravesham Borough Council 
including through delivery of new homes to contribute towards meetings identified 
local need, provision of new employment opportunities in a designated enterprise 
zone, opening up public access to the waterfront with enhanced public realm, 
making the most of the area’s rich history, expansion of education and community 
facilities, provision towards a riverside Fastrack rout and improved pedestrian and 
cycle routes connecting to the wider area. 

 
13.3 It should be noted that reliance is placed on a Phasing and Implementation Plan to 

establish the sequence of development, which would be essential to ensure that 
key infrastructure is delivered in a timely manner to support the extended 
community as it evolves, and this would require approval prior to any work 
commencing.  Likewise, a site-wide Masterplan would be required to fix certain 
principles at an early stage to inform the detailed design work and to ensure a 
consistent and integrated development. 

 


