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RECOMMENDATION: 
 
That planning permission be granted subject to the following: 
 
i. the conditions as set out in Appendix C  

(with delegated authority being given to officers to make minor changes to the 
wording in order to ensure that these are complementary to the s106 agreement) 

 
ii. the completion of the section 106 agreement in order to deliver the requirements set 

out in the report and the heads of terms set out in Appendix B 
 
iii. the completion of the following strategies to the satisfaction of the Local Planning 

Authority in order to ensure that they deliver the requirements set out in the report: 
Transport Strategy 
Landscape and Open Space Strategy 

 
INTRODUCTION 
 
(1) The purpose of this report is to enable Members to determine the application for mixed-
use development comprising residential, community, health, education and cultural facilities, 
assembly and leisure facilities, hotel, and supporting retail and commercial facilities and 
associated works to provide the development. 
 
THE SITE 
 
(2) The site which is the subject of this application is approximately 36 hectares in area and 
lies to the south-east of Eastern Quarry. The site was occupied by 3 electrical sub-stations 
which have now been decommissioned and the site is being cleared and remediated at the 
present time. The remainder of the site has most recently been in agricultural use. 
 
(3) 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. The topography on these boundaries is 
distinct, as the land falls away to the quarried area. The only ground between the two sites 
which has accessible topography is therefore approximately 200m westwards from Southfleet 
Road.   
 
(4) 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. 
 
(5) 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 sub-station 
should one be needed to serve the development in the area. But there is, I understand, no 
programme for that at the moment and this does not form part of the proposal under 
consideration.  
 
(6) A power line runs across the eastern part of the site and continues northwards towards 
Northfleet. 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. 
 
 DEVELOPMENT PROPOSALS 
 
Application Detail 
 
(7) In March 2005 an outline planning application was submitted, by the applicant, for land at 
Northfleet West Sub Station (NWSS), Southfleet Road. The application, has been revised and 
comprises a mixed-use development of up to 950 dwellings and non-residential floorspace 
for: shopping, food and drink, hotel use, community, health, education and cultural uses, 
assembly and leisure facilities and associated works to provide the development. 
 
(8) The applicants proposed land use distribution for this site can be summarised as: 

- 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), changing facilities and community allotments 
- pedestrian link to Fastrack 

 
(9) The site will be served by two new multi-functional (vehicular, pedestrian and cycle) 
access points taken from Southfleet Road, on the eastern boundary, one will be toward the 
north of the site and the other towards the south.  
 
(10) Following discussions with officers the form of development originally proposed assessed 
in the 2005 Environmental Statement has been revised and an updated Environmental 
Statement has been submitted.  In addition the applicants have prepared Strategies which will 
provide more detail on the development to be progressed, and commitments to provision of 
infrastructure which support the requirements of the section 106 agreement. There has been 
considerable discussion and refinement of the proposed strategies and mitigation set out in 
the s106. 
 
(11) The application submission now comprises the documents as set out at Appendix A 
 
Form of development envisaged 
 
(12) The development is in outline, with all matters reserved for future consideration with the 
exception of access and therefore the detailed design is a matter for later consideration. The 



application includes parameters plans which set out the limits of the key proposals which the 
application has been assessed against in the Environment Statement.  The parameters plan 
shows the broad disposition of land use also.   
 
(13) The form of development envisaged for the site is essentially the creation of a local 
centre in the middle of the site which will be an area of mixed use, comprising land for the 
primary school and community uses. A hotel site is proposed in the south east corner of the 
site with a small convenience store linking the two areas. A local park is proposed to run 
north-south through the centre of the site, adjacent to the local centre. Playing pitches, tennis 
courts and allotments are provided for along the southern boundary of the site. A site along 
the southern boundary is also identified for a smaller electricity substation although this does 
not form a part of the application under consideration. The remainder of the built development 
will be residential. The proposal is for up to 950 dwellings and the parameters plans indicate a 
semi-circular vehicular route through the site linking the northern and southern access points 
on Southfleet Road.   
 
(14) The variations in levels and the A2 trunk road to the south limit access into the site; the 
only vehicular accesses will be from the eastern boundary via the existing roundabout to the 
south and directly off the single carriageway Southfleet Road to the north. There will also be a 
footpath/cycleway through to Eastern Quarry to the north, as well as pedestrian accesses to 
the Public Right of Way. 
3.9 It is envisaged that the development will be delivered in 4 principal phases commencing 
with Phase 1 along the eastern boundary which will also deliver the hotel, convenience store 
and local park.  
 
(15) Building heights will range from 2 storey to 4 storey and at present the applicant indicates 
that the mix of properties is likely to be 686 houses and 264 apartments, with the majority of 
these being 2-bedroomed.  The net density of the site is approximately 46 dwellings per 
hectare assuming the maximum 950 homes are delivered.  Approximately 30% of the site is 
shown to be open space 
 
Previous resolution to grant planning permission 
 
(16) This application was reported to the Development Control Board on 4th December 2008 
and Members resolved to grant planning permission subject to completion of the s106 and 
agreement to the form of the Strategies submitted. Following this resolution further work was 
carried out to the legal agreement but then discussions slowed, further discussions have been 
undertaken intermittently over the years and the s106 has been refined further. 
Archaeological investigation was also undertaken on the site using boreholes and trenches to 
provide more certainty with regard to the archaeological constraints on the site. More recently, 
the applicants have entered into a joint venture partnership with the housebuilder, Redrow, 
which has resulted in the current revisions to the application, which provide more detail. 
 
PROCEDURAL ISSUES 
 
Environmental Statement 
 
(17) The key environmental impacts examined in the updated Environmental Statement (ES) 
submitted in December 2013 include:  
-  Socio-economic effects 
-  Traffic and Transport 
- Townscape and Visual Impact 
- Noise and Vibration 
-  Air Quality  
- Nature Conservation  
- Cultural Heritage including Archaeology  
- Surface Water Drainage and Flooding 
- Ground conditions and contamination 
 



(18) The assessment in the ES takes into account a range of mitigation measures, aimed at 
ameliorating negative environmental impacts of the development.  These mitigation measures 
will be secured through Section 106 obligations, conditions and through the Strategies being 
produced and action plans required by condition to be approved in due course.   
 
(19) It is for the local planning authority to decide whether the information provided about the 
site, design, size or scale of a proposed development gives a sufficient description of that 
development so that an informed assessment can be made of its likely effects upon the 
environment.  I would advise Members that the information provided in the ES satisfies this 
test and is sufficient for the purposes of the Environmental Impact Assessment Regulations.  
Officers have considered the proposal in detail with advice from technical bodies and I am of 
the opinion that the ES presents a proper and reasonable assessment of the likely significant 
environmental impacts of the proposed development. 
 
CONSULTATION RESPONSES 
 
(20) This application has been under consideration for some 8 and half years now and as 
additional information has been submitted and amendments made there have now been 4 
consultation periods.  The Borough Council initially consulted on the application in June 2005. 
Following the revision to the application in 2007 the proposal was consulted upon again in 
July 2007, letters being sent out to all the same consultees as previously and letters sent to 
any further people who had made representations. This process was repeated again in 
September 2008 when amended plans were submitted. A full reconsultation has been 
undertaken now following the submission of the revised application. Given the length of time 
that has elapsed and the changes in the current proposal only the consultation responses to 
the most recent application have been summarised in this report.   
 
(21) At the time of writing this report there have been no responses received from 
neighbouring residents or occupiers. The applicants also undertook a programme of public 
consultation prior to submission of the revised application and have submitted a statement 
summarising this.  The community involvement consisted of meetings with local 
representatives, a 2 day public exhibition, a dedicated consultation website and helpline. At 
the time of the report 18 feedback forms had been received and the response appeared to be 
largely positive with concerns about traffic and community facilities being expressed.   
 
(22) The following responses have been received from consultees: 
 
Kent County Council as service provider: Seek provision of a primary school on site and 
contributions to a secondary school off-site, as well as contributions for adult social care, adult 
education, libraries and youth provision. They have also been involved in extensive 
discussions, which are on-going with regard to the detail of the s106 provisions.  
 
KCC ecology: They raise concerns that the proposed development will result in the loss of 
habitat for the dormice on the site and the new habitat provided in the middle of the site will 
not have connectivity to the existing. 
 
