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21 October 2015
Reference: DA/14/01520/ECCDNA

Officer: Mr N Lloyd-Davies

Site Address: Northfleet West Grid Sub Station, Southfleet Road, Swanscombe, Kent
Proposal: Submission of details relating to masterplan pursuant to condition 12 of outline
planning permission DA/05/00308/OUT for development of site comprising a mixed use of
up to 950 dwellings & non-residential floor space for: shopping, food & drink, hotel use;
community, health, education & cultural uses; assembly & leisure facilities & associated
works to provide the development.
Applicant: Redrow Homes Limited
Parish/Ward: Swanscombe and Greenhithe Town Council / Greenhithe
Application Type: Discharge of planning condition.
OFFICER RECOMMENDATION: Delegate discharge of Condition 12 of outline planning
permission DA/05/00308/OUT to the interim Chief Planning Officer (or if on or after 2
November 2105 to the Chief Planning Officer).
Information submitted as part of the proposal can be viewed at
http://publicaccess.dartford.gov.uk/onlineapplications/applicationDetails.do?activeTab=documents&keyVal=NEGHH7BQ00L00

BACKGROUND
1 This condition discharge application is made pursuant to outline planning permission (ref:
DA/05/00308/OUT) granted by Dartford Borough Council (DBC) in March 2014 for the
redevelopment of the site for up to 950 dwellings and non-residential development
comprising retail, food and drink, hotel, community, health, education and cultural uses,
assembly and leisure facilities and landscaping.
2

The outline planning permission was approved with all matters reserved for subsequent
detailed approval, with the exception of the means of access junctions with Southfleet Road.
(See Appendix A) A series of ‘parameter plans’ and strategies form part of the outline
permission and are intended to guide detailed submissions. (See Appendix B). The
permission is subject to a total of 60 planning conditions and a section 106 Agreement.

3 Condition 12 of the outline permission requires the submission for approval by the LPA of a
Masterplan (which is to be ‘in broad accordance’ with the approved parameter plans and
approved Landscape and Open Space strategy), prior to submission of formal reserved
matters applications. The condition sets out a detailed schedule of requirements for the
Masterplan and the full text is set out in the Outline planning permission attached to
Appendix A. This application represents a submission of details for approval pursuant to
Condition 12.
4 Reserved matters applications have also been submitted for approval, comprising Phase 1
residential development (application 15/01001/ECREM) and Phase 1 Infrastructure
(14/01517/ECREM). Condition 12 requires the reserved matters to ‘generally accord with the
Masterplan as approved.’ It is envisaged that the Phase 1 infrastructure details would be
determined under officer delegated powers (assuming the current Masterplan application is
supported by Committee) whilst the Phase 1 residential reserved matters would be brought
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to Committee in due course. Both of the reserved matter applications are currently subject
to amendment and further consultation as may be deemed necessary.
5 Members are advised that, taking into account the requirements set out in the outline
planning permission, there is a required order by which conditions/reserved matters should
be submitted and approved, as set out in the following table:
Priority
1

Condition(s) No.
10a & 11

Description
Archaeological Field Evaluation (Areas of
High Archaeological Potential) and
approval of Historic Environment
Framework (HEF)

2
3
4

14
12
13 & 15

Phasing Strategy
Masterplan
Dormice
and
Reptile
mitigation
(Ecological Management Plans)

5
6

16
17

Public Art Strategy
Affordable Housing Strategy

7

2 & 19

Reserved Matters

20

Details of piling and foundations in
respect of groundwater impacts
Details of foundations and planting in
respect of disturbance to archaeology
Noise mitigation
Telecommunications details
Playing pitch details
Landscaping within 100m of school site

21

Status
Details submitted and
indicated to be
satisfactory by Kent
County Council
Archaeology.
Details submitted.
Approved 22.09.15 (to
allow for seasonal
mitigation window)
Approved 25.09.15
Details submitted.
Dartford Borough Council
Housing Department is
satisfied with the
submissions.

Applications
14/01517/ECREM and
15/01001/ECREM,
currently under
consideration.

26
27
30
32
THE FOLLOWING CONDITIONS REQUIRE DISCHARGE PRIOR TO COMMENCEMENT OF DEVELOPMENT
AND SITE PREPARATION
8
10b
Archaeological evaluation in areas of
Details submitted
lesser potential
23
Access and Management Plan
Details submitted
9
33
Archaeological Mitigation for site
Due for imminent
preparation
submission alongside
details for condition 35
10
35
Construction Management Plan
See above
11
36
Landscape Management and
Details submitted.
Maintenance Plan
12
37
Scheme of Working and Code of Conduct Submission pending.
for Earthworks and Landforming
13
40
Tree protection measures
Only needed in advance of
site operations within
50m of retained trees.
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6 The current application was validated on 3rd November 2014 and was submitted alongside
additional condition discharge applications pursuant to conditions 10(a), 10(b) and 11
(Archaeology), 14 (Phasing), 13 & 15 (Dormice and Reptile Mitigation), 16 (Public Art), 18
(Affordable Housing Strategy), 23 (Access and Management), 24,25 and 26 (Noise
Mitigation) and 36 (Landscape Management Plan). In addition, a ‘Phase 1 Infrastructure’
Reserved Matters (see Appendix B) submission was made at the same time, pursuant to
conditions 2, 19, 21 and 22 (applications 14/01517/ECREM and 15/01001/ECREM)
respectively. Following extensive comments raised from Dartford Borough Council and
statutory consultees, issued to the applicants in January 2015, all of the submissions were
revised and re-submitted on 30th June 2015, alongside a further Reserved Matters
submission in respect of ‘Phase 1 Residential’ development.
7 Officers have considered the current submissions and have raised further detailed
comments, including in respect of the Masterplan. These comments have been set out in a
series of emails and meetings with the applicants during August and September this year. A
particular significant matter for consideration has been the premature submission of
Reserved Matters applications, bearing in mind the clear timing set out in the Outline
planning permission. The applicant and agent are aware of this matter and a programme for
determination has now been put in place in terms of sequencing of decision-making. The
above-mentioned Reserved Matters applications will not be determined until after approval
of the Masterplan has been secured. An amended Masterplan was submitted in response to
Officer comments on 7th October and is the subject of this report.
RELATIONSHIP OF NORTHFLEET WEST SUB STATION TO EASTERN QUARRY
8 Officers considered it would be helpful for EDC Members to have regard to the following
text from the Officer’s Report to Dartford’s Development Control Board in March 2014,
recommending approval of the Outline planning application, as the broader development
context is a key basis to the approved parameter plans and strategies that retain the same
importance in consideration of detailed conditions and reserved matters:
The historical allocation of Eastern Quarry as a Major Development Site within both the
Kent and Medway Structure Plan and the Local Plan Review related to the quarried area
and the Northfleet West Sub Station site. The Eastern Quarry Planning Brief also related
to this area. The Core Strategy identifies these sites, together with Ebbsfleet, as the
Ebbsfleet Valley Strategic site. However, the current application relates to only part of
the Strategic Site, being the land previously occupied by the Sub-stations, in the
ownership of National Grid Property.
The Core Strategy and the Planning Brief make no assumptions as to how planning
applications will come forward for the site. The Brief seeks to provide guidance for
considering the application and seeks to create a framework for development. It is
important in strategic planning terms that development on one site does not stifle
development on the other. The vision for the whole Strategic Site has been developed by
the Borough Council with the applicants for all developments, together with input from
KCC as a major service provider, and this is reflected in the Section 106 Agreement,
conditions and strategies agreed for the EQ site and in the heads of terms and
conditions suggested for the NWSS application, currently under consideration. These will
guide the detailed master planning and design of the site, which will be a matter that is
to be considered fully following the issue of outline permission.
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Dealing with separate applications for the Eastern Quarry/NWSS part of the Strategic
site creates a challenge when planning for shared community facilities and other
infrastructure. Each development needs to demonstrate how infrastructure
requirements would be met whether within their boundary or on the adjacent site. The
two sites offer economies of scale and the scope to share facilities. While both sites are
large enough to independently support some local community facilities (e.g. primary
schools, community halls and local parks/play facilities), higher order facilities such as,
the secondary school campus, major parks and Fastrack will need to be shared.
Although there might be advantages to bringing the two sites forward together, the
quarrying activities have left a substantial grade difference between their respective
levels, which creates an unavoidable distinction between the two areas and
topographical separation.
In considering the development of the site as part of the Ebbsfleet Valley Strategic Site
as a whole, the local planning authority and consultees on the applications have
considered the need to create a single sustainable community on the Eastern
Quarry/NWSS site, which is not planned arbitrarily along ownership lines. A central
focus is therefore required for the residential area which provides community and
commercial facilities. This will enable an area of critical mass to be formed, which will
create activity and discourage people from travelling outside of the development. This
area will take the form of a market centre comprising retail, commercial and community
facilities, as well as an education campus. This is to be provided within the approved
Eastern Quarry (EQ) development.
However, there is also a need to provide community facilities which have a more local
draw in order to create a sense of community, particularly as the proposed development
at NWSS has sufficient critical mass to support its own community facilities. Indeed it is
important that the core local facilities are provided within walking distance of the
residential properties proposed here as the topographical differences and the major
roads around the site will create barriers for movement. Essentially the EQ development
proposes a central market centre including residential accommodation which forms a
core with separate 'villages' either side which are predominantly residential based with
some local facilities. In essence the NWSS will form an additional "village" with its own
local facilities but being subservient to the core within EQ.
Permeability between and through each major site is therefore critical so that residents
can readily access facilities in the other areas. This will particularly be the case for higher
order/shared facilities but also for more local facilities as people exercise choice in their
use of the facilities provided. A pedestrian and cycle link has therefore been sought
across the common boundary of both sites.
It is considered that all of the community and infrastructure requirements unique to
NWSS can be satisfactorily addressed via the Section 106 Agreement. In addition, some
contributions are required which can be used to towards infrastructure within the EQ
site to ensure that facilities, such as the secondary school, are of an adequate size to
cater for the NWSS community.
It should be noted that care has been taken throughout the discussions to make sure
that the approach adopted for the application does not, so far as I am aware, materially
prejudice the development of the adjacent EQ site. The proposed layout, access,
community facilities and approach to contributions are consistent with the future
development of that land.
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SITE DESCRIPTION
9 The site which is the subject of this application is approximately 32 hectares in area and lies
to the south-east of Eastern Quarry. The site comprises 3 electrical sub-stations which have
now been decommissioned. The remainder of the site was last in arable use.
10 The site is bounded to the south by the A2 and to the east by Southfleet Road and the
Ebbsfleet development and Ebbsfleet International Station is just 500 m to the north east.
The western and northern boundaries of the site are bounded by the DS20 Public Right of
Way and beyond this the Eastern Quarry development site and, further west, the Bluewater
Shopping Centre.
11 There is an existing vehicular access at the site’s south-eastern corner taken directly off the
southern B259 roundabout, serving the existing substation compounds and a Thames Water
Pumping Station (to be retained). Part of the B259 (towards Swanscombe) is incorporated
into the application site to accommodate approved off-site highway works and associated
landscaping.
12 In terms of site topography, the land rises steadily in a north-westerly direction from its
southern and eastern boundaries. The level change varies from a low point of 20m AOD at
the eastern boundary (approximately at the mid-point) to approximately 55m AOD at the
site’s NW corner. With the exception of the north-eastern section of the site, the levels drop
sharply in the EQ site as a consequence of the quarry works.
13 The site lies approximately 1.6 km (1 mile) to the south of Swanscombe and about 9.6 km (6
miles) to the east of Dartford. Gravesend is about 3.2km (2 miles) to the east.
14 Power was previously generated at Littlebrook power station and transmitted through
power lines to the Northfleet West Sub Station where it was transformed down. However,
with the upgrading of Northfleet East Sub Station (in Gravesham) the substations on the
Northfleet West Sub Station site became unnecessary. A site is reserved for a smaller substation should one be needed to serve the development in the area. It is understood that
there is no programme for delivery at the moment.
15 Power lines run from north-to-south across the eastern half of the site and continue in a
northerly and easterly direction. It is proposed that the 400kV lines and three (circa 50m
high) pylon structures will be retained whilst 275kV lines are to be removed. A 50m building
exclusion zone applies, taken from mid-point between the powerlines. Vehicular access to
the substations is currently gained via a small access road off the southernmost roundabout
on Southfleet Road. There are no other accesses into the site, either pedestrian or vehicular.
16 Existing vegetation is concentrated along the site’s boundaries with woodland concentrated
along the eastern boundary with Southfleet Road and the site’s north-eastern corner.
Hedgerows form much of the site’s northern and western boundaries.
THE PROPOSAL
17 The Masterplan comprises a series of strategic level plans for the whole of the sub-station
site (now termed ‘Ebbsfleet Green’), character areas, street typologies and other details
required by condition 12. The composite Masterplan document is submitted for approval
and is intended to form the basis for subsequent consideration and approval of the reserved
matters for each phase of the development.
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18 The document has been structured in line with the structure and sub-headings of condition
12 (see Appendix A for more detail). These sub-headings are Land Uses, Open Space, Form of
Development and Design, Access and Car Parking, Public Realm, Archaeology/Historic
Environment, Existing Structures, Levels, Integration and Landscaping in the event that the
development is not completed.
19 As noted above, two earlier iterations of the Masterplan were submitted, the first in late
October 2014 and the second dated June 2015. Concerns were expressed by Dartford
Borough Council as the then local planning authority that these first iterations were lacking
in a clear ‘sense of place’, design strategy and design consistency. This was evident across
most areas of the document, including the approach to issues of public realm, landscaping,
open space, key buildings and streets. The June 2015 version provided additional
information in respect of site analysis (views, topography, constraints and opportunities),
street typologies, public realm (hard surfacing and street furniture), landmark buildings and
key facades (more added), and locational relationship to the Station Quarter sites to the
east.
20 Nonetheless, despite these changes, the Masterplan layout of the site remained largely
unchanged. Officers expressed continued concern with particular regard to the poor sense
of place and design philosophy that failed to link the various ‘character areas’ with sufficient
cohesion. Many residential streets continued to lack focus as key streets in their own right.
Structured landscaping along streets and key corners remained weak, indeed sparse. The key
east-west ‘way’, in particular through the proposed Phase 1 residential area, lacked interest.
The re-location of the northern LEAP to the eastern site edge had resulted in a relatively
poorly articulated entrance to the site, with the spine road edged by an embankment,
parking courts behind and private detached housing. The Masterplan was therefore not
considered to be ‘in broad accordance’ with the parameter plans as required by condition 12
and there were no compelling reasons why the proposals should otherwise be supported.
21 In response, the applicants have undertaken a comprehensive review of the Masterplan
document. The re-submitted Masterplan (7th October) is the subject of the summary below
and is structured to follow the sub-headings of Condition 12.
22 Masterplan – at a high level, the applicants highlight several key design principles and a
direct extract is provided here for ease:
This Masterplan is based on the design principles of the outline planning consent that
aim to ensure that the creation of a vibrant new community. It seeks to create an
inspiring place to live, which is harmonious with its surroundings and flexible to
accommodate the needs of its community. Importantly, it aims to create a
sustainable mixed use community that links well with the surrounding area. This
objective has been central to the key design principles of the masterplan.
Design and ‘place making’ is about creating desirable places where people want to
live work, visit and enjoy. It is not merely a matter of architecture and combines
elements of the physical environment (streets, spaces, landscapes and built form) in
an integrated design that will develop and flourish over time.
The Masterplan layout aims to reinforce the local landscape character, making
places more beautiful, interesting and distinctive. It also aims to give Ebbsfleet Green
character and a strong identity. It also aims to create variety and interest within the
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development through the creation of different character areas that will assist in
providing a clear hierarchy of built form through variation in use, density, built form
and materials. The proposal also seeks to create a permeable street network that
establishes a clear and easy to understand street and footpath hierarchy. Perimeter
blocks would define and enclose the public realm with building, height and density
generally increasing in the centre and reducing towards the development edge.
North-south and east-west landscape corridors provide the structure to the
masterplan. From these corridors, a grid of street spaces and a network of
connecting spaces provide the framework to accommodate development and open
space within a legible and permeable layout.
The Local Centre and Primary School are centrally located within convenient and
direct walking and cycling distance of surrounding residential areas.
The Local Centre will comprise the Community Hall, Pub and residential
development. Immediately north of the Local Centre is the Primary School, a Muga
and NEAP. To the east is the local park. Sports pitches, LEAP play areas, open spaces,
allotments, the local shop, hotel and pavilion are also located to be accessible and
convenient.
There are two points of access into Ebbsfleet Green from road and an additional
cycle path access to the north. Between these points runs a spine road which
provides vehicular access to the local centre, mixed use and residential areas. A bus
route with frequent bus stops and a cycle path are accommodated within the spine
road. From the spine road there is a permeable network of tree lined avenues,
secondary roads and shared spaces that afford access into to the residential areas.
23 Land Use – the land use plan is broadly similar to the approved parameter land use plan in
terms of the land use zones, in providing for the range and quantum permitted under the
outline permission, as follows:








Up to 950 residential dwellings in a mix of houses/flats;
Primary school and associated open space (2.05ha);
Community hall (358 sq m);
Neighbourhood foodstore (339 sq m);
Up to 5,000sq m hotel with conferencing and leisure facilities;
Pub and family restaurant (920 sq m);
Public open space (no less than 30% of site) including parkland, 2No.sports pitches
with changing facilities and community allotments;
 A Neighbourhood Equipped Area for Play (NEAP) and 2 x Local Equipped Area for
Play (LEAP);
 Public Art
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These uses and quantity/gross floor areas are broken down as set out in the following table:

24

Land Use

Hectares (approx)

Building Use

Usable public open space
Local centre/mixed use
Primary School
Residential
Hotel
Sports Pitches
Allotments
Retained Substation
TOTAL

8.11
1.31
2.05
16.73
1.24
1.54
0.25
0.95
32ha (approx.)

GFA(m2)/Quantum (as
stipulated in Outline
permission)

Pub/restaurant
Primary School
Flats and Houses
Hotel
Community Hall
Local shop

950
1,400
950 (units)
5,000
358
339

A plan is provided showing indicative locations of affordable housing across the site,
pursuant to sub-section (e) of Condition 12. These are allocated in line with the
requirements of Condition 17, with 15% provision in the first phase of residential
development, 30% for all other phases and an overall tenure split of 50:50
intermediate/social rented. The affordable housing is to be designed ‘tenure blind’ relative
to open market housing and clustered in locations across the character areas to both
integrate across the new community whilst facilitating management by a Registered
Provider. Further detail in respect of affordable dwelling types, size and provider are
considered separately in the Affordable Housing Strategy which is required under Condition
18. This strategy has been submitted alongside the Phase 1 Residential Reserved Matters
application (applications 14/01525/ECCDNA and 15/01001/ECREM respectively), has been
endorsed by Dartford Borough Council Housing Department and is anticipated to be
approved shortly under delegated authority.

25 Open Space – the areas of open land set out in the Masterplan are required to broadly
accord with the approved parameter plans and strategies, specifically Open Space Plan (OSP01A) and the Landscape and Open Space Strategy (March 2014). Generally the layout and
extent of public open space in the Masterplan seeks to follow the approved details in terms
of retained and proposed landscaping, structural landscaping, parks, sports and play areas,
ecological habitats and sustainable drainage measures. The intention is to create a network
of green links both north-south (linking to Eastern Quarry) and east-west. The amended
Masterplan emphasises the value of the east-west corridor in connecting the residential
areas along tree-lined streets to the Local Centre, school and play areas.
26 Local parks such as the main north-south route (below the power lines) and the site
periphery are more informal in layout whilst greater formality is to be provided in the central
green (behind the proposed local centre) and east-west linear park connecting the site’s NW
corner with the site centre. It is anticipated that the central green could host community
events, being in close proximity to the proposed primary school, local centre, pub and
community hall. The applicant sets out the following principles:




Local Park – this would be at least 2ha in area and implemented in the first phase of
the development. It would include substantial new vegetation, including woodland
and sustainable drainage ponds. Litter bins, street lighting and seating would be
provided, together with a ‘trim trail’ set of ‘sequence challenges’ for a range of adult
abilities. These would be set roughly 50m apart;
Local Equipped Area for Play (LEAP) – a total of 3 LEAPs are to be provided of a
minimum of 400 sq m in line with National Playing Field Association (NPFA)
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guidelines. These spaces would contain at least five pieces of play equipment and be
located within 240m of the significant majority of the residential development.
Neighbourhood Equipped Area for Play (NEAP) – a single NEAP of at least 1,000 sq
m is to be provided at the centre of the site, catering for older children and
approximately half of this area would include a Multi-Area Games Area (MUGA),
supporting a range of sports including hockey, basketball and football.
Sports Pitches – one artificial and one grass pitch (to full football pitch size of 90m x
45.4m plus run-off area) is to be provided at the SE edge of the site (west of the
proposed hotel). These would be oriented north-south with gradient no greater than
1:80 with a 1:40 east-west gradient. Two hard tennis courts would be sited alongside
the pitches.
Allotments – 0.25ha are to be provided at the SW of the site, screened by a
proposed noise bund and acoustic fencing. These would be fenced and have a water
supply.

27 In terms of planting proposals, the detailed planting proposals for Phase 1 are set out in the
Reserved Matters infrastructure application (14/01517/ECREM), pursuant to conditions 2
and 19. However, condition 12 requires the Masterplan to both broadly accord with the
approved Landscape and Open Space Strategy and to provide details of retained and
structural landscaping and the approach to soft landscaping in the public realm.
28 The Masterplan identifies the planting proposals on the Landscape and Open Space Plan
including proposed hedgerow and tree planting, which is intended to reflect native and local
vegetation and facilitate visual linkages with the wider Green Grid of the surrounding area.
New tree and shrub planting is proposed along the urban streets and green links (‘ways’)
across the site, helping to buffer the areas of built development. Native species will be
utilised and existing vegetation reinforced to aid early integration of the development into
the existing landscape. The amended masterplan stresses the aim to ‘create a setting for the
development that builds on the surroundings’ and one that uses new tree planting ‘..along
avenues and streets, at focal places and entrances, to define key pedestrian routes and to
soften parking areas.’
29 Buffer planting is to be provided around the retained electricity pylons. A mosaic of smaller
scale trees, shrub planting and wildflower grassland would also be planted beneath the
power lines to support the informal recreation in the local parkland. The proposed
sustainable drainage ponds would have appropriate aquatic planting and peripheral
planting.
30 The proposed noise bund (located on the southern boundary parallel with the A2) would
also be planted with native hardy trees and shrubs to help in noise mitigation but in addition
to soften the bund’s appearance. Other boundary planting is proposed to comprise forestscale tree planting which, in time, will rise above roof lines. New native woodland will
include hazel to support the protected dormice population and to avoid reptile habitat
fragmentation (further detail on these ecological conservation and mitigation measures has
been approved pursuant to conditions 13 and 15 – application 14/01521/ECCDNA).
31 The Masterplan sets out that some existing trees and hedgerows will be removed to facilitate
the development, including the proposed site contouring, noise bunding and overall layout.
However, the Masterplan states that the proposed landscape character and retained
landscaping is intended to reflect the ‘rural edge of Kent’. The majority of the species to be
removed are of modest, Category C quality (under BS:5780) comprising a mix of hawthorn,
ash, sweet chestnut, oak, hazel, silver birch and blackthorn. A small number of Category B
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trees are also shown to be removed from the areas of existing woodland around the
substations. For trees and hedgerows to be retained, protective measures will be
implemented prior to commencement of site operations and these will also be maintained
pursuant to landscape monitoring and management proposals to be approved under
condition 36. Areas of existing woodland of importance to protected species, in particular
the woodland at the northern boundary of the site, will be subject to constraints on public
access (this woodland will also contain bat boxes) and other measures such as coppicing to
support ecological habitat. A plan showing the areas of retained landscape and
enhancement is provided (12.5).
32 At the request of Kent County Council’s Public Rights Of Way officer, breaks are to be
introduced to the perimeter hedgerow to improve perceived and actual safety for users of
the neighbouring public footpath.
33 Form of Development and Design – in response to sub-sections (g)-(n) of Condition 12, the
Masterplan considers the extent of development and density. In terms of density, this is
stated to be informed by the site topography and Landscape and Visual Impact Assessment
previously undertaken and essentially directs medium and higher density development (4580dph) to the southern (and lower, less visible) ‘half’ of the site, with low density
development (30-44dph) in the northern ‘half’. The high density development (60dph and
above) would be concentrated within the Local Centre where there would be a concentration
of flatted residential development. These density areas are shown on plan 12.6
34 These density principles carry through to a Building Heights plan (plans 12.7 and 12.8) where
the general approach is to focus taller, 3-6 storey development in the central and southern
section of the site where the land is generally lower or ‘where they contribute to townscape’.
Lower development is located along the highest edges of the site in particular along the more
sensitive and visible eastern boundary. In order to provide suitable ‘gateways’ to the
development, the hotel at the primary, southern site entrance, would be 4-6 storey, with the
residential flats of 3-4 storey forming a consistent, linking street scene towards the Local
Centre.
35 With regard to Landmark and Key Frontages, it is stated that ‘Landmark and keynote
buildings, groups of buildings, landscape features and the treatment of key edges and
borders will help define the character and legibility of Ebbsfleet Green.’ Drawings 12.10 and
12.11 demonstrate the principles to be adopted with reference to frontages both alongside
and within the residential areas. Key commercial and community buildings are also
emphasised. Plan 12.11 illustrates the linkages across the site between the primary (spine)
road space, open parklands, ways and secondary ‘avenues’.
36 The proposed Character Areas are set out pursuant to paragraph (n) of Condition 12 and
essentially provide an interim stage of design development, prior to the detailed reserved
matters applications. These therefore represent the first, principal step forward in terms of
detailed design since the Outline planning permission and associated parameter plans were
approved. These character areas will represent the key guidance for the detailed site design
and layout of each phase of development on the site.
37 The proposed six Character Areas are summarised as follows and illustrated on drawings
referenced 12.13-12.16:
Character Area
Local Centre

Summary of Area Philosophy
A mixed use higher density area at the heart of Ebbsfleet Green structured around the
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and School –

green and central square, connecting street and green spaces leading into the centre, taller
buildings and more urban character.
Distinctive Features:

A number of individual keynote and local landmark buildings – the school,
community building and pub / restaurant.

Taller buildings and greater number of flats

Hotel, Leisure
and Local Store

The hotel will be a prominent gateway building located at the southern entrance to the site,
and visible from the A2. Seen from the A2, the hotel is 6 storeys, stepping down to 3 to face
the square. To the west is a square, the local shop and nearby flats and houses.
Distinctive Features = Tall landmark building

South Village

The South Village comprises medium to high density residential development. The higher
density, urban areas address the spine road with predominantly flats leading to formal
terraces and mews.
The primary spaces of the character area are the spine road, the avenue and spaces at key
intersections.
The spine road is addressed by almost continuous built frontage of flats to reinforce the
street hierarchy of this space and the proximity to the Local Centre.
The tree lined avenue runs through the character area and with a number of connected
green and urban spaces, provides the legible framework for the surrounding streets and
shared spaces. The avenue is primarily addressed by linked, semi-detached and detached
houses.
Distinctive Features Include:

Tree lined avenue interrupted by spaces and greens

Frontage to spine road

West Village

A key characteristic of the West Village area is the Linear green framed by development and
the urban spaces along the Avenue. The properties that surround these space will be
developed at a slightly higher density and include taller houses and flats, set close to the
pavement. This will create a sense of enclosure to the edge of the spaces and provide
natural surveillance. To the west, a crescent frames the LEAP and lower density
development defines the edge of the urban area.
Distinctive Features Include:

Tree lined avenue interrupted by spaces and greens

Frontage to spine road

Linear Park

North Village

The North Village has a distinct contrast in terms of scale, space and type of buildings to
that of South Village. Residential area at the higher part of the site structured around the
edge to the north south landscape corridor, a green space at the northern entrance
overlooked by the curved frontage of three storey flats, from which extends a tree lined
central avenue with east west street spaces connecting through to the green corridor to a
focal space and feature to the south. Through phase 1 of the north village runs a tree lined
avenue which like that to the south, reinforces the overall garden suburb character. The
avenue visually connects the northern entrance green to the linear park to the south and is
punctuated by an area with potential for public art.
Distinctive Features Include:

Medium density, residential development 2-2.5 storeys, with some 3 storey
buildings around the Local Centre.

Flats and frontages that define the edge of the landscape corridor

Green space framed by the curved frontage of flats

Central tree lined avenue.

Parkland and
Open Space

This has been described in preceding sections.

38 A further page in this section sets out the proposed boundary treatments and a ‘Boundary
Treatment Plan’ is provided in this regard. This plan shows, in simple form, vegetation to be
removed, retained and enhanced, together with proposed palisade fencing (around the

11

Planning Committee

Agenda Item 4

21 October 2015
retained substation) and the acoustic fence along the southern perimeter and noise bund.
The underlying principles have been set out above and are also considered in more detail as
part of the Landscape Management and Maintenance Plan (condition 36) and Ecological
Management/Nature Conservation Plans (condition 13 and 15). However, in the approach
can be briefly summarised as follows:






Retain northern woodland and hedgerow to secure nature conservation (notably
dormice habitat) and enhancement with native planting. A proposed post and wire
fence will define the edge of the northern vegetation corridor and also provide some
protection along the edge of the PROW (along the northern and western
boundaries) where steep gradients lie beyond;
A similar strategy would apply to the eastern and western boundaries (noting that
there would be occasional openings to provide for improved safety to the Public
Right of Way), with the exception being the specific planting and acoustic fencing for
the noise bund at the SW corner;
The proposed noise bund and acoustic fencing would form most of the southern
boundary, interrupted by the retained substation. In time, it is envisaged that the
proposed acoustic fence would be approximately 4m high with a clear Perspex top
to avoid undue loss of sunlight. The details for the noise bund and acoustic fencing
are required to be submitted under Condition 24,25 and 26 of the outline
permission.

