
8/13 week date Application No. Date of meeting Report No. 

---- GR/2009/0238 25.05.11  

 
 
The Former Northfleet Cement Works, The Shore, including Church Path Pit and 
Vineyard Pit, Northfleet, Kent 
 
 
Outline application for a mixed development and comprising, 
  
Up to 532 Homes, related car parking and landscaping (C3);  
 
Up to 46,000 sq m Employment Floorspace, related car parking, servicing and 
landscaping (B1/B2/B8);  
 
Mixed Use Neighbour Centre comprising mix of: up to 850 sq m 
retail/cafe/takeaway floor space (A1/A2/A3/A5); residential uses (C3); community 
centre (D1); up to 1,000 sq m clinic/health centre (D1) and related car parking and 
landscaping; 
 
Riverside Food and Drink Uses comprising up to 500 sq m of pub or food and 
drink uses (A3/A4); 
 
Public Open Space including riverside promenade, public park with equipped play 
areas and playing field with shared public/school use and wildlife corridors; 
Fastrack Link to provide a segregated/shared link across the site along with 
Fastrack stops; 
 
Street and Footpath Network to provide access to development and maintain and 
enhance existing public rights of way, including a bridge link between Hive Lane 
and Factory Road; 
 
Access Improvement to Grove Road/The Creek and The Shore/Crete Hall Road and 
associated highway improvements; 
 
Supporting Services and Infrastructure including new utilities, enhanced flood 
defences and providing for access to cliffs and tunnels; 
 
Ground re-grading to create efficient development and open space platforms and 
to raise land to address flood risk; and  
 
Other Minor Works and development ancillary to the main proposals including the 
principle of relocating the Scout Hut within the site and the retention of tunnels 
and facing walls adjacent to Lawn Road. 
 
 
Lafarge Cement UK 
 



 
Recommendation: 
 
That the Board approve the draft planning conditions and the heads of terms for 
the section 106 Legal Agreement set out in this report and that delegated authority 
by given to the Service Manager, Development Control to make any necessary 
amendments or minor editing to the wording of the conditions/heads of terms 
arising from any further discussions with the applicants. 
 
  
 
 
 
1. Introduction  
 

Mixed Use Development – Application Site 
 
This outline application for mixed use development was originally submitted to 
the Borough Council in March 2009.   
 
The application site covers an area of 30.97ha (76.5 acres). 
 
The site is located on land within the former Lafarge Northfleet Cement Works. 
 
The application site comprises, 
 
• Northfleet Works – the site of the newer (1970) cement works laid out on 

a level chalk quarry floor between the B2175, Northfleet High Street, and 
42 Wharf on the River Thames; 

 
• The former Bevan’s Works Site – the area to the west of Lawn Road 

including the main site access and land rising up from the river front 
towards the existing residential community of Northfleet; formerly the site 
of Bevans Cement Works; 

 
• Vineyard Pit – a small quarry on what is the main road access into the 

works lying between the B2175 Northfleet High Street and the North Kent 
Railway Line, and 

 
• Church Path Pit – a former quarry lying between the B2175 and the 

North Kent Line accessed by tunnel from the main works site, the 
western branch of this quarry is known as St Botolph’s Pit; 

 
 
The application site also includes Chimney View Park, a community park 
located to the north of The Hive and in the same area a Scout Hut used by the 
5th Northfleet Scouts. 
 
The application was accompanied by a number of supporting documents 
including a Planning Statement, Design and Access Statement, an Environmental 
Statement and a Transport Assessment. 
 
Although the application was an outline planning application with all matters 
reserved for subsequent detailed planning approval the application was also 



accompanied by a series of plans including a development framework plan 
that sets out the disposition of land uses and an Illustrative Master Plan which 
indicates how the development could be laid out. 
 
The proposals include groundworks to raise the waterfront residential element 
out of the flood risk area and to rationalise the slope of the land down Hive 
Lane to the riverside.  Plans show existing ground levels and indicative 
proposed ground levels and sections although it is intended that the detailed 
ground levels are the subject of a later approval as a result of a planning 
condition. 

 
The application was initially reported to the Regulatory Board at the meeting on 2 
September 2009 as an interim report for information of the Board and not for 
decision at that stage. 
 