KCC Archaeology: Advise that the site lies in an area of very high potential for Palaeolithic 
archaeology. The site lies immediately to the west of the important Ebbsfleet Elephant site. 
Archaeological evaluation of the application site has revealed archaeological remains of 
national importance, particularly in the north-east of the site. Under the NPPF archaeological 
remains of national importance should be treated as if they are scheduled. Development 
should not therefore be permitted if it will cause harm to the significance of such remains. The 
proposed master plan causes concerns as it shows an access road and built development 
overlying the zones of high archaeological potential. Insufficient detail has been provided with 
the application to assess the impact of the proposals on the buried archaeological remains. 
They are also concerned that the proposed development and landscape layout has not 
attempted to respect the alignment of the Roman Watling Street as indicated by air 
photographic evidence. Further information should be submitted or the master plan amended 
so that the development avoids the areas of high archaeological significance.  They also seek 
appropriate display and storage of any important archaeological artefacts. 



 
KCC Public Rights of Way: PROW DS20 borders the site. No objection to the proposal but 
they seek improvements and maintenance of the area adjacent to the PROW. They advise 
that the existing footpath suffers from enclosure and frequent vegetation overgrowth and so 
they seek a contribution to the KCC PROW and Access service for vegetation clearance. 
They also suggest an additional connection to the PROW in the south west of the site. 
 
Highways Agency: They have imposed a holding direction pending the receipt of more 
information from the applicant. The holding direction prevents a decision being made but does 
not prevent Members considering the proposal. 
 
Natural England: Welcome the inclusion of the biodiversity strategy and recommend an 
Ecological Management Plan be produced detailing the long term management of the site. 
They refer the Council to their standing advice with regard to protected species. They also 
advise that measures should be secured as part of the planning permission for the inclusion 
of biodiversity enhancement. 
 
Buglife: Advise that unfortunately much of the habitat that may have been suitable for 
invertebrates has been removed as a result of the decommissioning work at the substation.  
Although they note that the species rich hedgerows are to be retained. As the adjacent 
Eastern Quarry site is considered to have a high potential value for invertebrates they would 
seek provision within the site of nutrient poor wildflower meadows to provide new invertebrate 
habitat.  
 
RSPB: They advise that the 15 bird boxes proposed in the Biodiversity Strategy falls far short 
of what is considered good practice and do not consider that this would meet the Council's 
obligations under the Natural Environment and Rural Communities Act 2006 or the NPPF to 
protect and enhance the biodiversity of the site. They make recommendations as to 
alternative provision to encourage birds to nest on the site.  
 
Sport England: have assessed the application on the basis of the anticipated number of 
residents and used their sports facilities calculator to assess the pro rata sports facilities 
generated. They object to the application as the proposal does not provide for 0.12 swimming 
pools, 0.17 sports hall, 0.02 indoor bowls centre and 0.08 turf pitches. They do not seem to 
have taken account that one grass pitch and one artificial turf pitch is to be provided as well 
as tennis/netball courts and that facilities are available within the EQ Secondary School which 
will also serve this development and I have asked them to consider this is more detail. 
 
Kent Police Crime Prevention Design Advisor: Commend the fact that the Design and Access 
Statement includes a section on Secure by Design, they recommend that the developer 
contact them at the detailed design stage to achieve SBD.  
 
Southern Water: Advise that there is no public foul sewer in the immediate vicinity of the site 
and there is insufficient capacity in the local network. They advise therefore that additional off-
site sewers or improvements to existing sewers will be required. 
 
Thames Water: Confirm that they have no objection to the proposal with regard to water 
infrastructure capacity.  They also confirm that the site is on a very vulnerable groundwater 
source protection zone (SPZ1) and are pleased to note that the proposed SUDs system takes 
this sensitivity into account but would like further clarification with regard to piling 
methodology. They advise that a tailored construction management plan should be developed 
to address the groundwater sensitivity at the site. 
 
National Grid Asset Protection: No objection to the proposed development which is in close 
proximity to a high voltage overhead line. 
 
Swanscombe and Greenhithe Town Council: Request contribution to the Town Council for the 
provision of community facilities and their administration function. They request that 
consideration be given to the future management of facilities. The development must 
integrate with the existing and they suggest a linkage to the local Heritage Park.  



 
Stone Parish Council: No objection 
 
Bean Residents Association: Object to the application on the grounds of inadequate 
infrastructure and uncertainty on the timing of its provision. They do not oppose the 
development as proposed providing it is conditional upon the infrastructure being in place.  
They are concerned about the need for improvements to the A2 junctions, primary school 
provision, water supply and the hospital.  
 
London Borough of Bexley: No objection 
 
Sevenoaks District Council: No objection  
 
POLICY CONTEXT 
 
Background 
 
(23) The application was originally submitted in 2005 against a different policy background. 
The site was identified for development as part of the vision for Eastern Quarry. The 
Government's vision for Eastern Quarry was subsequently reinforced in the Kent Structure 
Plan (1996) and in the following Kent and Medway Structure Plan 2006 in which the site was 
allocated for 'a series of linked and integrated communities with an emphasis on housing 
provision with social and community facilities and business development to be developed in 
accordance with a Master Plan and integrated with a new and improved public transport 
network (Fastrack). It was under this policy regime that the application was originally 
submitted. 
 
NPPF 
 
(24) Since that time the National Planning Policy Framework (NPPF) has been published.  
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. 
 
(25) The NPPF sets out 12 core planning principles which should underpin both plan-making 
and decision-taking, in summary these require that planning should: 
 
• Be plan-led 
• Be a creative exercise to enhance and improve the places people live their lives. 
• Proactively drive and support sustainable economic development and deliver thriving 

local places 
• Seek to secure a high quality design and a good standard of amenity 
• Take account of the different roles and character of different areas 
• Support the transition to a low carbon future 
• Contribute to conserving and enhancing the natural environment 
• Encourage the effective use of land by reusing land that has been previously 

developed 
• Promote mixed use developments and encourage multiple benefits 
• Conserve heritage assets 
• Actively manage patterns of growth to make the fullest possible use of public transport, 

walking and cycling  
• Take account of local strategies to improve health, social and cultural well-being 
 
(26) The application has been considered against these core principles and they are 
addressed below.  
 
Core Strategy 



 
(27) The Core Strategy is the development plan for the area and the application should be 
determined against the policies in this plan, unless material considerations suggest otherwise.  
The NPPF states that for decision-making purposes, Local Plan policies should not be 
considered out-of-date simply because they were adopted prior to the publication of the 
NPPF.  Dartford Core Strategy was adopted in September 2011.  The Council considers that 
the Core Strategy is broadly consistent with the NPPF and that due weight should be given to 
relevant policies in the Plan, in accordance with paragraph 215 of the NPPF.  The following 
policies are considered relevant to the consideration of this application: 
 
(28) Policy CS 1: Identifies three priority areas which are to be the focus of development, 'in 
order to maximise regeneration benefits, promote sustainable patterns of development and 
protect less appropriate areas from development…'One of these areas is the Ebbsfleet to 
Stone priority area.   
 
(29) Policy CS4: Ebbsfleet to Stone Priority seeks to promote a chain of distinctive and 
individual but linked communities and sets out the outcomes that are sought. 
 
(30) 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. 
 
(31) Policy CS11: confirms that the Council will work to achieve the delivery of a balanced 
relationship between homes, jobs and infrastructure from the outset of development through 
seeking financial contributions for infrastructure delivery and by working with service 
providers. 
 
(32) Policy CS14: 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. 
 
(33) Policy CS15: Managing Transport Demand seeks to minimise car use and make the 
most effective use of the transport network.  
 
(34) Policy CS16: Transport Investment seeks to deliver the Strategic Transport Infrastructure 
Programme and seeks appropriate contributions from development. 
 



(35) 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  Ebbsfleet Valley sites is over 50 
dwellings per hectare. 
Policy CS18: Housing Mix requires that developments will normally provide approximately 
70% of the housing as family houses, of which 5% provided as houses of 4 bedrooms or 
more and 30% as flats.  A higher proportion of flats may be acceptable in the Ebbsfleet 
Valley.   
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. 
 
(36) Policy CS21: Community Services seeks that community needs for services are provided 
for and require developments to make appropriate contribution towards land and facilities. 
 
(37) 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. 
 
(38) Policy 23: Minimising Carbon Emissions requires all new development to demonstrate 
reductions in energy use and reinforces the requirements set out in Policy CS5. 
 
(39) 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. 
 
(40) 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.  
 
(41) Policy CS26: Delivery and Implementation advises that contributions from developers will 
be collected and used to support improvements in services and infrastructure. 
 
Adopted plan 
 
(42) Policies within the adopted Local Plan are Development Management policies which will 
be relevant at reserved matters stage but I do not consider that they are a material 
consideration for the current outline application to be considered against. 
 
Eastern Quarry Planning Brief 
 
(43) The Eastern Quarry Planning Brief is a Supplementary Planning 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.   
 