39 Access and Car Parking – Condition 12 requires the masterplan to cover proposals for
principal vehicular, public transport, pedestrian and cycle routes, connections with the
adjoining highway and right of way network, distribution and management of car parking. It
should be noted that the detailed junction arrangements with Southfleet Road have been
approved under the Outline planning permission together with detailed transport
monitoring and mitigation measures as set out in the section 106 Agreement and the
approved Transport Strategy.
40 Drawings referenced 12.17-12.19 illustrate the key Masterplanning principles for access
routes and parking. Drawing 12.17 in particular illustrates this hierarchy, as described below.
It is notable that a cycle route is now shown along both the western and eastern edges of
Southfleet Road improving cycle connectivity both through and outside the site boundaries
(in line with the approved Transport Strategy and conditions of the Outline permission).
 Spine Road (Primary Street) - this is the loop/spine road serving the whole site and
linking to both the northern and southern site access junctions. This would serve
the hotel, school, neighbourhood store and local centre and provide the ‘spine’ for
the secondary residential streets. The road would be 6.5m width and allow for
movement of buses, with wide verges and a ‘tree lined character’;
 Avenues (Secondary Streets) – these lead off the primary street and connect the
perimeter residential areas ‘working with the topography to achieve gentle
gradients to the streets’;
 Access road/Shared Surface/Lane and Driveway – these serve mews/lanes which
are highly traffic calmed, hard landscaped with no defined footway;
 Pedestrian and cycle routes – the primary street would have footways of 2m width
where these are on ‘desire lines’, increasing to 3m where these are required to
allow cyclists to enter the site and access the off-street cycle-ways through the
areas of open space.
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41 The document states that:
“The masterplan aims to maximise the potential for people to walk and cycle along
attractive routes connecting directly with important destinations both within and
beyond the site…Connections will be made to a shared footway and cycleway adjacent
to the site runs along the dual carriageway section of Southfleet Road, provides access
to Ebbsfleet Station (northbound), Sainsbury’s and the wider Gravesend residential area
(east), open countryside (south) and Bluewater Shopping Centre (west). The Eastern
Quarry development has introduced footway improvements to Southfleet Road
improving connections from the site (northbound). To the south of the site, The National
Cycle Network route provides a traffic free route towards Dartford and Gravesend.
Pedestrian and cycle routes will be provided across the site. The footways will be 2m
wide and to the off street cycleways will be 3m wide.
Two primary vehicle free routes within the free corridors will connect key amenities and
link to the surrounding networks of public rights of way to promote cyclist and
pedestrian travel. Traffic calming measures and road narrowing will reduce vehicle
speeds where vehicular interfaces occur.
As part of the Eastern Quarry development Fastrack will be secured through that site,
the proposed development will be able to access Fastrack from a stop within Eastern
Quarry. Six bus stops (three in each direction) are proposed upon the internal spine road
and a further two on Southfleet Road close to the northern vehicular site access. A coach
stop and turning area is proposed at the southern vehicular site access. Phase 1 bus
provision will be from the two stops proposed on Southfleet Road, with the potential for
the coach stop to accommodation temporary services throughout the development
phase.
42 Further detail is provided in respect of the Street Hierarchy outlined above, supported by
street sections, extract sketch drawings and masterplan highlighting the relevant streets in
question. The street typologies have been broken down as follows:
Spine Road

Avenues

Character

Major access road
providing return
‘loop’. Wide open
street space with
verges, cycle path
and footways and
on street parking.
Meandering street
pattern to control
vehicle speeds with
some narrowing.
Bus route.

Tree lined street
spaces

Road Width

Minimum 6.5m,
widened at bends
20-30mph
2.0m, 3.0m where
shared

5.5m - 6m

Design speed
Footways

20mph
2.0m

13

Shared
Surface/Lanes/Drives
Shared surface mews
and streets will
provide more
informal routes
within residential
areas. Buildings
typically set back
0.5m from
carriageways. The
carriageway will vary
in width, with scope
for parallel street
parking separated by
trees. A 2m services
verge can double as
footways.
4.2m-6.0m plus 2m
verge/footway
20mph
Within verge

Private Drive
Serve up to 5
dwellings.
Introduced along
site peripheries and
parkland edges

3.0m-4.1m
10mph
None
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Distance between
speed constraints
Landscape
Street Furniture
Boundary treatment

pedestrian/cycle
70-100m
2-3m grass verges
with tree planting
Bus stops and
lighting columns
Low hedge

70m

N/A

N/A

2-3m grass verges
with tree planting
Lighting columns

Occasional tree
planting
Lighting columns;
Wall mounted lights
Ground cover and
climbing plants

N/A

Low hedge

N/A
Native hedging;
Ground cover and
climbing plants;
Low hedge

43 In terms of car parking provision, the application uses the DBC adopted car parking
standards for the residential and non-residential development, with additional provision to
be made for visitor and van parking. The Masterplan states that the applicants will seek to
implement the car parking standards and that spaces shall be shared between uses to
optimise flexibility. However, the precise level will be set out in the Reserved Matters
applications. A plan is provided (12.19) which identifies the allocation of ‘on-plot’, courtyard
and other unassigned parking areas. Further amendments have been sought since the
October 7th submission to make it clear that the only assigned parking would be ‘on-plot’
and not within parking courtyards.
44 It is proposed that ‘non-shared non-residential’ car parking would be the responsibility of
the non-residential occupiers concerned, whilst shared residential and non-residential
spaces would be the responsibility of either the local highway authority, the developer or
future management company subject to the nature of the land use concerned and the stage
of development. Further management detail is provided for in the Parking Management Plan
contained within the approved Transport Strategy and the section 106 Agreement expressly
obligates the site owner to enforce these agreed details.
45 In line with sub-section (p) of Condition 12, a plan is provided (12.18) indicating the
proposed permissive ways across the site, how these connect with existing Public Rights Of
Way and the open spaces. There are to be two principal north-south Ways (either side of the
Phase 1 development and utilising the Local Park), and a central west-east Way running from
the NW LEAP, past the Local Centre and Green, across the Local Park, through the Phase 1
residential development and up to the northern site access and pedestrian footways beyond
the site. Further amendments have been sought since the October 7th submission, to identify
the equivalent link at the northern boundary with the proposed Fastrack bus stop in Eastern
Quarry.
46 The timing of delivery of these Ways is to be set out in the Phasing Strategy (condition 14)
and also in line with the section 106 Agreement for the site.
47 Public Realm – The on-going management and maintenance of public realm within Ebbsfleet
Green will be in accordance with the S106 agreement. At the time of writing this report
further information was awaited regarding the public realm design principles. It is
anticipated that this will be received shortly and will be reported to Planning Committee.
48 With regard to Street Furniture, a series of design options are proposed including:
 Dark green anti-vandal benches within the Local and Linear Parks to complement
‘garden suburb’ character of the Northern Villages;
 Stainless steel benches to be used in the more formal setting of the Local Centre;
 Trees within the Local Centre to be of formal style, within pavement ‘grilles;

14

Planning Committee

Agenda Item 4

21 October 2015





Waste and recycling bins to be similar green colour to suit the Local and Linear Park
environment;
Formal ‘estate railings’ to be used as appropriate around property boundaries in the
southern village;
Trim trail equipment in the parks to be natural timber construction (with steel
elements);
Stainless steel cycle hoops.

49 In terms of Lighting, the following lighting principles/hierarchy is set out below:





Sufficient and safe levels of lighting for pedestrians and vehicles;
Aid crime prevention by improving personal safety in public areas;
Provide visual assistance and guidance in way finding;
Be in keeping with character of the development and of an appropriate scale eg.
column heights not to exceed height of residential dwellings;
 Lumination to be in accordance with BS5489-1:2013;
 Lighting to be placed only where required and thereby minimising light spill or
nuisance light;
 Efficiency (achieved via LED);
 White light;
 Lighting columns will be sited sufficient distance from trees to avoid light disruption
from tree canopies. They will also need to be set to the back edge of footways to
avoid obstruction or otherwise no more than 0.45m from the kerb edge.
 The Masterplan sets out lighting specifications in terms of luminance, spacing and
column heights which can be summarised as:
 Spine Road – lighting class S3 or P3, average lux 7.5-11.25 (min 1.5),
8m high, 35m-40m spacing;
 Avenues/lanes/drives – lighting class S4 or P4, average lux 5.0-7.5
(min 1.0), 5-6m high, 35-40m spacing;
 Footpaths/cycle tracks (off-road) – lighting class S5 or P5, average
lux 3-4.5 (min 0.6), 5m high, 35-40m spacing;
 Open spaces and connecting footpaths – lighting class S6 or P6,
average lux 2-3 (min 0.6/0.4), 4-5m high, 35-40m spacing.

It should be noted that where lighting which is proposed for adoption this will meet Kent
County Council Highway specificiations.
50 Archaeology – the Masterplan has had regard to the known areas of archaeological
importance and areas which are to remain in situ. Evaluations demonstrate that the majority
of the site contains at least two Palaeolithic sites of regional importance, with areas
annotated as N4a, N7, N8 and N10 having ‘high potential’ in this regard. Area N10 (at the
eastern edge of the application site) is sensitive to the slightest development impact and is
to be excluded from any development. Area N9 is of medium potential for Palaeolithic
archaeology and may require further evaluation if developed.
51 As required by the Outline planning permission (conditions 10a and 11) further detailed site
evaluation has been required, informing an Historic Environment Framework (HEF) for the
site, which then informs the Masterplan. This is made clear in the following informative
attached to the ‘1st Stage Submission’ conditions of the Outline planning permission:
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“Comprehensive archaeological investigation has not been carried out prior to this
planning permission being granted. Given the archaeological potential of the site it is
possible that some archaeology will be found that needs to be retained in situ. It may
therefore be that not all the land on the site is developable…..Before any Masterplan is
agreed and in order to have more clarity on the number of dwellings that can be
accommodated on the site and within each phase, further archaeological investigation
and evaluation needs to be carried out.”
52 An updated (version 5.0) of the HEF has been submitted (7th October 2015) and a Written
Scheme of Investigation for a 6th phase of site evaluation on the site, focused upon postPalaeolithic archaeological features.
53 Existing Structures – the overhead power lines and other structures to be retained on site
are identified as required by subsections (y) and (z) of condition 12. In sum, the three 400kV
pylons are to be retained on site, requiring a 50m ‘no build’ buffer zone either side of the
centre-line of the pylons. However, the three substations are to be decommissioned, whilst
a replacement smaller, modern substation will be provided along the southern boundary.
54 Levels and Integration – The Masterplan sets out that the layout and form of development
has been informed by the levels, in particular noting the rising ground to the north and west
of the site, resulting in lower density development in ‘Northern Villages’ whilst allowing for
higher density and urban character further south where landscape visibility is less
pronounced. Two cross-site sections are provided (plans 12.32 and 12.33) showing the
proposed change in levels from north-south and east-west respectively, but Members
should note that the relative style and precise siting and form of the buildings shown remain
subject to reserved matters approval.
55 Bulk earthworks are to be undertaken to form suitable development platforms and to form
proposed noise bunding and landscaping across the site. It is stated that the proposed levels
would as far as possible ‘mimic’ the existing site’s natural surface water drainage in
accordance with good sustainable drainage practice. The natural flow paths are towards the
lowest point approximately mid-point on the eastern boundary.
56 Levels along the site boundaries will be retained as existing, with use of retaining walls or
banks used to make up any level difference between the development platform and
surrounding levels. No earthworks are proposed within the general vicinity of the pylons or
within tree root protection areas.
57 The final section of the Masterplan provides details of landscaping in the event that the
development is not completed. Two plans are provided, one showing the site as
undeveloped, other than the new substation, means of access and retained pylons. A second
plan is provided showing Phase 1 residential development only, with any infrastructure work
undertaken beyond the Phase 1 boundaries removed and the land restored to agricultural
use. In either scenario the existing substations are to be decommissioned.
RELEVANT HISTORY
58 Other than the Outline planning permission referenced DA/05/00308/OUT, and the
background context in respect of the EQ site and Ebbsfleet development (set out in
particular at paragraph (8) above), there is no particular planning history of relevance to this
site.
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59 The Outline planning application was submitted by National Grid Property in March 2005
and initially reported to Dartford Borough Council’s Development Control Board in
December 2008 with a recommendation for approval, subject to a section 106 Agreement
and agreement of relevant parameter strategies. Further iterations of the Agreement and
strategies continued to be negotiated after that time, including archaeological site
investigations. A joint venture partnership with the current applicants, Redrow Homes, was
entered into resulting in further scheme amendments and requiring re-presentation to
Dartford Borough Council’s Development Control Board in March 2014. The section 106
Agreement was completed on 31st March 2014 and the outline permission issued on the
same date.
COMMENTS FROM CONSULTEES
59 The application has been subject to two formal rounds of consultation, in November 2014
and subsequently upon receipt of the amended Masterplan document in June 2015. In
response to the most recent, October 2015 changes, targeted consultation of KCC Highways
and KCC Archaeology has been undertaken. Any comments received in the period after
publication of this report and the Committee meeting will be reported in the update report
or otherwise verbally to Members.
Kent County Council Highways – a cycle route should run along the west side of Southfleet
Road, from the northern site access to link with the roundabout with the A2260 and the
National Cycle Route. This will give residents a wider choice of routes without being diverted
into the site. The Development Framework Plan shows no cycleways. The Access and
Movement plan shows no cycle routes, there are too many roads without footways, streets
would be dominated by parked cars, shared surfaces should not be provided on through
roads, safe cycle routes must be provided from the spine road to the residential areas to the
western side of the site – currently the secondary streets do not have cycle paths and routes
shown as ‘pedestrian routes’ should be shared footway/cycleways. Primary access streets
should have footways of 2m width, not 1.35, the main loop road should have a shared
footway/cycleway of 3m width, cross section A-A does not show the cycle path, road
narrowings should be avoided near road junctions – at least 200m from main site entrances;
such road narrowings will not slow traffic during quieter periods; not clear which are private
drives; road widths in private drives would be too narrow to allow lorries to pass another
vehicle and this could also hinder emergency and refuse collection access; parking standards
should be a maxima, the EQ link must be a shared cycle and footway.
In response to consultation upon the October 2015 version of the Masterplan (the subject of
this report) Kent County Council Highways comment that the location of the some of the
proposed bus stops and build-outs would be too close to proposed road junctions, that the
carriageway measurements and footway/cycleway measurements do not tally with the
measurements provided in the text of the document, that it is acceptable to state that
lighting should be in accordance with County standards for adoptable highways and that
footways should be available on roads off the spine road.
Highways England – no objection
Kent County Council Biodiversity –no specific comment, so long as plans reflect those
contained in the approved Ecological and Landscape Management Plans.
Kent County Council Economic Development – There should be scope for more flexible use
of the school and community buildings, to allow community uses of both buildings; 10
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wheelchair accessible dwellings is the minimum required by condition 17(f) and normally 2%
should be secured which amounts to 19; only 1 LEAP is identified on the Landscape
masterplan; the NEAP appears to be tucked out of view; there appears to be a discrepancy in
the stated allotment sizes - the Land Use plan refers to 0.68ha whilst 0.25ha is stated in the
description of the allotments; only 1 route through the site appears to connect with the
outside PROW network (ie. northern connection to Fastrack) - others should be provided to
western and northern boundary and the National Cycle Route to the south; Local centre
could dominate the primary school at 2.5-3 storeys; why is a local shop being shown close to
the hotel and not the local centre - too peripheral; too limited information on the range of
uses in the Local Centre; the Movement plan shows New Road Infrastructure through
Springhead Park which is incorrect - this should run between Springhead Road towards
Ebbsfleet station; parking details for non-residential components are deferred for REM
applications, but there is a lack of clarity on the intended approach to parking (whether
maximum or extent of sharing etc) - how would school drop-off and pick-up be handled?
Greater information on basic principles is considered appropriate.
Kent County Council Public Rights of Way (PROW) – initial consultation response (December
2014) sought further efforts to reduce existing level of vegetated enclosure of public
footpath DS20 which is considered necessary to improve security and reduce the fear
of/actual crime along this PROW. Vegetation between the proposed NW LEAP and the public
footpath should be much reduced. The developer should make efforts to work with the
neighbouring landowners to remove fencing between DS20 and the NWSS site. Vegetation
should be removed at no less than 2 locations along the PROW.
Kent County Council SuDS Team and Flood Risk Lead Authority – defer to Environment
Agency as not involved at the time conditions were drafted for the outline approval.[Officer
Note: the EA are being consulted on the detailed reserved matters submissions]
Environmental Health – No observations.
Kent County Council Heritage and Archaeology – confirm that they are now satisfied that
the Masterplan responds to the archaeological evaluations and mitigation requirements
pursuant to submissions made under conditions 10a and 11 of the Outline permission and
can be approved. They have confirmed that all required field evaluation has now taken
place and is acceptable.
Swanscombe and Greenhithe Town Council – Initially no comment (in response to first
consultation) but in respect to the second consultation stated that the Town Council
considered that there was not enough detail about how the open space, allotments and
public buildings would be managed and that this raised concerns regarding the sustainability
of the development. The Town Council would also have liked to see evidence within the
application of how this development would integrate with the current Town and the
community that it will be a part of. This would then give both the new and existing residents
a sense of belonging. Concerns were raised that this does not appear to be addressed.
Southfleet Parish Council – no response
Kent Police – No comments, other than emphasising a wish to work with the developer to
implement crime prevention measures across the site.
NEIGHBOUR NOTIFICATION
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The owners of the EQ site, Land Securities, were notified of the application. No comments
have been received. No residential occupiers immediately adjoin the site.