 
Bulk Aggregates Import Terminal (BAIT) Application 
 
The Board also received at that meeting a separate report on a ‘sister’ 
planning application (reference GR/2009/0286) for a minerals development on 
a part of the site and being for full planning permission for the redevelopment 
of land at Northfleet Works for a bulk aggregates import terminal (BAIT) 
handling up to 3 Mt per annum and associated infrastructure including 
reinstated rail access.   
 
The area of that application was 10.02ha and comprised land in the more 
eastern section of the Northfleet Cement Works.   
 
That application was for determination by Kent County Council as Minerals 
Planning Authority and not by the Borough Council.  This Council was 
however a consultee and had been invited to comment on the application. 

 
The Board resolved to defer consideration of both applications for a site 
inspection to take place.  The site inspection took place on 16 September 
2009.  A similar visit was arranged for County Members on 6 October 2009. 

 
Following the site visit the mixed use scheme was appraised by the applicants 
in the light of officer, consultee, local resident and Board Member comments 
and concerns and as a result a number of changes to the scheme were made. 
 
 
War Memorial Application 
 
An additional planning application (20100612) was also subsequently 
submitted to the Borough Council for Listed Building Consent for the 
demolition and relocation of the war memorial and creation of an open space 
and landscape setting and ancillary works. 
 
 
Port of London Authority (PLA) Navigation Tower 
 
A planning application has been made (20090385) by the PLA for a 49m high 
tower to provide replacement navigation equipment currently sited on top of 
the existing eight storey office building on the site (34m tall).  This would be 
sited to the east of the office building.  That application is being dealt with at 



officer level and it is intended to issue a permission shortly as there is no 
satisfactory alternative method for or location where the equipment can be 
provided. 
 
 
Bulk Powders Cement Import Terminal 

 
Planning permission had been granted in 2005 (GR/2005/0561) by the Borough 
Council for an application for the construction of a Bulk Powders Import Terminal 
handling up to 1 million tonnes of bulk powders per annum with material imported 
across 42 Wharf.  The Bulk Powder Import Terminal has been completed and is 
now operational.  It lies at the east end of the works site adjacent to the BAIT and 
mixed use application sites. 

 
 

Bulk Aggregates Decision 
 
Planning permission was granted by Kent County Council for the bulk 
aggregates import terminal (BAIT) application on 21 February 2011 subject to 
over 40 planning conditions and a legal agreement. 
 
 
Crossrail Application and Decision 
 
An application for a temporary tunnelling logistics facility (GR/2010/1127) by 
Crossrail Ltd for the use of part of the cement works site to support the 
construction of the Crossrail running tunnels in central London was submitted 
to Kent County Council in December 2010.   
 
Similar to the BAIT application the Borough Council was not the determining 
authority but was a consultee.  The application was considered by the Board 
at it meeting on 16 February 2011 when it was resolved to raise no objection 
subject to conditions and safeguards.   
 
The application was granted permission by Kent County Council at the 
Planning Applications Committee on 12 April 2011 subject to some 30 
conditions. 
 
The site of the Crossrail application comprises all of the site of the Lafarge 
Cement UK’s Bulk Aggregates Import Terminal (BAIT) (20090286) and part of 
the site of the mixed use application (20090238) the latter which was shown in 
the illustrative master plan and development framework plan for employment 
uses but also for some open space. 
 
Crossrail have recently confirmed to Lafarge that they will be using the 
Northfleet Cement Works site.  This means that potentially part of the 
employment land within the mixed use development application site will not be 
available to implement until about 2017 and implementation of the BAIT. 
 
 

2. The Mixed Use Application  
 
The revised and amended outline planning application for mixed use 
development was reported to the Board meeting on 14 April 2011. 
 



The report to that meeting set out in detail the application proposals, the national, 
regional and local planning policy background as existing and emerging, the 
various consultation and publicity responses to the original and revised proposals 
and a detailed analysis and evaluation of the development proposed. 
 
The officer’s recommendation was that Outline Planning Permission be 
GRANTED subject to planning conditions and a section 106 legal agreement, 
which will be reported to the Board at the earliest opportunity. 
 
 
It was resolved that the Board is MINDED to PERMIT outline application 
GR/2009/0238, subject to detailed conditions being submitted to the next 
meeting of the Board, together with the head of terms of the legal 
agreement. 
 
 
Notwithstanding the resolution to grant planning permission a site inspection has 
been arranged for the Board Members to visit the site on 24 May 2011 following 
the near completion of the demolition works and the opportunity to view what is 
now virtually a cleared site. 
 