(44) There have been considerable strategic and more recently local policy documents 
changes since this application was first submitted in 2005. But I consider that the objectives of 
these different documents are all the same, which is essentially to the see the creation of a 
new sustainable community focussed on Ebbsfleet and Eastern Quarry. 
 
 
RELATIONSHIP OF NWSS TO EQ 
 



(45) 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. The current application therefore relates to only part of the Strategic Site, being 
the land previously occupied by the Sub-stations, in the ownership of National Grid Property.   
 
(46) 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. 
 
(47) 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.  
 
(48) 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. 
 
(49) 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.  
 
(50) 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. 
 
(51) 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 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.  
 
(52) 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. 
 
THE COUNCIL'S APPROACH TO DEALING WITH THE APPLICATION 
 
(53) For an application of this size, it is vital that the Borough Council works with the 
applicant, other local authorities and service providers to ensure that the proposed 
development is of high quality and is supported by the necessary community, social and 
transport infrastructure.  Officers of the Borough Council have worked alongside officers of 
Kent County Council, representatives and agents of the developers, and other service 
providers and amenity groups in order to ensure that any permission granted will deliver a 
sustainable, successful and attractive community. 
 
(54) Meetings have been held between Council officers and representatives of the applicants 
to discuss a range of aspects and issues arising in connection with the application.  Meetings 
have also been held with the County Council and the other service providers to ensure that 
infrastructure and facilities will be provided in an appropriate and timely manner. 
 
(55) In addition, the Borough Council and County Council have jointly instructed solicitors to 
advise and represent the Councils and to negotiate on behalf of the Councils with the 
applicants and other agencies.  Solicitors were jointly instructed by the Borough Council and 
County Council because the interests of the two Councils are closely aligned and in order to 
ensure that advice is obtained efficiently and economically. 
 
(56) The Council and its solicitors have considered the Environmental Statement and 
accompanying information submitted with the application and are satisfied that it meets the 
legal requirements of the Environmental Impact Assessment Regulations 2011.  
 
SECTION 106 AGREEMENT AND STRATEGIES 
 
(57) Following discussions with the Council's legal advisors, it is proposed that the 
development will be controlled by a combination of an agreement under Section 106 of the 
Town and Country Planning Act 1990 (as amended) and planning conditions.  The package of 
controls will ensure that the necessary infrastructure, community and leisure facilities are 
delivered at the appropriate time.   
 
(58) The Section 106 Agreement and conditions will provide the legal mechanism to ensure 
that certain facilities and infrastructure are delivered by restricting the occupation of market 
dwellings until the required infrastructure is provided.  The draft agreement is now at an 
advanced stage of negotiation and drafting and, subject to agreement on points of detail, will 
shortly be ready for completion.  The agreed principles are, as summarised in the Heads of 
Terms set out at Appendix B. 
 
(59) Due to the time period for the build out of the proposed development, its relationship to 
the adjacent EQ site and the need to retain flexibility in the way certain facilities are provided, 
it has been agreed with the applicant that while the mechanisms to deliver the necessary 
infrastructure and community facilities will be set out in the Section 106 Agreement and in 
conditions, strategies should be drawn up setting out how the infrastructure and open spaces 
will be delivered and providing more of the detail. The strategies to be approved as part of 
any permission are set out earlier in this report. 
 
(60) It is intended that the strategies will be agreed and approved by the Council prior to the 
grant of planning consent and will be capable of being reviewed over time. There will be legal 
obligations to ensure that the development is built out in accordance with the strategies which 



will result in a flexible framework to enable the infrastructure package to adapt to changing 
circumstances and needs.  It is important that the strategies are in an acceptable form, and 
set clear benchmarks and objectives, before planning permission is granted since they are 
one of the primary tools that will allow the quality of the development to be controlled over the 
development period. 
 
(61) The Section 106 heads of terms and the suggested conditions appended to this report 
are the result of lengthy discussion and negotiation between the officers of the Councils and 
the applicants, together with other service providers and consultees, where appropriate.   
 
(62) Regulation 122(2) of the Community Infrastructure Levy Regulations provides that a 
planning obligation can only constitute a reason for granting consent if the obligation is: 
 
(a) necessary to make the development acceptable in planning terms; 
  
(b) directly related to the development; and 
 
(c) fairly and reasonably related in scale and kind to the development. 
 
(63) I consider that the proposal and the mitigation proposed through the s106 agreement and 
conditions meet these tests. 
 
(64) The draft planning agreement contains a number of "boiler plate" provisions designed to 
protect the interests of the Council. The boiler plate is that part of the agreement that covers 
the whole document and the whole development; they are therefore non-site specific issues. 
Provisions include an approach that addresses the possibility that separate consents may be 
issued in relation to elements of the site, making sure that any dwellings built on the site count 
towards the various thresholds for the provision of public facilities. 
 
KEY ISSUES and COMMENT 
 
(65) The principle of development on this site has been established by the planning policy as 
outlined above and its relationship to EQ and the approach to the Ebbsfleet Valley Strategic 
Site and the Eastern Quarry/NWSS site as a whole has also been explained. The main 
considerations therefore in this case are whether the site can be satisfactorily built out in its 
own right; whether the level of residential dwellings proposed can be accommodated without 
adverse effect; the amenity of the future residents; whether adequate facilities can be 
accommodated to provide for the needs generated by the residents of the dwellings 
proposed; and also of course the impact of the development itself on the surrounding area.  
 
Archaeology 
 
(66) The NPPF seeks to conserve heritage assets in a manner appropriate to their 
significance. At paragraph 139, the NPPF advises that non-designated heritage assets of 
archaeological interest that are demonstrably of equivalent significance to heritage 
monuments should be considered in the same way as designated heritage assets. 
 
(67) Internationally important Palaeolithic remains have been found to the north of the site at 
the Swanscombe Skull National Nature Reserve and significant archaeological remains from 
almost every period in history, including seven Scheduled Ancient monuments, have been 
found in the Ebbsfleet Valley on the eastern side of Southfleet Road.  Archaeological work 
adjacent to and beneath the former course of Southfleet Road in connection with the High 
Speed One line also revealed internationally important Palaeolithic archaeology. This 
sequence appears to continue into the application site. Recent archaeological evaluation at 
the application site itself has revealed archaeological remains of national importance, 
particularly in the north east part of the site. 
 
(68) The archaeological assessment confirms there is an area of High Palaeolithic potential in 
the north-east of the site, medium Palaeolithic potential in the south east of the site and a 
generally Palaeolithic and post-Palaeolithic potential on the remainder of the site. The 



assessment report recommends further on-site investigation work before any work starts on 
site.  
 
(69) KCC archaeology are concerned that development is shown in the north-east of the site 
and the proposed access is shown in cutting. They require more information with regard to 
details levels and sections and proposed mitigation should buried archaeological remains be 
found in this area. These discussions are on-going and I will report back to Members on this 
in the update report, although KCC have suggested conditions which will require this 
information should Members be minded to approve planning permission. 
 
(70) In addition, extensive archaeological remains of a later date, including the Roman 
religious focus at Springhead, have also been found in the area to the east of the application 
site and it is possible that similar remains will be present on the site. The assumed line of the 
Roman Watling Street runs along the southern boundary of the site. The assumed line of the 
Roman Road runs under part of the site that is not to be developed, although part of it goes 
through the area identified for the sub-station which is not part of this application. I am 
satisfied therefore that there should be no impact from the development of this linear 
monument, although care must be taken with regard to excavation and landscaping in the 
area. I have asked the applicant to include more detail of this in the Landscape and Open 
Strategy which will form an approved document should planning permission be granted. 
 
(71) I have also suggested that a condition be imposed requiring a Historic Environment 
Framework to be approved and implemented as appropriate prior to approval of any Master 
Plan.  This will provide a framework for future field evaluation to be carried out prior to the 
reserved matters and can be considered as the detailed design of the development as it 
comes forward. This is in line with a similar requirement on the EQ2 planning permission. 
 
(72) The applicant has also agreed to provide an undertaking to provide interpretation of the 
heritage of the site within the site, either through an enclosed display or landscape/public art 
interpretation. 
 
(73) In conclusion I consider that subject to the additional information being provided and 
KCC Archaeology being satisfied with this, the proposed approach will meet the requirements 
of government guidance in relation to archaeology and should allow for the preservation in 
situ of any important remains that may be found.  
 
