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Reference: 18/01377/FUL    Officer: Steven Bell 
 
Location: Land To West Of Bluewater Parkway 

Bluewater 
 
Proposal: Site clearance, building operations and other operational works to the existing 

cliffs to enable the erection of an adventure centre comprising a reception 
building, aerial trekking course, 360 vertigo swings, skydiving machine, zip 
wire, zip wire start tower and landing platform, 'giant swing', adventure platform 
and external rock climbing wall, with associated hard and soft landscaping 

 
Applicant: Blueco Ltd And Bluewater Outer Area Limited/Mr Mark De'Ath 

 
Agent:  Quod/Mr Michael Beale 
 
Parish / Ward: Stone / Stone Castle 
 
RECOMMENDATION: 
 
Approval 
 
SITE DESCRIPTION 
 
(1) Bluewater regional shopping centre sits in the middle of a 97 hectare quarry. The 
triangular shopping centre is surrounded by surface and decked car parks comprising 
approximately 13,000 spaces and leisure villages which break out from the mid-point along 
each mall. Beyond the main perimeter access road are a number of landscaped lakes adjacent 
to the cliff edges. 
 
(2) The application site is approximately 5.1ha in area and incorporates the chalk cliffs and 
lakes (known as Lake 5B and Lake 2) located along Bluewater's western and southern 
boundaries, which are topped with semi-natural woodland, scrub and grassland. The majority 
of the Site is occupied by Lake 5B. 
 
(3) The Site is bounded to the east by the internal Bluewater Parkway road, a four lane 
dual carriageway providing access around the Bluewater site. Visitor car parking, a day nursery 
and the main shopping centre building, including the House of Fraser anchor store, are located 
beyond. The southern part of the Site, which incorporates Lake 2 and the southern cliff-face, is 
also bounded by the Bluewater Parkway and multi-storey visitor car parking to the north. Dense 
semi-natural woodland located along the site boundaries offers screening from Bluewater 
Parkway and the main built development at Bluewater. 
 
(4) The Site incorporates a small parcel of dense scrub and internal service road located 
at the top of the northern cliff. This parcel of land is adjacent to a communications mast and is 
accessed off St James Lane, with access also available from Bluewater's internal service route 
'Cliff Reach'. School playing fields associated with the Stone St Mary's Church of England 
Primary School are located to the west, on the opposite side of St James Lane. The nearest 
residential properties to the Site are located approximately a hundred metres north and south 
of this parcel of land. 
 
(5) The A2966 is located to the south of the Bluewater site, with areas of agricultural land 
and the Darent Valley hospital beyond. Residential properties are located to the north and west 
of Bluewater off St James Lane. The entirety of the site falls within the wider Bluewater site and 
is solely owned by the applicant. 
 



THE PROPOSAL 
 
(6) Planning consent is sought for the provision of an adventure centre comprising several 
different elements. These are described below:- 
 

- A reception building located at the edge of the lake that is to the west of the 
car park to the House of Fraser unit. 

 
- 'Skywire' is a 680 metre Zip Line which will traverse the majority of the site. A 

start tower will be constructed on the parcel of land located on top of the 
northern cliff face, with a landing platform located in the south of the site. 
Participants will fly 'Superman' style down the zip wire, reaching a maximum 
speed of 40mph and dropping a height of 47 metres. 

 
- A 'Gravity' swing that will be set across the south-western corner of the 

shopping centre area. 
 

- An 'Adventure Platform' being a series of timber platforms cantilevered off the 
southern cliff face, with an airbag located at ground level below. The platforms 
will form the base for four activities known as 'Gorilla Slide', 'Free Fall', 'Big Air' 
and 'Base Jump'. These are all located is the south-western corner of the 
outdoor Bluewater area and adjacent to the southern cliffs. 

 
- 'Climbing wall' - a climbing wall constructed into the cliff-face. This is located in 

the same area as the Adventure Platform activities. 
 

- A 'Skytrek' which comprises an aerial obstacle course constructed on a series 
of connected wooden poles and raised platforms. The course will be located in 
the south west corner of the site and will culminate in a mini-zip wire taking 
participants to ground level. The course will measure approximately 170 
metres in length (75 metre trekking course and 95 metre zip wire). 

 
- A 'Skydiver' sky diving simulation machine. This is located in the same area as 

the Adventure Platform activities. 
 

- A set of 360o Vertigo Swings. These are located on the edge of a lake so that 
customers swing over the lake edge. 

 
- An indoor Virtual Reality experience. This is provided within the reception 

building. 
 
(7) In addition to the above, the applicant has confirmed that the facilities will not provide 
any music and no flash/strobe lighting is proposed. Also, as the facility will only operate during 
daylight hours, no external lighting is proposed. 
 
(8) The applicant has advised that the procedure to be followed by users of the zip wire 
will be: - 
 

- Arrive at reception. 
 
- Read and sign a disclaimer, be weighed and allocated a 'flight' number and 

await turn, receive an RFID tag to activate the camera system as they travel 
through the activity. 

 
- Be harnessed in the harnessing area and given helmet and googles. 
 
- Join the minibus which takes groups of eight to the start tower, exit the bus and 

walk up the stairs of the tower. 
 



- An instructor rechecks the harnessing and connects the participant to the 
cable. 

 
- Fly down the cable to the landing platform. 
 
- Land and be disconnected from the system by an instructor. 
 
- Walk back to reception via the designated pathways. 
 

(9) Other activities will be accessed either directly from the side of the lake or via a small 
bridge across a weir that provides access to the areas to the southern side of the lake at the 
southern end of Bluewater. This weir already has a bridge but the application includes a 
replacement bridge. 
 
