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EDC CONSULTATION ON APPLICATION TO VARY THE OUTLINE 
PLANNING PERMISSION AT EASTERN QUARRY 
. 

1. Summary

1.1 This report is responding to the re-consultation by the Ebbsfleet Development 
Corporation on a planning application to vary condition 3 of the Eastern Quarry 
Outline Planning Permission in order to amend the disposition of land uses 
across the site to create a different layout to the development.  This report also 
sets out the changes and explains how the concerns raised by Cabinet on 25-
05-17 have been addressed and recommends a revised consultation response 
is made to the EDC.

2. RECOMMENDATIONS

2.1 That, for the following reasons, the Ebbsfleet Development Corporation be 
advised that the Council:

1. Withdraws its previous objection to the s73 application process and the 
changes proposed to the outline planning permission and considers that the 
Section 73 application as revised in November 2017 is an acceptable 
amendment to the details approved under outline planning permission 
03/01134/OUT, as amended by 12/01451/EQVAR;

2. Has some remaining concerns about the details of the proposal and the 
strategies but which could be resolved or allayed by the provision of further 
information and/or amendment;

3. Reserves its position with regard to the changes proposed to the s106 
agreement and how this might affect the delivery of the development.

2.2 That, in order to ensure the requirements of the Local Plan are met, Officers 
engage with the Ebbsfleet Development Corporation with regard to changes and 
details of the strategies, the amendments to the  106 agreement, details of the 
application, the conditions and the detail of the submission of the Habitats 
Regulation Assessment.

3. Background 

3.1 The Council granted outline planning permission in November 2007 for the 
development of Eastern Quarry for a mixed use development of up to 6250 
dwellings and 231,000sq m of mixed used floorspace including employment, 
education, community, hotel, theatre, supporting retail and leisure (ref 
DA/03/01134/OUT).  Detailed design is a matter for later consideration. The 
permission was subject to a s106 agreement, a series of strategies and 
conditions.
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3.2 Cabinet considered the application submitted to the EDC to vary the Eastern 
Quarry Outline Planning Permission in order to create a different layout to 
the development on 25 May 2017 and resolved [Min. No.9] as follows:

1. That, for the following reasons, the Ebbsfleet Development 
Corporation be advised that the Council:

 considers that the Section 73 application would result in a 
development substantially different from the one approved 
under outline planning permission 03/01134/OUT as 
amended by 12/01451/EQVAR and that a fresh planning 
application should be submitted to allow consideration of the 
impacts of the proposal in a comprehensive manner;

 objects to the proposed changes and considers that they are 
contrary to the adopted Local Plan for the reasons set out in 
the report and requests that the Ebbsfleet Development 
Corporation refuses to grant the section 73 permission;

 has significant concerns about the proposal to vary the 
current s106 and to require a new s106 to cover two different 
landownerships and two different mixed use developments.

2. That in order to ensure the requirements of the Local Plan are met, 
Officers engage with the Ebbsfleet Development Corporation with 
regard to changes to the strategies, the amendments to the Section 
106 agreement, the conditions and the detail of the submission of 
the Habitats Regulation Assessment.

3.3 Members will recall that the key concern was the re-location of all the retail 
and leisure floorspace to the west of Eastern Quarry to create a commercial 
area of a significant size, close to Bluewater and therefore likely to result in a 
significant draw as an extension to the existing regional shopping centre.

3.4 Objections were also received by the EDC from a number of other 
organisations. Gravesham and Medway Councils both raised concerns 
about the potential retail impact on existing centres as a result of the 
proposal.

3.5 There have been continuing discussions between Officers of this Council, 
the EDC and the applicant, with various iterations of the scheme and 
supporting documents issued. In September 2017, Officers reconfirmed the 
Council’s objection to an amended proposal which still included retail, leisure 
and commercial development in the west on the basis that it was still 
contrary to the Council’s adopted development plan and the retail impact 
had not been assessed fully. Concerns were also raised again about the 
density changes and transport issues arising which had a very high potential 
to undermine the strategy of the adopted development plan.

3.6 A revised proposal has recently been submitted by the EDC, which Officers 
consider now seeks to genuinely respond to these concerns.
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4. Planning policy

4.1. The requirement in primary planning legislation is for the statutory 
development plan to be the starting point in determining applications and this 
applies at Ebbsfleet. This is confirmed in the National Planning Policy 
Framework, whereby the government support a ‘plan-led’ system.  The 
proposal therefore needs to be considered against the adopted Local Plan.  

5. Key Issues for consideration

5.1 The revised application now proposes that the disposition of development 
across the site remains almost the same as that approved in the outline 
planning permission, with the majority of the retail floorspace being provided 
in the central village as part of the market centre. The principle difference 
now from the outline planning permission, is that the cluster of leisure use 
floorspace proposed to the south of the site is now being combined with the 
market centre. The washmills’ area, where the leisure use was previously 
located, is shown to be high density housing. These changes comply with 
the development plan as the leisure floorspace will be amalgamated with the 
proposed retail and community floorspace in the central village to provide a 
central hub. It is considered by officers to be an improvement over the 
original outline as it creates a mixed use market centre in the middle of the 
development, which provides a strong focus providing facilities for residents 
and employees which is not easily accessible from the key vehicular access 
points off the strategic road network thereby discouraging external visitors. It 
is intended by the applicant that the high density residential development 
around the washmills’ site will enable a quality and individual form of 
residential development to come forward which makes the most of the 
topography although it will be important that the detailed design ensures that 
this is well-connected to the main development.