Access and Circulation  
 
(74) The NPPF requires that planning actively manage patterns of growth to make the fullest 
possible use of public transport, walking and cycling. Policy CS5 of the Core Strategy seeks 
to ensure the creation of a linked community at Ebbsfleet Valley and a walking and cycling 
network as well as the Fastrack network. In addition integration with the existing community in 
Swanscombe is sought. Policy CS15 looks at the wider area and seeks to minimise car use 
on the strategic network whilst Policy CS16 seeks contributions for the improvement of the 
strategic road network. 
 
The approach to transport 
 
(75) The development of the Ebbsfleet Valley Strategic Site as a whole proposes a 
comprehensive and innovative approach to transport planning which deals not simply with the 
road network and how any impact can be mitigated but also seeks to change travel habits by 
taking a comprehensive approach to creating a sustainable development where the need to 
use the car is reduced. This includes the provision of community facilities within the area in 
order to reduce trips out of the site; a network of public transport services based around a 
Fastrack spine which will provide an efficient alternative to the car; an internal road network 
which will discourage (but not prevent) through traffic and the use of the car for short trips; a 
system of checks and controls on the amount of vehicular traffic which crosses the boundary 
to the site. Number plate recognition monitoring system will record traffic levels and where 
necessary measures to reduce traffic will be applied in order to bring traffic levels down.  This 
approach has been established through the planning permission for Eastern Quarry and 



within the approved Transport Strategies linked to the Ebbsfleet planning permission. I 
consider that it is an appropriate approach for this site and have suggested that these 
measures are delivered as set out below.  
 
Fastrack and bus services 
 
(76) The Fastrack route cannot physically be diverted through this site due to the level 
differences between EQ and the application site.  In order to provide a direct route from 
Bluewater to Ebbsfleet, which is a Fastrack objective, the route must go through the EQ site. 
However, a bus stop for Fastrack is required to be provided by the EQ permission close to the 
boundary of the application site at the point where the topography allows access. 
 
(77) The application does therefore benefit from its close proximity to Fastrack. It enables the 
development to be a sustainable public transport orientated development in accordance with 
the requirements of the Core Strategy and therefore a proportional contribution towards the 
physical provision of the Fastrack route is required through the s106 agreement. 
 
(78) In order to encourage public transport use before the operation of the Fastrack service 
the provision of a local bus service which serves the site has also been sought supported by 
this development, to provide public transport linkages for the new development to existing 
facilities, such as a local supermarket as well as Ebbsfleet station. In addition, in the early 
phases before the school, and community facilities are available and before the facilities in 
Eastern Quarry are accessible a bus link to Swanscombe is also sought. In order to ensure 
that this service continues until such time as it becomes profitable or the Fastrack service 
becomes available I would recommend that the s106 seeks to ensure subsidy of this service 
for a period of up to 10 years or until such time as the Fastrack Service is in operation. The 
applicants have discussed providing bus stops and diverting the existing Arriva bus service 
which will provide a high frequency service to Ebbsfleet, Bluewater (and onward connections) 
and also the Pepper Hill supermarket and Gravesend.  In order to ensure the necessary level 
of service delivery, a Public Transport Plan is to be prepared which sets out the details that 
need to be provided at the Master Plan stage and is subsequently updated annually in order 
to ensure the provision of suitable public transport services, this includes frequency of the 
services, routing, etc.  The framework for this document is set out within the Transport 
Strategy.  
 
Transport analysis and assessment 
 
(79) A Transport Assessment has been carried out and submitted as part of the ES. Kent 
Highways and the Highways Agency have asked for more sensitivity testing with regard to 
this so that they are satisfied that the impacts of the development on the strategic highway 
network can be satisfactorily mitigated. I will report further on the results of this sensitivity 
testing and the highway authorities' recommendations within the update report. 
 
(80) As a background, in assessing the transport analysis, the traffic flows along links (length 
of road between two junctions) on the local road system are not the critical issue within Kent 
Thameside, although they perform a useful measure particularly for Trunk Roads.  Generally 
it is the junctions at the end of the links that are important. If the developer can prove that the 
junctions can work satisfactorily, with improvement if necessary, then it is accepted by the 
highways authorities that the links will also perform acceptably. The assessment accounts for 
changes in the traffic conditions which are projected to occur by the assessment year of 2024, 
such as planned development and proposed road improvements. So this takes into account 
committed development in the area, such as at Eastern Quarry and Ebbsfleet.  
 
(81) The estimation of vehicle trip generation by the applicants is based on national data but 
takes account of the area's unique location adjacent to the High Speed rail link and the 
Fastrack service. The transport assessment therefore assumes some modal shift, which is a 
higher percentage of residents using the train or buses for peak time trips. Although I and the 
highways authority consider that there is likely to be a higher percentage of residents using 
the train to work, we have some concerns that this particular site is also very close to the A2 
junction and so may also attract a high percentage of residents who use the A2(T) for peak 



time work trips. In addition, although the intention is that Fastrack will also encourage people 
to use this for peak time trips, this site may not be well served by Fastrack in the early phases 
of the development.  This is part of the justification for the need for the subsidy of a bus 
service for the site but although the bus will provide a link to some destinations and the 
station, it does not serve other local employment destinations and may not enable all 
residents to leave their car at home. This is the reason that the highway authorities have 
sought additional sensitivity testing so that they are clear about the level of mitigation 
required. 
 
(82) There are essentially two ways that the impact of traffic arising from the development can 
be mitigated. The trip rates anticipated to be generated from the development will result in an 
impact which can be identified on the strategic junctions in the area. Taking into account the 
other permitted development in the area, the proposal will result in the need for improvements 
to strategic junctions, in particular Ebbsfleet junction which the site directly accesses onto.  As 
Members will be aware, due to the level of new development in the area, the Strategic 
Transport Infrastructure Programme (STIP) has been developed in order to pool contributions 
for the various developments and deliver improvements to the identified strategic junctions 
when these are required, based on the phasing and delivery of the nearby developments.  
The transport assessment for this proposal indicates that Ebbsfleet junction is likely to exceed 
capacity between 2021 and 2023 and it is at this point improvements to the junction will need 
to be brought forward if this development goes ahead. The STIP will monitor this situation and 
seek to bring forward the improvements when necessary. I consider therefore that it is 
appropriate to seek a contribution toward the STIP from this development.  The contribution is 
calculated on the agreed trip rates anticipated to arise from the development. Once the 
highways authorities have agreed the trip rates with the applicant, the contribution for STIP 
can be confirmed and I will report this in the update report to Members. 
 
(83) If traffic generated by the development exceeds the anticipated trip generation levels, this 
could result in insufficient capacity at these junctions prior to the anticipated improvement 
works that have been programmed. A methodology was developed for the Eastern Quarry 
development which seeks to monitor traffic levels and where trip rates rise above those 
anticipated, to have a method for ensuring funding is in place to facilitate measures which 
would seek to reduce car trips at peak times. I consider that it would be appropriate to roll out 
this vehicle monitoring and traffic management for the proposed development, as this will 
then enable the highways authorities to have some influence over the peak time trips arising 
from the site.  The methodology for this monitoring is set out in the Transport Strategy, to be 
approved should planning permission be granted, and it will be an obligation under the s106 
to implement its proposals.  The applicants are therefore committing to monitor traffic levels at 
the boundary to the site. Should traffic levels at the boundary exceed those predicted they are 
committing to make payments into a Transport Review Group account. This will provide 
funding for the implementation of measures to control traffic generation from the site and 
encourage the use of public transport options with the objective of reducing traffic movements 
onto the surrounding highway network. This is known as the "toolkit".  The implementation of 
the toolkit will only become necessary should the monitoring show it exceeds traffic 
generation figures set out in the approved Transport Strategy and intervention is considered 
to be necessary by the Transport Review Group. The fund will be administered by a Transport 
Review Group, which will be made up from representatives of DBC, KCC as highways 
authority and the developer which follows the model at EQ. It will be this group that chooses 
which measure is the most appropriate to be applied or indeed whether it is necessary to 
apply any measures dependant on the analysis of the traffic monitoring generated by the 
development. The toolkit measures might include physical alterations to the roads, discounted 
fares, improved bus priority measures, increased bus frequencies and improved bus 
timetabling and signalising the junctions out of the site to slow traffic from the development 
entering the adjacent strategic junctions. It is intended that the toolkit and the success of any 
measures will be reviewed and monitored on a regular basis by the Transport Review Group.  
The measures will be funded by contributions from the developer when the trip rates are 
exceeded and so it is in the developer’s interests to ensure that the anticipated trip rates are 
not exceeded.  The amount of the contribution is still to be agreed as it will depend on the 
confidence of the highway authorities that the trip rates set out by the applicant are 



achievable. I will report on this further in the update report once the sensitivity testing required 
by the highway authorities has been completed. 
 