(10) The applicant has advised that a similar facility to the one now proposed is already 
operating at the Eden project in Cornwall and it is intended that the facility will be run by the 
same operator. 
 
(11) The hours of opening will be seasonal and the proposed hours are:- 
 

- Every day from Easter (inclusive of Easter school holidays) to the end of 
October half term 10am to 5pm. 

  
- Summer school holidays - 10am to 8pm Monday - Thursday and 10am to 6pm 

Friday - Sunday.  
  

- End of October half term until Easter.  No weekdays Saturday and Sunday only 
10am to 4pm with no weekday opening. 

 
The above is a generic description of the proposed operating days/hours as school holidays 
and Easter dates vary. Specific dates are set out in condition 11. 
 
COMMENTS FROM ORGANISATIONS 
 
(12) KCC Highways: Following the receipt of further information from the applicant in relation 
to visitor numbers and parking arrangements, KCC Highways are satisfied the vehicle trips 
associated with the proposals will not have a severe impact on the highway network. Signage 
should be provided to ensure that vehicles do not part or load outside the reception building, 
with the possible use of road markings to prevent this but this would need to be enforcement 
by Bluewater shopping centre as this is not public highway. 
 
(13) Environmental Health: Following the receipt of an additional noise assessment from 
the applicant, Environmental Health are satisfied with the manner of evaluation that includes 
the noise of the suspended device on the wire and of screams. The evaluation has also added 
a penalty for intermittency and a character correction of +3 dB each. As the corrected value 
does not exceed the prevailing ambient noise level in the vicinity no adverse comment or 
observations regarding this proposal are raised. 
 
(14) Environment Agency: No objection 
 
(15) KCC SUDS: No objection 
 
(16) Swanscombe and Greenhithe Town Council: Members ask that the Planning Authority 
ensures that the additional traffic / vehicular movements that would result from this proposal be 
thoroughly studied and that confirmation is given that the infrastructure in the immediate and 
surrounding areas, which is already at an extremely high level, is adequate and has the capacity 
to take this. 
 
(17) Kent Fire & Rescue: No objection 
 



(18) KCC Biodiversity: No objection subject to conditions. They advise that they are happy 
that the Framework Ecological Mitigation Strategy sets out appropriate mitigation and 
compensatory measures for various protected species based on survey results. They advise 
that there should be Ecological Clerk of Works supervision throughout the entire period of site 
clearance (as set out in the Strategy) since this is when any negative impacts on protected 
species would be most likely to occur. They recommend a Biodiversity Monitoring Strategy to 
monitor ecological impact of works during development and the effectiveness of the 
implemented mitigation measures. They consider the monitoring recommendations set out in 
the strategy to be appropriate. Following submission of further information, they confirmed that 
the small amount of grassland to be lost would be unlikely to have a significant ecological impact 
and that the updated mitigation strategy provides adequate measures to mitigate this loss with 
the selective thinning of encroaching scrub. They are also happy that the development will 
incorporate appropriate enhancements for biodiversity, subject to their implementation being 
secured by condition. 
 
(19) Bean Residents Association: Have raised the following points:- 
 

- Not notified of 29-May-19 Event or of Targeted Public Consultation. 
 
- Are Members sure Bluewater is a suitable Extreme Sports location? 
 
- The users are unlikely to be shoppers; 
 
- The Ebbsfleet Implementation Framework, pg 52, promotes a Zip Wire etc. in 

Eastern Quarry. EDC have not expressed support by saying "no observations". 
Better to purpose design a facility in Eastern Quarry, allowing expansion. 

 
- Have Members visited the Eden facility & seen it includes 58 bed YHA Hostel? 
 
- The Eden site is close to 2 carparks plus one designated for disabled users. 
 
- Shoe-horning into Bluewater, using air-space over lakes, is unsatisfactory. 
 
- Location, within Bluewater Parklands, is in conflict with wildlife objectives. 
 
- How is pollution of groundwater aquifer lake, at low end of wire, prevented? 
 
- In an 'on-wire' accident, as at Eden, how do emergency services access?- 
 
- The 50,000 users a year do not include families and spectators. 
 
- What stops parking on St James's Lane & using emergency access on foot? 
 
- Reveal Mini-Bus turning at top and longer return journey via busy roundabouts. 
 
- "Hangloose Adventure" are not qualified to design anchorages into frost 

susceptible chalk. What investigation has been carried out to verify feasibility? 
 
(20) EDC: No objection 
 
(21) Tree Consultant: No objection. It is clear that there is a culture of tree planting at 
Bluewater and no high value trees are to be removed as a result of this proposal. 
 
NEIGHBOUR NOTIFICATION 
 
(22) Two consultation exercises have been undertaken on this application. The first 
consultation exercise was undertaken at the beginning of November 2018 when the application 
was first submitted. This resulted in significant objection to the application with 71 letters 
received. These raised a number of issues with the main concerns relating to noise, vehicles 
parking in St James Lane and impact on bio-diversity. 



(23) Given the concerns raised, the applicant requested that the application be held in 
abeyance whilst the issues were considered. Following this, the applicant submitted further 
information in relation to Highway issues, noise and bio-diversity. The applicant also held an 
open day to give objectors the chance to speak to the applicant directly about their concerns. 
Following this a re-consultation exercise was undertaken. The notification letter advised that 
due to the length of time that had elapsed and given the additional/revised information 
submitted by the applicant that previous comments would be given little weight and that fresh 
representations should be made if objections were still raised. 
 
(24) This re-consultation exercise has resulted in 25 objections to the application. The 
responses received are summarised as:- 
 

- The area does not have the highway infrastructure to cope with this scheme. 
 