5.2 One of the issues identified with the previous proposal was that the 
residential densities proposed in the revised development parameters did 
not comply with Local Plan policy and also did not reflect the need to support 
Fastrack. Although the densities are now defined as three bands; low, 
medium and high the revised submission includes a minimum threshold and 
a clear requirement for high density development around the Fastrack stops. 
Officers still have some concerns that the increase in medium density 
housing has led to more of the site being covered by development which is 
to the detriment of the level of useable open space shown which as 
discussed above could undermine the Core Strategy objectives with regard 
to useable open space. This is the key outstanding concern of Officers now. 
The applicants have been requested previously to do more work to 
demonstrate how the open spaces might meet all the functions required in a 
smaller area, e.g. Formal play, playing pitches, ecological areas and 
movement corridors.

5.3 The applicant advises that the proposal will not result in a loss of open space 
and that 33% open space required by the approved parameters will still be 
delivered on the site. One of the key considerations in considering the 
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original outline planning permission was to ensure that this open space 
provision was useable. Policy CS14 requires the provision of multi-functional 
high quality varied open space and requires new development to contribute 
to the Green Grid network. The policy also requires significant biodiversity 
improvements at the Ebbsfleet Valley development sites. Officers still have 
some concerns about the usability of some parts of the open space, but in 
particular the area shown to be the Major Urban Park which is required to 
have 9ha of useable publicly accessible space. Officers also have concern 
about the requirements for the same areas identified to serve different 
conflicting uses, such as ecological corridors and formal parks. The reduced 
width of these open spaces, the steep topography and the number of busy 
pedestrian, cycle and vehicular routes crossing the spaces will in officers’ 
opinion put further pressure on these spaces to the detriment of informal use 
of open spaces and the ecological corridors required. These concerns have 
been raised with the developer and the EDC and officers are continuing to 
work with them to provide detailed comments on the submitted strategies 
and to require more information to demonstrate that the open spaces can 
provide multi-functional uses. In addition, the community sports pitches are 
no longer shown on the Masterplan. Officers understand that the applicant is 
looking to provided alternative provision off-site and close by. However, this 
has not been agreed and, until it has, officers consider it important to ensure 
that space for the playing pitches is identified on the Masterplan so that 
these can still be provided on site if this is necessary.

5.4 Other improvements that have been achieved by the revised submission is 
the development layout and design in relation to cars and the need to 
discourage unnecessary car trips. The adopted development plan seeks that 
the higher density housing is near to Fastrack and other community facilities. 
The amended Land Use Disposition Plan still identifies the provision of high 
density housing close to the vehicular access to the north-west and south of 
the site which is not closely related to Fastrack. The applicant is proposing 
this primarily to deal with the topography in this area. Officers consider that 
this could be acceptable if provision is made for easy to use pedestrian and 
cycle routes from these areas to facilities within the site.

5.5 The applicants have submitted a Transport Strategy which is broadly the 
same as that approved previously but officers consider it important that the 
need for slower vehicular traffic routes through the site should be 
emphasised. Although indicative the Master Plan shows very straight roads 
and significant lengths of “main streets” running through the site which could 
result in fast routes for cars encouraging rat-running and use of the car over 
other modes. The detailed design of the streets could introduce traffic 
calming but officers consider that the site layout should seek to reduce rat-
running and discourage car use by residents for short local trips and 
therefore this should be addressed at an early stage.

6. Other issues

6.1 A Habitat Regulations Assessment (HRA) has been submitted with the 
application to meet emerging Policy DP25 of the Development Policies Plan 
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requiring large residential developments located within 10km of the North 
Kent European Protected Sites to undertake an HRA to demonstrate 
appropriate mitigation against any impacts on the protected sites. Officers 
have had some concerns about the methodology of the HRA submitted and 
have sought further work on this by the applicants.

6.2 A revised s106l agreement is awaited and Officers will seek to ensure that 
the existing requirements imposed by the planning permission are 
safeguarded and remain deliverable.

6.3 The applicant has also provided amended versions of some of the strategies 
which form part of the permission. The strategies are fundamental to the 
permission and some of the changes within them give an indication of the 
details behind the application details. Officers have detailed comments to 
make with regard to these to ensure that the objectives of the development 
plan policy are reflected fully in the revised strategies and ensure that the 
development delivered will comply with these policies. 

7. Conclusion

7.1 The disposition of development now proposed is very similar to the approved 
details and in terms of uses and broad distribution complies with the Local 
Plan by ensuring the provision of 3 “villages” including a central hub. 
However, the proposals still seek to change the open space parameter plans 
and location of the open space, which was a previous concern reported to 
Cabinet in May.

7.2 Officers also considered that there are some detailed comments that should 
be made with regard to the proposed strategies and when the draft s106 is 
made available there may also be the need to make further detailed 
comments.

7.3 However, it is considered that the overall principle of the changes is in 
accordance with adopted Core Strategy and is closer to what has been 
approved under the outline planning permission and can therefore more 
readily be considered as a minor amendment to the original planning 
permission.

8. Relationship to the Corporate Plan

8.1 To ensure that regeneration in Dartford is sustainable and of benefit to all 
our communities.

9. Financial, legal, staffing and other administrative implications and risk 
assessments

Financial Implications None
Legal Implications None
Staffing Implications None
Administrative None 
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10. Details of Exempt Information Category

Not applicable.

11. Appendices

None.

BACKGROUND PAPERS

Documents consulted Date /
File Ref

Report Author Section and
Directorate

Exempt
Information 
Category

Planning application to 
the EDC ref 17/0048

S Bunn Planning, 
Regeneration

N/A

Implications
Risk Assessment None