(84) I consider that it also provides a robust framework for control of traffic generation by the 
Borough Council and the highways authority. 
 
Local Transport Planning 
 
(85) As a result of the analysis of traffic impact, the developer is required through the section 
106 agreement to provide direct on-site mitigation of the development as described in the 
following sections: 
 
Accesses to the site 
 
(86) The application includes the improvement of the existing vehicular access onto the 
roundabout to the south of the site and the creation of a new access further to the north. Both 
these accesses will provide for general traffic, pedestrians and cycleways.  
 
(87) The southern access will be onto the Ebbsfleet junction roundabout in the same location 
as the access to the substation but is to be upgraded to provide a pedestrian and cycle 
connection to the existing footway/cycleway. This is proposed to be the primary vehicular 
access.  
 
(88) A new northern access is to be created onto Southfleet Road which will form a junction 
onto the existing road with a ghosted right turn priority. Although this will be the secondary 
vehicular access I consider that this is likely to be the more popular access for pedestrians 
and cyclists.  In order to ensure connections to the wider pedestrian and cycle network, the 
application includes proposals for a new toucan crossing (pedestrians and cyclists) across 
Southfleet Road just to the south of the new junction. A new footway/cycleway is to be 
created on the east side of Southfleet Road from the toucan crossing to the existing 
footway/cycleway at the Southfleet Road roundabout. In addition, a combined 
footway/cycleway is proposed on the west side of Southfleet Road from the roundabout and 
the existing footway/cycleway to the northern boundary of the site where it will connect to the 
footway to be constructed adjacent to the EQ site.  
 
(89) Pedestrian and cycle links will be provided throughout the development providing direct 
routes through the site and to the accesses.  A key route also required to be provided is the 
pedestrian/cycle access to the EQ site and the Fastrack stop just to the north of the boundary. 
The s106 agreement attached to the EQ planning permission requires the provision of a 
pedestrian/cycle route to the boundary of the NWSS site which is to be located within walking 
distance of a Fastrack stop. The intention being that a similar route would be provided within 
the NWSS site enabling integration between the sites at a point where the topography readily 
allows for this. I consider therefore that it would be appropriate for there to be an obligation 
within the s106 for this site to provide a link to the northern boundary at a point to meet with 
the EQ link. 
 
(90) In addition, the pedestrian routes to the site connect to the Public Right of Way along the 
northern boundary with opportunity to provide further connections through the landscaping. 
Unfortunately the need for noise attenuation fencing along the southern and part of the 
western boundary to the site prevents any further accesses to the PROW in the south-west 
corner of the site or connection to the footway and Sustrans cycle way along the southern 
boundary. The Sustrans route can be connected to via the southern access and signing can 
be provided so I consider that, although not providing a direct desire line, access is not 
precluded. 
 
(91) Due to the isolation of this application site from the remainder of the Ebbsfleet Valley 
development, as a result of the topography and the major roads, it is important that footpath 
and cycleway provision to local facilities is along critical desire lines. A footway from Eastern 
Quarry to the north of Swan Valley School  is being provided by the EQ development and is 



currently under construction. The current application proposes further footways from the 
northern access which will allow residents to walk safely to Swanscombe. 
 
(92) As Ebbsfleet Station Quarter South has not come forward yet there are no additional 
connections to east other than via the existing road network. 
 
(93) In addition a bus turning circle suitable for a coach stop is also to be provided in the 
south east corner of the site adjacent to the southern access which will assist in providing 
coach access for the proposed hotel. 
 
Transport Strategy  
 
(94) A transport strategy has been submitted by the applicants in order to guide the 
development. However this needs further refinement and amendment in order to ensure it 
provides an adequate framework to guide development and Members delegated authority is 
sought to agree a revised version before planning permission is granted.  The strategy is 
intended to set out the strategic transport objectives for the site, the details of delivery and 
provides guidelines for detailed submissions to be considered against. One of the objectives 
for the transport strategy is to ensure that the development does not exceed the predicted 
traffic generation figures for the site and that car usage is controlled.  The Strategy will form a 
framework for the consideration of transport issues with regard to the development and also 
will be required to incorporate a Traffic Management Plan, a Site Wide Framework Travel 
Plan, a Framework Parking Management Plan and a Framework Public Transport Plan, the 
provisions within each being obligated by the section 106 agreement.  
 
Summary 
 
(95) In conclusion, mitigation with regard to the access and circulation impacts of the 
development have been provided for within the application documents, the Transport Strategy 
and the details of the section 106 agreement.  I am satisfied that the approach adopted does 
not materially prejudice other development in the area.  
 
(96) I have some concerns that the development of this site might be car orientated due to its 
location adjacent to the A2 and the limited pedestrian connections. However, I am satisfied 
that as many alternatives to the car as possible are being provided within the site, including 
bus services and local community facilities and subject to the further consideration by the 
highway authorities I consider that the impacts of traffic generated by the site can be 
adequately mitigated. In addition, vehicle monitoring at the boundary of the site will ensure 
that should car trips increase, further action will be taken to reduce or control these. On 
balance therefore I am satisfied that the development meets the requirements of the Core 
Strategy and together with the adjoining EQ and Ebbsfleet developments will result in a 
sustainable community. 
 
(97) I consider therefore that the transport impacts of the development are acceptable on the 
basis that the Transport Strategy is approved as part of any planning permission and that this 
should be granted subject to the section 106 agreement obligations (as summarised at 
Appendix B) and on the basis that a contribution is made by the applicant towards STIP which 
will be used to bring forward a strategic transport programme.   
 
Water management 
 
(98) The Core Strategy requires that there will be no deterioration of the groundwater and that 
green infrastructure is provided to allow the delivery of a Sustainable Urban Drainage system 
(SUDs).  
 
(99) A Flood Risk Assessment has been provided with the application. Although the site is on 
high ground and so has a low potential for flooding, there are a number of issues to be 
considered in managing the surface water runoff.  A foul and surface water drainage 
statement has also been submitted with the application. 
 



(100) Groundwater quality in the area is very good and much of the site is within a 
Groundwater Source Protection Zone 1 as it provides a public water supply.  In order to 
maintain the purity of this water the discharge of surface water to the ground has to be limited 
and only clean water from roofs and permeable paving is allowed to discharge to the ground.  
No surface water from roads or parking areas is allowed to discharge to the ground.   
 
(101) The application proposes instead therefore that surface water runoff will be dealt with 
through the use of a Sustainable Urban Drainage System (SUDs). Swales will be used to 
carry storm water to storage areas and as well as slowing water run-off they will also improve 
water quality as it passes through the vegetation. The water will be released off site through 
an existing culvert under Southfleet Road, which discharges onto land outside of the 
ownership of the applicants and therefore the surface water discharge has to be limited to no 
more than the existing Greenfield rate in order to prevent flooding elsewhere. This can be 
achieved by providing storage areas for the surface water as part of the SUDs design, this 
takes the form of cellular storage underground and open swales and basins within the 
landscape. Apart from one basin, these will only be full of water in extreme events.  
 
(102) All new SUDs systems are to be adopted and managed by KCC in the near future. But 
this will not be retrospective and so until such time, SUDs systems must be managed by 
private landowners. I would suggest therefore that the s106 obligates the developer to ensure 
appropriate management of the SUDs systems until such time as these are to be adopted by 
KCC. 
 
(103) With regard to foul water drainage the applicants advise that the foul water will drain via 
a gravity network to the south east corner of the site to then be pumped off site.  
 
(104) I am satisfied that the water management of the site will ensure the protection of the 
groundwater but would  agree with the Environment Agency suggestion to impose a condition 
requiring details of all excavations and piling to be submitted for approval so that the quality of 
the groundwater can be maintained. The consideration of such details is also required with 
regard to archaeology.  
 
Ecology and nature conservation 
 
(105) In order to inform the Environmental Statement submitted with the application a number 
of ecological surveys were carried out.  Much of the site has been agricultural or occupied by 
the hard surface around the sub stations and therefore has little value. But there are pockets 
of ecological value and the proposal and its open spaces offers, in my opinion, the opportunity 
to enhance biodiversity. 
 
(106) The habitats identified on the site include: arable, grassland, hedgerows, woodland 
shelterbelt, ephemeral hollow, scrub, re-colonising ground and hardstanding/buildings. 
 
(107) In terms of species the surveys have recorded the presence of dormice, which are a 
protected species, scattered across the site, with the majority in the woodland blocks and tree 
line habitats on the northern and western boundaries and therefore the proposal seeks to 
ensure minimal impact on dormice by retaining suitable habitat and create new habitats. 
Surveys of dormice are still being undertaken by the applicant's consultants.  I would suggest 
a condition is imposed requiring a specific Dormice mitigation strategy be approved. 
 