- People will park in surrounding roads. 
 
- Increased noise from use of the zip wire equipment and from people 

screaming. Also, the summer Beach activity causes disturbance to surrounding 
residents from music etc and the zip wire facility will be closer to residents than 
this. 

 
- Litter and light pollution. 
 
- Don't believe the applicant's assessment that noise from the zip wires won't be 

heard. 
- The proposal will have an adverse impact on bio-diversity. 
 
- This is a great idea but this is the wrong location due to traffic impacts, -

especially when incidents occur. 
 
- There are already enough leisure facilities at Bluewater. 
 
- The proposal will affect Bluewater's Nature Trail. 
 
- There was a lack of notification by the applicant of the public consultation 

event. 
 
- Many residents are still unaware of this application. 
 
- Local residents will suffer from the construction process. 
 
- There will be more pedestrians crossing the road in St James Lane as a result 

of this application. 
 
- The proposed tower would overlook the primary school resulting in children 

being vulnerable. 
 
- Has the parking assessment taken into account the loss of parking at 

Bluewater from the summer 'Beach'? 
 
- Will the proposed mini-bus compromise the use of this route for emergency 

vehicles. 
- Restricted hours for construction should be set. 

 
(25) One letter has been received in support of the application which raises the following 
points:- 
 

- There is nothing like this in the south-east. 
 
- This would be of benefit to local groups such as the Scouts. 



RELEVANT POLICIES 
 
(26) The Dartford Core Strategy 2011, the Dartford Development Policies Plan 2017 and 
the Kent Minerals and Waste Local Plan 2016 form the Dartford's Development Plan and the 
application should be determined against this unless material considerations indicate 
otherwise. 
 
(27) Adopted Dartford Core Strategy adopted 2011 
CS1: Spatial Pattern of Development 
CS12: Network of Shopping Centres 
CS14: Green Space 
CS15: Managing Transport Demand 
CS22: Sports Recreation and Culture Facilities 
 
(28) Adopted Dartford Development Policies Plan 2017 
DP1: Presumption in favour of sustainable development 
DP2: Good Design 
DP3: Transport Impacts of Development 
DP5: Environmental and Amenity Protection 
DP14: Retail and Town Centre Development 
DP25: Nature Conservation and Enhancement 
 
(29) Dartford Parking Standards Supplementary Planning Document 2012. 
 
(30) The NPPF is also a material consideration. 
 
(31) Draft Stone Neighbourhood Plan. 
 
COMMENTS 
 
Key Issues 
 
(32) I consider that the key issues in this case relate to the principle of the proposed 
development, Traffic/Parking, Noise, Appearance/Design, Nature Conservation/Biodiversity 
and Geology. 
 
Principle of the proposal 
 
(33) Core Strategy Policy CS12: Network of Shopping Centres identifies Bluewater as one 
of the Borough's centres which will act as the main foci for shopping and leisure activity, based 
on the roles for each centre in Table 3. Table 3 identifies Bluewater as providing leisure as well 
as retail services and notes that 'Bluewater will need to evolve to maintain its competitive 
position as a regional level centre'. Para 5 of this policy specifically relates to Bluewater 
Shopping Centre and advises that the assessment of proposals will take account of the ability 
of the scheme to maintain Bluewater's role as a specialist regional comparison shopping centre 
and provide an offer which is distinct from that of nearby town centres. Para 6 seeks to ensure 
that the parkland setting is maintained as a recreational and biodiversity resource. Policy DP14 
confirms Bluewater as a location where shopping and leisure activity will be supported. It also 
aims to ensure that investment is directed towards centres, with main town centre uses located 
sequentially and in accordance with Policy CS12, considering sites within the Borough's 
network of centres first. Core Strategy Policy CS22 advises that the Council will seek to extend 
sports, cultural and recreational facilities in the Borough. Para 2 of this policy advises 
specifically that the Council will work with its partners to implement consents for sports, 
recreation and culture facilities at Eastern Quarry, Ebbsfleet and Bluewater. 
 
(34) The proposed activity centre is likely to generate some linked trips to the retail centre 
and will assist in diversifying Bluewater's offer as a regional shopping centre. Policies CS12, 
CS22 and DP14 identify Bluewater as a location where leisure and recreational activities are 
supported. It is considered that there is no in principle objection to an activity centre in this 
location, subject to its acceptability in all other respects. Furthermore, the nature of the 



adventure activities proposed, including the 680m zip wire and giant swing, lends itself to a 
large, open site with varying topography and natural features. 
 
(35) The natural environment forms an important part of the proposed adrenalin based 
activities and the visitor experience which the applicant wishes to create. Given these functional 
requirements, there are no other suitable sites within Dartford's network of town centres or the 
wider borough which are capable of accommodating the proposed development. The proposed 
adventure centre, which comprises a small reception building and series of activities designed 
into the surrounding landscape, is considered to be of a size and scale which is appropriate to 
Bluewater's overall function. 
 
(36) Comments from Bean Residents Association advise that the Ebbsfleet Implementation 
Framework (EIF) promotes a Zip Wire in Eastern Quarry and that EDC have not expressed 
support by saying "no observations". The reference to a zip wire at Ebbsfleet made by Bean 
Residents Association relates to a concept diagram in the EIF, which is annotated as illustrative 
and simply suggests activities that could be incorporated into a local park design. There is no 
policy basis for refusing the application based on the inclusion of a zip wire. 
 
Traffic/Parking 
 
(37) Policy CS12 advises that shopping centre development proposals will need to ensure 
that impact on the highway is minimised. Policy DP3 is also concerned with considering the 
transport impacts of development. 
 