PLANNING POLICY AND MINISTERIAL STATEMENTS
60 The development as a whole has been considered against national and local policies under
the outline planning permission as considered by Dartford Borough Council as the then local
planning authority in March 2014 (see Appendix A) and it is not considered necessary to
replicate these in full here. However, it is appropriate to draw Members’ attention to
policies of relevance to the consideration of the site masterplan.
National Planning Policy Framework (NPPF)
61

The NPPF has a presumption in favour of sustainable development and advises that in
relation to decision-taking this means approving development proposals which accord with
the development plan without delay and where the development plan is silent granting
planning permission unless any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits when assessed against the policies in the NPPF.

62 Section 7 of the NPPF explains that the Government places “…great importance to the
design of the built environment. Good design is a key aspect of sustainable development, is
indivisible from good planning and should contribute positively to making places better for
people.” The Framework states that it is important to plan positively for high quality and
that, whilst avoiding ‘unnecessary prescription or detail’ should ensure that developments
will:








will function well and add to the overall quality of the area, not just for the short
term but over the lifetime of the development;
establish a strong sense of place, using streetscapes and buildings to create
attractive and comfortable places to live, work and visit;
optimise the potential of the site to accommodate development, create and sustain
an appropriate mix of uses (including incorporation of green and other public space
as part of developments) and support local facilities and transport networks;
respond to local character and history, and reflect the identity of local surroundings
and materials, while not preventing or discouraging appropriate innovation;
create safe and accessible environments where crime and disorder, and the fear of
crime, do not undermine quality of life or community cohesion; and
are visually attractive as a result of good architecture and appropriate landscaping.

Ministerial StatementS:
63 An oral statement by Brandon Lewis MP in the House of Commons on 3 March 2015 set out
that:
“The government is seeking not only to increase the pace of development but also to create
high quality development. To build homes that are supported by local employment
opportunities, green space and the necessary infrastructure, so that Ebbsfleet becomes a
place where people want to live, work and raise families.”
Dartford Borough Council Core Strategy (adopted 2011)
64 The Dartford Borough Council Core Strategy forms part of the development plan for the area
and the application should be determined against the policies in this plan, unless material
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considerations suggest otherwise. The following policies are considered relevant to the
consideration of this application:
(i) Policy CS4: Ebbsfleet to Stone Priority Area seeks to promote a chain of distinctive
and individual but linked communities and sets out the outcomes that are sought.
(ii) Policy CS5: Ebbsfleet Valley Strategic Site seeks to secure early delivery of the mixed
use development at Ebbsfleet Valley. The policy sets out the principles against which
applications to change existing consents will be determined: Those relevant to the
NWSS site are:










The creation of linked residential communities with sufficient critical mass
of support services, community infrastructure and the Fastrack service. At
NWSS these will consist of predominantly family housing.
A walking and cycling network and a Fastrack route encouraging a high
proportion of trips by sustainable means.
Provision of community infrastructure, including schools, health facilities,
sports and leisure facilities, community meeting places, and shops
provided at an appropriate stage of development to meet the needs of
residents.
A mixed use centre at the heart of each residential village, including
community facilities and local shops.
Physical and functional integration between the three separate
development sites as well as with the existing communities.
Provision of at least 30% of the site as open space forming a network of
multi-functional greenspace linking in to the Green Grid and providing for
leisure and recreation purposes.
The achievement of at least Code level 4 in the energy category in advance
of mandatory requirements.
Achievement of water efficiency to at least code level 4/5.

(iii) Policy CS14: Green Space advises that the Council will work with its partners to
implement a high quality Green Grid, a strategic network of open spaces and routes
across the Borough. It requires all new development of over 20ha to make a
contribution of at least 30% of their site area to the Green Grid network. The policy
also seeks bio-diversity enhancements within Ebbsfleet Valley.
(iv) Policy CS15: Managing Transport Demand seeks to minimise car use and make the
most effective use of the transport network.
(v) Policy CS17: Design of Homes seeks to achieve quality living environments and
requires the application of the principles of Kent Design. It sets criteria for the design
of homes including appropriate internal spaces and useable private amenity space.
The policy also sets out broad indications of appropriate net densities which for
urban sites is 35-55 dwellings per hectare.
(vi) Policy CS18: Housing Mix requires that developments of less than 100 houses
should provide a majority of family housing.
(vii) Policy CS19: Affordable Housing requires sites of more than 15 units to deliver 30%
of the units as affordable housing. The tenure mix to be determined on a site by
site basis taking into account site characteristics and development viability.
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(viii) Policy CS21: Community Services seeks that community needs for services are
provided for and require developments to make appropriate contribution towards
land and facilities.
(ix) Policy CS22: Sports, Recreation and Cultural Facilities advises that the Council will
seek to implement sports, recreation and cultural facilities at Eastern Quarry and
Ebbsfleet. It advises that community, sport and cultural facilities will be required at
major development sites, in scale with the needs of the community.
(x)

Policy 23: Minimising Carbon Emissions requires all new development to
demonstrate reductions in energy use and reinforces the requirements set out in
Policy CS5.

(xi) Policy CS24: Flood Risk requires that in water source protection zones, SUDs will
need to demonstrate that any surface water run-off infiltrating the ground will not
lead to deterioration of groundwater quality. It also seeks to identify a green
infrastructure network through the safeguarding of existing areas of open space
and a requirement for generous provision of green space.
(xii) Policy CS25: Water Management requires all new homes to achieve at least code
level 4 of the Code for Sustainable Homes in terms of water use. Sites of over 500
units will be expected to act as exemplars and will be required to reduce
dependency on potable water.
Dartford Borough Council 1995 Local Plan Saved Policies (following the adoption of the
Dartford Borough Council Core Strategy)
Policy B1 sets out general criteria for new built development, in particular seeking a high
standard of design, integration with surroundings with due reference to the principles set
out in the Kent Design Guide.
B3 requires good quality hard and soft landscaping and for this to be integrated with existing
landscaping.
B4 requires provision for public art in development of major sites.
B11 confirms the need for new developments to avoid adverse impact upon areas of
national and local significance and for suitable mitigation and/or avoidance to be
implemented as required.
Eastern Quarry Planning Brief
65

The Eastern Quarry Planning Brief is a Supplementary Guidance document which was
adopted by the Council in July 2002. This takes a broad policy approach to the wider Eastern
Quarry site, including the planning permission known as Eastern Quarry and the NWSS site.
It provides the framework within which planning applications relating to the site will be
considered.
ASSESSMENT

66 Members should note that an indicative Masterplan was provided with the outline planning
application but it did not form part of the suite of approved documents. However, the
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indicative Masterplan did form a basis for the development of the approved parameter plans
(see Appendix B), in particular:







The Movement Framework Plan
Land Use Plan
Building Heights Plan
Open Space Plan
Proposed Site Levels Plan
Site Clearance Plan

67 Condition 12 requires that the submitted Masterplan ‘shall be in broad accordance’ with the
parameter plans. Conditions 6 – 9 also require that the Masterplan ‘shall accord
substantially’ with the approved Strategy documents, specifically:





Biodiversity Strategy
Landscape and Open Space Strategy
Transport Strategy; and
Sustainable Development Strategy and the Sustainable Design and Construction
Strategy

68 The key issue is considered to be whether or not the submitted Masterplan is ‘in broad
accordance’ with the approved Outline parameter plans and whether it ‘substantially
accords with’ the approved strategy documents, as these approved plans and documents
have been informed by detailed environmental impact assessment (including landscape
visual assessment) at the outline stage. In addition, it is necessary to consider compliance
with all of the terms of Condition 12 and whether or not the design details expressed in the
Masterplan under each sub-heading of the condition are acceptable in planning terms,
taking into account national and local planning policy and guidance. Critically, it is necessary
for the LPA to be satisfied that the Masterplan has taken into account the archaeological
evaluations and Historic Environment Framework sought by condition 10(a) and 11.
69 It is considered appropriate to comment on the masterplan under the relevant sub-headings
set out in condition 12 and as reflected in the document itself.
General Masterplan overview
70 The Masterplan has gone through a number of iterations as outlined above in order to
provide the necessary level of detail and design quality appropriate for this significant and
visible site. The approved parameter plans and strategy documents have set out a
comprehensive foundation for high quality development and whilst it is recognised that, as a
local planning authority, it is inappropriate to be unnecessarily prescriptive in design matters
(as stated in the NPPF), it is nonetheless equally important to deliver well designed and
sustainable new communities.
71 The 3rd version of the Masterplan, received in October 2015, is now considered to meet the
design expectations of both national and local planning policy and the parameters set down
by the outline permission. It is considered to be in ‘broad accordance’ with the parameter
plans for land use distribution and the approved Landscape and Open Space Strategy.
72

Officers are pleased to note the re-introduction of green open space at the northern site
entrance, framed by a curved building form and footprint. The preceding Masterplan
proposals had removed open space from this location, contrary to the approved parameter
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plans and which would have resulted in a poor street scene on entry to the site. In addition,
the amended Masterplan is considered to be much more robust in terms of consistency of
design approach across the whole of the site, street hierarchy, key routes and ways, and
open spaces, with each of the character areas, green areas and routes being connected
through a more generous approach to street planting and the achievement of a positive
public realm. The Masterplan is also now considered to give more priority to pedestrian and
cycle connectivity both within and outside of the site, including connections with the wider
transport network, which remains an underlying aim underpinning the development of this
site, and which had been a matter of concern to both Kent County Council and Swanscombe
and Greenhithe Town Council. The re-introduction of a dedicated cycleway on the west side
of Southfleet Road is welcomed.
Land Uses
73 Officers are satisfied that the land uses set out in the Masterplan are in line with the
approved parameter plans, taking into account broad land use locations, school site
boundaries, and community hall, local shop and affordable housing locations. The relative
location of flats and houses has also been clarified (plan 12.22).
Open Space
74 Similarly, the latest Masterplan is now considered to be in broad accordance with the
relevant parameter plans and the Landscape and Open Space strategy. The location of parks,
ways, allotments, sports pitches, existing retained woodland and peripheral planting remain
in line with the outline plans. The only material difference is in respect of the re-location of
the northern LEAP to the eastern edge of the site which has been agreed with Officers as a
‘softer’ and safer setting for junior play, away from the spine road. With regard to the
proposed NEAP, this should be separate from the proposed Multi-Use Games Area, and
included within it, as set out in the section 106 Agreement. As such, an amendment is
requested to ensure this is clear.
75 The approved Landscape and Open Space strategy set out some indicative proposals for
‘urban squares’ including the possible use of ornamental planting, street narrowing and
areas of possible ‘meandering’ carriageway. Overall, the current Masterplan represents a
significant improvement to earlier versions, by indicating well structured urban squares
across the site, framed by tree planting and creating a genuine sense of place at key
junctions and ways. Whilst it is not evident that meandering carriageways will be achievable
through these junctions (as indicated on page 26 of the approved Strategy), officers are
satisfied that the squares proposed appear to demonstrate sufficient quality of design and
‘place’ to be considered acceptable. In any event, it remains possible to explore further
detailed carriageway alignments as part of the respective residential reserved matters
applications (subject to KCC Highways agreement).
76 Areas of retained landscaping, structural landscaping, park and play areas, sport facilities,
ecological areas and SuDS are all identified as sought by condition 12. Officers are satisfied
that the Masterplan does not prejudice the recently approved biodiversity strategies
pursuant to conditions 13 and 15 (dormice and reptile habitats and mitigation - application
14/01521) or implementation of biodiversity and other open space obligations set out in the
approved section 106 Agreement.
Form of development and design
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77 All of the details required under condition 12 (g)-(n) have been provided and the detail as
submitted in October 2015 is considered to be acceptable.. The location of landmark
buildings, key streets and frontages and the interface between character areas and the
communities and connections outside the site (including to EQ) are all set out and overall I
am satisfied that the relative building heights and densities are appropriate in the context of
final site levels and sensitive viewpoints identified at the outline stage.
78

Members’ attention is drawn to the matter of building heights along the western edge of
the Northern Village (east of the local park and the retained powerlines). The approved
Building Heights Plan indicates that 3 storey development should be focused only around
the northern green (at the northern site entrance) and otherwise at the south of the village
where views are less sensitive. The remainder of development of this village should be either
2- or 2.5 storeys. The current proposal now focuses 3-storey development (in the form of
flats) along much of the western edge of this village (overlooking the north-south local park),
around the northern entrance and removed from the southern location.

