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UPDATE ON EBBSFLEET  VALLEY DEVELOPMENT 
 

 
1.    Summary 
 
1.1   This report updates Members on progress of development in the Ebbsfleet 

Valley, as well as related infrastructure provision. 
 

2. RECOMMENDATION 
 
2.1  That Members note the content of the report.   

 
3. Background and Discussion 
 

3.1. This report sets out progress on development on the collection of sites 
jointly referred to as the Ebbsfleet Valley.  This comprises the development 
sites of Eastern Quarry, Northfleet West Sub Station and Ebbsfleet.  Also 
covered in this report is an update on the Swanscombe Peninsula, which is 
now likely to be closely related to development on the Ebbsfleet site.  
These sites are shown on the plan in Appendix A. 

4.  Eastern Quarry 
 

4.1 Outline planning permission for the development was granted in November 
2007.  The consent provides for up to 6,250 homes, 230,000 sq m of 
business floorspace, shops, schools, life-long learning centre, health 
centre, sports and leisure facilities, places of worship and other community 
facilities. 

 
4.2 Members will be familiar with the difficulties in bringing forward a site of this 

size during a recessionary period.  Additionally, government funding 
towards the major road improvements was put on hold during this period of 
tight public funding constraints. Revisions were made to the planning 
agreement for Eastern Quarry and the related programme of road 
infrastructure improvements to ensure that development could proceed in 
these changed circumstances.  

 
4.3 Camland have been selected as Land Securities’ development partner on 

the project.  They are responsible for implementing the main infrastructure 
on the site and working with Land Securities to select housebuilders to 
bring forward the individual phases of the site. 

 
4.4 Over the period since consent was granted, a significant number of 

submissions have been made by the applicant to discharge planning 
conditions and obtain approval of reserved matters.  Most recently, these 
have included a revised Site Wide Master Plan, a revised Area Master Plan 
for Castle Hill East, an Area Design Code for Castle Hill and detailed 
design for 150 homes.  They have all been approved by DC Board. 
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4.5 Wards Homes have been selected to carry out the first phase of Castle Hill, 
comprising 150 homes.  These houses are now starting to come out of the 
ground.  Construction on site has been slowed down most recently by the 
heavy rains.  A show-house is now due to be opened in May with houses 
available for occupation in the summer.   Wards are reported to be pleased 
with the level of pre-sale registrations of interest received on their website.   

 
4.6 The developers are currently progressing plans for Phase 2 of Castle Hill.   

These are expected to be available for pre-application discussions at the 
end of March.   Tenders are currently being considered for this next phase 
of development.  Discussions are also taking place on the third phase of 
the project, which includes the local centre and the primary school for 
Castle Hill. 

 
4.7 There are on-going discussions taking place with the developer/ 

housebuilder and other statutory authorities to ensure that the wider 
strategies and S106 obligations in respect of the planning consent are 
being complied with.  A Transport Review Group, Education Review Group 
and Construction Liaison Group are meeting regularly to deal with these 
matters. A Community Liaison Group is meeting once a month with 
community representatives to provide updates on progress and discuss 
emerging issues.   Discussions with KCC and the developer have resulted 
in a proposal to have a primary school open on site in September 2016.  
Land Securities are starting to consider a local centre for Castle Hill which 
includes a requirement for shops, a community hall and land for a GP 
surgery. 

 
5. Northfleet West Sub Station 
 
5.1 An outline planning application for development at the Northfleet West Sub 

Station site was submitted in 2005.  For most of the period since that time, 
there has been little apparent interest from the landowner, National Grid 
Properties (NGP), in taking the development forward.  Last year, NGP 
selected Redrow Homes to bring forward the development.  An exhibition 
and public consultation took place on revised plans in autumn 2013.   The 
revised application is currently under consideration by Planning Officers 
and is expected to be presented to 13 March DC Board for decision.   If the 
outline application is approved, Redrow Homes intend to bring forward 
applications for reserved matters in spring 2014.  They are keen to 
commence construction on the site as soon as possible.  It is expected that 
the first homes will be ready for occupation in summer 2015.   

 
5.2 Discussions have been taking place with KCC and the developer regarding 

a primary school on the site.  The school is to be funded by the developer 
and procured by KCC.  This is to come forward at a time to address need 
on the site. 
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6. Ebbsfleet 
 
6.1 The Ebbsfleet outline planning permission was granted in 2002.  The site 

straddles the Dartford / Gravesham boundary and is a joint planning 
permission with Gravesham Borough Council.  The consent provides for 
790,000 sq m of floorspace, comprising employment, residential, hotel and 
leisure uses, supporting retail and community facilities. 