(38) To assess the traffic/parking issues (and also noise/disturbance issues), it is important 
to assess the number of visitors to the facilities. The details submitted with the application 
advise that the combined attractions have a maximum capacity of 280 users per hour. Clearly 
this has the potential to generate significant visitor numbers to the attraction. However, this is 
not a Theme Park style facility where high-volume and long queues are present. For the wire, 
riders will have to put on safety equipment, watch a video briefing and be transported to the 
facility by minibus in small numbers. These necessary steps are significantly different to 
operations at a typical theme park. The details advise that based on experience from the 
existing facility operated by the same operator (at the Eden Project in Cornwall), that the 
maximum number of visitors per year is not expected to exceed 50,000. This assessment 
assumes a 'worst case' scenario that the visitor numbers will be double that from the Eden 
Project. I consider this a robust assumption to base visitor numbers on. 
 
(39) Taking this further, the applicant has undertaken a transport assessment based on 
50,000 visitors per year and has also undertaken a comparison on combined journeys with the 
Eden Project facility. At the Eden Project, the applicant has advised that 100% of the trips are 
linked to the main Eden Project attraction and are not separate/isolated trips. However, in 
relation to the Bluewater proposal, the applicant has assumed that only 25% of trips to the 
facility will be linked to the existing Bluewater site and 75% of the trips will be new. KCC 
Highways consider this basis for assessment to be robust. The proposal will therefore generate 
37,500 additional annual trips. Previous data (Bluewater 2016 modal split data) shows that 68% 
of visitors are car drivers (with the remainder comprising pedestrians, cyclists and public 
transport users). Assuming the facilities receive double the number of visitors compared to the 
established facility at the Eden Project and a similar modal split to existing Bluewater visitors, 
the proposal will therefore result in a maximum of 25,500 new car trips annually. 
 
(40) Data from the Eden Project facility shows that, as expected, the busiest month is 
August with this attracting up to 23% of annual visitors. Given the activities are outdoor, it is 
reasonable to assume similar seasonal variations at Bluewater. The proposal would therefore 
result in 5,865 trips during August or 189 additional trips per day during peak operation. From 
existing 2016 data, the average annual daily traffic flow to Bluewater was 24,745. The proposal 
would therefore result in a maximum daily increase during August of 0.7%, with a lower increase 
for other months. I also note that the expected peak for the Adventure Facility would coincide 
with Bluewater's quietest period with almost a quarter of all visitor coming in one month. Such 
a seasonal variation and limited opening hours during the Autumn/Winter due to naturally lower 
demand for outdoor activities, would result in far fewer trips during Bluewater's busiest time 



which is around Christmas and the New Year. During this time there would be no additional 
traffic during the week (given the proposed winter operating hours) and minimal traffic at 
weekends. KCC have also raised no concerns with regard to the impact of additional traffic on 
the surrounding highway network. Given the above, and KCC's comments on the application 
which consider the applicant's assessment and assumptions to be robust, I consider the traffic 
impacts of this scheme to be minimal. 
 
(41) Apart from traffic generation, it is also important to consider how the scheme will 
operate and where customers will park. Concern has been expressed that zipwire customers 
will park in St James Lane to access the zip wire launch tower. The application details explain 
that all customers will initially call at the reception centre to be guided/transported to their 
chosen activity. In relation to the zipwire, users are booked in, ticketed and harnessed in the 
reception centre and also watch a safety video. It is therefore impossible to directly access this 
facility and bypass reception. The end of the zipwire is at the opposite side of the quarry to the 
St James Lane access and customers return to the reception building over the bridge and 
footway at this end of the site. Therefore, customers will have to call to the main reception 
building and then if using the zip wire, they will be transported from the reception building to the 
zip wire facility by mini-bus.  
 
(42) A lay-by will be provided towards the top of the access route to allow the mini-bus to 
drop off and turn around. Given this customers will be advised to park in the surface car park 
that is outside House of Fraser. From experience this is one of the least used car parks in the 
shopping centre and also the closest spaces to this facility with be those farthest from the shops 
and the least used. Customers will be directed to use a footpath route to access the centre via 
an existing subway and wooden fencing will be erected to ensure that visitors do not use a 
'desire line' across the access road. 
 
(43) Given that the traffic assessment has been undertaken on the basis of a maximum 
number of visitors per year, I consider it necessary to impose a condition limiting the consent 
to these numbers and also for the purposes of monitoring/enforcement, to require the applicant 
to keep and if requested, provide details of numbers of users to the attractions.  
 
(44) Despite the above assessment, given the concerns of residents it is considered prudent 
to impose a planning condition that requires a review of the impact of the operation of the facility 
on the St James Lane entrance/road. Condition 17 therefore requires the applicant to undertake 
a review of any issues arising in relation to the St James Lane access area as a result of the 
development and to agree with the Council necessary mitigation measures. 
 
Noise 
 
(45) Concerns have been expressed about noise from people screaming as they leave 
tower on the zip wire facility and also from noise from the equipment as it travels along the zip 
wire. 
 
(46) The applicant submitted a noise assessment with the original submission and following 
objection to the application in relation to the original consultation exercise, an additional noise 
assessment has been submitted. This assessment comprises monitoring of the existing 
background noise levels in the area, an assessment of the sources of noise and a comparison 
of the expected noise levels to the background levels. From this conclusions are drawn on the 
likely impact of the proposal. 
 
(47) Measurement of the existing background noise levels were taken to the north of the 
proposed tower location. The equipment monitored background noise levels both at day and at 
night and noted that the main influence of noise at the chosen location was due to traffic on St 
James Lane. 
 