79 Officers had initially requested that this be amended, bearing in mind that the Building
Heights plan had been approved on the basis of detailed landscape and visual assessment of
the site and key sensitivities. However, taking into account the significant improvements in
the current version of the Masterplan and the evident consistency in design philosophy
across the site, and in addition the presence, on the parameter Building Heights Plan, of 3storey development in higher parts of the site (west of the school and Green), officers
consider it appropriate to be flexible on this point. The applicant has explained that the
intention of 3-storey development in this location is to mirror similar heights ‘framing’ the
Local Centre and the site centre generally, including the local park and Green.
80 Officers requested an additional north-south section which faces the northern village to
assist in this assessment and, having received this (9th October) are satisfied that the building
heights would be acceptable, subject to approval of appropriate detailed design at the
reserved matters stage. Indeed, not only do the proposed flatted buildings help provide a
complementary scale to the Local Centre (and other development around the spine road),
they act as strong landmark features at key avenues and ‘ways’, before the scale of
development falls towards the eastern boundary. A lower scale of development at the
southern end of this village also appears to sit more easily with the wide open space around
the southern entrance to the site and better illustrates the predominant scale of this part of
the Northern Village, setting it apart from the increased scale and density further into the
site.
Access and Car Parking
81 The key transport routes are considered to have been set out in sufficient detail, in line with
Condition 12 and the approved Transport Strategy. With the most recent amendments, the
strategic vision in terms of all principal transport connections, including walking and cycling,
both within and beyond the site, are reflected in the current Masterplan. Furthermore,
connections to existing public rights of way, in particular footpath DS20 and Eastern Quarry
at the northern edge of the site, are shown.
82 KCC Highways are satisfied that the updated Masterplan is generally in accordance with the
approved strategies for the site. Several minor amendments have been sought in connection
with the proximity of some of the identified spine road build-outs in relation to proposed
road junctions and bus stops. If these are received prior to the Committee meeting, they will
be reported or otherwise this can be secured through an appropriately worded condition.
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83 With regard to implementation timings, these are set out in the submitted Phasing Strategy
(application reference 14/01522). This states that provision of new pedestrian and cycle link
connections with the highway network and with the Eastern Quarry site to the north are to
be commenced as part of Phase 1 Infrastructure and residential development, intended for
commencement in 2016. The Section 106 agreement requires pedestrian and cycle
connection with Eastern Quarry (and Fastrack bus stop) prior to first occupation of a
dwelling within 150m of the site’s northern boundary/700 dwellings or commencement of
Fastrack service (whichever is earliest), whilst similarly the connections to Southfleet Road
are required prior to first occupation of dwellings.
Public Realm
84 The proposed street furniture, lighting strategy and landscaping approach set out is
considered to be acceptable and of good quality. The reserved matters applications will
provide detailed design and location for these elements. In terms of lighting, in broad terms
the hierarchy and lighting principles are also considered to be acceptable. KCC Highways
confirm that these details are acceptable These would be subject to detailed technical
approval being obtained where highways are to be adopted.
Archaeology/Historic Environment
85 KCC Archaeology has confirmed that the information set out in the Masterplan is correct and
no objection is raised to approval of the Masterplan, as all necessary site evaluation has
been undertaken.. A final version of the Historic Framework will be required but for the
purposes of condition 12, the Masterplan is considered acceptable. It is clear from the latest
drawings that the most sensitive area N10 is completely avoided by the development.
Conditions 10(a) and 11 of the outline planning permission need to be approved prior to a
decision being taken on the Masterplan. KCC Archaeology has advised that the submitted
details regarding these conditions are acceptable and that all required field evaluations have
now been completed and are acceptable.
Existing Structures
86 All existing structures to be retained on site are identified and the necessary development
buffer zone from the power lines (50m either side of the centre-line of the power lines) has
been incorporated into the proposals.
Levels and Integration
87 The detail provided is considered acceptable. It is noted that proposed levels are to reflect
existing topography, facilitating existing natural surface water drainage in accordance with
sustainable practice. Site-wide cross-sections are provided which indicate the relative rise
and fall across the development whilst incorporating existing perimeter levels and important
woodland and other retained vegetation which forms a key component of protected habitat
mitigation, as well as facilitating wider landscape integration. The detail in respect of existing
and proposed levels and issues of road signage are considered to be more appropriate for
consideration under reserved matters submissions, including under application references
14/01517/ECREM and 15/01001/ECREM.
Landscaping in the event that the development is not completed
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88 The purpose of condition 12(cc) is to guide detailed submissions required under conditions
59 and 60 respectively. More broadly, the intention is to secure details for site restoration
and longer term landscaping of the site in the event that development is only partimplemented. This is particularly important in view of the visibility of the site, especially in
the areas of higher ground.
89 The plans currently submitted do not fully address the intent of this condition, which is to
address an ‘interim’ landscaping solution where, for example, site-wide infrastructure such
as the spine road and earth-moving is implemented early (as currently planned) but
development served off that infrastructure does not come forward. A plan is needed to
demonstrate an interim solution to, what could be, an unsightly form in the landscape and at
the edge of the Green Belt (and adjoining new, occupied residential dwellings). This is then
to be supported by a ‘final’ landscaping plan that accounts for final removal of infrastructure
no-longer required. To this end, the drawing showing a completed Phase 1 residential
development is, on balance, acceptable, but a suitable ‘interim’ plan is yet to be received.
90 Whilst this further information may be available in time for the Committee meeting, this
recommendation includes a suitable condition to secure this additional plan for subsequent
officer-level approval which would be applied if the information remains outstanding or
otherwise unacceptable.
Other issues
91 It is necessary to address some of the other points raised through the consultation which
may not appear to have been addressed above.
92 KCC Economic Development seek flexibility in the use of the school and community facilities.
It is considered that this is achievable and the section 106 Agreement already makes broad
provision for management of these buildings, including measures for the establishment of
an Education Review Group, Site Consultation Co-ordinator and offer of the community hall
to Dartford Borough Council. Reserved matters applications will address issues of wheelchair
accessibility; the Masterplan does show all 3 LEAPS, and the NEAP location is considered to
be in line with the approved parameter plans; the discrepancy noted in respect of the
allotment size has been corrected (it should be 0.25ha); the Public Rights Of Way
connections requested to the west and south are not readily achievable by reason of
relative site levels (to EQ), noise bunding requirements and land ownership constraints (a
connection through the southern site boundary was removed from the final approved
Movement Plan for the outline permission); similarly land use locations have been agreed at
the outline stage so I do not propose to make further changes in response to the comments
about the local shop location; officers are of the view that the Local Centre uses are
specified to sufficient detail in this application and in line with the Outline planning
permission parameters; Parking and access strategies are now considered to be acceptable.
Finally, in terms of car sharing and traffic management generally, the Section 106 addresses
these issues in detail underpinned by the approved site Transport Strategy.
93 KCC Rights of Way have sought measures to open up the existing vegetation along the edge
of public footpath DS20, to improve perceived and actual safety on this key pedestrian
route. This has now been incorporated into the Masterplan drawings but for the avoidance
of doubt the applicant has no control on vegetation beyond the site’s western boundary.
94 With regard to comments from the Town Council, officers are satisfied that the proposed
Masterplan, as now submitted, together with measures in respect of transport, connectivity
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and open space management already secured under the Outline Permission section 106
Agreement, address the necessary connectivity with the existing wider community, including
the Eastern Quarry development.
LEGAL COMMENTS
94 The Equality Act 2010 provides protection from discrimination in respect of certain
protected characteristics, namely age, gender reassignment, pregnancy and maternity, race,
religion or belief and sex and sexual orientation. It places the Council under a legal duty to
have due regard to the advancement of equality in the exercise of its powers including
planning powers. The Committee must be mindful of this duty inter alia when determining
all planning applications. In particular the Committee must pay due regard to the need to:
(1)

Eliminate discrimination, harassment, victimisation and any other conduct that it
prohibited by or under the Act;
Advance equality of opportunity between persons who share a relevant protected
characteristic and person who do not share it and
Foster good relations between persons who share a relevant protected
characteristic and persons who do not share it.

(2)
(3)

HUMAN RIGHTS IMPLICATIONS
95 The application has been considered in the light of the Human Rights Act 1998. Officers and
an assessment and analysis of the issues in this case and consequent recommendation are
considered to be in compliance with the requirements of the Act.
CONCLUSION
96

Overall, the current Masterplan has responded positively to the approved parameter plans
and strategies under Outline permission DA/05/00308/OUT for this site and are considered
to offer a positive foundation to the delivery of a well designed, sustainable, and integrated
development that should set a solid foundation, for the subsequent reserved matters
applications, in accordance with the NPPF and the Ministerial Statement of March 2015 in
respect of the Ebbsfleet Garden City. It is therefore recommended that the application
should be approved subject to the discharge of archaeological and phasing conditions and
satisfactory receipt of additional plans as set out in the above report
RECOMMENDATION
Delegate to the Interim Chief Planning Officer (or if on or after 2 November 2015 the Chief
Planning Officer) the discharge of Condition 12 of outline planning permission
DA/05/00308/OUT following:
i)

The discharge of conditions 10, 11 (Archaeology) and 14 (Phasing) of outline
planning permission

ii) The satisfactory receipt of details and/or amended plans with respect
a) Notations to the Land Use Plan regarding open space;
b) Plan 12.5 to indicate breaks within vegetation to aid perceived security to
the Public Right of Way;
c) Indicative detail to urban spaces numbered 6 and 8 on plan 12.13;
d) Amendments to ensure that provision for the 1,000 sqm Neighbourhood
Equipped Area for Play (NEAP) is separated from the required 465 sqm Multi
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Use Games Area (MUGA), with express commitment to provide for 16 pieces
of play equipment;
e) Indication of the Eastern Quarry link between the site boundary and the
proposed Fastrack bus stop;
f) Extension of internal footway link to NW corner of site, to facilitate future
footpath and Eastern Quarry connection;
g) Removal of ‘assigned’ in the ‘On Plot’ parking zones on Plan 12.19;
h) Provision of a legend to the Archaeology Plan and inclusion of the zone of
‘high potential’ across the site;
i) Submission of further details relating to ‘interim’ landscaping proposals

Revised dates: October 2015
EA decision: No
Dartford Borough Local Plan 1995: B1, B3, B4, B11
Dartford Core Strategy 2011: CS4, CS5, CS14, CS15, CS17, CS18, CS19, CS21, CS22, CS23,
CS24,
CS25
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Appendix A
Outline planning permission DA/05/00308/OUT and s106 Agreement Heads of Terms

Mrs Leigh Johnson
National Grid Property
National Grid & Redrow Homes Limited
Redrow House
2 Aurum Court Southfields
Business Park Sylvan Way,
Laindon Basildon, Essex
SS15 6TU

Reference code of Application:
DA/05/00308/OUT

TOWN AND COUNTRY PLANNING ACT 1990
TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE)
(ENGLAND) ORDER 2010
Notification of Grant of Outline Permission to Develop Land
TAKE NOTICE that the DARTFORD BOROUGH COUNCIL, the district planning authority
under the Town and Country Planning Acts, HAS GRANTED OUTLINE PERMISSION for
the development of land situated at
Northfleet West Sub Station Southfleet Road Swanscombe Kent
Referred to in your application for permission for development registered on the 31st March
2005.
And being:
Redevelopment of site comprising a mixed use of up to 950 dwellings & nonresidential floorspace for: shopping, food & drink, hotel use; community, health,
education & cultural uses; assembly & leisure facilities & associated works to
provide the development
Permission is GRANTED subject to the following condition(s):
Other Condition(s)
01
The development shall not be commenced later than 3 years from the date of
this permission
02
Before commencement of any part of the development under this permission details
of siting, design, external appearance of the buildings and the landscaping (hereafter
referred to as the reserved matters) of that part shall be submitted to and approved by the
Local Planning Authority and the development to be implemented in accordance with the
approved details. Applications for approval of reserved matters for the development
hereby permitted must be made to the Local Planning Authority within 10 years from the
approval of the Master Plan.

03
The details to be submitted in accordance with Condition 2 shall accord
substantially with the following drawings:
Red Line Boundary Plan - 01: RLBP-01
Existing topographical Survey: 0879-SK-029 Rev A Site
Clearance Plan: 0879-SK-030 Rev A Proposed Site
Levels: 0879-SK-018 Rev B
Land Use Plan - 03: LUP-03 Rev A Building
Heights Plan: BHP-01 Rev A Open Space
Plan 01: OSP-01 Rev A Movement
Framework Plan: MFP-01
Northern site access Ghosted Right Turn Priority 0879-GA-02 Rev C;
Southern site access 0504-GA-04 Rev A
Tree Survey - drawing numbers: 230720-P-10-01; 230720-P-10-02;
Proposed contours and tree removal drawing numbers: 230720-P-11-01 Rev a;
230720-P-11-02 Rev a
Tree Protection Plans drawing numbers: 230720-P-12-01; 230720-P-12-02
Construction Methodology Statement March 2014.
04 Any proposed changes to the following strategies shall be submitted to and approved
by the Local Planning Authority. Proposed changes will only be acceptable if the
strategy as amended serves the underlying planning purpose at least as well as the
strategy at the date of this permission. For the avoidance of doubt any amendment to a
strategy shall bind all parties implementing or operating under this permission from the
date of approval of the strategy. This condition applies to:
(a)
The Community Participation Strategy, December 2013
(b)
Landscape and Open Space Strategy, March 2014
(c)
The Transport Strategy, March 2014
(d)
Biodiversity Strategy, December 2013.
05 Subject to the approval of all applications for detailed matters pursuant to condition 2
and subject to the extent of the site suitable for development due to archaeological
historic environment, the maximum amount of floor space and development hereby
permitted shall be:
- Up to 950 dwellings
- Up to 5,000 sq.m for hotel uses (Class C1) 2.05ha for primary school
- community facilities including community hall (358sqm), local shop (339sqm) and
restaurant/pub (920sqm)
- Public open space, including parkland, 2 sports pitches, a neighbourhood equipped area
of play (NEAP), local play areas, changing facilities and community allotments
- pedestrian link to Fastrack
- no less than 30% of the site shall be open space.
Informative: Open space is defined within the Landscape and Open Space Strategy
submitted as part of this development.
Informative: The number of dwelling units granted planning permission relates to
houses and flats only ie Use Class C3 , it excludes care homes, short stay
accommodation or any other residential development in Use Classes C1 and C2.

06 The Master Plan submitted for approval pursuant to Condition 12 shall accord with the
objectives of the Biodiversity Strategy submitted with the proposal hereby approved. The
Biodiversity Strategy may, from time to time, be reviewed and such amended document
shall be submitted to and approved by the Local Planning Authority and shall become
the approved Biodiversity Strategy for the purposes of this permission.

07 The Master Plan submitted pursuant to condition 12 and the details submitted in
accordance with condition 2 shall accord substantially with the Landscape and Open
Space Strategy approved as part of this permission and such details shall be
implemented accordingly. The Landscape and Open Space Strategy may, from time to time,
be reviewed and such amended document shall be submitted to and approved by the
Local Planning Authority and shall become the approved Landscape and Open Space
Strategy for the purposes of this permission.
08 The Master Plan submitted pursuant to condition 12 and the details submitted in
accordance with condition 2 shall accord substantially with the Transport Strategy
approved as part of this permission and such details shall be implemented
accordingly. The Transport Strategy may, from time to time, be reviewed and such
amended document shall be submitted to and approved by the Local Planning
Authority and shall become the approved Transport Strategy for the purposes of this
permission.
09 The Master Plan submitted pursuant to condition 12 and the details submitted in
accordance with condition 2 shall accord substantially with the Sustainable
Development Strategy, December 2013 and the Sustainable Design and Construction
Strategy, December 2013, approved as part of this permission and such details shall be
implemented accordingly. The Sustainable Development Strategy and the
Sustainable Design and Construction Strategy may, from time to time, be reviewed and
such amended document shall be submitted to and approved by the Local Planning
Authority and shall become the approved Sustainable Development Strategy or the
Sustainable Design and Construction Strategy for the purposes of this permission.
1ST STAGE SUBMISSION: PRE-DEVELOPMENT AND PRE-MASTERPLANNING
Archaeology (Historic Environment) Framework
Informative: Comprehensive archaeological investigation has not been carried out prior to
this planning permission being granted. Given the archaeological potential of the site it is
possible that some archaeology will be found that needs to be retained in situ. It may
therefore be that not all the land on the site is developable. Present evidence indicates that
at least Area N10 of the existing Revised Archaeological Historic Environment Framework
Areas may need to be preserved in situ and be accessible for future generations. Before any
Master Plan is agreed and in order to have more clarity on the number of dwellings that can
be accommodated on the site and within each phase, further archaeological investigation
and evaluation needs to be carried out.