(108) No badgers were recorded on the site. The activity surveys recorded only low numbers 
of bats using the woodland blocks along the boundaries for foraging. There are not 
considered to be any buildings or trees on the site which would be suitable for roosting. 
Although rabbits and a fox have been recorded on the site, there are no other mammals 
which are protected species. 
 
(109) The surveys also recorded the presence of slow worms and common lizards on the site. 
Part of the existing grassland on the site is to be retained and therefore it is proposed the 
reptiles are translocated to this area whilst development takes place and then allowed to 
colonise other parts of the site as these are delivered. 



 
(110) A small number of bird species were recorded on the site, mainly associated with the 
hedgerows and shelter belts. The RSPB have requested further enhancement on the site to 
encourage birds into the developed site and I would suggest that this is dealt with by 
condition. 
 
(111) A number of relatively species poor hedgerows were present on the site but those 
around the substations have now been removed as a result of decommissioning. There are 
two hedgerows of greater species diversity which also provide habitat for Dormice on the site. 
These hedgerows are therefore defined as important under the Hedgerow Regulations.  New 
hedgerow planting is also proposed.  
 
(112) The SUDs scheme will also provide for the creation of additional biodiversity habitats 
including the creation of water features, both those which hold water all year and those which 
are seasonal. 
 
(113) The proposal includes a scheme of ecological enhancements which will provide new 
habitats as well as protecting existing important habitats.  A Biodiversity Strategy has been 
prepared which sets a framework for future management of the site to maintain and enhance 
habitats and species. It sets out objectives and a mitigation strategy for the key species and 
habitats. In order to ensure the satisfactory implementation of the Strategy, a condition is 
proposed requiring a scheme of implementation and monitoring to be approved.  In addition 
an Ecological Clerk of Works is required to be employed under the s106 to oversee the 
implementation of the Strategy. 
 
(114) I consider that the Biodiversity Strategy and the conditions requiring its implementation 
ensure adequate mitigation of the impacts of the development and meet the requirements of 
planning policy. 
 
Open Space/Sport/Recreation 
 
(115) The overall open space/ sport/recreation requirements for the EQ/NWSS site were 
considered with the Planning Brief for the site and were also discussed in detail as a part of 
the consideration of the planning applications for EQ and NWSS.  In the case of Eastern 
Quarry, there is the opportunity to create a greater range of open spaces and leisure 
opportunities.  Extensive background work was carried out by officers from both the Borough 
and County Councils together with Sport England into the specific formal and informal 
recreation needs of the future community based on the existing situation in the surrounding 
areas and the central government objective to increase participation in sports and outdoor 
activity in the future. This background work and discussion has refined the requirements for 
open space and formal recreation provision in order to meet the needs of the whole Eastern 
Quarry/NWSS development. This has then been accommodated within each separate site in 
line with the scale of development but to ensure a balanced whole and to ensure facilities 
within appropriate walking distance. 
 
(116) The conclusions to this investigation of need for the whole development area reflected 
in the Eastern Quarry planning permission and the proposals currently being considered on 
the application site. In summary these are: 
 
1 Major Urban Park: wholly located in EQ 
4 Local parks: 3 in EQ , 1 in NWSS 
5 Neighbourhood Play Spaces: 4 in EQ, 1 in NWSS 
15 Local Play Spaces: 12 in EQ, 3 in NWSS 
4 grass and 2 artificial playing pitches: 3 grass and 1 artificial EQ, 1 grass and 1 artificial 
NWSS 
5 dual use playing pitches as part of secondary school: wholly in EQ (but with a contribution 
towards secondary provision to meet the needs of the NWSS development) 
Sports hall dual use with school: wholly in EQ but again funding from NWSS to secondary 
school 
Tennis/netball courts (groups of 3): 2 in EQ2 1 in NWSS 



3 MUGAs: 2 in EQ, 1 in NWSS 
2 Allotments of 0.25ha: 1 in EQ2, 1 in NWSS 
 
(117) The applicants have agreed to these requirements within the NWSS site and the 
provision and timing of these facilities have been incorporated in the draft s106 as set out in 
the heads of terms attached. 
 
(118) The identified need for open space requirements for the Ebbsfleet valley Strategic Site 
were taken into account when the Core Strategy was being prepared. The Cores Strategy 
requires 30% of the application site to be allocated for open space uses, including public open 
space, water features, and landscaping. The applicants confirm that approximately 30% open 
space has been provided within the site layout . The broad disposition of open space 
proposed by the application includes: a central local park, a southern area including playing 
pitches, netball/tennis courts, allotments; informal recreation and also green edges to the 
development providing a green corridor adjacent to the public right of way and allowing 
retention of existing trees on the site. 
 
(119)I consider that the proposed development can accommodate, within the site boundary, 
the necessary range of open spaces and formal recreation appropriate for a new community 
of this size which also enhance and compliment the open spaces available in the surrounding 
area.  The open spaces will provide another link in integrating communities, providing an 
asset for existing residents as well as new.   
 
(120) The open spaces are to provide for both formal and informal recreation, allowing for 
green routes through the development for both pedestrians and cyclists and providing links to 
the south in addition to the existing public right of way.  It will therefore contribute another key 
element of the Green Grid objectives. 
 
(121) The objective of Green Grid is to raise environmental quality, provide an attractive 
setting for new and existing development, accommodate leisure and recreational needs, 
provide movement corridors - especially for cycling and walking - and provide an ecological 
resource. Eastern Quarry including NWSS is one of the key elements of the Green Grid 
network and therefore it is important the Green Grid provision is fundamental to the design of 
the development. A substantial part of the development will be accessible open space, and 
therefore the development provides an important resource for the accommodation of open 
space. The management of this space will be ensured through the strategies and required 
within the section 106 agreement.  
 
(122) The formal recreation provision within the application accords with the requirements 
identified by officers of both this Council and the County Council, as well as discussions with 
Sport England over the years the application has been considered.  The objection by Sport 
England to the current development is based on their calculations of pro rata provision of 
sports facilities. This development will have access and will contribute partly through the 
secondary school contributions to the proposed sports hall in the Eastern Quarry and also 
proposes 2 playing pitches and tennis/netball. I consider that this mitigates the needs for 
further formal sports provision arising from the development and this level of provision can be 
offset against the additional requirements that Sport England have included such as a 
swimming pool and indoor bowls centre. The Esatern Quarry/NWSS development does not 
generate sufficient demand in its own right to justify these facilities and these need to be 
provided on a borough-wide basis. The extension and improvements to Fairfield Pool also 
considered on this agenda will increase capacity. Sport England are currently reconsidering 
their response to the application given the provision on site and within the overall Ebbsfleet 
valley strategic site.  
 
(123) The management of the open areas and the public realm in general is also a key 
consideration in ensuring that they fulfil their roles and also the success of the scheme. This 
requirement has been built into the section 106 agreement in order to ensure long term 
management of landscaped open space. The section 106 agreement also includes an option 
for such facilities to be transferred which could be either a private management company or a 
public body.   



 
Public Art 
 
(124) I consider public art to be an important element in creating a sense of place and making 
the development recognisable and easy to navigate for those using it.  As such the draft s106 
includes a requirement for provision of public art in accordance with a Public Art Strategy 
which I have suggested is secured by condition. 
 
Landscape and Open Space Strategy 
 
(125) The applicants have submitted a Landscape and Open Space Strategy with the 
application in order to guide the character of the landscape coming forward. However, this 
needs further refinement and the inclusion of matters such as public art and the public realm 
in order to ensure it provides an adequate framework to guide development and would seek 
Members delegated authority to agree a revised version before planning permission is 
granted.   
 
Affordable Housing 
 
(126) Core Strategy Policy CS19 requires the provision of 30% affordable housing on site. 
The applicants have submitted a viability assessment that demonstrates that this will be 
difficult to achieve in the first phase of the development (up to 229 dwellings) due to the early 
infrastructure requirements, re-profiling of the site and the potential for archaeological remains 
which may reduce numbers in this area and increase build costs.  They have therefore 
proposed the provision of 15% affordable housing on the first phase of the development with 
30% affordable housing being provided on the remainder of the development. This would 
result in a total of 250 affordable homes or 26% of the total, on the basis of 950 homes 
overall. The affordable housing mix proposed is 50% affordable rented units and 50% 
intermediate affordable housing (such as shared ownership and equity loan units). I consider 
that as well as the early upfront costs required on this site, given the lower number of 
dwellings proposed now there are other significant s106 costs required to ensure that this is a 
sustainable development and therefore on balance consider that this affordable housing 
provision is acceptable as it will ensure early delivery on this site of both housing and the 
other facilities required to meet the needs of the development. 
 