(48) For the proposed adventure centre, the applicant's acoustic consultant visited the 
existing facility at the Eden project and measured sounds levels when in use. The measurement 
was taken at a distance of 1m from the cable and the measurement lasted about 50 seconds 
(the duration of a single ride). The predicated noise levels from the adventure centre also take 



into account the predicted noise levels from people screaming/shouting (taken from existing 
data). From this information, the submitted assessment considers the anticipated change in 
noise levels at 3 receptor locations in St James Lane. The results of the applicant's technical 
assessment shows that on the basis of a 'worst case' scenario, the predicated sound impacts 
have been identified to be in the range of 'No Impact' to Low Impact'. This category is defined 
as, 'Noise that can be heard, but does not cause any change in behaviour or attitude. It can 
slightly affect the acoustic character of the area but not such that there is a perceived change 
in the quality of life.  
 
(49) The applicant's assessment is highly technical and has therefore been assessed by the 
Council's Environmental Health Department. They accept the method of assessment as well 
as the conclusion that that there will be low to no noise impact. It is noted that the facility will 
not operate outside of daylight hours. Policy DP5 advises that development will only be 
permitted where it does not result in unacceptable material impacts, either individually or 
cumulatively, including noise. Based on the noise assessment, the impact is considered to be 
acceptable. 
 
Appearance/design 
 
(50) In relation to appearance/design, the features around the lake are largely wooden 
structures and these are set within the existing woodland areas and also against the back drop 
of the surrounding cliffs. I consider the general appearance and design of these to be 
appropriate for the location and they will not detract from the current open nature of the areas 
surrounding the lakes. 
 
(51) Some objectors have raised concerns with regard to the appearance of the zip wire 
launch tower. This is to be located approximately 40m to the north of the St James Lane 
emergency access point and will be set among the existing trees/vegetation. This launch tower 
is a 15.5m high wooden structure that has slatted sides such that the walls are only partly infilled 
and also there is no glazing in the openings. The use of natural materials, its open design and 
its location is considered to soften its visual impact. It will be largely screened by adjoining trees 
although the top section will be visible. The photographic renderings show that it will have a 
limited impact on the street scene. 
 
(52) The reception building will be the focal point for all visitors and comprises two semi-
spherical buildings joined by a central wooden entrance. The building is wooden framed and 
covered in canvas. It would be located on an existing hardsurfaced area adjacent to a plant 
building. This building would remain and be used as an equipment store. The reception building 
would include a veranda area to the rear that would extend out slightly over the lake to give 
visitors views of the facilities including those using the main zip wire feature. It would also have 
a parking/collection area for the minibus service taking customers to the zip wire facility. This 
building would be seen between the adjacent trees and the backdrop of the cliffs. The design 
of the building is innovative and I consider it to reflect the nature of the adventure park use and 
also the surrounding development. I consider the design to be appropriate for this location and 
also note that this building will not be visible from outside the Bluewater shopping centre. 
 
Nature Conservation/Biodiversity 
 
(53) The areas around Bluewater shopping centre including the lakes and immediate 
surrounding area are designated as Green Space. Core Strategy Policy CS14 advises that the 
Council will protect and enhance existing open spaces. The impact of the proposed 
development is therefore an important consideration. Concerns about the effects on biodiversity 
and nature conservation have been raised by objectors. DPP Policy DP25 requires applications 
to avoid significant adverse impact on existing biodiversity features. Where development is 
permitted, it requires mitigation to be provided. Para 2(b) of Policy DP25 requires measures for 
protection during construction and mechanisms for on-going management and monitoring and 
para (3) of the policy requires enhancement where possible. Para. 175 of the NPPF states that 
'opportunities to incorporate biodiversity improvements in and around developments should be 
encouraged.'  
 



(54) The application submission contained a bat survey, a preliminary ecological appraisal, 
an Ecological Mitigation Strategy and an Arboricultural Survey. In terms of the physical impact 
of the development, the reception would be largely built on an existing hardstanding area 
although a section of grassland and some trees would be lost. The start of the Skywire would 
involve loss of a small section of scrub/trees. A small section of woodland/grassland would be 
lost to allow construction of aerial trekking course, 360 swings, adventure platforms and 
skydive. The footbridge would require selective understorey clearance. The proposed 
adventure centre will only operate during daylight hours, with no increase in lighting anticipated. 
 
(55) The applicant has stated that "The natural environment will form an important part of 
the visitor experience and the applicant is committed to maintaining and enhancing local 
biodiversity. As such, the applicant will develop a long term ecological/landscape management 
plan for the site. The plan will actively promote the growth and management of the biodiversity 
on site, including the woodland habitat, and help improve and safeguard it for the long term….." 
 
(56) The Ecological Mitigation Strategy sets out construction phase measures to minimise 
impact on habitats within the site, breeding birds and protected species and suggests 
supervision by an Ecological Clerk of Works. Any vegetation to be cut back is to be done with 
mixed vegetation heights and scalloped edges to provide variations in conditions to increase 
species diversity. The clearance is to be carried out by hand. 
 
(57) It also sets out compensation and enhancement measures as follows: 
 

-  9x Schwegler 2F bat boxes to be installed on retained mature trees within the 
site; 

 
-  3x Schwegler 1B boxes, 3x 1N boxes and 3x 3S boxes suitable for blue tit/great 

tit, robin/wren and starling respectively 
 
-  1x Schwegler Peregrine Falcon nest box 
 
-  hibernaculum for amphibians and reptiles 
 
-  9x dormouse nest boxes 

 
The applicant also states that they will provide the following in addition to the measures set out 
in the initial Strategy: 
 

- The introduction of native wildflower verges around the Bluewater nature trail 
and application site. 