10 (a)
Prior to the submission and approval of the Master Plan, required under
condition 12, archaeological field evaluation works in accordance with a specification
and written timetable which has been submitted to and approved by the Local
Planning Authority shall be implemented in the areas identified as being of High
Potential identified in the Archaeological Desk Based Assessment for Ebbsfleet
Green hereby approved. Following on from the evaluation, any safeguarding
measures to ensure preservation in situ of important archaeological remains shall be
identified and agreed with the Local Planning Authority and/or further
archaeological investigation and recording in accordance with a specification and
timetable which has been submitted to and approved by the Local Planning
Authority.
(b)
Prior to the commencement of any development in other areas identified by
the Historic Environment Framework as requiring further archaeological investigation,
archaeological field evaluation works in accordance with a specification and
written timetable which has been submitted to and approved by the Local
Planning Authority shall be implemented. Following on from the evaluation, any
safeguarding measures to ensure preservation in situ of important archaeological
remains shall be identified and agreed with the Local Planning Authority and/or
further archaeological investigation and recording in accordance with a
specification and timetable which has been submitted to and approved by the
Local Planning Authority.
11 An Historic Environment Framework for the whole site shall be submitted
to and approved by Dartford Borough Council as Local Planning Authority, prior to
or at the same time as the Master Plan being submitted pursuant to condition 12.
The Historic Environment Framework shall be implemented as approved and shall
address the following issues and any other relevant issues that might arise:
(a)
The site should be divided into a series of historic environment
areas and characterised according to a methodology to be agreed with the
Local Planning Authority but which takes its reference from the Geo-archaeological
evaluation report (MOLA 11) and the Archaeological Desk Based Assessment for
Ebbsfleet Green (CGMS revised March 2014) approved under this planning
permission and the further evaluation works required under condition 10.
(b)
For each historic environment area the mitigation requirements,
including evaluation, preservation in situ, further archaeological investigation and
management, will be set out. Recognition to be given that if a historic environment
area falls within more than one development area it will be investigated as part of the
works for the first development area. (This can include the identification of areas
which require no further investigation).
(c)
Proposals for interpretation of the history and archaeology of the site
should be agreed with the Local Planning Authority prior to implementation.
(d)
Appropriate archiving of any finds and the records of
archaeological investigations at the site to be stored in a suitable repository to be
agreed with the Local Planning Authority and undertaken by the developer with all
costs covered in full.

2ND
STAGE
SUBMISSIONS:
MASTER
PLAN
INFORMATION TO INFORM THE MASTER PLAN

AND

STRATEGIC

Informative : The Master Plan is intended to set the framework against which
detailed submissions under condition 2 can be assessed.
Informative: Submissions at this stage are intended to provide sufficient context
to enable decisions to be subsequently made in relation to the reserved
matters. It should be noted that approval will not be given to the Master Plan until
the strategic documents also required at this 2nd stage are considered acceptable.
Master Plan
12 A Master Plan, which shall be in broad accordance with the parameter plans
showing land use distribution; and the Landscape and Open Space strategy, shall be
submitted to the Local Planning Authority for approval prior to the submission of
details under condition 2. Any replacement Master Plan which shall from time to
time be produced shall also be submitted and approved by the Local Planning
Authority. The Master Plan shall be based on a scale plan of 1:2500 and be
supported by a written statement
It shall include consideration and detail of the following issues, although these are
not exclusive, as the detail should also reflect the requirements of the
approved Strategies, and other approved reports and strategies:
Land Uses
(a)
The broad location and approximate disposition of all land uses and maximum
floor space areas
(b)
Location of local centre and uses
within it (c) The boundaries of the school site
(d)
The approximate location of the community hall, shop and any other
community uses
(e)
Indication of affordable housing location.
Open Space
(f)
The indicative locations of all areas of Open Land to be included, such general
locations to take account of the principles of location and design set out in the
Landscape and Open Space Strategy to include;
i)
Retained
landscaping ii)
Structural
landscaping iii)
Parks and play
areas
iv)
Sport and recreation
facilities v)
Ecological areas
vi)
SUDs.
Form of development and design
(g)
Extent of development and its
density (h) Building height ranges
(i)
General location of landmark buildings and features

(j)
Cross sections and perspectives of key streets, buildings and open spaces
including adjacent areas (as built or as completed) where necessary in order to
facilitate integration
(k)
Key frontages
(l)
Interfaces with neighbouring sites
(m)
Boundary treatment details to the site perimeters - existing and proposed
treatments
(n)
Identification of broad design character areas in order to guide the more
detailed reserved matters submission and ensure integration across the site.
Access and car parking
(o)
Principal routes (vehicular, public transport, pedestrian and cycle) and
connections to surroundings areas and local facilities and details of when these
will become available for use
(p)
Indication of the location of permissive ways which form connections with the
boundary of the site, existing public rights of way and key landscape features and
are to be located predominantly within open space as required by the Landscape and
Open Space Strategy. An indication of the implementation programme for such
permissive ways.
(q)
Car parking standards, typologies and distribution and car parking
management measures.
Public Realm
(r)
Design principles for the public realm
(s)
A lighting strategy and hierarchy across the site
(t)
A street furniture strategy and hierarchy across
the site (u) A hard surface materials hierarchy
(v)
Approach to soft landscaping in the public
realm (w)
Management and maintenance.
Archaeology/Historic Environment
(x)
Identification of areas of archaeological importance and those areas where
remains are to be preserved in situ.
Existing structures
(y)
Identification of overhead
power lines (z)
Other structures to
remain.
Levels
(aa) Details of anticipated final ground levels and interfaces with existing ground
levels. A comparison with existing levels on site should also be included, as well as
cross sections of ground level in order to clarify proposals.
Integration
(bb) Indicate the location of footpath and cycleway connections to existing routes
adjoining the site and identify any off-site works which will be required and any
signage which may be necessary. An indication of when these connections should
be available for use.

Landscaping in the event that the development is not completed
(cc) Interim landscaping plan and final landscaping plan to be implemented in
accordance with Conditions 54 and 55 in the event that the development should
cease, such plan to include ground levels and landscaping.
The details submitted under condition 2 shall generally accord with the Master Plan
as approved.
Nature Conservation Mitigation
13 Prior to the submission of the first reserved matters submission under
condition 2, separate detailed mitigation strategies, programme of implementation
and monitoring schemes for reptiles and dormice shall be submitted to and approved
in writing by the Local Planning Authority. The mitigation strategies shall be
based on up-to-date surveys of the relevant species. The mitigation strategies
and monitoring scheme shall be implemented in accordance with the approved
programme
Phasing Plan
14 Details of a Phasing Strategy are to be submitted prior to or at the same time
as the Master Plan, (submitted pursuant to condition 12), for approval by Local
Planning Authority and submission of details pursuant to condition 2 shall generally
accord with the Phasing Strategy approved from time to time. The Phasing Strategy
shall address the following issues:
(a)
Where development is to start and its likely progress
(b)
Primary and secondary accesses and construction
access (c) Implementation of utilities
(d)
Timing for local centre, shop and community facilities to be
provided (e) Provision of pedestrian and cycle links to community facilities
(f)
Implementation of structural landscaping
(g)
Opening to public of open space and sport and recreation
facilities (h) When links to Eastern Quarry will be provided
(i)
Implementation
of
public art (j) Factors
influencing
phasing (k) Monitoring
and
review
(l)
the first phase shall either:
(i)
be no more than 230dwellings; or
(ii)
include an identified sub-phase of no more than 230 dwellings
(m)
the phase(s) within which the Wheelchair Accessible affordable dwellings will
be provided.
The Phasing Strategy shall be reviewed and revised, where necessary and
submitted for approval. The strategy should be implemented in accordance with
the latest approved version.
3RD STAGE SUBMISSION: GUIDELINES FOR DETAILED DESIGN

Bio-diversity Strategy Implementation
15 Prior to or at the same time as the first reserved matters submitted
pursuant to condition 2, a Bio-diversity implementation programme/ Ecological
Management Plan shall be submitted to and approved by the Local
Planning Authority. Such implementation programme shall accord with the
mitigation and enhancement proposals and the management principles set out
within the Biodiversity Strategy submitted and approved as part of this permission.
The implementation programme shall be reviewed and where necessary revised
and submitted for approval. The implementation plan shall be carried out in
accordance with the latest approved version and the timescales set out there. Such
an implementation plan should include the following:
(a)
Detailed mitigation and enhancement proposals, including those agreed at
condition 12 and a programme for their implementation to include existing habitats
and species, introduction of new habitats and scheme wide initiatives.
(b)
The timescales for implementation should take account of detailed design and
construction timescale and phasing and where relevant identify the constraints to
these timescales resulting from bio-diversity issues.
(c)
Identify the need for detailed management plans to address those issues where
the need for further detailed work is identified within the or under the programme of
implementation.
(d)
A scheme for monitoring any mitigation and enhancement
proposals identified in part (a) of this condition and also the management plans
identified in part (c).
Monitoring reports, incorporating
recommendations for adjusting the programme of implementation and detailed
management plans, shall be submitted to the Local Planning Authority at three
yearly intervals once implementation of the Biodiversity Strategy has commenced
(unless otherwise stated in the management plans). The programme of
implementation and management plans shall be
adjusted in line
with
the
approved recommendations in
accordance with a timescale to be agreed in writing with the Local Planning
Authority. Monitoring shall cease 5 years after completion
of the development.
Public Art Strategy
16 Prior to or at the same time as the submission of any application for approval of
details pursuant to Condition 2 and following submission to the Local Planning
Authority of the Master Plan (pursuant to Condition 13), a Public Art Strategy shall be
submitted to and be approved by the Local Planning Authority. Any revised Public
Art Strategy which may from time to time be prepared shall also be submitted for
approval by the Local Planning Authority.
The Strategy shall generally accord
with the Master Plan approved under condition 13 and other strategies approved
as part of the planning permission.
Such Strategy should show the broad
locations and timeframes for commissioning public art and address the following
issues:

a.
b.
buildings c.
d.
e.
delivery f.

Creation of local identity
Focal points, gateways,
Open space
Public realm
Procurement process and
Review mechanisms.

Affordable Housing
17 Unless otherwise approved in writing by the Local Planning Authority:
(a)
the first phase or identified sub-phase of the development shall include 15% of
the dwellings as affordable homes
(b)
the balance of the first phase outside the sub-phase and all subsequent
phases of the development shall include 30% of the dwellings as affordable homes
(c)
within each phase 50% of the affordable homes shall be affordable rented
homes and 50% shall be intermediate housing
(d)
no more than 70% of market homes within each phase or sub-phase shall be
occupied until the affordable homes (including the Wheelchair Accessible affordable
housing units) in that phase or sub-phase have been provided in accordance with
the scheme for that phase approved under condition 18
(e)
the affordable housing units shall be constructed to Lifetime Homes standards
(or such national measure of sustainability for house design that replaces that
scheme)
(f)
a minimum of 10 Wheelchair Accessible affordable housing units shall be
provided within the development.
18
Prior to the submission of any application for the approval of details
pursuant to condition 2 in relation to any phase an affordable housing strategy shall
be submitted that identifies:
(a)
the size of the proposed affordable rented units
(b)
the type of intermediate housing that will be provided
(c)
the affordable housing provider who will be providing the affordable housing
units
(d)
the arrangements for the Local Planning Authority to nominate occupiers of
the affordable housing units
(e)
the arrangements for ensuring that the affordable housing shall not be used
for any purpose other than affordable housing save where, on terms set out in the
proposed scheme, either:
(i)
there is a statutory or contractual right to acquire the
property (ii)
a mortgagee or chargee enters into possession.
Informative: The following terms (and those related to them) shall be defined as set
out below:
affordable housing, affordable rented housing and intermediate housing shall have
the same meaning as in the Glossary to the National Planning Policy Framework or any
document that replaces that policy
affordable housing provider means either:
(a)
a registered provider; or
(b)
an alternative person or body who may lawfully provide or fund affordable
housing from time to time approved by the Local Planning Authority

Lifetime Home means a Dwelling constructed fully in accordance with the "Lifetime Home
Revised Criteria July 2010" or any replacement guidance issued.
Wheelchair Accessible means a Lifetime Home which also has additional design
features to provide increased space, choice and flexibility over and above that provided
within a Lifetime Home, such design features shall be in accordance with the most recent
edition of the "Wheelchair Housing Design Guide" available from the Building Research
Establishment or any successor guidance.

4TH STAGE SUBMISSIONS: DETAILED DESIGN
Details to be submitted alongside reserved matters submissions
19 Applications for approval of details pursuant to condition 2 shall include
(where applicable) the following details which shall be approved by the Local
Planning Authority before development of that phase commences. The
development shall be implemented in accordance with the approved details.
(a)
To include a plan of the area at a scale of 1:500 and an updated layout plan of
the Master Plan (or part where appropriate)at a scale of 1:1000.
(b)
Landscaping (including submission of tree survey), details of play areas,
where appropriate, and of all hard and soft landscaping (this shall include all
landscaped areas even those not connected to built form)
(c)
Materials (including all external materials, doors, windows,
detailing, etc). (d) Street lighting and street furniture
(e)
Boundary treatment
(f)
Surface finishes, hard landscaping details
(g)
Detailed foul and surface water drainage proposals
(h)
Final levels, original ground levels and appropriate crosssections (i) Details of cycle parking
(j)
Details of lifetime homes
(k)
Schedule of open space serving this part of the development (where
residential) details to consist of amount, type and location and phasing and details
of delivery
(l)
External lighting (not street lighting) (i.e. to buildings, car parks, etc.)
(m) Detailed Public Art specification, timeframe for delivery and management and
maintenance schedule (in accordance with the latest approved version of the Public
Art Strategy) for each area of Public Art identified in the Public Art Strategy for that
part of the development
(n)
Details of television signal receivers and how to be accommodated (to be
facilitated on shared basis where cannot be achieved through normal means)
(o)
Details of sustainable construction to include:
- the reduction in carbon emissions achieved through these building design
and technology energy efficiency measures, compared with the emissions
permitted under the national Building Regulations prevailing at the time
- set standards for the proposed building(s) having regard to BREEAM ratings
and the Code for Sustainable Homes (or an equivalent assessment method and
rating)
- indicate how sustainable construction methods will be utilised, including use of local
materials

(p)
Details of water conservation including:
- Methodology for reducing household water usage (including internal use,
appliances and external use)
- Methods for reducing non-household use of water, where appropriate
- Water conservation to be achieved with regard to public and private
landscaping
- Programme for implementation of all measures and details of
responsibilities for implementation, e.g. landowner, house builder, developer.
(q)
Where a reserved matters submission is the first reserve matters submission
for a Character Area defined by the master plan details of the following design
principles for that area shall be submitted for approval:
- Architectural style and treatment Building materials pallet
- Surface materials pallet Frontage types
- Boundary treatments Heights
- Building forms
20 Applications for approval of details, pursuant to condition 2, which relate to
buildings and structures, shall include details of all piling and foundations requiring
excavation together with an assessment of the impact that such works will
have on the groundwater and details of how the quality of the groundwater will
be maintained. Such details shall be approved by the Local Planning Authority
before that phase of works commences and shall be implemented in accordance with
the approved details.
21 In those areas identified as having potential for archaeological remains in the
Historic Environment Framework submitted under condition 11, applications for
approval of details under condition 2 and 19 shall be accompanied by
detailed designs of foundations and details of any other proposals (including
shrub and tree planting) which involve ground disturbance and shall be submitted to
and approved by the Local Planning Authority. Development shall be carried out in
accordance with the approved details.
22 For any areas where archaeological remains are to be preserved in situ, as
identified following the field evaluation work approved under condition 10,
applications for approval of details shall be accompanied by management plans, to
be approved by the Local Planning Authority which should set out how these
remains should be preserved and managed in the future. The management plans
should be implemented in accordance with the approved details.
REQUIREMENT AT DIFFERENT STAGES OF DEVELOPMENT
Accesses
23 Prior to commencement of construction an Access and Management Plan
shall be submitted to and approved by the Local Planning Authority. Such
Access and Management Plan shall include details of:
Phasing of vehicular accesses and timing of their opening to general traffic