(127) The provision of affordable housing is to be obligated through the section 106 
agreement but given the simplicity of the proposal now this could also be required by 
condition. This is under discussion at the moment with both the applicants and the Council's 
lawyers and I will report on this further within the update report. The applicants will be 
required to provide affordable housing alongside the market housing within the development, 
and will be prevented from allowing the occupation of market housing until agreed levels of 
affordable housing have been provided.   
 
(128) I consider that the package of affordable housing measures to be secured in the 
development is acceptable.  The provision of a significant proportion of affordable housing on-
site, brought forward alongside market housing, will help to ensure a balanced community 
and I am satisfied that the mix of affordable housing will provide a range of accommodation 
available to those on low incomes and unable to purchase a property on the open market.   
 
Education 
 
(129) Core Strategy policy CS5 advises that schools should be provided at an appropriate 
stage of the development. KCC advise that the proposed development generates the need for 
a 2 form entry primary school. Therefore in order to mitigate the need from the development a 
primary school needs to be provided on the site. The applicants have agreed to this 
requirement and have shown a primary school to be provided within the centre of the site.  
This provision reflects the pattern of development within EQ, where a primary school is to be 
provided within each "village". The current proposal therefore provides a consistent approach 
to education across Ebbsfleet Valley and also assists in providing a focus for the new 
community at NWSS.   



 
(130) In addition, KCC seek a contribution through the legal agreement to the secondary 
school at EQ in order to ensure that the new school can be built to a size which will also 
accommodate NWSS pupils.  
 
(131) With regard to the timescale for delivery of the school it is important that this comes 
forward at a time to meet the needs of children from the dwellings rather than places being 
taken by people outside of the site. The need for the school therefore needs to be monitored 
as the site progresses.  There are statutory processes that must be completed before a new 
school can be formed, and the outcome of these processes (and the time taken to reach a 
conclusion) is never certain. It is not possible or practicable, therefore, to fix firm dates for 
completion of the school buildings at this stage.  This will depend on the need for a new 
primary school and the numbers of pupils generated by the development. The site will be 
reserved until after the completion of the development. But the applicants have agreed that 
the site can be made available to KCC at the occupation of 200 dwellings.  It is suggested 
therefore that the position will be monitored by an Education Review Group, a body made up 
of equal representation from both KCC as education authority and the developer. This 
mechanism has been set up through the s106 at EQ and is currently working well with all 
parties keen to bring forward the schools at the appropriate times. I recommend that this be 
used in connection with the current proposal.  The applicants have agreed that the site will be 
available to KCC at 200 dwellings. 
 
(132) I consider that the proposed provision of a primary school on the site and contributions 
to the secondary school will meet the education needs of the development and will create an 
integrated approach to the provision of education with the Ebbsfleet Valley Strategic Site. 
 
Community Facilities 
 
(133) Policy CS5 also seeks the provision of community infrastructure and a mixed use centre 
at the heart of each village. In order to create a sustainable community, new development 
needs to provide facilities that support and meet the needs of all sections of the community. 
The development therefore also needs to be supported by an appropriate range of community 
facilities, conveniently located to the population they are intended to serve. Without this the 
impacts of the development could not be satisfactorily addressed. In addition the facilities 
need to be clustered and located as centrally as possible in order to maximise access from 
the surrounding areas but also to ensure that they can be well served by public transport.  
 
(134) The focus of the whole Eastern Quarry/NWSS development is the market centre within 
EQ and the facilities requiring greater critical mass are to be located there.   They will be 
available to the communities of both sites as well as existing residents. This includes the 
provision of the life-long learning centre which will provide for adult education, youth services, 
social services and other community services delivered on behalf of KCC. The NWSS 
development does not have sufficient critical mass to support such a facility on site, so 
instead KCC are seeking contributions in line with the KCC Development Contribution Guide 
which will allow additional facilities to be provided on and off-site. 
 
(135) A "hub and spoke" principle was adopted at EQ, with the central hub facility in the 
market centre being supported by smaller spoke facilities in the "village" centres.  The "spoke" 
facilities are essentially community halls to be located in the local centres. It is therefore 
proposed that the NWSS site will provide a community hall which will comprise of a multi 
functional space to include main hall; flexible smaller activity space; meeting space; reception 
area; kitchen; toilets and storage.  It is intended that the community centres will be at the 
heart of the area and will form a focal point for community life. They should provide for 
informal recreation, community and cultural activities. Community halls are intended to 
provide flexible accommodation for small and larger gatherings of people of all ages for a 
range of activities including adult learning, the elderly and youth facilities.    
 
 
Health facilities 
 



(136) I have discussed the need for GP provision arising out of the proposed development 
with the NHS but am still awaiting a formal response from them. However, it is likely that they 
will be seeking a contribution to health care facilities in the area, probably within the EQ site. It 
is not considered that this site would have sufficient critical mass to support its own doctors 
surgery but as land is to be made available for a health centre on the EQ site within Castle 
Hill, contributions from the NWSS development could be used here to meet the needs of the 
proposed residents. 
 
(137) The NHS has not yet indicated the level of contribution they would seek and I will need 
to discuss this with the applicant, so will report further on this within the update report. 
 
(138) Overall, I consider that the proposed community hall will meet the needs of the 
development and also comply with the planning policies which guide such provision.  The 
section 106 agreement allows for the management of such facilities to be either through the 
landowner, private management company or public body. Any such bodies therefore having 
the ability to negotiate their own terms with the landowner in taking on the cost of such a 
building. The important planning principle is that appropriate facilities are provided in a timely 
manner for the benefit of the proposed residents and I am satisfied that the proposed 
arrangements achieve this. 
 
Retail 
 
(139) The Core Strategy requires that the mixed use centre should include local shops and I 
consider this critical to reduce car trips for top up shopping and to encourage a sense of 
community. A larger market centre is proposed within EQ, flanked by 2 villages which are 
intended to have more local facilities at their centre. The market centre will be the retail core 
of the development, containing a number of shops, service uses and cafes and restaurants. 
The local centres will be much smaller, containing local shops which provide convenient 
facilities for the surrounding houses.  
 
(140) The retail provision within the local centre is to provide for more immediate community 
needs and therefore the size of the retail shop should be limited by condition to ensure that it 
does not have an impact on other ?local shops in Swanscombe . However, given the 
importance of providing a small convenience shop I would suggest that the s106 requires the 
developer to deliver such a store and market it effectively.  In my opinion in order to ensure 
the long term retention and viability of a small local shop it needs to have the critical mass to 
support it and much of this will come about because of its position and accessibility to people 
who live on the site but also other visitors to the site, in this case, for instance,, users of the 
hotel and sports pitches.  The applicants have indicated that the best location of the store to 
take advantage of other users and passing trade is on the principal access road between the 
hotel and the local centre. Although not adjacent to the community hall and school the shop 
will be within walking distance of the local centre and I consider will assist in creating an 
active frontage to this access road. I consider therefore that its location here is acceptable 
and appropriate to ensure the long term success of the store. 
 
(141) On the edge of the local centre the applicants are also proposing a public house. I 
consider that this will contribute to the mixed use character and vitality of this local centre and 
will provide a focus and recreational meeting place for the community and therefore consider 
this use should be encouraged. 
 
Hotel use 
 
(142) The application also proposes a hotel to be sited in the south eastern corner of the site 
adjacent to the site entrance and Ebbsfleet junction. The type of hotel operator is not known 
but the transport assessment has assumed that the hotel would have conference facilities. I 
consider that a hotel use in this location where it may not be appropriate for housing due to 
noise constraints is a good location relatively close to Ebbsfleet station such that it should 
attract train users as well car drivers. No concerns have been raised about the impact of this 
hotel and as there are no other hotels within the vicinity or forthcoming in the short term I 



consider its early delivery as a part of the first phase of the proposed development would be 
of benefit and will create an entrance to the site. 
 
Noise 
 
(143) Noise surveys were carried out as part of the Environmental Assessment and in 
particular the surveys have looked at the impact of noise on the site from the A2 directly south 
of the site. 
 
(144) In order to reduce noise from the A2 the applicants are proposing the erection of a 
noise attenuation fence along the southern boundary and the southern part of the western 
boundary. In the south western corner this will be on top of a large earth bund, with the 
allotments being created on the northern side of the bund. I have some concerns about the 
visual impact of this bund but landscaping and woodland planting is proposed in this area 
which I consider should mitigate this.  
 