 
- The provision of five additional bird boxes across the Bluewater site, including 

1 x Swift Box, 1 x Sparrow Terrace Box and 3 x Standard Apex boxes. 
 
- A Generous tree planting scheme. 

 
(58) KCC Biodiversity section state that they are happy that the Framework Ecological 
Mitigation Strategy sets out appropriate mitigation and compensatory measures for protected 
species based on the survey results. They also advise that there should be Ecological Clerk of 
Works supervision throughout the entire period of site clearance since this is when any negative 
impacts on protected species would be most likely to occur. They recommend a Biodiversity 
Monitoring Strategy to monitor ecological impact of works during development and the 
effectiveness of the implemented mitigation measures. They consider the monitoring 
recommendations set out in the submitted strategy to be appropriate. Following submission of 
further information, they confirm that the small amount of grassland to be lost would be unlikely 
to have a significant ecological impact and that the updated mitigation strategy provides 
adequate measures to mitigate this loss with the selective thinning of encroaching scrub. They 
are also happy that the development will incorporate appropriate enhancements for biodiversity, 
subject to their implementation being secured by condition.  
 



(59) I consider that the application complies with the requirements of Policy DP25 and has 
an acceptable impact on biodiversity. Conditions are proposed to ensure that works are carried 
out under suitable supervision and that the mitigation and compensation measures are provided 
and monitored in accordance with the details assessed and accepted by KCC Biodiversity 
section. 
 
(60) Linked to the biodiversity impacts is the consideration of the loss of trees required for 
the provision of the facilities. The two main areas within which trees are to be lost relate to the 
provision of the reception building and the zip wire tower. Both of these areas contain relatively 
dense areas of trees. The Council's arboricultural consultant has confirmed that the trees to be 
lost are not noteworthy in terms of their appearance or species. Additional compensatory tree 
planting is also being proposed. I therefore consider the arboricultural impacts of the proposal 
to be acceptable. 
 
Other issues - Geological Impact 
 
(61) The cliffs around Bluewater shopping centre are designated in the development plan 
as Regionally Important Geological Sites (RIGS). There are only a couple of such designations 
in the Borough and the impact of the proposed works on the cliffs is therefore an important 
consideration. The applicant was required to submit a geo-technical assessment with the 
application. Given the expertise required to asses these details, the Council appointed an 
engineering consultancy to review the proposal. The consultants advised that there may be 
some local spalling/crumbling as the area around where the anchors are to be fixed is stabilised 
but this would happen anyway and is unlikely to be detrimental. They have also commented 
that the anchorage loads required for installation of some of the equipment can be sustained 
without the integrity of the cliff face being affected. Given this independent assessment of the 
application, I consider that the facilities can be provided without an adverse impact on the cliffs 
surrounding the shopping centre. 
 
Opening hours 
 
(62) A resident has raised the issue of opening hours and the fact that the hours stated on 
the planning application form don't match those statement in the supporting statements 
submitted with the application.  
The reason that the opening hours vary between the application form and the documents 
submitted with the application is that the application was submitted through the planning portal 
and this doesn't allow for the form to be completed in such a way that seasonal variations can 
be shown. The proposed opening hours are set out in condition 11. 
 
Health and Safety 
 
(63) Some objectors have raised the issue of Health and Safety and Bean Residents 
Association have queried whether the applicant is suitably qualified/experienced to design and 
operate such a facility. This is not a planning issue as Health and Safety matters are dealt with 
under other legislation. However, the applicant has responded to this point and advised that the 
operator will have their own rescue system in place. This is similar to the arrangements already 
operating at the Eden Project facility and in the event of an incident on the zip wire, the operator 
would be responsible for rescuing the user and if necessary the Ambulance Service would take 
over once the rider has been taken off the zip wire. Additionally, the facility will be required to 
meet ADIPS (Amusement Device Inspection Procedures Scheme) Certification. This 
certification is used for every fairground or amusement park type ride (including this adventure 
park type of activity). With this process, each year inspections are carried out by an independent 
body, whose capability to perform competent and independent inspection is assessed and 
monitored on an ongoing basis under the ADIPS scheme. Additionally, Kent Fire Brigade have 
been consulted on the application and have raised no objection. 
 
Existing telecommunications installation 
 
(64) There is an existing telecommunications mast adjacent to the proposed zip wire tower 
and consideration has been given to any potential conflict between the mast and the zip wire 



facility. It is not a mobile phone mast but is used for emergency services communications and 
links to another mast in Cobham via 'Line of Sight'. The applicant has submitted details showing 
the exact relationship with the zip wire tower and the zip wires themselves. The operator of the 
mast (Motorola) has confirmed that the proposed zip wire feature will not adversely affect their 
facility and that the submitted construction methodology is acceptable. 
 
Use of reception building 
 
(65) The applicant has advised that snacks/drinks will be available in the reception building 
but this will not include cooked food or alcoholic drinks. The facility will only provide soft drinks 
and teas/coffee's etc in addition to confectionery/cereal bars. A condition is proposed to ensure 
that the facility is not used for the preparation or sale of hot food. 
 
PLANNING OBLIGATION  
 
(66) Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 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. 

 
All applications finally determined after the 6th April 2010 must clearly demonstrate that any 
planning obligation that is used to justify the grant of consent must meet the three tests. 
 
FINANCIAL BENEFITS  
 
(67) 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. 
 
(68) 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 672 square metres results in a 
CIL liability of £16,800, which subject to indexation will be paid on implementation. 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.  In addition 15 % of the CIL payment will be passed to Stone 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. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(69) 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 
 
(70) 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. 
 