Details of pedestrian and cycle access to Swanscombe and Ebbsfleet Station
and the programme for implementation
Emergency accesses to serve
the site Construction access.
The Access and Management Plan shall be implemented in accordance with
the details approved.
Noise Mitigation
24 The noise attenuation fence to be erected along the western and southern
boundaries shall be implemented in accordance with details which have been
submitted to and approved by the Local Planning Authority. Such noise
attenuation fencing shall be maintained in perpetuity.
25 The landscaped bund to be erected along the western and southern
boundaries shall be implemented in accordance with details which have been
submitted to and approved by the Local Planning Authority. Such landscaped noise
attenuation shall be maintained in perpetuity.
26 Applications for approval of details, pursuant to condition 2, for those parts
of the development identified in the Environmental Statement as requiring noise
mitigation details shall be submitted with a mitigation report relevant to that phase.
for approval by the Local Planning Authority. The mitigation measures shall be
implemented in accordance with the approved details.
Telecommunications
27 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any order revoking and re-enacting that
Order) details of any telecommunication masts proposed shall, as far as possible,
be submitted with and approved as part of the details relating to the area they are
located within and submitted pursuant to condition 2.
Any such
telecommunication mast shall be implemented fully in accordance with the approved
details.
Informative: KCC as education authority advise that there should be
no telecommunication masts within 250m of the school site.
Landscaping
28 The landscaping schemes approved under condition 2 shall be implemented
during the first planting season following completion of the relevant area of the
development as defined in the Phasing Plan or in the relevant reserved matters
submission and shall thereafter be maintained for a period of five years. Any trees,
shrubs or grassed areas which die, are diseased or vandalised within this period
shall be replaced within the next planting season.
Sub-station
Informative: The proposed sub-station indicated on the parameter plans does not

form part of this planning permission and is shown for information only but is included
within the red line and has potential for impact on the development.
29 Prior to the installation of boundary treatment to the proposed sub station
site, the details of such boundary treatment shall be submitted to and approved by
the Local Planning Authority. The boundary treatment shall be implemented in full
accordance with the approved details.
Playing pitches
30 Details submitted pursuant to condition 2, relating to the playing pitches, shall
include details of ballstop fencing, proposed ground levels, facilities for storage,
changing pavilions, car parking and where appropriate flood lighting to be approved
by the Local Planning Authority and implemented before the playing pitches can
be used. Such details shall be maintained in accordance with the approved
details and remain available for use.
31 The proposed playing pitches hereby approved shall not be used by the public
until the completion of associated safety fencing and any boundary treatment. The
proposed treatment shall first be submitted to and approved in writing by the
Local Planning Authority (who shall consult with the Highways Agency on behalf of
the Secretary of State for Transport). Thereafter the safety fencing and any
boundary treatment shall be maintained in a condition such that the safety and
operation of the adjacent A2 is not compromised.
Informative: The Highways Agency advise that the mitigation likely to be required
to support this development may involve works to the public highway that can only
be undertaken within the scope of a legal agreement between the relevant parties and
the Secretary of State for Transport. Planning permission does not allow for such
works. It is the responsibility of those promoting mitigation to ensure
that before commencement of any works to the public highway, any necessary
agreements unde the Highways Act 1980 are also obtained. Advice on this matter
can be obtained from the Service Delivery Manager for Third Party Schemes
c/o Highways Agency, Federated
House, London
Road,
Dorking,
Surrey
RH4
1SZ.
Email:
ha_info@highways.gsi.gov.uk. Tel: 0300 123 500
School site – interim landscaping
32 Where details are submitted (other than streets), pursuant to condition 2,
relating to any area within 100m of the school site, details shall be submitted to and
approved by the Local Planning Authority of an interim landscape scheme for
the school site together with details of boundary treatment. Unless otherwise
agreed in writing by the Local Planning Authority the scheme shall be implemented
in accordance with the approved details and maintained until such time as a contract
is let for the school site.
INFORMATION REQUIRED PRIOR TO WORK STARTING ON SITE
Archaeology

33 Prior to any site preparation works, ground modelling or the
implementation of a construction compound details of the site preparation works
proposed together with a scheme for archaeological mitigation shall be submitted to
and approved by the Local Planning Authority. Such works and mitigation shall be
carried out in accordance with the approved details.
Contaminated Land
34 Before commencement of any building operations within that relevant area or
phase of the site, a Contaminated Land Assessment, including a site
investigation and remediation methodology (if necessary) shall be submitted to
and approved by the Local Planning Authority. If during any works contamination is
encountered which has not previously been identified then the additional
contamination shall be fully assessed and an appropriate remediation scheme
agreed with the Local Planning Authority. Any remediation details shall be
implemented as approved.
Informative: For the avoidance of doubt, any geotechnical investigation work
which involve ground disturbance shall be carried out under the supervision of a
qualified archaeologist
Construction Management Plan
35 None of the development hereby permitted shall be commenced prior to
submission to the Local Planning Authority and approval of a Construction
Management Plan to include details of:
(a)
Hours of construction
working (b) Health and safety
(c)
Dust and air quality
mitigation (d) Noise and vibration
mitigation (e) Water management
(f)
Pollution control
(g)
Waste minimisation and management
(h)
Ecology and environmental protection (inc tree
protection) (i) Areas of Archaeological protection
(j)
Emergency
planning (k) Community
liaison
(l)
Site logistics and operations
(m)
Construction vehicle routing
(n)
Contact details for site managers and details of management lines of reporting
to be updated as different phases come forward.
(o)
Detailed plan showing different phasing, different developers and constructors
and site compounds to be updated on a 6 monthly basis.
(p)
Details for the creation and meeting of a Construction Liaison Group (officer
based)
(q)
Details for the monitoring and review of the construction process (to include a
review process of the Construction Management Plan during development).

All work to be carried out in full accordance with the approved
Construction Management Plan unless agreed in writing with the Local Planning
Authority.
Retained Landscaping
36 None of the development hereby permitted shall be commenced until such
time as a Management and Maintenance Scheme for the retained landscaping
has been submitted to and approved by the Local Planning Authority. Such details
shall accord with the Landscape and Open Space Strategy approved as part of this
permission and shall be reviewed every second year during the life of the
development and where necessary the revised document shall be submitted for
approval. The management of such retained landscape shall be carried out in
accordance with the approved details at that time.
LAND FORMING
37 Prior to any earthmoving or landforming works permitted under this consent, a
scheme of working and code of conduct for such works shall be submitted to and
approved by the Local Planning Authority. The Scheme of Working and Code of
Conduct shall be implemented as approved. The scheme shall include:
(a)
details of the depth, direction, method and phasing of Reason: earth
movement
(b)
methods for the disposal of water from the Site, the natural and artificial
drainage of the site during the earth moving operations and following
restoration
(c)
location of site offices, ancillary buildings, plant, wheel-washing facilities,
stacking bays and car parking
(d)
storage of any skips, oil and chemical
storage etc (e)
hours of working
(f)
proposals for suppression
of dust (g)
noise mitigation measures
(h)
health and safety procedures
(i)
air quality mitigation and
monitoring (j) community liaison
(k)
speed limits on site
(l)
sheeting of vehicles transporting materials on or
off site (m) access and egress points to the site
(n)
monitoring and review provisions with the Local Planning Authority
(o)
permanent restoration plan to be implemented in the event that development
should cease.
38 Unless otherwise agreed in writing, only dry, clean, non-putrescible waste
materials (comprising topsoil, subsoil, brickwork, concrete, stone, clay, plaster, sand
and silica or mixtures of the above materials) shall be deposited on the site. No
sludges or slurries may be used.
CONTROLS OVER CONSTRUCTION

39 No trees, other than those shown on the approved plans, shall be felled, lopped
topped or pruned or any hedges removed before or during building operations except
with the prior agreement in writing of the Local Planning Authority. Any trees removed
of which die through lopping, topping or pruning shall be replaced in the next
planting season with trees of such size and species as may be agreed by the Local
Planning Authority.
40
(a) no demolition, site clearance or building operations shall be carried out
within 50 metres of a tree or trees to be retained on site until fencing of a height of not
less than 1.2m (4ft) has been erected around each tree or tree group to be retained
on the site in accordance with details to be submitted to and approved by the
Local Planning Authority before any work on the development hereby permitted is
first commenced. Such fencing to be erected around the canopy spread of the tree.
Such fencing shall be maintained during the course of the development and no
storage of plant, materials or erection of buildings shall take place within the fenced
area.
(b) No storage of materials shall take place beneath the canopy of the tree and
no trenches shall be dug in this area unless otherwise approved by the Local
Planning Authority.
41 No construction or recontouring work shall take place on the site outside of the
hours of 08.00 to 18.00 (Mondays to Fridays inclusive) and 08.30 to 13.00 on
Saturdays, and not at all on Sundays and Bank Holidays unless otherwise agreed in
writing with the Local Planning Authority.
42 If during any works contamination is encountered which has not previously
been identified, then no further development shall be carried out (unless otherwise
agreed in writing with the Local Planning Authority) until the developer has
submitted and received approval of an assessment of this unsuspected
contamination together with an appropriate remediation scheme that is implemented
as approved.
IMPLEMENTATION
Water Management
43 Water management on the site shall be implemented in accordance with the
Foul and Surface Water Drainage Statement dated November 2013 hereby
approved. Such water management shall be reviewed and revised where necessary,
and submitted for approval prior to implementation. The water management on
the site shall be implemented in accordance with the latest approved version of
the Foul and Surface Water Drainage Statement.
Informative: If the SUDs system is not to be adopted a maintenance scheme
is required to be approved and agreed under the s106.
Accesses
44

There shall be no occupation of any residential dwellings accessed from the

northern site access until such time as the footway/cycleways on the eastern and
western sides of Southfleet Road have been provided and is available for use
together with the Toucan Crossing as shown on the means of access drawings
approved for the northern access to the site.
45 There shall be no occupation of any residential dwellings accessed from the
southern site access until such time as the footway/cycleway linking to
the existing footway/cycleways on Southfleet Road has been provided and is
available for use as shown on the means of access drawings submitted for the
southern access to the site.
46 The hotel use, hereby approved, shall not be open for business unless there is
a bus stop, which provides bus services with a direct link to Ebbsfleet Station, within
400m of the public entrance to the hotel, unless otherwise agreed in writing with
the Local Planning Authority.
47 Following the opening to the public of the first community or retail facility
within the local centre on the site, a pedestrian and cycle access connecting the
centre to each cluster of one hundred or more units will be provided prior to the
occupation of 100 dwellings in such cluster.
48 No more than 300 dwellings shall be occupied on the site until such time
as an emergency access (to serve emergency vehicles and general traffic in the
event of a road closure) is made available for use in accordance with details to
have been approved by the Local Planning Authority.
49 No more than 500 dwellings shall be occupied on the site until such time
as a secondary vehicular access is provided and is made available for use by general
traffic in accordance with details to have been approved by the Local Planning
Authority.
Contamination
50 Prior to occupation of the first dwelling in the relevant area a contaminated
land closure report relating to that area shall be submitted to and approved by the
Local Planning Authority. The closure report shall include details of the
proposed remediation works and the quality assurance certificates to show that the
works have been carried out in full in accordance with the approved methodology.
This shall include photographic evidence. Details of any post remediation sampling
and analysis to show the site has reached the required clean-up criteria shall be
included in the closure report together with the necessary documentation
detailing what waste materials have been removed from the site.
Broadband
51 Prior to occupation of the first dwelling a fixed telecommunication infrastructure is
to be installed within the development providing a superfast fibre optical network
offering a single optical fibre direct to premise (single fibre to every dwelling and other
buildings) with a minimum internal speed of 100mb to each premise. The
network is to be installed at the same time as existing services during construction,

ensuring sufficient capacity, including the sizing of the ducts, to cater for all
future phases of the development.
CONTROLS OVER COMPLETED DEVELOPMENT
Control over alterations and additions
52 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any order revoking and re-enacting that
Order) no extensions, alterations or other form of enlargement including roof
enlargements shall take place without the prior permission of or on behalf of the Local
Planning Authority.
53 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any order revoking and re-enacting that
Order) no building shall be erected in the curtilage of any dwelling hereby
approved, with the exception of no more than one building of less than 10 cubic
metres, without the prior permission of the Local Planning Authority.
54 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any order revoking and re-enacting that
Order) no windows or other similar openings shall be constructed in the buildings
other than as hereby approved, without the prior written consent of or on
behalf of the Local Planning Authority.
55 All windows which are shown to have obscure glazing shall be maintained as
such at all times.
56 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any order revoking and re-enacting that
Order) no demolition of buildings or boundary walls, fences or other means of
enclosure shall take place unless agreed in writing by the Local Planning Authority.
Telecommunications
57 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any order revoking and re-enacting that
Order) no satellite antennae shall be erected on the dwellings hereby permitted
unless agreed in writing by the Local Planning Authority.
58 Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (or any order revoking and re-enacting that
Order) no telecommunications development shall be installed within the site
unless otherwise approved by the Local Planning Authority.
IN THE EVENT OF DEVELOPMENT CEASING
59 In the event that building work should cease (that is, no more than 100
units are completed for occupation) on site for a period of 5 years, the interim
landscaping plan submitted with the Master Plan and approved by the Local Planning

Authority shall be implemented.
60 If no buildings are completed for occupation within a period of 8 years
following implementation of the interim landscaping plan pursuant to condition
59, the final landscaping plan submitted with the Master Plan and approved by the
Local Planning Approval shall be implemented.
And for the following reason(s):
01

To comply with Section 92 of the Town and Country Planning Act 1990.

02

To comply with Section 92 of the Town and Country Planning Act 1990.

03
The environmental impacts of the development have been assessed in
relation to the parameters of the development shown in the submitted drawings. In
order to ensure the development proceeds on the basis of the scheme on which
an environmental impact assessment has been undertaken, the permission needs
to be substantially tied to the details assessed.
04
In order to ensure that the development is built out in accordance with the
relevant and approved strategies and the required mitigation assessed by the
Environmental Impact Assessment is delivered.
05
The development of the site is the subject of an Environmental Impact
Assessment and any alteration to the scale of development might have an impact
which has not been identified and assessed by that process.
06
In order to ensure that the development is built out in accordance with the
Biodiversity Strategy
and
the
required
mitigation
assessed
by
the
Environmental Impact Assessment is delivered.
07
In order to ensure that the objectives of the Landscape and Open Space
Strategy are addressed through the design of the development in order to ensure
a high quality development and the development of a sustainable community.
08
In order to ensure that the objectives of the Transport Strategy are addressed
through the design of the development in order to enable the creation of a public
transport orientated development.
09
In order to ensure that the objectives of these strategies are addressed
through the design of the development.

10
To ensure appropriate assessment of the archaeological implications
of any development proposals before the master plan is fixed and the subsequent
mitigation of adverse impacts through preservation in situ or by record.
11
To ensure appropriate assessment and mitigation of the development
proposals on the historic environment in accordance with the Environmental Impact
Assessment.