Previous Board Members are requested to bring to this meeting a copy of 
Agenda Item 5c of the Board meeting on 13 April 2011.    
 
A copy of that report including all the plans and documents can also be viewed 
electronically on the Council’s website. 

 
 
3. Planning Conditions and Head of Terms for the Legal Agreement 
 

In the report to the Board meeting on 13 April the Board was advised that the 
challenge would be to prepare and agree a robust framework of planning 
conditions and controls that achieve the objectives of the development in 
creating a balanced and sustainable new community but allowing some 
flexibility so as not constrain the development or stifle innovation, and also to 
draft and achieve necessary obligations through a section 106 agreement that 
finance and deliver essential community infrastructure but which do not 
adversely impact on the overall viability of the development. 
 
Planning conditions that are imposed on planning applications must 
fundamentally meet the various tests set out in paragraph 14 of Government  
Circular 11/95, namely that they are necessary, relevant to planning, relevant to 
the development to be permitted, enforceable, precise and reasonable in all other 
aspects. 
 
In respect of planning obligations for a legal agreement under section 106 of the 
Town and Country Planning Act 1990, as amended, these must meet all of the 
tests in Government Circular 05/05 in being relevant to planning, necessary to 
make the proposed development acceptable in planning terms, directly related to 
the proposed development, fairly and reasonably related in scale and kind to the 
proposed development; and reasonable in all other respects. 

 
Taking into account the discussions and negotiations that have taken place with 
the applicants, the various responses received from the consultations and from 
the publicity undertaken and from the issues and concerns raised by the Board 



the following planning conditions and Heads of Terms are recommended to the 
Board: 
 
 
Planning Conditions and Informatives 
 
 
OUTLINE PLANNING PERMISSION be GRANTED as amended 

 
 
CONDITIONS/REASONS 
 
 
Time Limit Conditions 
 
1.  Before the commencement of any part or phase of the development under 
this permission details of the layout and scale, appearance, access and 
landscaping (hereafter referred to as the reserved matters) of that part or 
phase shall be submitted to and approved in writing by the Local Planning 
Authority and the development shall be implemented in accordance with the 
approved details.   
 
Reason:  No such details have been submitted 
 
 
2.  Applications for approval of the reserved matters for the development hereby 
permitted must be made to the Local Planning Authority within 5 years beginning 
with the date of the grant of outline planning permission 
 
Reason:  In pursuance of section 92 (2) of the Town and Country Planning 
Act 1990  
 

 
3.  The development to which this permission relates must be begun not later 
than whichever is the later of the following dates:- 

 
(a)  the expiration of five years from the date of the grant of outline planning 
permission. 

 
(b)  the expiration of two years from the final approval of the reserved matters 
or, in the case of approval on different dates the final approval of the last such 
matter to be approved. 

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

 
Approved Plans and Documents 
 
4.  The details to be submitted in accordance with condition 1 shall accord 
substantially with the following plans: 
 
Drawing No LAF001/052 Rev P – Mixed Use Planning Application Boundary 
Drawing No LAF001/066.01 Rev H – Existing Ground Levels 
Drawing No LAF001/080.01 Rev J – Proposed Ground Levels 



Drawing No LAF001/080.02 Rev F – Existing and Proposed Ground Sections 
Drawing No LAF001/91 Rev M – Development Framework Plan 
Drawing No LAF001/85 Rev J – Building Heights Plan 
Drawing No LAF001/86 Rev G – Green Space Plan 
Drawing No LAF001/87 Rev K – Access Parameters Plan 
Drawing No LAF001/88 Rev G – Land Use Plan 
 
Reason:  The environmental impacts of the development have been assessed in 
relation to the parameters of the development shown in the submitted drawings. 
In order to ensure the development proceeds on the basis of the scheme on 
which an environmental impact assessment has been undertaken, the permission 
needs to be substantially tied to the details assessed. 
 