 



ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS 
 
(71) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017), the proposal is Schedule 2 development. A screening opinion has been 
adopted which concludes that the proposal is not ' EIA development'. 
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(72) The application proposes the provision of a leisure activity within the area of Bluewater 
Shopping Centre. The Council's policies recognise that Bluewater is also a leisure destination 
in addition to being a specialist regional shopping centre and Bluewater already includes a 
number of leisure activities including Cinemas, crazy golf etc. There is therefore no in principle 
objection to the provision of further leisure activities at the centre. 
 
(73) Concerns have been raised that the proposal will result in increased noise to 
surrounding residents in particular from use of the zip wire facility. However, the applicant has 
undertaken an assessment of anticipated noise levels and compared these to the current 
background levels and concludes that the proposal will have very little impact. The submitted 
details and the applicant's conclusion have been checked and accepted by the Council's 
Environmental Health Department. A condition is also proposed to limit the hours of 
construction. A condition is also proposed to ensure that the facility is operated in accordance 
with the submitted noise assessment. 
 
(74) Concerns have been raised with regard to the impact on biodiversity. The applicant has 
submitted an assessment of the existing situation, the likely impact and proposed future 
enhancements. This has been accepted by KCC Biodiversity and the proposed condition 
include a requirement for the applicant to appoint a specialist to monitor construction on site. 
 
(75) The proposal is predicted to generate very little additional traffic in comparison to the 
traffic already generated by the Shopping Centre and the additional car parking can be 
accommodated within existing car parks. I also note that the peak demand for this facility will 
occur during the summer months when Bluewater is typically quieter. A condition is also 
proposed requiring a review of the impact of the scheme on the St James Lane emergency 
access area. 
 
(76) Other issues raised by objectors in relation to Health and Safety concerns and the 
suitability of the operator to install and run the facility are made without any basis and are not 
planning issues. 
 
RECOMMENDATION: 
 
Grant planning permission for the reasons set out in this report and subject to the following 
conditions:- 
 
01 The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 
 
01 In pursuance of Section 91(1) of the Town and Country Planning Act 1990. 
 
02 The development shall be carried out in accordance with the following plans and 

documents: 
 

16859/1 (Existing Location Plan), 16859/2 (Existing Site Plan), 16859/3 (Proposed Site 
Plan), AP 01 (Adventure platform - Overview), AP 02 (Adventure platform - Side and Plan 
Views), AP 03 (Adventure platform - Left and Right Views), AP 04 (Adventure platform - 
Platform deck plan and views), AP 05 (Adventure platform - Section), AP 06 (Adventure 
platform - Slide views), AT 01 (Aerial trekking course - Overview), AT 02 (Aerial trekking 
course - Side and plan views), AT 03 (Skytrek Location Plan), AT 04 (Aerial trekking 
course - Detailed elevations and plan views), CW 01 (Climbing wall - Overview), CW 02 
(Climbing wall - Elevation), V 01 (Vertigo 360 - Overview), V 02 (Vertigo 360 - Standard 



Views), V 03 (Vertigo 360 - 360 Swing Plan view), R 01 (Reception - 
Reception/Harnessing area/toilets plan view), R 02 (Reception - Overview Reception), R 
03 (Reception - Internal views), R 04 (Reception - illustrative views), R 05 (Reception - 
Reception/Toilet Block/ Kit Store elevations), R 06 (Reception - plan view of reception 
and ancillaries), L 01 (Logistics - Vehicle pick up / drop off), L 02 (Logistics - Visitors 
access to site), L 03 (Logistics - Dispatch tower plan), L 04 (Footpath Plan), L 05 
(Logistics - Bridge Overview), L 06 (Logistics - Access Bridge plan and side view), L 07 
(Logistics - Plan of Bridge and Access Path), SD 01 (Skydive machine - Overview), SD 
02 (Skydive machine plan), SD 03 (Skydive machine - Plan view and elevations), SW 01 
(Skywire - Overview), SW 02 (Skywire - Start tower side views, elevation and plan view), 
SW 03 (Skywire - Dispatch tower side views), SW 04 (Skywire - Internal views), SW 05 
(Skywire - Floor plan), SW 06 (Skywire - Landing Platform Overview), SW 07 (Skywire - 
Landing Platform Location Plan), SW 08 (Skywire - Landing Platform side and plan 
views), S 01 (Gravity Swing - Overview), S 02 (Gravity Swing - Details), S 03 (Gravity 
Swing - Swing/Zip Landing Location Plan), T 01 (Technical details - Zip cable termination 
into cliff), T 02 (Technical details - Adventure platform detailed views), T 03 (Technical 
details - Ground anchor Zip detail), T 04 (Technical details - Giant Swing Details), 
Hangloose Management Plan, Ecological Mitigation Strategy Rev A (as amended by 
applicant's response dated 26th February 2019). 

 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 All construction works, including site clearance, shall be carried out under the supervision 

of a suitably qualified Ecological Clerk of Works in strict accordance with the construction 
phase mitigation measures detailed in sections 3 to 11 of the approved Framework 
Ecological Mitigation Strategy (Middlemarch Environmental Ltd August 2018) unless 
otherwise agreed with the Local Planning Authority. 

 
03 In the interests of the protection of biodiversity pursuant to Policy DP25 of the Adopted 

Development Plan. 
 
04 The hours of construction shall be restricted to 8am to 7pm Monday to Friday, 8am to 

1pm Saturday with no construction on Sundays and Public Holidays. 
 