12
To ensure that a coherent approach is taken to the master planning
of the development and to ensure that the site integrates with the adjacent
development.
13

To ensure the continued presence of reptiles and dormice on the site.

14 To ensure that the development proceeds in a comprehensive and coherent
manner.
15
To ensure that the Biodiversity Strategy is implemented as approved and is
reviewed and monitored to ensure its effective operation.
16
In order to ensure the presence of suitable public art across the site in
order to enhance the design quality of the development.
17
In the interests of the needs of the community, in accordance with the
Allocations Policy, Policy CS 19: Affordable Housing and Dartford Housing Strategy
2009-2012.
18
In the interests of the needs of the community, in accordance with the
Allocations Policy, Policy CS 19: Affordable Housing and Dartford Housing Strategy
2009-2012.
19
To ensure a high standard of design and to ensure that the development is
built out in a comprehensive and acceptable manner.
20
In order to ensure there is no impact through foundations and piling, in
particular, on the quality of the groundwater.
21
To ensure that due regard is had to the preservation in situ of important
archaeological remains.
22
To ensure that due regard is had to the preservation in situ of important
archaeological remains.
23
In order to ensure appropriate access to the site and surrounding areas for all
users at an appropriate time.
24
To ensure the effective mitigation of noise impacts as identified and
assessed in the Environmental Statement.
25
To ensure the effective mitigation of noise impacts as identified and
assessed in the Environmental Statement.
26
To ensure the effective mitigation of noise impacts as identified and
assessed in the Environmental Statement.
27
In order to ensure that the visual impact of the telecommunication masts are
taken into account of in the layout of the development.

28
To ensure that the landscaping is maintained in the long term in the
interests of the visual amenity of the development.
29
To ensure a continued high standard of design and in the interests of the
visual amenity of the site.
30
To ensure that the playing pitches are fit for purpose and to ensure
there is no detrimental impact on the adjacent trunk road.
31
To ensure that the A2 Ebbsfleet junction continues to be an effective part
of the national system of routes for through traffic in accordance with section 10
of the Highways Act 1980 and to satisfy the reasonable requirements of road
safety. The safety fencing and boundary treatment should be designed,
implemented and maintained to prevent, in normal circumstances, access to the
strategic road network by participants, spectators and/or their equipment.
32
In the interests of visual amenity, to prevent erosion and dust, and in the
interests of residential amenity.
33
In order to ensure that areas of important archaeological remains are not
disturbed by site preparation or construction works.
34
In the interests of safety and amenity in accordance with Policies DL1 and
DL4 of the adopted Dartford Local Plan and/or the protection of Controlled Waters
35
To ensure mitigation measures identified and assessed in the Environmental
Impact Assessment are implemented during the construction of the development
hereby permitted to minimise any adverse impacts of the construction process, to
ensure efficient use of resources and a full understanding of the construction
team by the Local Planning Authority.
36
To ensure that the retained landscaped is managed in a manner which
ensures its retention within the site and to ensure that is managed fit for purpose.
37
To ensure that the land forming and earthmoving works permitted under this
consent have environmental impacts no worse than those assessed in the
Environmental Impact Assessment and to ensure that mitigation measures identified
and assessed in the Environmental Impact Assessment are implemented.
38
To ensure that contaminated materials are not used and to ensure the
deposited materials are robust
39
To ensure that as many existing trees and hedges are retained on the site
in the interests of the sylvan character of the site and the visual amenity of the
development.
40

In the interests of the health and vitality of the trees to be retained on site.

41

To protect the amenities of the residents of nearby dwellings.

42
In the interests of safety and amenity in accordance with Policies DL1 and
DL4 of the adopted Dartford Local Plan and/or the protection of Controlled Waters.
43
To ensure a sustainable, comprehensive and acceptable approach
to the management of water resources and water levels during construction and
operation of the development and to ensure appropriate water conservation measures
are taken to meet Government targets and to implement mitigation measures
identified in the Environmental Impact Assessment.
44
In order to ensure that there is adequate access for pedestrian and cyclists
at first occupation in order to provide alternatives to the car.
45
In order to ensure that there is adequate access for pedestrian and cyclists
at first occupation in order to provide alternatives to the car.
46
In order to ensure that the hotel is in a sustainable location and to
facilitate an alternative to the private car.
47
To ensure that the residents of the site have access to the local community
facilities provided.
48

In the interests of highway safety.

49

In the interests of highway safety.

50
In the interests of safety and amenity in accordance with Policies DL1 and
DL4 of the adopted Dartford Local Plan and/or the protection of Controlled Waters.
51

To ensure sustainability of the development.

52
In the interests of the visual amenity of the development and in order to
protect the amenity of neighbouring residents.
53
In the interests of the visual amenity of the development and in order to
protect the amenity of neighbouring residents.
54
In the interests of the visual amenity of the development and in order to
protect the amenity of neighbouring residents.
55

In order to protect the amenity of neighbouring residents.

56

In the interests of the visual amenity of the development.

57

In the interests of the visual amenity of the development.

58

In the interests of visual amenity.

59

To ensure and protect the amenity of new and existing residents.

60

To ensure and protect the amenity of new and existing residents.

ADDITIONAL INFORMATIVE
The applicant is advised that the granting of planning permission does not
negate or override the need to obtain any other necessary consents related to this
development and required under separate legislation.
Working positively and proactively:
In reaching a decision on this application, the Borough Council has
implemented the requirements of the National Planning Policy Framework in order
to secure developments that improve the economic, social and environmental
conditions of the area.

Signed...............................................
2014 DIRECTOR OF REGENERATION

Dated this 31st March

Your attention is drawn to the notes attached.

NWSS: Summary of s106 heads of terms
Schedule Requirements

1

General Provisions
Officer time costs
Payment of contribution: £50,000 to Borough and £50,000 County
Council.
Monitoring
Submission of information on occupations and built floorpsace and
available for occupation on 6 monthly basis
Community Participation
Implement Community Participation Strategy
Employ a Consultation Co-ordinator for life of development.

i

Comments

Local Employment Initiative
Implementation of Local Employment Initiative Action Plan which
addresses:
 Full commitment to information sharing at all stages of
development and occupation.
 Methodology for engaging local businesses and work force
during construction and within the development
 Training
 Written commitment by all contractors/subcontractors to provide
early information on job availability and best endeavours to use
local labour.
 Promotion of scheme to employers.
Regular review to take account of ongoing construction,

Payable once permission issued and prior to first two
reserved matters submissions.

NWSS: Summary of s106 heads of terms
Schedule Requirements

Comments

occupations, maintenance contracts and of local and regional
employment initiatives.
Air Quality Monitoring
Payment of £2640 (indexed linked from 2008) for on-site air quality
monitoring
Payment of Council’s full costs up to £30,000(indexed
linked/updated from 2008) if an Air Quality Management Area has
to be declared on site for the implementation of an Air Quality
Action Plan
Heritage Facility
Provision of heritage interpretation within the site.

Convenience Retail
Minimum of 250m2 of convenience retail to be made available prior
to occupation of 500 dwellings and to be marketed in accordance
with an agreed strategy.

Community Hall
Community hall to be constructed and made available to the public
prior to occupation of 700 dwellings or 6 years following the
occupation of the first dwelling. Minimum floorspace 250sqm

The AQMA may not need to be declared and therefore
this payment will not need to be made.

Could be provided either as display within community
facility or as part of public art on site provision to be
agreed in consultation with KCC Archaeology.

To ensure the provision of retail store on site early on
in the development to providing for local top-up food
shopping and other convenience goods in order to
reduce car trips off site.

Phasing plan in Planning statement advises that this
will be built at around 550 dwellings, so 700 dwellings
allows enough time for this to be fitted out and made
available. It is important that it starts as soon as
Hall to provide for:
possible to contribute to the sense of community as
 Multi functional space to include main hall (for seating up to early as possible hence the reason for the long stop
date.
150 people),
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Comments

Flexible smaller activity space
Meeting rooms
Reception area
Kitchen
Toilets/changing
Storage

To manage and maintain in accordance with an agreed scheme
Hall to be offered to Council or its nominee after 1 year but Council
has a right to refuse offer.
Build specification to ensure facility is capable of use by people
suffering with Dementia, the elderly and those with learning and
physical difficulties.
2

Affordable Housing
General Provision
The equivalent of:
15% of dwellings in the first phase to be affordable housing
30% of the remainder of the dwellings to be provided as Affordable
housing but the developer has ability to demonstrate that the
scheme is not viable and agree a lower provision with the Council.
Affordable housing To comprise of the following mix of tenures:
o 15% affordable rented
o 15% intermediate housing ( 50% of this to be shared
ownership and 50% equity loan)
Delivery
Trigger mechanisms ensure that Affordable Housing comes forward

Possibly this can be dealt with by condition. Under
discussion at the moment.
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at the same time as market housing.
Wheelchair accessible units
10 Lifetime Home Wheelchair accessible units to be provided within
the overall affordable provision on site.

4

KCC family social care requirements

Landscape / Open Space
Sustainable Urban Drainage
Obligation to maintain SUDS unless they are adopted by KCC.
Provision of Open Space
3 local play spaces (to be provided at 250 dwellings, at 600 within
the NPS, and at 875 dwellings)
1 Local Park: provided at 300 dwellings
1 Neighbourhood Play Space (NPS): provided at 600 dwellings or
when school opens
1
Multi Use Games Area (MUGA) : provided at 600 dwellings or with
school or NEAP
Group of 3 tennis/netball courts: provided at 650 dwellings
2 sports pitches to be available prior to 750 dwellings
(To consists of 1 artificial playing pitch and 1 grass playing field)
1 allotment of 0.25ha: provided at 800 dwellings
Management and Maintenance

S106 will also need to include long stop dates should
development slow.
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To be maintained in perpetuity in accordance with an agreed
Management and Maintenance Scheme.
Requirement to notify the Council of any organisation responsible
for maintenance.
Access to Open Land
Access to be provided to the Open Space.
Public Art
Provide Public Art on the site in accordance with Public Art
Strategy.
Requirement for submission of specification, details of management
and maintenance of public art
Park ranger

To appoint and retain a Park Ranger
Ecological Clerk of works and site manager
Appointment of an Ecological Clerk of Works (to be a suitably
qualified and experienced ecologist), prior to commencement in
order to oversee the implementation of the Bio-diversity Strategy,
and the detailed management plan. To be retained until the end of
construction operations. An ecological site manager shall be
appointed post completion of development to monitor and direct
ecological management operations where necessary and such a
role shall be maintained until 5 years after completion.

Ways
Routes through open spaces to be provided as “ways” in
accordance with Landscape and Open Space Strategy to enable
permissive use by the public.

Requirement to submit and have approved a Public Art
Strategy as a condition
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To include an east-west link and a north-south link from DS20.

PROW
Payment of contribution to maintain landscape between the site and
PROW and removal of fences between site and public right of way

5

Education
Education Review Group
ERG to be formed with representatives of developer and KCC.
ERG will keep under review the education needs of the
development, and will have the ability to review delivery in order to
deliver the school places at a time required to meet the needs of the
development.
1 x primary school on a site of 2.05ha
1 FE (210 places) with the ability to expand to 2FE (420 places)
including:
Early years provision for 26 pre-school age children
(142m2 internal floorspace plus 254m2 external playspace)
The site to be made available to KCC by the occupation of 200
dwellings or as otherwise may be agreed by the ERG.
The developer to pay contributions to KCC based on the
Development Contributions Guide for KCC to build the school, with
the option to tender to build.
.
Secondary School
The developer to pay tariff to KCC based on the KCC Development

The applicant is checking ownership of this land as it
may not be within their ownership and therefore they
cannot meet this obligation.
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Contributions Guide.
Contribution towards land cost of the secondary school on the
Eastern Quarry site based on the proportion of the school provided
for NWSS pupils.
Other contributions to KCC
Adult social care contribution of £10,000 towards telecare provision
Adult education contribution of £180 per dwelling
Libraries contribution of £227 per dwelling
Youth contribution contribution of £827.00 per house and £208.25
per flat.
Health contribution
To be agreed
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Based on KCC request

NHS are likely to request contribution and this is on
our CIL 123 list and there is a healthcare need arising
out of the development which I consider should be
mitigated.

Transport
Pedestrian/cycle access to Eastern Quarry
The developer to provide a pedestrian and cycle link to the northern
boundary of the site in order to enable access to Fastrack when this
becomes available. To be provided prior to occupation of the first
building within 150m of the boundary, first occupation of 700
dwellings or commencement of Fastrack services, whichever is the
sooner.
Vehicle Monitoring Scheme
Implementation of vehicle monitoring scheme in accordance with
the Transport Strategy

A similar provision is within the Eastern Quarry s106.

Monitoring data to be used to test performance against
traffic targets so that the need for any Toolkit
measures can be determined in the event that traffic
targets are exceeded.
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Transport Co-ordinator
A Transport Coordinator will be appointed prior to start of
construction on the site. The duties of the Transport Coordinator
shall be in accordance with those outlined in the Transport Strategy.
Such a post shall be maintained continuously until at least 2 years
following the completion of the development.

Comments

To provide a focal point for the management of
transport related initiatives and the implementation of
the Transport Strategy.
To ensure consistency and co-ordination of transport
initiatives.

Transport Review Group (TRG)
To be established and comprise of 4 voting members, 2 being from
developer/landowner and 1 each from KCC and DBC.
To meet 6 monthly or as appropriate.
The Group to review Traffic Generation targets and agree
implementation of measures from the transport toolkit.
Transport Management Contribution
Traffic generation to be monitored, if these are exceeded a
contribution shall be paid for every property occupied.
An initial payment to be made to provide the TRG with a fund to be
used as necessary.
This fund to be used to pay for Transport toolkit measures as
agreed by the TRG.
Public Transport
Bus services to be provided for a period of 10 years from the
occupation of the 50th dwelling or until Fastrack Service comes into
operation at EQ2.
The bus service to link the site to Swanscombe High Street in early
phases, Ebbsfleet Station, Bluewater and a supermarket.

Final amount to be agreed but needs to be sufficient to
implement measures which will make a difference.
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Public Transport Real Time Information on website to be provided
before first occupation.
Fastrack
Contribution to the Fastrack route within EQ based on estimated
construction cost and numbers of dwellings at NWSS.

Final amount to be agreed

50% contribution to the cost of the Fastrack bus stop (one shelter
for each direction of traffic) directly to the north of the site.
Traffic Regulation Orders
The developer to pay the Councils’ costs of making traffic regulation
orders, whether for parking or speed etc.
Off-site signage contribution
A contribution of £10,000 to be paid towards the cost of off-site
signage relating to the Development and strategic routes in the
vicinity.

7

The purpose is to allow this money to be used to
provide signage to and from the development for
routes in the vicinity. E.g. Green Grid signage directing
walkers to the green route on site, Sustrans cycle
route.

Off site transport improvements
Strategic Transport Infrastructure Programme
£Xm contribution per dwelling.
To be paid every 6 months, but total contribution to be paid by the
900th dwelling.
£Xm per hotel room to be paid prior to opening
Contributions to go towards the costs of delivering the following
Core Schemes contained within the programme: -

Final figure to be agreed subject to HA and KCC
consideration of additional information. Details to be
reported in the update report.
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A2 Ebbsfleet Interchange
A2 Bean Interchange
A226 Thames Way Dualling
Urban Traffic management & Control (UTMC(
or other schemes that may be added or substituted to the
programme that would contribute to the mitigation of the impacts of
the development subject to their inclusion being agreed with the
developer.

Comments
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