
DEVELOPMENT CONTROL BOARD

20 April 2017

Reference: 16/01207/OUT Officer: Steven Bell

Location: West Village & Service Yards 5, 8 And 12
Bluewater

Proposal: Outline application for extensions and alterations to the shopping centre 
through part demolition, alteration and refurbishment of existing 
buildings/structures and erection of new buildings/structures to provide retail 
and related uses (Use classes A1-A5), reconfiguration of existing car and 
coach parking areas, reconfiguration of existing lake, open space and public 
realm, alteration of existing pedestrian links within the site, infrastructure and 
associated facilities

Applicant: Blueco Ltd & Bluewater Outer Area Ltd

Agent: Quod/Mr S Bashforth

Parish / Ward: Stone Parish Council / Stone

RECOMMENDATION:

Approval of Outline Permission.

SITE DESCRIPTION

(1) The planning application identifies several different sites within Bluewater, which is 
classed as a regional shopping centre set within a 97 hectare site, the former Western 
Quarry. It currently consists of over 300 units in retail, catering and leisure use across 
approximately 170,632 square metres of gross internal floorspace (GIA). There are also 
approximately 13,000 parking spaces.

(2) The application relates to two separate parts, one of which is itself split into two 
elements and the other is split into five elements. The first part relates to an extension to the 
area commonly known as the West Village. The site of the West Village extension extends 
from the current Pizza Express Unit, in a north-westerly direction towards and includes the 
current site of the day nursery. This is adjacent to Lake 7 and the site boundary takes in the 
lake and the land to the west of this including part of the adjacent car park. This part of the 
application site is bounded by a 3-storey car park to the north, and the existing shopping 
centre to the east. Vehicular access to the site is via Bluewater Parkway either from the north 
or the south, which links to the public highway on St Clements Way to the east. Pedestrian 
access is via the east of the existing centre or from the surface level car park to the west.

(3) The second 'part' of the application site comprises 5 separate areas that are located 
in and around the main shopping centre. Two of these are located to the south-west and 
south-east of the main shopping centre with three further smaller areas located within the 
central service yard.

THE PROPOSAL

(4) This application is in outline form with all matters reserved for future consideration, 
subject to compliance with the submitted parameter plans, development specification and 
framework. The details submitted show that the scheme will provide an overall increase of up 
to 30,000m2 (gross external area) for retail and catering space. In addition to the elements 
listed above, the application will also include: 



- Reconfiguration of the town square adjacent to the West Village entrance 
(outside Pizza Express).

- Reconfiguration of the car park, associated access road and car park 
adjacent to the west village; and 

- Relocation of the coach park.

(5) As the application is outline with all matters reserved, the full details of the scheme 
are to be agreed but the details submitted show that the proposed west village extension is 
likely to be two-storey, and extend the full length of this section extending north-west and 
partly into the existing lake area which is to be re-configured. The lake to the western side of 
the extension is to remain but the proposal also indicatively includes two other buildings that 
will be on the opposite side of the lake and adjacent to the car park area. The use of these 
units is not confirmed at this stage but they are likely to be food/drink uses. The plans 
submitted show new pedestrian bridges provided across the narrow section of the lake, 
linking the two new sections. A canopy is also shown over a walkway adjacent to the main 
new retail limb.

(6) The proposal also includes five separate extensions to the main shopping centre. 
Two of these are on the south-west and south-eastern corners of the main shopping centre 
with two further extensions located within the central service yard. These extensions are to 
provide enlarged and re-configured units to the existing shopping centre. The extensions to 
the main shopping centre will total approximately 16,850m2 with the west village extension 
totalling approximately 14,750m2. The exact floorspace of these elements will be confirmed 
through reserved matters submissions but the total increased floorspace will not exceed the 
30,000m2.

(7) It should be noted that the vehicular access to and from the site will, remain as 
existing as will the total number of car parking spaces as approximately 13,000. Specific 
retailers have not been determined at this stage and it is likely that once known, this will 
influence the detailed design of future reserved matters submissions, should this outline 
application be approved.

(8) Throughout the report, consideration is given to the increased floorspace compared 
to the existing shopping centre and the previously consented development. The existing 
shopping centre has a total floorspace (including retail and leisure uses) of 170,632m2, with 
this comprising 153,632m2 retail floorspace (use classes A1-A5) and 17,000m2 leisure 
floorspace. The proposal therefore represents an increase in floorspace compared to the 
existing retail component of 19.5% and in relation to the centre as a whole of 17.6%. 

RELEVANT HISTORY

(9) 88/0336 - On 11 May 1990 the Secretary of State approved an outline planning 
application to develop a regional shopping centre with recreational and leisure facilities.

(10) Since the shopping centre opened there have been a number of planning 
permissions seeking to alter/extend the shopping centre. The most relevant of these are listed 
below.  

(11) 00/00056/FUL - Planning permission was granted on 24 April 2000 to erect single 
storey extensions to south village and alterations to external landscaping.

(12) 06/00139/FUL - A planning application for the erection of a two storey extension to 
the Water Circus, South Village, was approved on 27 April 2007 to form a new events and 
exhibition venue (Glow), also including the reconfiguration of restaurant facilities and 
enclosed public space.

(13) 11/00310/FUL - An application to expand at both the ground and first floor of unit 
L089 was approved in April 2011. This permitted an additional 1424 sqm of gross external 
(GEA) A1 retail floorspace.



(14) 11/01202/FUL - Planning permission was issued on 9 November 2011 for the 
refurbishment and reconfiguration of part of the Wintergarden to provide for extensions to 
Units 1-5, reduction in size of units 6-7 and formation of 2 additional A5 and 1 additional A3 
unit to include a mezzanine floor. This refurbished area has recently opened.

(15) 12/00047/FUL - A five storey hotel with 110 bedrooms was most recently granted on 
14 May 2012. This was to be sited at the former coach park to the north western corner of the 
former quarry. This permission has lapsed

(16) 12/00882/FUL - An application for the erection of a two storey extension to the rear of 
units U027 and U028A to create a Major Space User (MSU) unit resulting in an additional 
comprising 2,211 square metres of gross external (GEA) retail floorspace was granted 
permission in November 2012. This permission has been implemented

(17) 12/01464/OUT - Outline planning permission for redevelopment of the West Village 
through part demolition, alteration and refurbishment of existing buildings/structures and 
erection of new buildings/structures to provide retail and related uses (within use Classes A1-
A5), new basement servicing corridor, reconfiguration of existing car and coach parking 
areas, reconfiguration of existing lake, open space and public realm, alteration of existing 
pedestrian links within the site, amended vehicular link into existing transit centre; 
infrastructure and associated facilities. This consent was issued in August 2013 but was not 
implemented and expired in August 2016.

(18) 16/00037/COU - Change of use from an Events and Exhibition Venue (Use Class D1) 
to a cinema and other family orientated leisure uses (Use Class D2), restaurant facilities (Use 
Class A3) together with internal and external reconfiguration and associated works 
incorporating demolition of some existing floor space end construction of new floor space. 
Granted in August 2016 and is being implemented.

(19) 16/01056/SCREEN - A screening decision was issued confirming that an 
Environmental Impact Assessment was not required for the proposed redevelopment of the 
West Village, Bluewater and erection of new buildings/ structures. 

COMMENTS FROM ORGANISATIONS

(20) KCC Highways: Note that the application has been submitted as a replacement to 
application 12/01464/OUT to expand Bluewater by 30,000 sqm for retail and related uses 
(Use classes A1-A5) and that the application documentation states that the overall number of 
parking spaces at Bluewater will not change as a result of the development proposals.
 
The Transport Statement stresses that the number of visitors to Bluewater will not increase in 
proportion to the floorspace. It is stated that there is a wealth of evidence that many of the 
visitors to the new retail areas will be customers who are already at Bluewater, for example 
customers increasing the length of their visit to Bluewater. A methodology for calculating the 
additional number of visitors to the shopping centre was agreed in relation to application 
12/01464/OUT, i.e. 0.24 x the increase in floorspace. This same methodology has been 
applied and is accepted for this application.

The Transport Statement (paragraph 5.4) mentions that 90.1% of visitors access Bluewater 
by car. Bluewater's data on parking usage between January and April 2016 shows the car 
park reaching 69% - 92% of saturation (Paragraphs 5.35 and 5.36). The maximum additional 
demand for parking per hour created by the proposals has been calculated, and the 
applicants' supplementary transport information dated 29/9/16 states there could be 269 
additional parked vehicles on a Friday and 386 on a Saturday. The applicants show that 
sufficient free parking spaces are available according to their surveys.
 
The Transport Statement provides estimates of the traffic increases at selected junctions. The 
applicant has submitted Sensitivity Tests which show that the impact of the development 
should be small. The proportional impact assessments in the Transport Assessment show 



that the increase in traffic flow as a result of the development based on the additional visitors 
expected using the agreed methodology ranges from 1.13% to 1.66% per junction. 
 
After considering the above issues, KCC Highways confirm that they do not intend to raise 
any objection to the proposals. However, they recommend that if the application is granted 
planning permission, there should be conditions imposed in relation to the replacement coach 
parking, delivery of cycle path(s), submission of plans for improved cycle signage and 
improved information about pedestrian / cycle access on Bluewater's web site.

(21) Highways England (HE): Advise that the application is not materially different from the 
previous permitted application 12/01464/OUT to which a proportionate contribution was 
agreed towards the Strategic Transport Infrastructure Programme. They note that since the 
previous application DBC has implemented CIL and they therefore expect a similar 
contribution will be provided via CIL. Subject to this Highways England do not object to the 
application.

(22) Thames Water: No objection subject to conditions and informatives

(23) Kent Police: No objection but crime prevention and counter terrorism measures 
should be incorporated into the final design. They recommend that the applicant meets with 
them before proceeding with detailed design.

(24) KCC Suds: Advise that the general principles of the proposed drainage strategy are 
acceptable. No objection is raised subject to the imposition of conditions.

(25) Ebbsfleet Development Corporation: no objection.

(26) KCC Bio-diversity: no objection subject to conditions

(27) Kent Fire and Rescue: No objection.

(28) Swanscombe & Greenhithe Town Council: no objection.

Stone Parish Council: Supports the enhancement of provision and appreciates the need for 
Bluewater to evolve. The proposals also bring a welcome dimension to the existing offering, 
both aesthetically and through the mix of provision proposed. The Council also strongly 
supports the creation of new jobs. However, they consider that opportunities to improve 
access and integrate Bluewater into the surrounding community have not been fully exploited. 
They suggest that improvements to the St James Lane entrance should be provided. They 
also query where the existing facilities to be lost through the west village extension will be 
replaced, in particular the sensory environment. 

(29) UK Power Networks: No objection

(30) Environment Agency: No objection subject to conditions.

In relation to the comments below from other Local Authorities, two consultation exercises 
have been undertaken and some of the responses received are extensive. The details below 
are a summary of the responses to both consultation exercises.

(31) Gravesham Borough Council: Object to the application for the following reasons: -

- Failure to consider whether there are any sequentially preferable sites.
- Whether the impact testing supporting the application is sufficiently robust.
- Bluewater should not be considered as a Town Centre.
- Failure to consider the implications of the proposals in combination with retail 

aspirations as set out in adopted local plan policy.
- No compelling evidence to suggest that Bluewater needs to expand or is 

under any threat from competitors.



- Bluewater could broaden its offer by introducing new retailers that compete 
more directly with neighbouring town centres.

- The extension could result in the West Village becoming a destination in its 
own right which could result in significant additional trips.

- The assessment by DBC's retail consultant does not overcome previous 
concerns and there are also inconsistencies which may mean that impacts 
will be greater than stated.

(32) Medway Council: Objects to the application due to: -

- Bluewater is not a Town Centre and a sequential test has not been 
undertaken.

- The proposed expansion goes significantly beyond the 5,000m2 expansion 
envisaged by Core Strategy Policy CS12. The proposal is therefore a 
departure from the Development Plan.

- The proposal would have a potentially adverse impact on the vitality and 
viability of other primary and retail centres and could prejudice the 
regeneration of Chatham Town Centre and other primary regional centres.

- The attempt to re-designate Bluewater as a town centre location through 
Development Plan Policies is ill-founded and contrary to Dartford's Core 
Strategy.

 
(33) Sevenoaks District Council: No objection subject to Dartford's satisfaction that the 
methodology, assumptions and conclusions of the Retail Impact Assessment are sound and 
that the development would not result in any significant adverse impact on the vitality and 
viability of either Sevenoaks or Swanley Town Centres.

(34) Thurrock Council: No objection. 

(35) London Borough of Bexley: objects to the application and raises the following points: -

- The applicant has not fully explored the potential impact on Bexleyheath and 
other centres should the proposed extension contain low/medium comparison 
goods offer rather than a top-end comparison goods offer.

- The applicant's RIA has not included the BT Island site in Crayford.

(36) Swale Borough Council: Swale BC is satisfied with the findings of the RIA and 
consequently no objection is raised.