04 In the interests of the amenities of surrounding residents pursuant to Policy DP5 of the 

adopted Development Plan. 
 
05 The development shall be constructed in accordance with the submitted Zipwire 

Construction method Statement. 
 
05 To ensure that the construction process does not have an adverse impact on operation 

of the existing telecommunications installation. 
 
06 Prior to first use of any of the facilities hereby approved, the applicant shall submit for 

approval, a long term ecological/landscape management plan to the Local Planning 
Authority, setting out intentions for active management and promotion of biodiversity. 
The site shall thereafter be managed in accordance with the approved details. 

 
06 In the interests of the protection of biodiversity pursuant to Policy DP25 of the Adopted 

Development Plan. 
 
07 Prior to first use of any of the facilities hereby approved, details of the provision of the 

following shall be submitted to and approved by the LPA: 
 

-  native wildflower grassland around the Bluewater nature trail and application 
site 

 
-  additional tree planting 
 



-  five bird boxes across the Bluewater site, including 1 x Swift Box, 1 x Sparrow 
Terrace Box and 3 x Standard Apex boxes 

 
-  9x Schwegler 2F bat boxes to be installed on retained mature trees within the 

site 
 
-  3x Schwegler 1B boxes, 3x 1N boxes and 3x 3S boxes  
 
-  1x Schwegler Peregrine Falcon nest box 
 
-  hibernaculum for amphibians and reptiles 
 
-  9x dormouse nest boxes 

 
The details submitted shall include an implementation timetable and works shall be 
carried out in accordance with the approved timetable. 

 
07 In the interests of the protection of biodiversity pursuant to Policy DP25 of the Adopted 

Development Plan. 
 
08 Prior to first use of any of the facilities hereby approved, details of fencing to prevent 

customers from using a 'Desire Line' from the adjacent car park to the reception building 
shall be submitted to an approved in writing. The agreed fencing shall be provided prior 
to first use of the reception building and shall thereafter be maintained at all times. 

 
08 In the interests of pedestrian and highway safety, pursuant to policy DP4 of the adopted 

development plan. 
 
09 Prior to first use of the reception building hereby approved, details of the proposed no 

stopping/no parking (or similar) road markings and/or signage shall be submitted to and 
approved in writing by the Local Planning Authority. The details agreed shall be provided 
prior to first use of the building and shall thereafter be maintained at all times. 

 
09 In the interests of pedestrian and highway safety, pursuant to policy DP3 of the adopted 

development plan. 
 
10 The use shall not be carried on outside the dates and hours of:- 
 

-  10am to 5pm from 15th March to 14th July and 11th September to 1st 
November, except for between 15th July and 10th September when the hours 
shall be 10am to 8pm Monday to Thursday and 10am to 6pm Friday to Sunday. 

 
- 10am to 4pm on Saturday and Sunday only between 2nd November and 14th March. 

 
Unless otherwise agreed in writing by or on behalf of the Local Planning Authority. 

 
10 To avoid unreasonable disturbance outside normal working hours to nearby residential 

properties contrary to Policy DP5 of the adopted Dartford Local Plan. 
 
11 No external lighting shall be provided to any of the outdoor adventure park areas hereby 

permitted. 
 
11 In the interests of the visual amenities of the area and the amenities of surrounding 

residents pursuant to Policies DP2 and DP5 of the adopted Development Plan. 
 
12 The maximum numbers of users of the Adventure Park activities hereby approved shall 

not exceed 50,000 in any calendar year, unless otherwise agreed in writing with the Local 
Planning Authority. The applicant shall maintain records to monitor the number of users 
and these shall be provided to the Local Planning Authority within 28 days of the receipt 
of a written request for the details. 



12 To ensure that the number of users of the facilities is limited to that set out in the 
application details to ensure that the proposal does not have an adverse impact on the 
local Highway Network and in the interests of the amenities of surrounding residents, 
pursuant to Policies DP3 and DP5 of the adopted Development Plan. 

 
13 The reception building hereby permitted shall not be used for the sale of hot food. 
 
13 To ensure that there are no adverse impacts from the proposal pursuant to Policy DP5 

of the adopted development plan. 
 
14 The activities hereby approved shall be operated such that the noise levels generated 

do not exceed those set out in the submitted noise assessment (ref 18-412). 
 
14 To ensure that there are no adverse impacts from the proposal pursuant to Policy DP5 

of the adopted Development Plan. 
 
15 Six months after the first opening of the adventure centre, a review of pedestrian routes 

to/from the site shall be undertaken and submitted to the Local Planning Authority for 
Approval. The report shall detail routes taken by pedestrians to/from the reception 
building and any necessary measures required to prevent the use of 'Desire Lines' across 
adjoining roadways. Any further measures required shall be provided within 3 months of 
their approval and thereafter maintained at all times. 

 
15 In the interests of pedestrian and highway safety, pursuant to policy DP4 of the adopted 

development plan. 
 
16 Within 6 months of first operation of the zip wire facility hereby approved, a review of the 

impact of the scheme on the St James Lane Emergency access route, including any 
associated parking in the vicinity of this access, shall be undertaken and submitted to the 
Local Planning Authority for approval. If necessary, the report shall include measures to 
prevent vehicles parking in this area (which may include the provision of Traffic 
Regulation Orders). The remedial measures agreed shall be implemented as soon as 
practicably possible following their approval. 

 
16 In the interests of the amenities of surrounding residents pursuant to Policy DP5 of the 

adopted Development Plan. 
 
INFORMATIVES 
 

01 The applicant is reminded of the requirement to notify of commencement in relation to 
the provision of the zip wire tower as set out in the approved construction methodology. 

 
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. 
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