 
6.2 The planning consent on the Dartford side is focused on an office-led 

mixed use development around the station.  The joint venture company 
developing the site does not intend to commence development until an 
anchor tenant for the office scheme has been identified.  This has proved 
impossible to date, with a surplus of office accommodation already 
permitted in London and a forward pipeline of schemes for a number of 
years to come.  The scheme is therefore unlikely to come forward in its 
present form unless there is a significant change in the background factors 
affecting demand for the kind of development envisaged.   

 
6.3 Most recently, the developers of the proposed Paramount-themed leisure 

park on Swanscombe Peninsula have shown the Ebbsfleet site as part of 
their area of interest.  This is covered further below. 

 
7.  Swanscombe Peninsula 
 
7.1 Proposals for the Paramount-themed leisure park were made public in 

October 2012 through the media.  This was earlier than the promoters had 
intended to go public. The proposals were still at an early stage and no 
detailed plans had been drawn up.  

 
7.2 Since that time, it is understood that the development company LRCH have 

been working towards assembling the financial and land resources which 
are required to enable the development to proceed.  These efforts are now 
sufficiently well advanced to allow the company to move forward with 
preparation on the planning phase of the site.  Some discussions have 
been held about how the planning application would be brought forward 
and the procedural and information requirements related to this.  The 
applicant has the choice of applying either to Dartford and Gravesham 
Borough Councils or to the Secretary of State under the Nationally 
Significant Infrastructure Projects (NSIP) process.  They have not yet 
decided which route they will take.  The NSIP process provides the 
applicant with a guaranteed time-scale for determination of the application 
and allows for several other regulatory requirements to be met through the 
one process.  Critically for the developer, it provides for a Compulsory 
Purchase Order consent, which would save a significant amount of time.  
Whichever route is chosen, the Council will have a significant role to play in 
ensuring that the submission covers the necessary ground, that appropriate 
consultation is carried out, and that any planning permission makes the 
necessary provision for infrastructure and the mitigation of impacts. 
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7.3 The current project programme provides for opening of the leisure park in 
2019.  This is a tight timescale and requires a planning application to be 
submitted within the next year.  The first formality in the planning process 
has been undertaken.  A request for the Council to determine whether an 
Environmental Impact Assessment was required to accompany a planning 
application was submitted in October 2013.  It was determined that an 
Assessment was required.  The application referred to a leisure resort of up 
to 747,000 sq m plus external hotel operations, car parking and transport 
interchanges and support facilities.  The plan submitted with the request, 
which at this stage is considered to be indicative only and subject to 
change, shows hotels, parkland, arrival zone and plaza, monorail and 
road/cycle access and car parking on the Ebbsfleet site. The leisure core 
zone, parkland, hotels and residential units (assumed to be for the 
workforce) are shown on the Swanscombe Peninsula.  

 
7.4 The developers of the project report that 27,000 jobs will be created 

through the project, 17,000 of these on site.  Their early proposals refer to 
a monorail link from Ebbsfleet Station to the leisure park on the 
Swanscombe Peninsula and a high percentage of arrivals by public 
transport.  These early proposals by the developers suggest that the 
principles of development for the site align closely with that planned for 
Ebbsfleet, namely that it should be an employment-led development, 
providing jobs for local people and boosting the local economy.  
Furthermore, the focus on Ebbsfleet Station as a point of arrival, with direct 
and easy access to the leisure park from there, align with the principle of 
maximising the locational benefits of a position alongside the international 
station.   

 
8. Lower Thames Crossing 
 
8.1 One of the options identified in the Lower Thames Crossing consultation 

which took place in summer 2013, showed a route from the A2 at 
Ebbsfleet, running north and across the Swanscombe Peninsula.  There 
were strong objections from the Council, LRCH and Land Securities to this 
proposal, as it was considered to be an impediment to developments in the 
Ebbsfleet Valley coming forward.  The government announced in January 
2014 that this option would not be taken further, so this obstacle to 
development has now been removed. The remaining two options are still 
under consideration, with an announcement now expected in the Spring 
2014. 

 
9. Relationship to the Corporate Plan 

 
These developments are central to the Economic Development and 
Regeneration theme in the Council’s Corporate Plan.   
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10. Financial, legal, staffing and other administrative implications and risk 
assessments 

 
Financial Implications None specifically 

Legal Implications None specifically 

Staffing Implications None specifically 

Administrative Implications None specifically 

Risk Assessment None 

  
11. Details of Exempt Information Category 

 
Not applicable 

 
12. Appendices 

 
Appendix A –Ebbsfleet Valley Development Sites 
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