(37) Maidstone Borough Council: The proposal has potential to have an adverse impact 
upon the retail growth of Maidstone town centre by virtue of the scale of its additional Class 
A1-A5 floorspace. This is contrary to section 2 of the NPPF. 

NEIGHBOUR NOTIFICATION

(38) Letters have been sent to 474 occupiers both within Bluewater and to residents in 
surrounding areas. Site notices have also been posted around the perimeter of the former 
quarry. No responses have been received.

(39) GL Hearn (on behalf of the owners of the St George Shopping Centre, Gravesend). 
Objects to the application on the following grounds: -

- There is no compelling evidence that Bluewater needs to be expanded.
- The proposed extension is significantly beyond the 5,000m2 envisaged by 

Dartford's policy.
- There is no evidence to suggest Bluewater is not performing its role as a 

specialist regional comparison shopping centre.
- The proposal will undermine the prospect of development Gravesend.



- The assessed retail impact raises serious concerns with regard to planned 
investment and development in Gravesend, particularly for the future of the 
Heritage Centre.

- A sequential test should be undertaken.
- The proposal will impact planned investment.
- The proposal could result in the loss of anchor stores from adjoining town 

centres.
- The CJ report mentions mitigation. We assume this is referring to a 'no 

poaching' clause which we would support.

(40) Bean Residents Association: are concerned that the 20% expansion will add to traffic 
problems at Bean Junction. This is not disputed by HE or KCC, but both are content to accept 
a contribution to STIP. This would be 43% of the CIL for the development floorspace 
proposed, which could be up to £1.283m (indexed) to fund highway improvements in Dartford 
Borough. Bean RA advise that HE traffic forecasts used in the recent Bean Junction 
consultation took account of this application. However, it revealed that B255 needs widening 
from 2 to 4 lanes north of the junction to the Bluewater entry. They advise that HE say, this is 
excluded from Option 5 because it would be "prohibitively expensive". Bean RA query 
whether the STIP will pay for this or should Bluewater be asked to contribute? Bean RA also 
remind the Council that the previous West Village approval included up to £20,000 for a study 
of short term measures at Bean junction. [The permission that this contribution related to was 
not implemented and therefore the obligations on the developer were not triggered]. Bean RA 
also advise that Bluewater voluntarily paid £8,000 to commission a study by Amey which was 
completed in July 2016. [I am discussing this with KCC and will comment further on this in the 
update report].

RELEVANT POLICIES

(41) The Core Strategy, together with the Saved policies of the 1995 Local Plan, form the 
Dartford's development plan documents for the area and the application should be 
determined against these policies, unless material considerations indicate otherwise.  The 
National Planning Policy Framework (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.

(42) The Dartford Core Strategy was adopted in September 2011. The Council considers 
that the Core Strategy, together with the Saved policies of the 1995 Local Plan, are broadly 
consistent with the NPPF and that due weight should be given to relevant Development Plan 
policies, in accordance with the NPPF.

(43) As such, the following policies are relevant.

Local

Adopted Dartford Core Strategy 2011

Policy CS1: Spatial Pattern of Development;
Policy CS4: Ebbsfleet to Stone Priority Area (and paragraphs 2.33 and 2.34);
Policy CS7: Employment Land and Jobs;
Policy CS11: Housing Delivery
Policy CS12: Network of Shopping Centres (and tables 3 and 4);
Policy CS14: Green Space;
Policy CS15: Managing Transport Demand;
Policy CS16: Transport Investment;
Policy CS23: Minimising Carbon Emissions;
Policy CS25: Water Management;
Policy CS26: Delivery and Implementation

Saved Adopted Dartford Local Plan 1995



Policy S6: Encourages the conservation and improvement of the built environment;
Policy T19: Relationship of development to highway network and capacity;
Policy T23: Provision of off-street parking and rear access arrangements;
Policy T27: Provision for pedestrians in new development and highway schemes;
Policy T28: Environmental improvements and traffic management schemes;
Policy T33: Highway and pedestrianisation schemes to make provision for disabled and less 
mobile people;
Policy B1: Criteria for consideration of development proposals;
Policy B3: Landscaping within new development.

The following Supplementary Planning Document is also relevant - Parking Standards 
(adopted July 2012).  
In relation to the emerging Development Plan Policies, several policies (all those clauses not 
included in the first table of main modifications) are still regarded as sound post the hearings 
conducted by the Planning Inspector, and are fully capable of being afforded very significant 
weight as appropriate in planning applications (see NPPF paragraph 216). The presence of a 
modification does not necessarily entail the existence of any objection by the public. A 
number of published policies have attracted no objections. "Subsequently after public 
consultation on the Modifications, the council has presented responses to the Inspector. Only 
for policies DP6, 14 & 22 do some objections remain to main modifications. Therefore all 
policies other than those are considered capable of holding very significant weight in planning 
applications (NPPF paragraph 216).
Regional

The South East Plan, which was the Regional Spatial Strategy for this area (and has been 
referred to by an objector), was formally revoked by the Government on 25th March 2013, 
with exception to two policies that are not relevant to this case, following its decision to do so 
on 14th February 2013. It no longer forms part of the development plan for Dartford against 
which applications should be judged.

National

National Planning Policy Framework

The policy position with regard to this application and the current status of policies is 
considered further below.

COMMENTS

Key Issues

It is considered that the main planning considerations relate to the following: 

- Local and national policy compliance;
- Retail impact
- Socio-Economic Impact;
- Design concept;
- Traffic impact;
- Sustainable Modes of Transport and Travel Plan;
- Parking Provision;
- Amenity impact;
- S106 Agreement.

(44) In relation to all the issues identified above, an important factor to be considered 
when judging issues and determining this application is the previous planning permission, as 
this was granted recently under the same planning policy regime.  The issue is whether there 
has been any change in circumstances that would warrant a different assessment in relation 
to the current application.



Local and national policy compliance

(45) Adopted local policy for Bluewater is set out in the Dartford Core Strategy (policies 
CS12 and CS4). Policy CS12: Network of Shopping Centres confirms Bluewater is one of a 
network of complementary shopping centres in the Borough to be developed and supported, 
acting as the main foci for shopping and leisure activity.  The centre is, therefore, identified in 
an up-to-date Local Plan as a centre where retail and leisure development will be supported.  
The proposal is compliant with this policy.

(46) Bluewater is a "specialist regional comparison shopping centre" (Core Strategy Table 
3). Under CS12:3 (and the associated Table 3), development supporting Bluewater's role as a 
specialist regional comparison shopping centre, providing comparison shopping, top-up 
convenience shopping, leisure, and a hotel will be supported.  The applicant states that the 
extension is necessary to maintain Bluewater's 'specialist regional comparison role' in the 
face of competition from similar regional centres, such as Lakeside and Westfield, Stratford 
both of which have extensions planned.  It is considered that failure to support the proposals 
may result in Bluewater losing trade to competing regional centres with its role as a specialist 
comparison shopping centre being undermined.

(47) Specific criteria for development are set out at CS12:5 &6.  CS12:5 (a) states that 
development proposals should take into account the ability of the scheme to attract more 
shoppers from the immediate catchment.  It is considered the scheme will meet this 
requirement.  This issue is addressed further below.

(48) CS12:5 (b) sets out that the scheme should maintain and support Bluewater's role as 
a specialist regional comparison centre (covered above) and provide an offer which is distinct 
from nearby town centres.  The proposal is an extension to the existing centre, with over half 
of the proposed development contained within the existing centre.  Venuescore provided a 
comparative assessment of major shopping centres based on their glam-glum rating: that is, 
an assessment of the range of goods on offer in terms of high/mid/low value of the retailers 
represented.  In 2015, Bluewater was ranked 2nd in the country, demonstrating a significant 
high end market position, as distinct to neighbouring town centres, including Dartford, 
Gravesend and Chatham.  Undoubtedly, there are some mid to lower value stores which 
complement the wider offer.  Some outlets exist in both Bluewater and the neighbouring town 
centres, for example New Look, WHSmith and Boots are present in both Dartford and 
Bluewater.  This does not undermine the overall distinct offer provided by each of these 
centres.  Whilst the applicant has not submitted details of the future occupiers of the new 
floorspace, they state that the stores would provide space for retailers similar to those already 
represented at Bluewater or which would complement the centre's existing offer (letter of 19 
October 2016).  The applicant provides examples of retailers who have most recently taken 
leases at Bluewater.  These include Calvin Klein, Pravins, Penhaligon's, Pandora, Mint Velvet 
and Michael Kors.  Given this recent history, there is no reason to doubt that the proposed 
extension would maintain the overall mix of offer currently provided by Bluewater, thus 
maintaining the current distinction with neighbouring centres.
  
(49) CS 12:5 (c) requires that proposals take into account the potential of a scheme to 
provide an impetus for early delivery in the Ebbsfleet Valley and to support the success of 
Ebbsfleet.  The Ebbsfleet Development Corporation consider Bluewater to be a vital element 
of growth and regeneration of their area and have raised no objection to the proposal.  The 
EDC are actively seeking to improve linkages between Bluewater and the Garden City to 
provide an increased impetus for delivery in their area.

(50) Significantly, criterion CS12(5d) requires that due to the scale of this proposal, a retail 
assessment of regional and neighbouring town centre impacts is to be carried out in 
consultation with neighbouring authorities. A Retail Impact Assessment has been carried out 
by the applicant and independently reviewed.  This is considered in detail below.  The scale of 
potential impacts is not considered significant and given proposed mitigations and conditions, 
is acceptable.



(51) Core Strategy policy DP4(1f) seeks the physical integration of Bluewater with its 
surrounding communities, including Ebbsfleet; and options for future uses at Bluewater to 
also not adversely impact on neighbouring town centres.  The improvement of walking and 
cycling links with the local communities is covered further in this report.

(52) Provisions of national policy are centred on paragraphs 23 to 27 of the NPPF.  This 
opens by stating: "Planning policies should be positive, promote competitive town centre 
environments and set out policies for the management and growth of centres over the plan 
period…."  The Core Strategy has addressed this requirement.  The development and 
expansion of Bluewater to enable it to fulfil its role as one of the complementary centres in the 
area is in accordance with this.  

(53) Local planning authorities are required to '…define a network and hierarchy of centres 
that is resilient to anticipated future economic changes'.  The Core Strategy sets out a 
network of centres.  The growth of Bluewater is considered necessary to respond to the future 
change of the local area, taking into account growth and regeneration.  

(54) NPPF Paragraphs 24 states:  "Local planning authorities should apply a sequential 
test to planning applications for main town centre uses that are not in an existing centre and 
are not in accordance with an up-to-date Local Plan. They should require applications for 
main town centre uses to be located in town centres, then in edge of centre locations and only 
if suitable sites are not available should out of centre sites be considered."  The matter of the 
sequential test has been raised by objector authorities but I consider that the NPPF 
paragraph 24 is pivotal. Bluewater is identified as an existing centre in the Core Strategy and 
the proposal is in accordance with the Local Plan (Core Strategy) which is considered up-to-
date.  I am satisfied therefore that the requirement for a sequential test does not, therefore, 
apply.

(55) The Council considers (including in determining the previous application of a similar 
scale) that - as is readily apparent from policy CS12 -  Bluewater is an existing, identified 
centre designated in the Core Strategy Local Plan and therefore the sequential test does not 
apply. The Core Strategy is regarded as up to date and very weighty, accounting for NPPF 
paragraph 215 and the extensive degree of consistency found between the Core Strategy and 
the provisions of the NPPF; as a whole and including its requirements in the chapter on 
'Ensuring the vitality of town centres'. It is material that the proposed Bluewater boundary 
confirms that the development site is located within the centre.

(56) NPPF Paragraph 26 states that applications for retail, leisure and office development 
outside of town centres, which are not in accordance with an up-to-date Local Plan, should 
include an impact assessment of centres in the catchment area.  This should include 
assessment of impact on existing, committed and planned investment in centres; and on town 
centre vitality and viability (including consumer choice and local trade). In this case, the 
proposals are in accordance with an up-to-date Local Plan but the NPPF guidance on retail 
impact has been applied to test compliance with the requirement for retail assessment set out 
in Policy CS12 of the Core Strategy (Local Plan).

(57) Non-adopted Local Plan policy is also contained in the emerging Development 
Polices Plan. This was published in January 2016 and examination hearings by the Planning 
Inspectorate were held in October 2016. To help apply policy, the published DP Plan included 
a boundary for Bluewater, within which the application wholly lays. (This boundary, to be 
included on the Borough's Policies Map, has not been changed subsequently by proposed 
modifications).

(58) At the time of writing, consultation on proposed modifications has been completed, 
and the council are aiming for adoption of the Plan in July 2017. This requires confirmation 
from the Inspector that the Plan and modifications are sound and legally compliant. Guidance 
on the weight to attach to non-adopted policies is contained in NPPF paragraph 216.

(59) It is evident that weight can generally be attached to the Development Policies Plan. 
Although not adopted, it is at a very advanced stage, and for the bulk of policies substantial 



weight can be given as there are minimal unaddressed objections / issues of national policy 
compliance.