 
Extent of the Planning Permission 
 
 
5.  Subject to the approval of all applications for detailed reserved matters 
pursuant to condition 1, the maximum amount of floorspace and development 
hereby permitted shall be: 
 
(a) 532 dwellings within Use Class C3 
(b) 46,000 square metres gross Employment Floorspace within Use Classes B1, 

B2 and B8 
(c) 850 square metres retail/cafe/takeaway floor space within Use Classes 

A1/A2/A3/A5 within a Mixed Use Neighbour Centre 
(d) 1,000 sq m clinic/health centre within Use Class D1 within a Mixed Use 

Neighbour Centre 
(e) 500 sq m of pub or food and drink uses within Use Classes A3/A4 in a 

riverside location 
(f) no less than 3.5 hectares of the site shall be public open space 
 
Reason:  The development of the site is the subject of an Environmental Impact 
Assessment and Transport Assessment and any alteration to the scale or 
balance of the development may have an impact that has not been assessed by 
that process 
 
Notes:  The reference to the various Use Classes in this permission is in relation 
to the Town and Country Planning (use Classes) Order 1987, as amended, or 
any equivalent Order that may subsequently amend it or replace it. 
 
Definitions of uses shall be set out in an attached glossary of terms. 

 
 

Phasing Condition 
 
 
6.  Before the commencement of any part of the development under this 
permission and notwithstanding the indicative phasing details submitted with this 
outline planning application a detailed phasing plan for the development shall be 
submitted to and approved by the Local Planning Authority; the phasing plan 
shall include details of the timing for the delivery of employment floorspace and 
social and community facilities to support the development.  The development 
shall be carried out in accordance with the approved phasing or such other 



phasing particulars including any variation to the phasing as may be approved 
from time to time by the Local Planning Authority in writing. 
 
Reason:  In order to ensure that the development proceeds in an orderly and 
balanced manner in respect of both the location of and mix of development. 
 

 
Detailed (Area) Master Planning 
 
 
7.  Before the commencement of any part or phase of the development under this 
permission a detailed master plan for that particular part or phase shall be 
submitted to and approved by the Local Planning Authority.  Any replacement 
detailed area master plan which shall from time to time be produced shall also be 
submitted to and approved by the Local Planning Authority.  The detailed master 
plan shall be based on a 1:1250 scale plan(s) and shall be supported by a written 
statement.  It shall include consideration of and detail of, but not exclusively, the 
following matters: 
 
(a) Land Use Disposition including floor space areas 
(b) Mix and Type of Housing 
(c) Phasing 
(d) Form of Development and Design 
(e) The location of landmark buildings 
(f) Access and Car Parking 
(g) Footway and Cycle Way Connections 
(h) Open Space 
(i) Locations of Public Art 
(j) Lighting 
(k) Landscaping 
(l) Sustainable Construction 
(m) Land forming 
(n) Archaeology and Historic Environment  
 
The details submitted pursuant to condition 1 shall generally accord with the 
detailed Master Plan (s). 
 
Reason:  To ensure that the development is properly master planned 
 
Note: For the avoidance of doubt the overall Master Plan accompanying this 
outline planning application was submitted for illustrative purposes only 
 
 
Design and Detailed Development Conditions 
 
 
8.  Before any application is submitted for reserved matters approval pursuant to 
condition 1 a Design Code(s) shall be submitted to and approved in writing by the 
Local Planning Authority for the development as a whole or for any part or phase 
of the development.  Any replacement code which may from time to time be 
prepared shall also be submitted for approval of the Local Planning Authority.  
The Design Code(s) shall generally accord with the Master Plan approved under 
condition 7 and any other strategies approved as part of this planning permission.  
The design code(s) should show, but not exclusively, the architectural style and 
treatment, treatment of public highways, building and surface materials pallet, 



street furniture and lighting design, soft landscaping, frontage types, heights and 
building forms. 
 
The details submitted pursuant to condition 1 shall generally accord with the 
Design Code as approved. 
 
Reason:  To ensure that the development is of the highest quality responding to 
building innovation and to ensure satisfactory standards of accommodation 
 
 
9.  No part of any built development hereby permitted shall be commenced 
until details of all external materials, including sample panels, relating to that 
part or phase of the development have been submitted to and approved in 
writing by the Local Planning Authority and the development shall be carried 
out in accordance with the approved details to the satisfaction of the Local 
Planning Authority. 

 
Reason: To ensure a satisfactory appearance for each stage of the 
development. 
 