(145) Consideration has also been given to the noise that may be generated from the new 
sub-station that may come forward on the southern part of the site.  Environmental Health 
have discussed the noise generated by the sub-station with the applicants consultants and 
are satisfied that it will not result in any detrimental impact on proposed dwellings that may be 
close by. However, I have suggested a condition requiring a boundary fence to be 
implemented around the sub-station site and if necessary this could be of a solid design in 
order to further mitigate noise.  
 
Air Quality 
 
(146) The impacts of the construction and operation of the development on air quality have 
been assessed qualitatively within the Environmental Statement.  With regard to construction 
issues it is considered that any potential impacts can be mitigated through a Code of 
Construction Practice which will seek to ensure best practice is used to reduce dust 
emissions. The requirement for the approval of a Code of Construction Practice is therefore 
included within the suggested conditions.  
 
(147) In general, the development itself is predicted within the ES to have little effect on air 
quality and concentrations are within acceptable levels. The main emission source related to 
the development is road traffic; however, the assessment takes into account the well-
established trend for decreasing pollutants as a result of tighter emission controls and 
reduction of older more polluting vehicles.  The assessment concludes that no additional 
declaration of an Air Quality Management Area is required should the development proceed.  
However, if air quality were to decrease in the future due to increased pollutants, the 
presence of housing on the site would require the Council to declare an AQMA. To avoid any 
additional cost to the Council as a result of the development, the applicants have agreed to 
cover the cost of air quality monitoring equipment as well as the Council's costs to fund the 
designation of AQMA (capped at £30,000), should the need arise, as this will only be required 
due to the presence of dwellings brought forward by the development. This also includes 
agreement to assist funding the implementation of an Air Quality Action Plan seeking to 
improve the air quality in the AQMA.  
 
Design  
 
(148) Policy CS17 of the Core Strategy seeks a high standard of design and I consider that 
this is important.  Design should be assessed not just with regard to appearance but also in 
terms of spatial layout and creating a sustainable community together with EQ and Ebbsfleet; 
making the most of sustainable resources; and providing a quality environment for higher 
density living that has perhaps not been achieved on such a large scale outside of cities. 
However, the long build out time of the development will mean that design will be subject to 
change in style and improving technologies.  In order to ensure that good design is achieved 
on the site I would suggest approval of design principles within a Masterplan including 
detailed design guidelines, and design principles for each character area. Each of these is to 
be reviewed as necessary. I am satisfied that this will provide adequate guidance to achieve a 



continuous high standard of development across the site whilst allowing for flexibility and 
change to reflect best practice and changing markets. 
 
(149) The Design and Access Statement sets out a strategy for the design of the site and 
provides a broad design code for the character areas, but this is not a document that can be 
tied to condition. I would suggest therefore that a condition requires such design guidelines to 
be submitted alongside the Masterplan so that the reserved matters can be required by 
condition to comply with these guidelines. 
 
Sustainability 
 
(150) Issues of sustainability and design are embedded in national and local planning 
policies.  The development of Eastern Quarry together with NWSS provides an opportunity for 
a sustainable pattern and form of development, major growth and regeneration, reducing the 
need to travel and promoting the efficient use of energy and other scarce resources in order 
to meet these policies. 
 
(151) The proposal seeks to create a sustainable development:  through the relationship 
being created between the mix, quantum and disposition of land uses and the density of 
development proposed; by seeking to create a public transport orientated development; by 
providing safe and desirable forms of travel and connectivity between on and off-site facilities; 
and by providing connections to the higher level facilities at EQ and also local catchment 
facilities on site which meet the needs of the community thus reducing the need for longer 
trips and to drive off-site.  Strategies submitted with the application and which will form part of 
the package of documents granted planning permission provide detail on bio-diversity, 
transport, landscaping and open space.   
 
(152) The Core Strategy seeks major development sites to go beyond mandatory 
requirements with regard to sustainable development, which is largely set out within the Code 
for Sustainable Homes.  The Core Strategy also advises that major development sites should 
act as exemplars for sustainable energy.   
 
(153) Sustainability objectives for this site can be ensured through the mechanism of the 
Section 106, strategies and conditions as proposed in this report. The standards relating to 
sustainable buildings are set out within a sustainable development strategy which has been 
submitted for approval and which will set the framework for dealing with sustainable 
development during the life of the development and provide guidance for the detailed 
submissions to be considered against.  A flexible strategy is required, since the means of 
regulating the energy efficiency of new homes may change in the future.  The government 
has consulted on future mechanisms for achieving improvements and is currently considering 
its response.  A Sustainable Design and Construction Statement has been submitted with the 
application which confirms that Code for Sustainable Homes Code level 4 can be achieved  at 
the present time which does not preclude a higher level being achieved in later phases. 
 
(154) In addition, I have required further detail to be provided through the suggested 
conditions which require a Sustainable Construction Code to be submitted with each reserved 
matter to demonstrate how this can be achieved. The applicants have also agreed to appoint 
a Sustainability Development Co-ordinator whose responsibility will be to co-ordinate delivery 
of sustainability across the site. In addition strategies and a bio-diversity strategy have been 
submitted which provide further commitment to sustainability issues.   
 
(155) On balance, therefore, I am satisfied that the provisions within the section 106 
agreement, the Strategies and the conditions will ensure that sustainability principles are 
incorporated into the design of this development but that flexibility is built in which will also 
ensure best practice across the lifetime of the development.  
 
Integration with surrounding areas 
 
(156) In ensuring the long-term success of the development it is essential that NWSS 
integrates with the surrounding area. As discussed previously, physical opportunities for 



integration are limited due to the topography of the site and major roads.  However, wherever 
possible access routes and connections have been sought to the adjacent sites and existing 
routes.  Integration is also achieved by having facilities that are accessible to both new and 
existing communities. It is likely in the early stages of development that some of the existing 
facilities in the surrounding communities will be used by new residents and the overall 
proposal seeks to improve pedestrian access to Swanscombe and provide bus access in the 
early phases.  
 
(157) Eastern Quarry/NWSS as a whole will be a new community in its own right and is not 
considered as an extension to the existing towns in the area. However, it is important that it is 
integrated with the existing communities and that NWSS integrates with the adjacent new 
communities also so that boundaries are not marked, access is seamless and there is 
opportunity to share facilities. Officers have spent considerable time in seeking to achieve 
integration as far as topography will allow and I consider that this has now been achieved 
through the parameters plan, the proposed Strategies and the requirements of the section 
106 agreement and the conditions.   
 
CONCLUSIONS 
 
(158) In conclusion, I am satisfied that the impact of the development can be mitigated 
satisfactorily and that it will not result in an adverse impact on the surrounding area or the 
existing community. The open space, sports facilities and other community facilities will be 
available to be used by existing residents and there is, therefore, the opportunity for them to 
benefit from this development.  In addition, the provision of facilities on site and the 
requirements for high design standards should ensure a high quality amenity for future 
residents which I consider is very important on higher density developments.   
 
(159) The application site is a largely brownfield site and the proposal will result in a 
significant visual improvement at this important gateway into Ebbsfleet Valley, when viewed 
from the A2, the southern roundabout which provides access to Ebbsfleet Valley and the 
Station,  and on the Fastrack route along the northern edge of the site.  The enhanced visual 
character of the area will create the right setting for attracting further investment into the 
Ebbsfleet Valley area.   
 
(160) This application has been the subject of extensive discussion between the developer 
and the local authorities and considerable time has gone into agreeing with the applicants the 
necessary planning requirements to meet the needs of the development.   These 
mechanisms will be contained in a combination of the Section 106 agreement, conditions and 
strategies. The proposal is considered to accord with the NPPF and the Core Strategy. 
 
(161) Given the time likely to be taken to complete this development, it is essential that any 
permission and associated agreement has a degree of flexibility and my view is that this is 
necessary to secure a high quality development. I consider that this has been achieved 
through the use of mechanisms for periodic review both of the strategies and submissions by 
condition. 
 
RECOMMENDATION: 
 
That planning permission be granted subject to the following: 
 
i. the conditions as set out in Appendix C  
 (with delegated authority being given to officers to make minor changes to the wording 

in order to ensure that these are complementary to the s106 agreement) 
 
ii. the completion of the section 106 agreement in order to deliver the requirements set 

out in the report and the heads of terms set out in Appendix B.. 
 
iii. the completion of the following strategies to the satisfaction of the Local Planning 

Authority in order to ensure that they deliver the requirements set out in the report: 
Transport Strategy 



Landscape and Open Space Strategy 
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