(60) However, this is not the case for policy in relation to Bluewater (policy DP14). 
Following the hearings held by the Inspector, modifications were proposed to policy DP14 and 
supporting text in order to be fully explicit that no change in retail strategy was proposed from 
the Core Strategy (and the basis on which the 2013 application was determined). 

(61) Objections were received to the modifications in relation to Bluewater. In brief, these 
largely echo previous comments by the objectors, and claim:

- DP14 remains unsound and ineffective due to lack of clarity.
- DP14 and the Core Strategy do not sufficiently reflect the NPPF.
- DP14 is considered not consistent with the Core Strategy and awards 'town 

centre' status to Bluewater.
- Objections to the Bluewater boundary on the Policies Map and approach to/ 

not showing a Primary Shopping Area.

(62) As there remain unresolved objections to policy DP14, it is considered the policy 
should be given only limited weight. However whilst some objections comment on the whole 
of the statutory development plan, they do not undermine the fact that the Core Strategy is 
the adopted plan for the Borough, and its provisions for Bluewater apply in line with national 
policy. With the provisions of the adopted Core Strategy and national policy in place, the 
determination of this application is not contingent on the Development Policies Local Plan.

Retail impact summary

(63) Bluewater is identified as a centre in the up-to-date adopted Local Plan.   As such, 
there is no national policy requirement for either a sequential or impact assessment.  
However, Local Plan policy, as set out in Core Strategy CS12, requires that proposals at 
Bluewater provide a retail assessment setting out the impact of the scheme on neighbouring 
and regional centres.
  
(64) In accordance with this requirement, the applicant has submitted a Retail Impact 
Assessment.  This was consulted on with neighbouring authorities and the applicant 
addressed the responses to the draft document.  The Council commissioned an independent 
review of the applicant's assessment. Retail planning experts Carter Jonas (CJ) were 
appointed to carry out the review and produced a Retail Planning Impact Assessment in 
January 2017 (the 'CJ' report).

(65) The applicant's retail assessment has forecast the impact of the proposal on centres 
within its catchment.  It concludes that the effect of the proposals will primarily be focussed on 
centres of a comparable scale to Bluewater, which have the capacity to absorb change.  
Nearby centres lower down the retail hierarchy, including Dartford and Gravesham, will 
experience limited impact.  This is in the context of real growth over the study period, such 
that overall growth in these centres to 2022 will be 15% or above.  The scale of the proposals 
is considered to be appropriate and consistent with national and Local Plan policy, '…which 
aim to promote competitive and complimentary centres that provide customer choice, whilst 
encouraging sustainable transport patterns and development.'
  
(66)  The applicant's retail impact assessment states: "Bluewater is facing increased 
competition from the recently opened Westfield Stratford City, and Lakeside Shopping Centre 
in Thurrock. The latter has planning permission for an extension comprising approximately 
40,000sqm gross of retail floorspace. It is therefore important that Bluewater continues to 
evolve and enhance its retail offer to maintain its position within the retail hierarchy as a 
specialist regional comparison shopping destination."

(67) The CJ report critically assesses the applicant's assumptions and forecasting of retail 
impact.  The key findings of the review in respect of methodology are that:



- The household survey carried out by the applicant represents a robust 
sample size and accord with best practice for carrying out retail assessments

- Population figures were derived from Experian demographic data (2014 mid-
year estimates) and do not take account of higher policy-led housing 
allocations.  This may potentially underestimate the expenditure growth over 
the forecast period.

- The applicant's allowance for 'Special Forms of Trading' (predominantly on-
line retailing) is significantly below the national accepted Experian forecasts.  
The result of this is that an increased expenditure capacity is assumed to be 
available to existing centres.  This reduces the impact of the proposals on 
centres in the study area. 

- CJ carried out their own assessment of current and forecast turnovers for a 
sample of centres.  The applicant's turnover estimates for Dartford and 
Gravesend were considered an appropriate baseline for assessing the impact 
of the proposal.  In the case of Bexleyheath, the turnover is considered to be 
under-estimated, therefore, the impact forecast on the centre could be an  
over-estimate. 

- The turnover forecast for the proposed development is reasonable and 
provides a robust basis for assessing the impact of the proposed scheme.

- The proportion of the proposed extension's turnover which will be drawn from 
the existing Bluewater shopping centre is given as 15.8% by the applicant.  
This is stated as being conservative and compares with a figure of 23% given 
as turnover drawn from the centre itself in a recently approved application for 
an extension at Lakeside. Use of a higher figure would result in reduced 
impact on other centres.

(68) Overall, the independent review of the retail impact assessment concludes that it has 
been satisfactorily carried out and is robust in most respects.  It is, however, identified that the 
demographic data used may have resulted in an underestimate of expenditure in the area 
and, therefore an overestimate of impact.  I consider that this is particularly relevant to the 
area surrounding Dartford town centre, where very rapid growth housing growth is taking 
place and the Ebbsfleet area, where the Ebbsfleet Development Corporation is committed to 
large scale delivery of housing at speed.  The low proportion of trade assumed to be drawn 
from the existing Bluewater centre also gives rise to a potential over-estimate of impact.   On 
the other hand, the independent review identifies a significant issue relating to the 
assumptions about Special Forms of Trading, which are underestimated.  This would result in 
an underestimate of the impact.  CJ have carried out their own revised growth forecasts to 
determine the level of impact with the use of assumptions that they prefer (see Table below.

Impact on centres

(69) Overall, the CJ report concludes that the applicant has adhered to the principle set 
out in national on-line planning practice guidance (PPG) that impact should be considered 
working from a 'like impacts on like' basis with retail uses tending to compete with "their most 
comparable competitive facilities." (Paragraphs 6.6/6.7). CJ broadly agree with the applicant's 
assessment (paragraphs 6.14 /6.15) that the proposal at Bluewater will mainly compete with 
higher order shopping centres within the study area, such as Lakeside, Bromley and 
Maidstone, which provide a range of clothing, electrical and household goods and luxury 
goods. The applicant's assessment shows just under 50% of the proposals turnover will be 
drawn from 7 of these centres.  A further 14% will be drawn from similar high order centres 
beyond the study area, including Central London, Westfield Stratford and Ilford.  It is forecast 
that just 12% of the draw will come from eight lower level centres in the study area, including 
Dartford, Gravesend, Chatham and Bexleyheath.

(70) Notwithstanding this, the CJ report considers that the applicant has under-estimated 
the likely trade draw from those centres closest to Bluewater, namely Gravesend, Dartford, 
Bexleyheath and Chatham.  The CJ report's revised assessment is based on a review of the 
trading characteristics and retail offer in these centres.  The revised trade draw and impact 
forecasts reflect the uncertainty with regard to the intended occupiers of the extension.  The 
CJ report has made the assumption that the extension will attract a broader range of retailers 



from the low and mid value comparison goods retailers and thereby compete more directly 
with the existing retailers and types of goods available at these impacted centres (para 6.22 
and 6.23).

(71) At this stage, the applicant has not provided details of the intended occupiers, so it is 
not possible to conclude with certainty whether or not the assumptions used in the CJ report 
are accurate and whether they, therefore, provide a more accurate assessment of outcomes 
than the applicant's.  As noted above, given the circumstances, there is no reason to expect a 
change from the overall current mix of retailer presence, in terms of market position. 
However, until the prospective occupiers are firmed up, an element of uncertainty remains.

(72) The table below identifies the impacts as forecast by both the applicant and the CJ 
report.  It provides data for those centres considered likely to be most impacted in the CJ 
report, taking into account the percentage trade diversion, together with "the strength as well 
as role of centres".  It also shows the forecast change in turnover to 2022 for the centres, 
taking into account their forecast growth for the period, trade diversion on account of this 
proposal as well as the cumulative impacts of known commitments in the main centres. 

Town 
Centre

Applicant’s estimated 
impact on town 
centre turnover by 
2022

CJ’s estimated 
impact on town 
centre turnover 
by 2022

Applicant’s 
forecast 
increase in town 
centre turnover 
2016-22 with 
proposed 
scheme and 
other 
commitments

CJ’s forecast 
increase in 
town centre 
turnover 
2016-22 with 
proposed 
scheme and 
other 
commitments

Dartford -1.9% -3.72% +13.4% +12.1%
Gravesend -2.7% -3.17% +27.4% +25.7%
Chatham -3.2% -3.17% +11.3% +9.9%

(73) The table shows that the impact as assessed by CJ, is greater than that forecast by 
the applicant.  The differences can be explained by the higher assumptions on Special Forms 
of Trading used by the CJ report, which are considered appropriate.  They are further 
increased by the CJ report's assumptions about the potential occupants of the new 
floorspace, with the assumption that there will be a change to the mix of retailers as 
compared to the current Bluewater mix.  CJ's figures do not take account of factors that might 
reduce the impact on the centres, including the conservative assumptions on population 
growth in the area and the percentage of trade draw of the Bluewater extension that is likely 
to be diverted from existing stores in Bluewater.  These factors would reduce the impact on 
centres.  Given the many variables involved, these forecasts can only be taken as an 
indicator of future impacts and should not be treated as firm outcomes.

(74) Notwithstanding these factors, it can be seen that the range of likely trade diversion 
figures provided by the applicant and in the CJ report, is not excessive.  When considered in 
the context of forecast growth at the centres together with trade diversion resulting from other 
known schemes in the area additional to the Bluewater extension, they will still experience 
healthy levels of growth.  For Gravesend, taking in account the effect of all known 
commitments, there is a significant rise in the centre's turnover as a result of the proposed 
Heritage Quarter scheme.

(75) In summary, the CJ report concludes that the estimate of cumulative impacts might 
not result in 'significant harmful impact in quantitative terms' on the identified centres.  
However, CJ express a concern that if Bluewater attracts occupants from low to mid-value 
stores that currently operate in the town centres, the harmful impacts on the town centres 
may be greater.  Considering all the factors, I see no reason to expect a re-orientation of 
Bluewater's overall mix of shops if this extension is approved.  However, there is an element 
of uncertainty and in these circumstances proposed mitigations and conditions are considered 
further in the section below.



(76) Neither the applicant's or the CJ report assessments consider the impact of proposals 
in Dartford which will strengthen the town centre offer, bring more people into the town and 
increase expenditure.  The Lowfield St scheme in particular is at an advanced stage.  This 
proposal and others being advanced provide for new retail, leisure, community floorspace.  
Additionally, significant new housing is being developed in and around the town centre, 
increasing available expenditure in the immediate vicinity of the town.  Significant proposals 
for an improvement to the public realm and improved walking and cycling connections into 
and around the town centre will enhance the attraction of the town and help support its vitality 
and viability.

Proposed mitigation and conditions

(77) The CJ report identifies and quantifies the anticipated level of impact from the 
scheme and also refers to potential mitigation. In paragraph 8.7 they: "recommend that the 
Council explores the potential for feasible mechanisms to mitigate potential impacts for a 
sufficient period. We consider this to be a reasonable request in the absence of information 
concerning intended occupiers and their market orientation, and individual unit size."  
Consultee responses also refer to mitigation and this has been discussed with the applicant. 
Following these discussions, the applicant has agreed to enter into a s106 agreement that 
requires a 'Town Centre Mitigation payment' to be made to DBC. The applicant has offered 
this in recognition of the potential impact of the proposal, depending on the nature of the 
comparison retailers that could occupy the floorspace, on Dartford, Gravesham and Chatham 
Town Centres.

(78) The s106 agreement will require the payment to be made to DBC who will then liaise 
with the Gravesham and Medway Councils to establish how they will use their share of the 
contribution to provide town centre enhancements. The payment will be divided between the 
Boroughs on the basis of the level of impact identified in the CJ report. This is likely to result 
in a contribution of around £612k being available for Town Centre enhancements in Dartford 
Town Centre and approximately £519k each for Gravesend and Chatham Town Centres. This 
is the cost basis for Dartford town centre explained below, and given its calculated 3.72% 
quantitative impact, applied proportionately for the other towns (apportioned for mitigation to 
Chatham and Gravesend on a pro rata quantitative impact basis (with Dartford as a base and 
the amount standardised rather than a 3.18-3.17% differential split).

(79) The Council have considered alternative mitigation as suggested by the consultee 
responses in the form of a 'no poaching' clause. Such a clause could operate in several 
different ways but essentially it would require that certain named anchor operators which are 
currently located in adjoining town centres to either maintain their existing store for a certain 
period if they open a new store in Bluewater or to not locate in Bluewater Shopping Centre at 
all for a specified period. There is case law which confirms this is a valid form of mitigation 
control. However, it is considered that in the circumstances of this case, this is not the most 
appropriate way forward. The reasons for this are: -

- The application proposes an extension to an existing shopping centre and not 
a new centre.

- No such clause exists in relation to the current floorspace at Bluewater and 
any of the anchor operators could therefore locate in Bluewater now without 
consent.