 
10.  No part of the development hereby permitted shall be commenced until 
details of surface finishes for roads, footpaths, cycle-ways and car parking 
areas relating to that part of the development have been submitted to and 
approved in writing by the Local Planning Authority.  Unless otherwise agreed 
in writing with the Local Planning Authority, the approved details shall be 
implemented prior to the first occupation of that part of the development and 
thereafter shall be permanently maintained to the satisfaction of the Local 
Planning Authority.  

 
Reason:  To ensure a satisfactory appearance for each stage of the 
development. 
 
 
11.  No development hereby permitted shall be commenced until a strategy for 
the provision of public art throughout the site has been submitted to and 
approved in writing by the Local Planning Authority. Before any part of the 
development hereby permitted is first commenced in which public art is shown 
to be provided in the approved public art strategy, details of such public art 
shall be submitted to and approved in writing by the Local Planning Authority. 
Unless otherwise agreed in writing with the Local Planning Authority, the 
approved details shall be provided or constructed and completed prior to the 
first occupation of that part of the development and thereafter shall be 
permanently maintained to the satisfaction of the Local Planning Authority. 

 
Reason:  To provide a framework for the consideration of the provisions of public 
art throughout the implementation of the development and to ensure visual 
interest at key locations within the development. 
 
 
12.  No part of the development hereby permitted shall be commenced until 
details of boundary enclosures relating to that part of the development have 
been submitted to and approved in writing by the Local Planning Authority and 
the approved details shall be implemented prior to the first occupation of any 



such part of that development and thereafter shall be permanently maintained 
to the satisfaction of the Local Planning Authority. 

 
Reason:  To ensure that adequate screening for the occupants of the 
development and for their neighbours is provided for each stage of the 
development. 
 
 
13.  The details submitted in support of reserved matters applications for the 
development hereby permitted shall include a scheme for parking and garaging 
of vehicles and manoeuvring of delivery or other vehicles for each residential 
dwelling and for all other commercial, retail or community buildings forming part 
of the development.  The parking provision and its location and layout shall 
conform as far is practicable with the standards and specifications in the 
Council’s adopted vehicle parking standards, and shall provide for adequate 
visitor parking.  It shall also conform to the principles of Secured by Design. Such 
parking or garaging spaces as may be approved shall be formed, surfaced and 
constructed before the particular part or phase of the development is brought into 
use.  Thereafter the said parking or garaging spaces shall only be used for the 
parking of motor cars or other vehicles relevant to the particular development and 
for no other purpose and no development whether or not permitted by the Town 
and Country Planning (General Permitted Development) Order 1995, or any 
provision equivalent to that Order revoking and re-enacting that Order shall be 
carried out on the site in such a manner or in such a position as to preclude the 
use of or access to the reserved vehicle parking spaces. 

 
Reason: In order to ensure that satisfactory parking facilities are provided and 
maintained in accordance with the Local Planning Authority’s adopted standards 
and policies. 
 
 
14.  The detailed master planning for the development hereby permitted and the 
subsequent layout of the development submitted pursuant to condition 1 for 
reserved matter approval shall provide for the retention of the College Road flint 
boundary walls 
 
Reason:  In the interests of visual amenity and preserving the character and 
identity of College Road 
 
 
15.  The detailed master planning for the development hereby permitted and 
subsequent layout of the development submitted pursuant to condition 1 for 
reserved matter approval shall include and afford significant open vistas through 
the site northwards to the River Thames 
 
Reason:  In the interests of visual amenity and to retain open views from the 
surrounding development through to the river. 

 
 

16.  Unless otherwise agreed in writing by the Local Planning Authority at least 
30% of the dwellings to be constructed on site under the terms of this permission 
shall be for affordable housing, a minimum of 50% of which shall incorporate 
design facilities to meet “Lifetime Homes” criteria.  
 



Reason:  To ensure that an appropriate range and mix of development types is 
provided within the development in accordance with national and local planning 
policy and guidance. 

 
 

17.  Prior to the submission of any detailed reserved matters applications for the 
provision of employment development or buildings within the site details shall be 
submitted for the approval of the Local Planning Authority indicating the broad 
quantum of employment uses within Use Classes B1 (Business - 
Offices/Research and development/Light Industry), B2 (General Industrial) and 
B8 (Warehousing) for the site.   The employment development shall accord with 
the approved details.  Unless with the prior written permission of the local 
Planning Authority no employment development or employment building shall be 
used for or contain any retail floorspace. 
 