- Such a clause would only be triggered when the new planning consent were 
to be implemented. Therefore, the applicant could agree to this clause, locate 
the relevant anchor store elsewhere in Bluewater and then implement the 
new consent.

- A s106 must only be necessary to deal with the impact of the development of 
the planning permission that it relates to, it cannot therefore be used to 
control occupancy of the existing shopping centre which is not the subject of 
this planning application.

(80) The council's consultants, reviewing retail impact of the proposal, recommend (the CJ 
report paragraph 8.8): "the aim would be to avoid the substitution from applicable north Kent 



town centre locations (such as Dartford) to an alternative presence Bluewater, by the most 
important comparison retailers currently in the town centres." It is considered the most 
appropriate way to achieve this is, in the words of national policy, to "promote competitive 
town centres that provide customer choice and a diverse retail offer and which reflect the 
individuality of town centres" (NPPF Paragraph 23).

(81) This approach can be seen as the most effective way to secure the vitality and 
viability of town centres, and can promote objectives to endure over the long term, beyond a 
control over a planning permission that would likely be time limited.

(82) There can be seen to be an underlying need for centres such as Dartford, Gravesend 
and Chatham to positively adapt and evolve to the modern wider retail environment (including 
on-line competition). Changes are occurring nationally and internationally, for example, 
retailers based on trading through department/ major anchor stores are increasingly re-
focusing their floorspace in the largest centres, allied with increasing their on-line presence. 
Moreover, consumers with contemporary lifestyles increasingly seek attractive and 
convenient places to spend leisure time on activities such as eating / drinking out, in addition 
to more traditional functions offered by local services and shopping for goods (that are now 
commonly available on-line).

(83) In reviewing the appropriateness of the proposed mitigation, close regard has been 
had to ensuring it is reasonable in relation to the planning application and sufficient to 
contribute to enhancing town centre vitality / viability. There is no single set national way to 
accurately predict retail changes or how to address future needs for diverse and competitive 
town centres. In this instance the S106 monetary amount in support of local town centres was 
tested against its ability to make a material contribution to the emerging programme of 
improvements in Dartford Town Centre (See the approved draft Town Centre Framework 
Supplementary Planning Document). To this end, a further scheme above and beyond ones 
with identified funding was explored and quantified consistent with this approach; namely a 
"enveloping scheme" that would consist of improvements to shopfronts and signage within the 
Town Centre which is consistent with the aims of the draft Dartford Town Centre Framework 
SPD to improve the perception of the town centre and the enhance the appearance of the 
shop fronts.

(84) Identifying the most critical shopfront locations on the High Street, and applying a 
standard cost assumption for the improvements per unit, to reach a likely cost for an 
enveloping scheme, it was established that the contribution being offered to provide mitigation 
for Dartford town was consistent with achievement of the enveloping improvements that 
would directly support the retail performance and wider appeal of Dartford town centre.

(85) Whilst it has been agreed with the applicant that there will be some flexibility in how 
the mitigation funding is used, providing it addresses the agreed objectives of the funding, the 
identified proposal demonstrates that the mitigation sum of this level and type can assist with 
adaptation of the town centres and make them more resilient to potential impacts of the 
Bluewater extension.  The proposed mitigation is, therefore, considered to be reasonably and 
fairly related in kind and scale to the development and its potential impacts.

(86) From the above, I conclude that the proposed mitigation payment that has been 
negotiated with the applicant is appropriate and is regarded as necessary in this instance.

The independent consultants also advise conditions be attached which:

- Exclude foodstore or convenience occupiers, other than a small top-up 
convenience store.  This is provided by Condition 31.

- Restrict the maximum comparison goods floorspace to 28,500 sq m gross.  
This is covered by condition 32. 

(87) With regard to the concerns raised by the neighbouring local authorities, the retail 
impact test is considered the primary planning policy issue under CS12 for this application.  
For the purposes of determining retail impact, the guidance at NPPF paragraph 26 has been 



applied. The matter has been reviewed in detail by the Council's advisors Carter Jonas, and 
given close consideration by officers. Bluewater has tended to compete mostly against other 
larger centres, and these are found to be in good health. In summary, Carter Jonas do not 
find the scale of modelled quantitative impact on town centres arising from the application, 
that they have independently scrutinised, to be of major concern. Given the current fragility of 
the named centres and the many variables that could determine outcomes for the centres, 
there is, understandably, some uncertainty of impacts. These are to be addressed by the 
proposed mitigation.

(88) The underlying 'health' of centres, has however been considered in details by CJ as 
this can determine how quantitative impacts, in the form of trade diversion, impact on a 
centre.  In these circumstances where the town centres 'health' could be improved, mitigation 
and appropriate conditions are considered necessary, in case impacts are greater than 
estimated. With the proposed mitigations and conditions, I consider that significant adverse 
impact is not likely. I consider therefore that the proposal accords with national policy and 
Dartford Core Strategy adopted policy.

Design Concept

(89) Good design is important for all types of development in all locations and is important 
in delivering sustainable development. The encouragement of good design is included in 
section 7 of the NPPF ("Requiring Good Design") and in saved policy B1 of the Adopted 
Dartford Local Plan. Policy CS12:6b/6c also discusses design advising that the design 
integrity of the centre should be maintained and that the parkland setting is maintained and 
enhanced as a recreational and biodiversity resource.

(90) The proposal is for outline planning permission is sought with all matters reserved. 
However, the application is accompanied by a number of parameter plans, supporting 
documents including a Design and Access Statement and a Development Framework and 
Specification. It is important to note at this stage that whilst this proposal is for a marginally 
smaller development than that granted in 2012, the design of the scheme and the location of 
the dispersal of the additional floorspace within the shopping centre is different.

(91) The previous permission was for a scheme of up to 30,500m2 and this was all to be 
located within a large extension to the north-west of the shopping centre. The current 
application proposes the additional floorspace is split between an extension to the north-west 
of the shopping centre, two adjacent buildings and five separate extensions to the main 
shopping centre. Whilst the application seeks outline consent with all matters reserved, the 
applicant has submitted parameter plans to control the size and bulk of the proposal that will 
be submitted through reserved matters submissions. The parameter plans are in 'block form' 
and set out the areas within which the extensions are proposed and set the maximum 
heights.

(92) The Design and Access Statement sets out the basic design principles of the existing 
centre, namely, that there is a strong triangular retail circuit between the three department 
stores; there is a presence of three supporting villages; there are direct and strong 
connections to the lakes and car parks; and there is harmonious architecture that respects the 
natural landscape and the chalk quarry setting. As a consequence the proposals are intended 
to acknowledge the existing built form without simply extending more of the same. It is 
intended to result in a proportionate extension in terms of footprint, height and massing.

(93) In terms of scale, the proposed west village extension is to have a maximum height of 
17.5m. This compares favourably in terms of bulk to the previous consent which had a 
maximum permissible height of 23m. Such a height will allow for mezzanine floors within the 
building but the total floorspace will be restricted through the overall restriction of the planning 
consent. Given the scale of the existing shopping centre and that fact that the parameter 
plans show that this height would match that of the adjacent shopping centre buildings, I find 
the proposed scale of the west village extension to be acceptable.



(94) The proposed west village extension will provide a vibrant area around lake 7 and will 
enhance the outside areas by the West Village between Pizza Express and Zizzi which are 
not, in my view, particularly welcoming currently. This layout will provide a stronger western 
frontage and an extensive restaurant lakeside, without creating a cramped appearance, 
particularly with buildings proposed to both sides of the lake and pedestrian links between the 
new elements.

(95) In respect of landscaping, there are only indicative details shown around the 
proposed West Village extension and the reconfigured lake. The Design and Access 
Statement commits to integrating soft landscaping with the architectural design of the 
extension but full details of landscaping will need to be agreed through reserved matters 
submissions. 

(96) The extensions to the main shopping centre comprise five separate extensions, two 
within the central service yard and two on the south-west and south east corners of the 
centre. The two extensions to the outside of the centre are located between the existing 
shopping centre and the adjacent multi-storey car parks. As the application is outline with all 
matters reserved, little detail of these elements is provided, other than their maximum height, 
building envelope and confirmation that the building facades will match the existing facades in 
these areas.

(97) The new façade of the West Village is anticipated to provide a contemporary entrance 
into Bluewater from the adjacent car park. It is expected that this frontage will continue the 
quality feel of the existing centre, which acknowledges the surrounding chalk cliffs. The 
entrance will comprise of a mix of materials and external terraces serving the units. External 
materials are to be agreed but it is expected they will match or compliment the high-quality 
design materials of the existing buildings. However, these details are only indicative and the 
detail of the scheme will be considered at the reserved matters stage.

(98) In terms of sustainable design, section 10 of the NPPF confirms that the purpose of 
the planning system is to contribute to the achievement of sustainable development. The 
applicant has submitted a Sustainability and Energy Strategy which provides details on the 
proposed rating to be achieved within the scheme. This confirms that based on the current 
design strategy it is anticipated that the scheme would achieve as a minimum a BREEAM 
Very Good rating with a score of 55.81%. The report also comments that a higher rating of 
Excellent could be achieved with additional measures that could be included within the 
scheme. The previous scheme sought to achieve an excellent rating with a score of 71.83% 
with all mandatory levels met within the assessments. Condition 6 ensures that where 
possible, a BREEAM rating of excellent is achieved.

Traffic Impacts

(99) Section 4 of the NPPF encourages transport solutions that support reductions in 
greenhouse gas emissions and reduce congestion. Paragraph 32 notes that where a 
Transport Assessment has been submitted LPA's must consider whether applicants have 
taken up opportunities for sustainable transport modes to reduce the need for major transport 
infrastructure; whether safe and suitable access to the site can be achieved for all people; 
and improvements can be undertaken within the transport network that cost effectively limit 
the significant impacts of the development. The NPPF makes clear that development should 
only be prevented or refused on transport grounds where the residual cumulative impacts of 
development are severe.

(100) At the local level, saved policy T19 states that proposal will not normally be permitted 
where they: (a) are not appropriately related to the highway network; and (b) generate 
volumes of traffic in excess of the capacity of the highway network. Development proposals 
must demonstrate that before the development comes into use, adequate highway capacity 
will be available to serve it. In the Core Strategy, close interrelationships are encouraged 
between complementary land uses such as homes, jobs, shops and leisure, recreational and 
community facilities, as set out in policy CS15.



(101) As part of the applicant's assessment of the potential impacts on the strategic road 
network, a Transport Assessment (TA) has been submitted. Both the Highways Agency and 
KCC Highways have confirmed that no objection is raised to the proposal.  In assessing the 
application, the main issue is the potential increase in traffic resulting from the increase in 
floorspace. The application proposes a 17.6% increase in floorspace at the centre. However, 
the applicant advises that this will not result in a 17.6% increase in traffic as it is highly likely 
that joint trips to the new/existing units will occur with customers remaining at the centre for 
longer periods. 

(102) The applicants advise that previous evidence from retail extensions, (as listed in their 
Transport Assessment) indicate that it would be reasonable to expect that a 10% increase in 
floorspace would result in a 1.9% increase in customers (or for every percentage increase in 
floorspace the number of customers would increase by 0.19% which equates to 
approximately 1 in 5 visitors to the new units being additional customers). Although this 
comparative figure is based on food store expansion the applicants argue that it is not 
unreasonable to assume a similar factor, but have, increased this factor to 0.24 to ensure a 
robust assessment, i.e. that for every 100 customers to the new floorspace, 24 of these would 
be new/additional customers to be Bluewater. KCC Highways confirm this is a reasonable 
basis for the assessment and that the methodology used in the 2012 application is still 
appropriate to this application. It should also be noted that the KCC assessment has also 
been undertaken on the basis of a 19.5% increase in floorspace (the increase in retail 
floorspace) rather than the actual 17.6% increase (the total floorspace increase). Given this 
and the additional factor referred to above, I conclude that the proposed methodology for 
calculating the potential for increased trip generation is acceptable and may over-estimate the 
additional number of trips generated.

(103) Having accepted the proposed methodology for assessing the number of additional 
trips, it is then necessary to consider the impact of these additional trips. Firstly, the 
application proposes a floorspace increase of 30,000m2 which is slightly less than the 
30,500m2 proposed in the previous permission.  From the above methodology it can be 
calculated that the current proposal would result in a 4.2% increase in traffic (17.6% x 0.24). 
The previous application was assessed and accepted on the basis of a 4.68% increase 
(19.5% x 0.24).
 