Reason:  To ensure a balanced provision of commercial and business 
development  

 
 

18.  Unless otherwise indicated by the Local Planning Authority any reserved 
matter planning application for the provision of a community centre or building 
within the site shall include full details of the intended use, its delivery and 
subsequent management and operation.  The provision of such a facility or 
building shall be delivered in accordance with a timescale to be first agreed in 
writing by the Local Planning Authority 
 
Reason:  In order to ensure that community facilities are open and available for 
public use as appropriate and are managed in a manner to ensure that they 
remain fit for purpose. 

 
 
19.  Unless otherwise indicated by the Local Planning Authority any reserved 
matter planning application for the provision of new retail floorspace within the 
site shall be accompanied by an impact assessment assessing the impact of the 
development on existing centres in accordance with the requirements of PPS4 
(Planning for Sustainable Economic Growth) or other guidance or Government 
statement that may subsequently amend or replace it. 
 
Reason:  To ensure that the retail floorspace is properly considered and does not 
harm existing retail centres. 

 
 
20.  Unless with the prior written permission of the Local Planning Authority 
provision shall be made within the development for the replacement site/building 
for the existing scout hut in Hive Lane.  The replacement shall be made in 
accordance with a timetable to be first agreed in writing by the Local Planning 
Authority and in accordance with details to be submitted to and approved 
pursuant to condition 1. 
 
Reason:  In order to make provision for the existing scouting facilities that will be 
displaced by the proposed development 
 
 
21.  The design and layout of the development submitted pursuant to condition 1 
shall incorporate measures for designing out crime and to provide safety and 



security to the future occupiers of the development; the measures shall follow the 
advice in Secured by Design. 

 
Reason:  In order to address community safety issues having regard to s17 of 
the Crime and Disorder Act and the advice of Secured by Design. 
 
 
22.  The details submitted pursuant to condition 1 shall include provision within 
the residential and commercial areas for a site(s) for recycling and waste transfer 
facilities.  The facilities shall be of a size and specification to be first agreed in 
writing by the Local Planning Authority and shall be provided in accordance with 
an agreed timescale. 
 
Reason:  In order to ensure that satisfactory waste recycling facilities are 
available to meet the needs of the future residential and commercial occupiers of 
the site. 
 
 
23.  Details of any telecommunication equipment proposed shall, as far as 
possible, be submitted with and approved as part of the details relating to the 
area or phase of development they are located within and submitted pursuant to 
condition 1.  Any such telecommunication mast shall be implemented fully in 
accordance with the approved details.  Broadband access, smart access or its 
equivalent shall be available in all dwellings on first occupation and shall be 
implemented in accordance with an action plan to be submitted to the Local 
Planning Authority. 
 
Reason:  In order to ensure that the visual impact of the telecommunication 
equipment is taken into account of in the layout of the development and in the 
interests of creating a sustainable community. 
 
 
Sustainability 
 
24.  The details of the development as subsequently approved pursuant to 
condition 1 shall generally accord with the Sustainability Strategy and Appraisal 
accompanying this application and the details of the built development shall 
include full details of all renewable energy and low carbon technologies including 
the locations of any small scale installations.  The development should aim to be 
at least meeting the code for sustainable homes level 4 and excellent BREEAM 
rating for commercial buildings, or their equivalent at the time of construction. 
 
Reason: In pursuit of sustainable development principles and ensuring the 
development fully incorporates renewable energy and low carbon technologies.  
 
 
Environmental Conditions 
 
25.  Prior to the commencement of development approved by this planning 
permission (or such other date or stage in development as may be agreed in 
writing with the Local Planning Authority), the following components of a scheme 
to deal with the risks associated with contamination of the site shall each be 
submitted to and approved, in writing, by the local planning authority: 
 
(i)  A preliminary risk assessment which has identified: 



 
- all previous uses 
- potential contaminants associated with those uses 
- a conceptual model of the site indicating sources, pathways and receptors 
- potentially unacceptable risks arising from contamination at the site.  

 
(ii)  A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off 
site. 
 
(iii)  The site investigation results and the detailed risk assessment (2) and, based 
on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken.  
 

  (iv)  A verification plan providing details of the data that will be collected in order 
to demonstrate that the works set out in (3) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action. 
 
Any changes to these components require the express consent of the local 
planning authority.  The scheme shall be implemented as approved.  
 