(104) The Transport Statement provides estimates of the traffic increases at selected 
junctions, however KCC note that these make significant assumptions that (1) 40% of the 
traffic using the assessed junctions is already on B255 St Clements Way, and (2) that 20% of 
the traffic was already on the A2 or A206. Given the significant assumptions made, KCC 
Highways have requested traffic estimates free of the above assumptions and these are 
"Sensitivity Tests". The Sensitivity Tests show that the impact of the development should be 
small. The proportional impact assessments in Section 8 of the Transport Assessment show 
that the increase in traffic flow as a result of the development ranges from 1.13% to 1.66% 
per junction.  Given that the HA and KCC have assessed and accepted both the anticipated 
level of traffic generation and the ability of the highway network to support this additional 
traffic and that this assessment was in relation to a 19.5% increase in floorspace rather than 
the 17.6% increase actually proposed, I find no reason to raise any concerns in this regard. In 
addition, it is worth noting that the proposed junction improvements to St Clements 
Way/London Road and the A2 Bean and Ebbsfleet junctions have all included an extension of 
Bluewater of some 30,000sqm when calculating the traffic needs for the new junction as they 
have included the floorspace proposed as part of the previous planning permission. 

(105) In making the above assessment, it is accepted that the junctions around the subject 
site are not the sole determinant of congestion levels on the network. Pinch points such as 
where the Watling Street and St Clements Way to Bean flyover leads the majority of traffic 
from two lanes into one tend to cause problems at busy times rather than the junctions 
themselves. New development in the surrounding area clearly contributes to the increasing 
traffic flows. It is often also difficult to attribute severe congestion to Bluewater alone, as more 
often than not this is the result of accidents occurring at or close to the Dartford Crossing that 
has a knock-on effect for traffic along Crossways and St Clements Way.



(106) Both the HA and KCC consider that the anticipated traffic generated by this 
development can be accommodated in the wider area and has been considered as part of the 
junction improvements. I also note that neither the HA or KCC have requested any short term 
improvements to the Bean junction to avoid these being replaced at greater cost in the long 
term. I therefore conclude that the transport impacts of the development have been fully 
assessed and accept by the relevant Authorities. I find no reason to disagree with the 
proposed methodology for assessment or the conclusions made. 

(107) Regardless of the above, there have been instances, particularly over the Christmas 
period/New Year sales periods, where significant congestion and delays are incurred with 
people attempting to leave the shopping centre. These are often attributable to events outside 
the centre itself such as accidents on the A2 which then tail back into the shopping centre 
access roads. In response to these issues the shopping centre are implementing a High 
Volume Traffic Management Strategy (HVTMS).  As part of the ongoing management of the 
site Bluewater has engaged with a traffic management consultancy to undertake a complete 
review of the HVTMS.  As a result of this review Bluewater will be building upon previous 
enhancements to improve traffic flows, both to and from site as well as assist guests navigate 
within car park areas.  A key part of this is the provision of digital boards within the shopping 
centre that provide real time traffic information. This may encourage visitors to remain at the 
centre when exit delays are expected. Other improvements include:
 

- Installation of an additional four VMS screens so that a total of twelve will be 
deployed across the site and on the B255.

- Deployment of CTM (traffic management services) operatives across key 
roads to manage traffic flows.

- Bluewater external traffic hosts to be redeployed to multi storey car parks to 
assist guests.

- Installation of six monolith digital boards at key welcome halls to provide real 
time traffic information.

- Investment in line painting and creation of new hatched (no stopping) areas 
at key points that have been identified as a potential risk.

- CTM to attend site during October half term to assess traffic flows during a 
peak trading period so that final adjustments can be made to enhance 
services where appropriate.

- The onsite Kent Police team will be increased by a further three officers who 
will assist in the management of traffic under the wider Operation Santa 
project.

 
(108) In addition to the above Bluewater has also implemented enhanced communication 
tools including a new digital radio system enabling live traffic and site information to be 
communicated to all retailers.

(109) The previous permission was granted subject to a s106 agreement that required a 
Strategic Transport Infrastructure Programme contribution of approximately £1.2m. Since the 
introduction of CIL, such contributions can no longer sought as the CIL will pool funding for 
the STIP, however, HE have requested that a similar proportion of the CIL charge from this 
development be allocated specifically to the A2 Bean and Ebbsfleet junction improvements. 
The Council's Cabinet have already agreed this. In these circumstances I find the transport 
impacts of the proposal in relation to traffic generation can be mitigated to an acceptable 
level.

Car parking

(110) The applicants advise that even at peak times (with the exception of a few days per 
year) there is no shortage of parking spaces at Bluewater, although the more popular car 
parks are subject to heavy pressure. As such, additional directional signs have also been 
introduced in an attempt to guide visitors to previously underused car parks such as those 
towards the south western corner of the site. Once outside the Bluewater site, St Clements 
Way is an urban clearway where parking is prohibited at all times. Additionally, traffic 



management at the site over busy periods is now undertaken with routes open/closed to 
direct visitors to underused car parks.

(111) The proposal does involve re-configuration of the car park to the west of the proposed 
west village extension and the House of Fraser store. To accommodate for the loss of parking 
created adjacent to the proposed west village extension, the applicant is proposing to relocate 
the existing coach park that is located at the western end of this car park and provide parking 
bays in its place which would replace those lost through the West Village extension. The 
revised location for the coach parking has not yet been confirmed although it has been 
indicated that this may be located adjacent to the police and site security offices. A condition 
[condition 19] is proposed to ensure that that a revised location is agreed prior to the loss of 
the existing facility and that the new facility is provided prior to the loss of the existing coach 
park.

(112) I am unaware of a situation that has arisen whereby parking spaces have been 
unavailable to the extent that vehicles park on the access roads into the centre or indeed 
neighbouring residential roads. The applicant's data with regard to parking space numbers 
has been assessed by KCC and accepted. I find no reason to disagree with their assessment 
in relation to additional parking demand and the ability to accommodate this. Taking this into 
account and the fact that KCC have not objected to the proposal on parking grounds, I have 
no reason to disagree with the applicant about there being no need for additional car parking.

Sustainable Modes of Transport and Travel Plan

(113) Paragraph 29 of the NPPF states that "the transport system needs to be balanced in 
favour of sustainable transport modes, giving people a real choice about how they travel." 
This is reinforced in a local context by Core Strategy Policy CS12(5)(a) which advises that in 
assessing applications for Bluewater, it will be considered what ability the scheme has to 
attract more shoppers from the immediate catchment, thereby supporting sustainable travel 
patterns. Additionally, the long time aim of opening the tunnels that link Bluewater to Eastern 
Quarry to provide Fastrack and pedestrian/cycle links is currently being investigated by the 
Ebbsfleet Development Corporation with the aim of bringing this forward sooner.

(114) Additionally, Policy CS4(1)(f) requires physical integration of Bluewater with 
communities surrounding it with footpaths and cycle paths and the application includes 
measures to promote and increase this.

(115) Bluewater is served by over 60 buses an hour during the day offering direct travel to 
destinations such as Dartford, Wilmington, Sevenoaks, Gravesend, Erith, Sidcup, 
Bexleyheath, Welling, Woolwich, Orpington and Lakeside. Regular coach services also 
operate between the Kent coast and London.

(116) In terms of rail connections, the centre is less than 2km away from Greenhithe 
station, which is served by frequent trains to both London Charing Cross to the west and 
Gravesend to the east with 2 of the 4 trains continuing to the Medway towns. Greenhithe 
station is served by a frequent bus service from Bluewater. A connecting bus service with 
Ebbsfleet provides further frequent rail connections to London St Pancras and Stratford or 
Ashford and the Kent coast via High Speed 1. International rail services to European cities 
including Lille, Paris and Brussels via Eurostar. 

(117) It is also possible to walk and cycle to Bluewater from existing surrounding 
communities but these routes are not very clear. The emergency vehicular access to the 
north west of the site leading to/from St James Lane provides a route for pedestrians and 
cyclists at any time of the day. This route is currently not well signed or particularly noticeable 
or welcoming. Cyclists can also travel via National Route 1 that runs east to west along 
Watling Street to the south of the site. Pedestrians can additionally access the site via public 
right of way DB15 that links to Waterstone Park as well as recently installed footways that 
provide links to the eastern side of St Clements Way and beyond. A seamless transfer from 
HS1 at Ebbsfleet to Bluewater using Fastrack via a tunnel through the spine separating 



Bluewater and Eastern Quarry would enhance this connectivity and deliver improved journey 
times.

(118) It is worth noting that since its opening in 1999 the community that surrounds 
Bluewater has changed considerably. There has been a vast increase in the population 
through the residential redevelopment of the Darent Valley Hospital site in Darenth, plus 
residential developments at Waterstone Park in Stone and Ingress Park in Greenhithe and 
the new St Clements Lake site. Future residential developments are planned for Eastern 
Quarry and substation (7,250 units). All of these developments will be within 1 mile of the 
boundary of Bluewater as the crow flies. In addition, there is a long-term aspiration to use the 
tunnel through the chalk spine between Bluewater and Eastern Quarry in order to link the two 
developments by providing a direct Fastrack route avoiding vehicular junctions and also 
potentially providing the opportunity for a walking and cycling route (dependent upon air 
quality issues). This link is identified in Diagram 6 of the Core Strategy and policy CS4 refers 
to the physical integration of Bluewater with existing and proposed residential communities 
surrounding it.

(119) The applicants' figures show that walking or cycling accounts for less than 1% of the 
total trips made to Bluewater. Considering the population catchment within a mile of 
Bluewater there is, I consider, potential to increase this. However, the physical segregation of 
Bluewater as a result of its location within the former chalk quarry does make this more 
difficult.

(120) The Core Strategy (CS) recognises these weaknesses and seeks to address them 
by: improving access in part (f) of policy CS4 regarding the Ebbsfleet to Stone priority area; 
Diagram 6 of the CS which shows a diagrammatic walking, cycling and Fastrack link between 
Bluewater and the adjacent Eastern Quarry development site; part 6 (a) of policy CS12 
regarding shopping centres; and part (g) of policy CS15 that applies a more generic 
requirement in respect of improving walking and cycling links and confirmation on how these 
requirements are to be met have been discussed above. Part (h) of this latter policy also 
requires that major new trip generating developments must be supported by a travel plan 
containing a package of measures ensuring sustainable travel, linked to monitoring and 
management of targets.

(121) The developer has recognised this and the application suggests ways in which the 
cycle and pedestrian links to the site can be improved. The developer proposes several 
different measures: -

- 20 additional cycle spaces adjacent to the west village.
- Re-provision of the 100 cycle spaces lost adjacent to the nursery.
- Provision of further cycle spaces in response to demand shown from the 

Travel Plan.
- Wayfinding signage for cyclists and pedestrians.
- Formalised walking and cycling links along desire lines.
- Upgrades to existing routes from St James Lane and Greenhithe to provide 

formal footways.

(122) I consider that the improvement of pedestrian and cycle links to be important to the 
future of Bluewater to assist and encourage visitors to use modes of transport other than the 
private car and to be in accordance with Core Strategy policy. Some details of the proposals 
have been submitted but I consider that the proposed development should deliver a 
significant improvement in pedestrian and cycle access through the site. The highway 
comments note that a revised detail of signage should also be agreed. Given that it could be 
several years before the development is first occupied, and circumstances may have changed 
in the meantime or other works undertaken, I consider it appropriate that final details of 
measures are agreed by way of a requirement through the proposed s106 agreement. It is 
necessary to deal with these measures through the s106 as some of the measures required 
may extend beyond the application site boundary, including the enhancement of the foot and 
cycle access from St James Lane into the centre. It is also worth noting that whilst the 
applicant has advised that walking and cycling routes within the site will be formalised from 



existing 'desire lines', this is also likely to require the provision of additional pedestrian/cycle 
crossings.

(123) As part of the consent for the redevelopment of Glow, a Travel Plan was required. A 
further travel plan requirement is included in the conditions proposed for this application 
[condition 25].  The Travel Plan will contain a number of 'hard' and 'soft' measures. For 
example, hard measures include the provision of secure, sheltered cycle parking, and 
adequate changing / showering facilities for staff.

(124) Soft measures include the provision of relevant travel information, including public 
transport timetables and route maps and local walking and cycling maps. Details regarding 
the purpose of the Travel Plan will also be included, as will contact details for the Travel Plan 
Co-Ordinator (TPC). The TPCs' role will be to implement the Travel Plan and promote the 
measures included within the plan. They will ensure that the Travel Plan is effectively 
marketed to employees, and to a certain extent visitors, and will research continuing ways to 
encourage the use of sustainable modes. The Travel Plan will also include a number of 
monitoring and management protocols, which will allow progress towards the modal shift 
targets to be recorded.

(125) Overall, I feel that the package of measures proposed are acceptable, and I 
anticipate that the above on and off site improvements will have some impact on the habits of 
local shoppers. 

Other issues: Responses to comments by consultees

(126) Comment: Gravesend needs consideration of impacts without the Heritage Quarter 
proposal occurring.
Response: The 'solus' impact of the Bluewater proposal, that is, on its own and without taking 
into account other developments such as Lakeside expansion but also the Heritage Quarter 
has been considered in full by CJ.  Consideration has also been given to the cumulative 
impact of the Bluewater proposal together with all other commitments. The 'solus' impact of 
the Bluewater proposal which does not take into account development of the Heritage 
Quarter, is provided in the summary table of calculated impacts in this report. The view that 
impact will not be significantly adverse is not predicated on the Heritage Quarter proceeding. 
This development proposal is discussed further below.

(127) Comment: Gravesend needs consideration of impacts without the Heritage Quarter 
proposal occurring.
Response: The 'solus' impact of the proposal alone i.e. without other developments such as 
The Heritage Quarter has been considered in full, along consideration of cumulative impact. 
For instance, the solus impact is highlighted in the summary table of calculated impacts in the 
report. The view that impact will not be significantly adverse is not predicated on the Heritage 
Quarter proceeding. This development proposal is discussed further below.

(128) Comment: The proposal is contrary to the Core Strategy which 'places Dartford at the 
top of the hierarchy'.
Response: Compliance with the Core Strategy is set out in the paragraphs above. The Core 
Strategy sets out a network of complementary shopping centres, and specific criteria for 
development at Bluewater. There is no policy requirement for development to have to show 
sequentially it cannot be located in Dartford town centre before Bluewater is considered.

(129) Comment: The proposal is in excess of the 5,000sqm threshold in CS Table 4.
Response: The proposal has addressed policy requirement CS12:5d accordingly which 
requires development beyond the guidance level (of 5000m2) to be the subject of a retail 
assessment.

(130) Comment: Concerns over the deliverability of the Heritage Quarter permission, 
especially if Bluewater expands, given the performance of Gravesend town centre recently, 
and the Carter Jonas report paragraphs 7.22-7.23.



Response: The concerns about the deliverability of the mixed-use redevelopment in 
Gravesend town centre ('The Heritage Quarter') put forward by the site's landowner are 
noted. This scheme gained permission in 2014 and it is believed there has been no 
construction activity on site in preparation for implementing the scheme. In my view, this 
raises questions as to whether the delivery of the Heritage Quarter scheme is contingent on 
the outcome of the Bluewater application.

The objector highlights some of the issues with the health of Gravesend town centre put 
forward in retail impact assessment. They particularly focus on CJ's comment that the 
scheme will not necessarily future proof the town centre and the likely dependence of success 
of the Heritage Quarter scheme (and its ability to attract 'multiple' brands) on Gravesend's 
vitality and viability.  In my view, taking into account the likely limited 'solus' impacts of the 
Bluewater proposal, I do not consider that they will have a material impact on Gravesend's 
vitality and viability and, therefore, these impacts are unlikely to impact on the success or 
otherwise of bringing the Heritage Quarter proposals forward. As stated earlier, I see no 
reason to expect a significant change in Bluewater's market orientation as a result of the 
extension and, therefore, I do not expect the ability for the prospective Heritage quarter 
scheme in attracting 'multiple' brands to be dependent on the outcome of the Bluewater 
extension.

(131) The objector cites a Secretary of State decision for a new retail development in the 
north of England in order to establish what planned investment is relevant to consider. They 
highlight that the Planning Inspector in this case interpreted national online guidance (PPG) 
as accepting relevant factors include: policy status, progress towards securing the investment 
(e.g. contracts established), and operator demand/investor confidence, and therefore 
concludes "These indicate to me that to be considered as a planned investment a project has 
to be at a very advanced stage."

(132) These factors are indeed potentially instructive. In the case of the Heritage Quarter, it 
is telling that the objector has provided no indication or evidence - where it is perfectly in their 
control and scope of influence/ knowledge - on the latter two of the three points. It is 
considered there is no specific case made in the objection letter that the Heritage Quarter is 
"at a very advanced stage". No contractual (or other details relevant to most of the 'tests' 
above) are provided in support here. Instead the objector simply goes straight on to assert "It 
is clear therefore that the Heritage Quarter 'scheme' is at a 'very advanced stage'". The 
objector states here that the "town centre's [existing] health remains a serious concern for 
investors", and then "Gravesend town centre is not a vital or viable centre". This does not, in 
my opinion, suggest the operator demand/investor confidence 'test' set by the Inspector in the 
north of England case (that they have highlighted) will be met, and it raises doubts over the 
deliverability of the scheme in current circumstances irrespective of the current Bluewater 
application. They conclude: "Clearly if the Heritage Quarter is delayed or fails to materialise at 
all the implications for Gravesend are significant."

(133) On this basis and the arguments set out above they recommend "extreme caution" in 
evaluating impacts. I consider an appropriate approach has been adopted, with consideration 
given to impacts are somewhat greater than modelled and appropriate actions proposed as a 
response to this and moreover, that the evaluation of the development has been suitably 
based on the NPPF requirement of verifying that impact is not 'significant[ly] adverse'.

(134) The objection fails to confirm that the Heritage Quarter necessarily meets the possible 
expectations of what constitutes a planned investment, but the CJ report has addressed it as 
a potential commitment; and the conclusions of this report do not depend on the positive 
impact on Gravesend town centre that arise from cumulative developments in the area.

Ecology

(135) Emerging Development Plan Policy DP25(3) requires proposals to avoid or reduce 
any significant adverse impact on existing bio-diversity features. The application involves 
reconfiguration of the lake and waterway adjacent to the proposed West Village extension. 
The site is not covered by any statutory or non-statutory ecological designations, however, 



the applicant has undertaken an ecological assessment and the conclusion of this is that the 
affected habitats are of negligible value. This assessment has been checked and accepted by 
KCC's Bio-Diversity section but they have advised that the drawdown of Lakes 7 & 7A should 
be carried out between October and February to avoid potential impact on amphibian larvae. 
A condition is proposed to ensure this is controlled [condition 16].

(136) The ecological assessment does note that there are two roadside nature reserves 
which are separated from the site via the existing quarry cliff faces. The closest of these is 
150m away with the second being 350m. Despite this distance, the report notes that the sites 
have the potential to be indirectly impacted from construction works and a Construction 
Environmental Management Plan (CEMP) is required. The CEMP would also control other 
issues such as the potential for reptiles to be present and addition to nesting birds. A 
condition is proposed to ensure this is submitted and agreed prior to commencement. The 
assessment also advises that a Landscape and Habitat Management Plan will be produced. 

(137) The applicant's ecological assessment also comments on other issues such as the 
potential for the presence of bats but comments that the site is considered to be of negligible 
potential to support roosting bats. The report does however comment that if there is a period 
greater than 18 months between the date of the report (July 2016) and the commencement of 
works that an updated survey should be undertaken and, if necessary, a methodology for 
proceeding should be agreed. A condition to cover this issue is proposed. I therefore 
conclude that the ecological impacts of the proposal have been adequately considered and 
appropriate mitigation is proposed though the submitted ecological assessment and 
measures proposed through conditions.

Socio-Economic Impact

(138) Paragraph 7 of the NPPF states that there are three dimensions to sustainable 
development, one of which is economic.
 
(139) Paragraph 19 of the NPPF states that "the Government is committed to ensuring that 
the planning system does everything it can to support sustainable economic growth. Planning 
should operate to encourage and not act as an impediment to sustainable growth. Therefore 
significant weight should be placed on the need to support economic growth through the 
planning system".

(140) The application confirms that the applicants are committed to continuing to invest in 
the local economy. The applicant has advised that Bluewater needs to evolve and respond to 
changes in the retailing market and competition from other regional shopping centre. Most 
noticeably is the opening of the Westfield Shopping Centre at Stratford and the high-speed 
transport links to this shopping centre that is available from Ebbsfleet. The applicant advises 
that the proposals are therefore seeking to retain more expenditure closer to Bluewater, 
rather than losing it to other regional shopping centres, by providing a shopping offer which is 
different to that provided by the neighbouring town centres. This will also have the effect of 
reducing the need to travel. I consider that this complies with criterion 5(a) and 5(b) of Policy 
CS12. 

(141) The applicant's Economic Statement advises that since opening in 1999 Bluewater 
has resulted in large economic benefits to the North Kent area, with Gross Value Added 
(GVA) estimated to be £306m annually, with employment at 7,500 with 67% going to people 
in Dartford and neighbouring districts and a total of 87% in Kent, Medway and Bexley. This 
proposal is anticipated to create up to 2,600 jobs and boost the area's GVA by up to £106m a 
year. The proposal will, therefore, continue to contribute significantly to economic growth in 
the area.

(142) The opening of new centres and expansion of existing ones in London and the South 
East is anticipated to impact on Bluewater's expenditure growth. The applicant advises that if 
prevented from expanding and remaining competitive this is likely to result in Bluewater losing 
out to its regional level competitors In these circumstances the applicants suggests that there 



is a risk that Bluewater will, instead, compete more directly with the type of shopping offer 
available in neighbouring town centres.

(143) I consider therefore that the extension of Bluewater does not simply deliver economic 
benefits at the margin which are attributable to the new floorspace but it also helps to secure 
those economic benefits already being enjoyed in the area, by protecting Bluewater's 
established position as a high quality regional level comparison shopping centre. I consider 
that these economic benefits are highly significant, and material to the overall judgement as to 
whether the proposed development complies with the NPPF presumption in favour of 
sustainable development.

(144) Policy CS11 seeks the delivery of a balanced relationship between homes and jobs. 
Bluewater is already a major employer in the region and the proposal will provide further 
employment opportunities in the area, both within and beyond the Borough boundary.  The 
proposal will make an essential contribution to employment opportunities.

(145) In addition to the above points, the applicant has agreed to provide employment and 
training enhancements through the proposed s106 agreement. This will comprise allowing 
incoming tenants and contractors to use the existing Learning Shop facility which will provide 
job advertising, training opportunities and the encouragement of retailers to recruit through 
the learning shop, I consider these benefits to be a positive impact of the scheme and 
contribute towards Bluewater's role as a major employer

Time period for implementation

(146) As with full planning permission, conditions are imposed on outline consents setting a 
time limit within which work should commence to avoid the consent expiring. With outline 
consents this is a two stage process with a time limit set for the submission of reserved 
matters and further time limit set for the works to subsequently commence. Typically reserved 
matters are required to be approved within three years of the date of the outline consent and 
works should commence within five years.

(147) With this application, the applicant has explained that the development is likely to be 
built in phases with the extensions to the shopping centre being built first, followed by the 
west village extension. It is likely that work on the extensions to the shopping centre would not 
commence until 2018 with the West Village extension commencing the following year and 
being completed 2020/2021, although this is only indicative and the applicant has explained 
that the extensions will only be constructed once occupiers have been identified. Given the 
possibility that due to the various works proposed construction may not commence within the 
normal time limit for outline applications, the applicant has requested that the timescale for 
this application require the reserved matters to be submitted within five years and the 
development to commence within five years, or two years from the approval of the last 
reserved matter, whichever is the latter. Given the scale and nature of the proposals and the 
different aspects of the application with potentially six separate construction works being 
undertaken I see no reason to object to the applicant's request.

Nursery facility

(148) The application results in the loss of the existing nursery facility that is located to the 
north-west of the shopping centre and adjacent to lake 7. Development Plan Policy DP21(2) 
advises that the Council will resist development that results in the loss of existing community 
facilities and the nursery is considered to be a community facility. The applicant has accepted 
that the nursery needs to be re-provided, however, at this stage it is not known whether this 
will be within the existing shopping centre, within extensions to the shopping centre, within the 
west village extension or elsewhere within Bluewater. The provision of the replacement facility 
is to be dealt with through the s106 agreement. It is possible that there will be a period 
between loss of the existing facility and the provision of a replacement, particularly given that 
one option is to replace the facility on/in the vicinity of the current site. However, this will be 
discussed with the applicant to ensure that either there is no period without the facility or any 
such period is kept to a minimum. I am satisfied that the s106 agreement will ensure that a 



replacement facility is provided and that a period without the nursery present is not fatal to the 
proposed scheme.

Referral to the Secretary of State

(149) Under the Town and County Planning (Consultation) (England) Direction 2009 
(Circular 02/09), an application must be referred to the Secretary of State if the authority is 
minded not to refuse it and the proposal involves any of the following:

(i) it is inappropriate Green Belt development;
(ii)  development outside the town centre comprising of or including retail, leisure 

or office use of more than 5,000 square metres;
(iii) it is a World Heritage site; the site is a playing field under the ownership of 

the local authority or used by an educational institution as a playing field, and 
Sport England have objected to the development;

(iv) development of a site in a major flood risk area where the environment 
Agency (EA) have objected.

(150) In respect of development outside town centres, the Circular further defines the 
circumstances where a referral would be required as development which is edge-of centre, 
out-of-centre or out-of-town and 'is not in accordance with one or more provisions of the 
development plan in force in relation to the area in which the development plan is to be 
carried out'. As set out elsewhere in this report, the proposed development is in a centre 
identified in the Core Strategy and it is considered to be in accordance with policies set out in 
the Core Strategy. Therefore, it does not trigger the above criteria and there is no need to 
refer the case to the Secretary of State for Communities and Local Government if planning 
permission is resolved to be granted by this authority.

(151) The above assessment was made in respect of the previous planning application and 
the situation has not changed. It is also noted that following the previous decision, 
Gravesham Borough Council requested the Secretary of State 'call-in' the application. 
However, the Secretary of State refused this request and commented: -

"The Secretary of State has carefully considered the impact of the proposal, and the key 
policy issues which this case raises. In his opinion, the proposals do not: involve a conflict 
with national policies on important matters; have significant long term impact on economic 
growth and meeting housing needs across a wider area than a single local authority; have 
significant effects beyond their immediate locality; give rise to substantial cross boundary or 
national controversy; raise significant architectural and urban design issues; or involve the 
interests of national security or of foreign Governments. Nor does he consider that there is 
any other sufficient reason to call the application in for his own determination. He has 
therefore decided the application should be determined at local level, and has not called it in."

PLANNING OBLIGATION 

(152) Regulation 122(2) 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.

(153) As mentioned above, a s106 agreement is proposed for this application and this is to 
deal with the following  issues: -

- Re-provision of a nursery facility.
- A retail mitigation contribution of £1.65m (indexed) to be used in Dartford, 

Gravesend and Chatham town centres to be used for projects to support the 
health of the town centre.



- Enhancements to pedestrian and cycle routes through the site in accordance 
with details to be agreed and to include:
- the provision of new crossing facilities for cyclists and pedestrians and 
specifically along the desire line route from St James Lane to the shopping 
centre.
- cycle routes through the site to provide a safe route which minimises 
crossing of accesses and is dedicated to cyclists or wide enough to provide a 
shared cycleway/footway
-signage of cycle routes and direct footways from the perimeter of Bluewater 
to the shopping centre entrances and cycle parking.
- cycle parking in convenient locations

- Employment/training initiatives through the existing Learning Shop facility.

I consider these obligations to be reasonable and necessary to make the proposal acceptable 
and provide specific mitigation in relation to the proposed scheme. Additionally, this 
application will require the Council to undertake significant additional work in the future with 
regard to administration of the s106 payment and separate legal agreements that will be 
necessary with adjoining Borough's. This additional work is considered to be beyond the 
scope of the work normally associated with a planning application and it is therefore proposed 
that an administrative fee of £50k be retained by DBC from the s106 payment. This does not 
affect the amounts set out in the report that will be available for each Borough.

FINANCIAL BENEFITS 

(154) Under section 75ZA of the Town and Country Planning Act officer reports to the 
Development Control Board are required to include a list of 'financial benefits' which are likely 
to be obtained by the authority as a result of the development. A 'financial benefit' must be 
recorded regardless of whether it is material to the Council's decision. Government advice is 
that the decision maker should consider whether it is a material consideration in the 
consideration of a planning application.

(155) In this particular case the following are the 'financial benefits' which I am aware of:

- Community Infrastructure Levy:  CIL is charged on the net increase in 
floorspace of the proposed development and in this case a chargeable area 
of approximately 30,000 square metres results in a CIL liability of £3.75m, 
which subject to indexation will be paid on implementation. Since this is an 
outline application, the actual CIL amount will be determined when the final 
floorspace figures for the various elements are known. The CIL amount is 
likely to be payable in phases.

As Members are aware the CIL money achieved from developments goes 
into a pot and must be used to fund infrastructure to support development in 
the area, this includes new schools and strategic junction improvements 
where the money will be paid to the authorities responsible for providing 
these services. The Cabinet agreed at its meeting on 9th March 2017, agreed 
governance arrangements for the allocation of CIL monies to infrastructure 
projects. Additionally, as mentioned above, part of the CIL income from this 
development has already been allocated to Highways England. In addition 15 
% of the CIL payment will be passed to Stone Parish Council Parish Council 
in accordance with CIL Regulations. I consider that this is a material 
consideration with regard to this proposal, as if the development were to 
commence, CIL monies received will assist in the delivery of  infrastructure 
projects that supports local development.

- Contribution of £612k (indexed) to the Borough Council to be used for  Town 
Centre enhancements in Dartford Town Centre



HUMAN RIGHTS IMPLICATIONS

(156) I have considered the application in the light of the Human Rights Act 1998. I am 
satisfied that my analysis of the issues in this case and my consequent recommendation are 
compatible with the Act.

PUBLIC SECTOR EQUALITY DUTY

(157) Due regard has been had to the Public Sector Equality Duty, as set out in Section 
149 of the Equality Act 2010. It is considered that the application proposals would not 
undermine objectives of the Duty.

CONCLUSIONS

(158) I consider that a key issue in determining this proposal is that extension of a slightly 
larger floorspace has previously been granted under the same planning policy framework. 
Whilst this permission has now expired, it is still an important material consideration in relation 
to this application as in my view there have been no significant changes in either the local 
situation or the policy position that would warrant a different decision. It is also important to 
note that the previous application proposed 30,500m2 of additional floorspace local in a single 
large expansion to the West Village. This application proposes a much smaller West Village 
expansion which will result in this element being less of a destination in its own right. The 
majority of floorspace proposed through this application is from five separate extensions to 
the existing shopping centre that provide for re-configuration, amalgamation and enlargement 
of existing units.

(159) Whilst above I recognise that there have been no significant changes since the last 
application that would warrant a different decision, I consider that there have been changes 
that support this application. These relate to the recent and on-going integration of Bluewater 
into its surrounding neighbourhood. There have been and continue to be many development 
proposals which provide new housing around the Bluewater site, most notable of which is the 
Eastern Quarry development that is coming forward. Additionally, there is the St Clements 
development and the potential for development of housing at the St James Lane site which 
has been approved by DC Board, subject to completion of a s106 agreement.

(160) The positive regeneration benefits that Bluewater brings to the area are also an 
important factor. Bluewater is regionally known as providing a high-quality destination which 
will act as an attractor and but also provides for existing and new residents particularly those 
that will be in the immediate surrounding communities. Such a role is critical to the 
regeneration of the area and is reinforced by Core Strategy policy CS5(b) which seeks to 
ensure that Bluewater maintains its role as a specialist regional shopping centre. 

(161) In terms of principle of the scheme, at the national level, the NPPF states in 
paragraph 14 that there is a presumption in favour of sustainable development in accordance 
with the development plan. The NPPF places significant weight on sustainable economic 
growth. The scheme seeks to retain expenditure closer to Bluewater in the light of competing 
pressures from other regional shopping centres which has the added benefit of reducing 
travel distances and ensuring that the offer remains relatively distinct from nearby local 
centres.

(162) At the local level, the Council's vision for 2026 includes a lively and vibrant Dartford 
town centre that will attract local residents to visit more frequently for a variety of purposes, 
retail, food and beverage leisure and culture, whilst the specialist and high quality shopping 
offer at Bluewater will provide residents with additional choice. This proposal aims to ensure 
that Bluewater remains a high quality regional shopping destination. Without the extension the 
applicants fear that this status will diminish over time as a result of competition from other 
similar centres I consider that this could ultimately result in Bluewater being less 
complementary to the shopping facilities on offer in places such as Dartford town centre and 
instead start to compete more directly. I consider therefore that the need to support the 
position of Bluewater in the regional shopping hierarchy is an important consideration.  This 



proposal also provides an opportunity to address the shortcomings acknowledged in the Core 
Strategy in respect of the site's accessibility with the existing and new local community by 
providing improved pedestrian and cycle routes.

(163) The package of improvements to encourage walking and cycling to the site as set out 
above will assist in encouraging other modes of transport other than by private car.

(164) In my view there is strong national and local policy support for the development. It will 
result in economic growth, the provision of new local jobs and improved integration with 
existing communities.

(165) The Retail Impact Assessment and independent retail advice commissioned by the 
Council conclude that there will be no material impacts on neighbouring town centres or more 
comparable higher order centres, which cannot be mitigated, as a result of the development. 
The proposed s106 agreement includes mitigation which will enable strengthening of 
neighbouring centres to reduce any potential adverse impact from this proposal, whilst 
maximising the potential to fulfil the aims of policy CS12 in maintaining a network of 
complementary shopping centres.

(166) I am satisfied that combined with the suggested conditions, the proposal will assist in 
reinforcing Bluewater's role as a specialist regional comparison centre that provides a 
shopping experience distinct from that found at neighbouring centres, compliant with local 
policy. 

(167) With the submission in outline form and with all matters reserved for future 
consideration, I consider that the scheme is acceptable and recommend approval subject to 
the suggested conditions and the completion of a section 106 legal agreement.

RECOMMENDATION:

Approval, subject to: -

Completion of a s106 agreement within six months of the date of this resolution;

01 Approval of details of the layout, scale and appearance of the building(s), the means of 
access thereto and the landscaping of the site (hereinafter called "the reserved 
matters") shall be obtained from the Local Planning Authority in writing before any 
development is commenced. Application for approval of the reserved matter(s) shall be 
made to the Local Planning Authority before the expiration of five years from the date of 
this permission. The development hereby permitted shall be begun either before the 
expiration of five years from the date of this permission, or before the expiration of two 
years from the date of the last of the reserved matters to be approved, whichever is the 
later.

01 In pursuance of Section 92(2) of the Town and Country Planning Act 1990.

02 The details to be submitted in accordance with Condition 1 shall accord with sections 3 
& 4 of the Design and Access Statement and the Design Specification and Framework 
also including the following drawings contained within Appendix 3 of this document, 
hereby approved: 

Site location plan - Parameter Plan A01 rev P01, Parameter plans A02 rev P01, 
Parameter Plan A03 rev P01, Parameter Plan A05, rev P01, Parameter Plan A01, rev 
P01,Parameter Plan A07A, rev P01, Parameter Plan A07B, rev P01, Parameter Plan 
A08, rev P01 and the following documents: -

- Ecological Assessment dated July 2016
- Floor Risk Assessment dated July 2016
- Preliminary Environmental Risk Assessment dated July 2016
- Transport Assessment dated July 2016



- Sustainability and Energy Strategy dated July 2016

02 The visual and other impacts of the development have been assessed in relation to the 
parameters of the development shown in the submitted drawings and will assist in 
maintaining the design integrity of the centre pursuant to policy CS12 of the adopted 
Core Strategy.

03 The details submitted in relation to condition 1 shall include details of a proposed 
phasing strategy and the phasing strategy shall to be updated at each reserved matters 
submission plan.

03 To enable the Local Planning Authority to retain control over the phased development 
of the scheme.

04 Development in the relevant phase, other than site clearance, demolition and other 
preparation works, shall not be commenced until impact studies of the existing water 
supply infrastructure of that phase have been submitted to, and approved in writing by, 
the Local Planning Authority in consultation with Thames Water. The studies should 
determine the magnitude of any new additional capacity required in the system and a 
suitable connection point.

04 To ensure that the water supply infrastructure has sufficient capacity to cope with 
the/this additional demand.

05 Before commencement of the relevant phase of development hereby approved, other 
than site clearance, demolition and other preparation works, details and samples of all 
materials to be used externally of the relevant phase of the development shall be 
submitted to and approved in writing by the Local Planning Authority. The development 
shall be carried out in accordance with the approved details.

05 To ensure that the development does not harm the character and appearance of the 
existing building or the visual amenity of the locality in accordance with Policy B1 of the 
adopted Dartford Local Plan.

06 Prior to the commencement of the West Village extension hereby approved, a 
certificate issued by an accredited Building Research Establishment consultant shall be 
submitted to the Local Planning Authority to demonstrate that the design can achieve a 
BREEAM 'Excellent' rating by standards as of the date of this notice. A BREEAM post 
construction review shall be undertaken confirming the BREEAM rating achieved for 
the extensions and buildings hereby permitted. This shall be submitted to the Local 
Planning Authority within 6 months of the completion of the development. Should the 
design not be capable of achieving a BREEAM rating of 'Excellent', then a report shall 
be submitted detailing the level to be achieved and the justification for this level.

06 To ensure that the development meets the objectives of energy efficiency in new 
building design and construction pursuant to policy CS23 of the adopted Dartford Core 
Strategy.

07 Prior to the commencement of the relevant phase of the development hereby 
approved, other than site clearance, demolition and other preparation works, details 
relating to counter terrorism design measures for the relevant phase should be 
submitted to and approved by the Local Planning Authority in consultation with the Kent 
Police Counter Terrorism Security Office. The design details shall include consideration 
of blast resistant materials, building management facilities and traffic management. The 
details shall be implemented as approved.

07 To ensure the safe ongoing operation of the shopping centre



08 Before any part of the West Village extension hereby permitted is commenced, an 
updated survey shall be carried out at the appropriate time of year for the presence of 
the species identified in Para 2.13 of the submitted ecological assessment ref 
WIE11382-100_R_1_2_2_NC dated July 2016. The results of the surveys and any 
necessary mitigation measures shall be submitted to and approved in writing by the 
Local Planning Authority prior to works commencing. The approved mitigation 
measures shall be implemented as part of the development.

08 To ensure the continued presence of protected species on the site.

09 Before commencement of any building operations on site, a contaminated land 
assessment, including a site investigation and remediation methodology (if necessary) 
shall be submitted to and approved by the Local Planning Authority.  If during any 
works contamination is encountered which has not previously been identified then the 
additional contamination shall be fully assessed and an appropriate remediation 
scheme agreed with the Local Planning Authority.  Any remediation details shall be 
implemented as approved.

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

10 Before any part of the West Village extension hereby permitted is commenced, a 
Construction Ecology Management Plan shall be submitted to and approved in writing. 
The plan shall address the following issues: -

(1) Hours of work in sensitive areas to ensure minimal light spill on adjacent 
habitats during construction works;

(2) The use of British Standards Best Practice Guidelines to reduce disturbance 
resulting from noise, surface run-off and vibration during construction works; 

(3) Measures to minimise dust arising during demolition and construction 
including, when necessary, regular damping down of the Site by spraying 
with water;

(4) Measures to protect retained habitats from the encroachment of works and 
root / soil compaction through appropriate fencing;

(5) any retained trees on and adjacent to the Site would be appropriately 
protected in accordance with BS 5837:2012 - "Trees in relation to design, 
demolition and construction - Recommendations"24; and

(6) Measures to protect retained waterbodies (including those waterbodies which 
connect to the Site) from pollution run-off using Environment Agency (EA) 
Best Practice Guidelines 25.

The development shall be constructed in accordance with the agreed methodology.

10 To minimise the impact of construction on existing bio-diversity.

11 Development of the relevant phase shall not begin until a detailed sustainable surface 
water drainage scheme for the site has been submitted to (and approved in writing by) 
the local planning authority. The detailed drainage scheme for the relevant phase shall 
be based upon the strategy set out in the Flood Risk Assessment by Waterman ref. 
WIE11382-100-R-5-2-2-YN dated 20/06/16 and shall demonstrate that the surface 
water generated by this development (for all rainfall durations and intensities up to and 
including the climate change adjusted critical 100yr storm) can be accommodated and 
disposed of without increase to flood risk on or off-site. The drainage scheme shall also 
demonstrate that silt and pollutants resulting from the site use can be adequately 
managed to ensure there is no pollution risk to receiving waters.

11 To ensure that the principles of sustainable drainage are incorporated into this proposal 
and to ensure ongoing efficacy of the drainage provisions.



12 The relevant phase of the development hereby approved shall not be occupied until 
details of the implementation, maintenance and management of the sustainable 
drainage scheme for the relevant phase of the development have been submitted to 
and approved in writing by the local planning authority. The scheme shall be 
implemented and thereafter managed and maintained in accordance with the approved 
details. Those details shall include:

(i) a timetable for its implementation, and
(ii) a management and maintenance plan for the lifetime of the development 

which shall include the arrangements for adoption by any public body or 
statutory undertaker, or any other arrangements to secure the operation of 
the sustainable drainage system throughout its lifetime.

12 To ensure that the principles of sustainable drainage are incorporated into this proposal 
and to ensure ongoing efficacy of the drainage provisions.

13 No impact piling shall take place until a piling method statement (detailing the type of 
piling to be undertaken and the methodology by which such piling will be carried out, 
including measures to prevent and minimise the potential for damage to subsurface 
water infrastructure, and the programme for the works) has been submitted to and 
approved in writing by the Local Planning Authority in consultation with Thames Water. 
Any piling must be undertaken in accordance with the terms of the approved piling 
method statement.

13 The proposed works will be in close proximity to underground water utility 
infrastructure. Additionally, the condition is required to protect the underlying 
groundwater from the risk of pollution and in accordance with the requirements of the 
National Planning Policy Framework (NPPF).

14 If during any works contamination is encountered which has not previously been 
identified, then no further development shall be carried out on that part of the site until 
the developer has submitted and received approval of an assessment of this 
unsuspected contamination together with an appropriate remediation scheme that is 
implemented as approved.

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

15 No infiltration of surface water drainage into the ground is permitted other than with the 
express written consent of the Local Planning Authority, which may be given for those 
parts of the site where it has been demonstrated that there is no resultant unacceptable 
risk to controlled waters. The development shall be carried out in accordance with the 
approved details.

15 To ensure the underlying aquifer is protected from any pollution arising from the 
drainage system.

16 The 'draw down' of water from Lakes 7 and 7A shall only take place between October 
and February.

16 To avoid a potential impact on bio-diversity.

17 None of the development hereby permitted shall be commenced prior to submission to 
the local planning authority and approval of a Code of Construction Practice to include 
details of: 

(a) Health and safety 
(b) Water management 
(c) Pollution control 
(d) Dust suppression 



(e) Waste minimisation and management 
(f)  Wheel washing 
(g) Construction vehicle routing

All work to be carried out in full accordance with the approved Code of Construction 
Practice unless agreed in writing with the Local Planning Authority.

17 To minimise any adverse impacts of the construction process in particular pollution of 
the surface or groundwater environment. Polluting discharges to groundwater (either 
via infiltration or through the lake system) could impact on the aquifer. The method 
statement should provide safeguards to ensure this does not happen.

18 No construction work shall take place on the site outside the hours of 0800 to 1800 
Mondays to Fridays inclusive, and 0800 to 1300 on Saturdays with no working on 
Sundays and Bank Holidays

18 To protect the amenities of the residents of nearby dwellings in accordance with 
Policies E14 and B1 of the adopted Dartford Local Plan.

19 Before the commencement of any development that results in the loss of the existing 
coach park, details of the proposed location of a replacement facility, shall be submitted 
to and approved in writing. The replacement facility shall be provided prior to the loss of 
the existing facility and in accordance with the approved details.

19 To ensure that adequate coach parking facilities are provided.

20 Prior to occupation of any of the development hereby permitted, six monolith digital 
boards that provide real time traffic information shall be provided at key welcome halls 
within the shopping centre and shall be used to display relevant travel information at all 
times that the shopping centre is open to the public. The screens shall thereafter be 
maintained at all times.

20 In the interest of the reduction of traffic congestion and encouraging sustainable travel.

21 Prior to occupation of the relevant phase of development hereby approved, car and van 
parking spaces in that relevant phase shall be provided within the curtilage of the site, 
in accordance with details to have been submitted to and approved by the Local 
Planning Authority beforehand. The spaces shall be maintained and kept available for 
such use at all times and no development, whether permitted by the Town and Country 
Planning (General Permitted Development) Order 1995 or not, shall be carried out on 
that area of land or to preclude vehicular access thereto.

21 To ensure the permanent retention of satisfactory car parking facilities in accordance 
with the Local Planning Authority's standards and Policies B1 and T23 of the adopted 
Dartford Local Plan.

22 Prior to the occupation of the West Village extension hereby approved details of 
facilities for the storage and collection of waste and refuse within the curtilage of the 
site shall be submitted to and approved by the Local Planning Authority. Development 
shall be carried out and thereafter maintained in accordance with the approved details.

22 To ensure that the proposed development does not prejudice the enjoyment by 
neighbouring occupiers of their properties and the appearance of the locality, and that 
adequate access can be gained by collection vehicles in accordance with Policies B1 
and H12/H14 of the adopted Dartford Local Plan.

23 Prior to the occupation of the West Village extension hereby permitted a Landscape 
and Habitat Management Plan shall be submitted to the Local Planning Authority. The 
details shall set out the method for monitoring and management of the landscaped 
areas.



23 To ensure the long-term ecological enhancement of the site.

24 Prior to occupation of the relevant phase development hereby approved, on site 
facilities shall be provided within the curtilage of the site within that phase for the 
secure and weatherproof storage of bicycles in accordance with details to have been 
submitted to and approved by the Local Planning Authority beforehand. Such facilities 
shall be maintained thereafter.

24 To encourage sustainable methods of transport in accordance with Policy T32 of the 
adopted Dartford Local Plan.

25 Prior to occupation of the development hereby approved, a Travel Plan is to be 
submitted to and approved by the Local Planning Authority that should cover the 
following issues: 

(1) Travel Plan co-ordinator; 
(2) Travel Surveys; 
(3) Measures to be taken to encourage walking, cycling, use of public transport 

and reduce car travel by staff and customers; 
(4) Monitoring and review; 
(5) Measures to address missed targets; 
(6) Programme for implementation.
(7) The use of variable message signing to promote other modes of transport.

25 The approved Travel Plan shall be implemented in accordance with the approved 
implementation programme.

26 Prior to the commencement of the use of the relevant phase hereby approved, a fat 
and grease trap for the relevant phase shall be installed to the foul drainage system in 
accordance with details to be submitted to and approved by the Local Planning 
Authority beforehand. The installed fat and grease trap shall thereafter be maintained in 
working order in accordance with the approved details.

26 To ensure the satisfactory discharge and free flow of drainage in accordance with 
Policy B1 of the adopted Dartford Local Plan.

27 Prior to the occupation of the relevant phase of development hereby approved bat and 
bird boxes shall be fixed to the building(s) or appropriate structures for the relevant 
phase in accordance with details to have been submitted to and approved by the Local 
Planning Authority beforehand. The boxes shall be maintained in accordance with the 
approved details.

27 Reason In order to provide an enhancement to biodiversity on the site.

28 The details submitted in pursuance to Condition 1 shall be accompanied by a scheme 
of landscaping and a programme for its management, which shall be implemented prior 
to first occupation (unless this falls outside of the planting season in which case it shall 
be implemented at the first opportunity during the following planting season, between 
October and March inclusive). Such landscaping shall thereafter be maintained for a 
period of five years. Any trees, shrubs or grassed areas which die, are removed or 
become seriously damaged or diseased within this period shall be replaced within the 
next planting season with plants of similar species and size to that approved.

28 To safeguard the visual amenities of the locality in accordance with Policy B3 of the 
adopted Dartford Local Plan.

29 Prior to being discharged into any watercourse, surface water sewer or soakaway 
system, all surface water drainage from parking areas and hardstandings shall be 
passed through an oil interceptor designed and constructed to have a capacity and 



details compatible with the site being drained. Roof water shall not pass through the 
interceptor.

29 To prevent pollution of the water environment in accordance with Policy B1 of the 
adopted Dartford Local Plan.

30 Notwithstanding the provisions of the Town and Country Planning Act 1990 and the 
Town and Country Planning (Use Classes) Order 1987 (or any amending or re-
enacting Acts or Orders), the development hereby permitted shall not exceed a net 
additional 30,000 square metres of lettable gross internal floor area.

30 To ensure that there is limited detrimental impact on retail centres outside the 
development and to reflect the proportion of convenience retail at the existing West 
Village pursuant to policy CS12 of the adopted Dartford Core Strategy 2011.

31 Notwithstanding the provisions of the Town and Country Planning Act 1990 and the 
Town and Country Planning (Use Classes) Order 1987 (or any amending or re-
enacting Acts or Orders), the development hereby permitted shall not exceed a net 
additional 1% of the additional floorspace hereby permitted and constructed of lettable 
gross internal floor area for convenience goods retail.

31 To ensure that there is no detrimental impact on retail centres outside the development 
and to reflect the proportion of convenience retail at the existing West Village pursuant 
to policy CS12 of the adopted Dartford Core Strategy 2011.

32 Notwithstanding the provisions of the Town and Country Planning Act 1990 and the 
Town and Country Planning (Use Classes) Order 1987 (or any amending or re-
enacting Acts or Orders), the development hereby permitted shall provide for a 
minimum of 51% and a maximum of 28,500m2 of the additional floorspace hereby 
permitted and constructed as net additional lettable gross internal floor space for 
comparison goods falling within Use Class A1 (retail).

32 To ensure the development maintains and supports the role of Bluewater as a 
specialist regional comparison shopping centre and provide an offer which is distinct 
from that of nearby town centres pursuant to policy CS12 of the adopted Dartford Core 
Strategy 2011.

33 Notwithstanding the provisions of the Town and Country Planning Act 1990 and the 
Town and Country Planning (Use Classes) Order 1987 (or any amending or re-
enacting Acts or Orders), the West Village extension hereby permitted shall provide for 
a maximum of 2,500 square metres of the additional floorspace provided and 
constructed as net additional lettable gross internal floor area for use classes A3-A5.

33 To ensure the development maintains and supports the role of Bluewater as a 
specialist regional comparison shopping centre and provide an offer which is distinct 
from that of nearby town centres pursuant to policy CS12 of the adopted Dartford Core 
Strategy 2011.

INFORMATIVES

01 New street name(s) and/or property numbers will be required for this development. 
Please apply as soon as possible as this process involves lengthy consultations. 
Please contact the Property Information Officer on: 01322 343434.

02 If planning permission is granted for the development which is the subject of this notice, 
liability for a Community Infrastructure Levy (CIL) payment is likely to arise.  Persons 
with an interest in the land are advised to consult the CIL guide on Dartford Council's 
Website (http://tinyurl.com/DartfordCIL) for information on the charge and any 
exemptions or relief, and to submit the relevant forms (available from 
www.planningportal.gov.uk/cil) to the Council before commencement to avoid 



additional interest or surcharges.  If liable, a CIL Liability Notice will be sent detailing 
the charges, which will be registered as a local land charge against the relevant land.

03 The applicant is advised that this permission is granted subject to the requirements and 
contributions as set out in the accompanying completed Section 106 agreement.
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