Reason:  The site is underlain by upper chalk principal aquifer and is located 
within Source Protection Zone II for a number of groundwater abstractions.  
 
 
26.  If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in 
writing with the Local Planning Authority) shall be carried out until the developer 
has submitted, and obtained written approval from the Local Planning Authority 
for, an amendment to the remediation strategy detailing how this unsuspected 
contamination shall be dealt with. 
 
Reason:  The site is underlain by upper chalk principal aquifer and is located 
within Source Protection Zone II for a number of groundwater abstractions.  
 
 
27.  Piling or any other foundation designs using penetrative methods shall not be 
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 groundwater.  The 
development shall be carried out in accordance with the approved details. 
 
Reason:  To protect the groundwater environment within the underlying chalk 
principal aquifer.  

 
 
28.  The development permitted by this planning permission shall only be carried 
out in accordance with the approved Flood Risk Assessment (FRA) by Peter 
Brett Associates incorporated in the submitted environmental statement, and the 
following mitigation measures detailed within the FRA: 
  
1. Finished residential floor levels will be set no lower than 7.2m above 

Ordnance Datum (AOD) (section 9.6.2). 
 



2. A 15m margin, measured from the landward toe of the flood defence, will 
be free from obstruction (section 9.6.7). 

 
3. Identification and provision will be made for safe a route into and out of 

the site to an appropriate safe haven (section 9.6.4) 
 
Reason: 
 
1. To reduce the risk of flooding to the proposed development and future 

occupants. 
 
2. To ensure the structural integrity of flood defences and the availability of 

maintenance access to the same. 
 
3. To ensure safe access and egress from and to the site. 
 

 
 

29.  Development shall not begin until a surface water drainage scheme for the 
site, based on sustainable drainage principles and an assessment of the 
hydrological and hydro geological context of the development, has been 
submitted to and approved in writing by the Local Planning Authority in 
consultation with the Environment Agency.  The scheme shall subsequently be 
implemented in accordance with the approved details before the development is 
completed.  
  
Reason:  To prevent the increased risk of flooding, to improve and protect water 
quality, improve habitat and amenity, and ensure future maintenance. 
 
 
30.  Construction of the development shall not commence until details of the 
proposed means of foul and surface water sewerage disposal have been 
submitted to, and approved in writing by, the Local Planning Authority in 
consultation with Southern Water.  The development shall be carried out in 
accordance with the approved details. 
 
Reason:  In order to prevent pollution of watercourses. 
 
 
31.  The developer must advise the Local Planning Authority (in consultation with 
Southern Water) of the measures which will be undertaken to protect/divert the 
public sewers and public water mains, prior to the commencement of the 
development. 
 
Reason:  In order to protect drainage apparatus in the interests of public health. 
 
 
32.  A noise report showing that the rating level of the noise emitted from the non 
residential units in this development (other than noise from the exit or entry of 
road vehicles), shall not exceed the existing background noise level by more than 
3 dB shall be submitted for approval to the Local Planning Authority.  The noise 
levels shall be determined at the points nearest to adjacent existing and 
proposed residential premises.  The measurements and assessments shall be 
made according to BS4142:1997.  No building works shall commence until 
approval of this report has been given by the Local Planning Authority.  



 
Reason:  In order to safeguard local amenity 
 

 
33.  The details of the development submitted pursuant to condition 1 for that part 
of the development of the Riverside Promenade adjacent to Robins Creek shall 
incorporate noise attenuation measures to the dwellings in accordance with 
details to be submitted to and approved in writing by the Local Planning Authority. 
 
Reason:  In order to provide mitigation from the noise generating industrial uses 
at Robins Wharf and to protect the needs of future residential occupiers of the 
site. 
 
 
34.  A suitable written report shall be submitted to Planning and Regeneration 
Services providing sufficient information as to what extent surrounding existing 
and approved light sensitive properties are to be affected by the lighting of non 
residential units in this development, demonstrating best practice and detailing 
what works are to be carried out to minimise light disturbance.  The non 
residential units shall not be lit until approval of the report is received from 
Planning and Regeneration Services and all measures included in the approved 
plan have been put into place.  
 
Reason:  in order to prevent light pollution 
 
 
Controls over Construction of the Development 
 
35.  The commencement of the development shall not take place until a 
comprehensive Code of Construction Practice is provided by the applicant and 
submitted for approval to the Local Planning Authority.  No building works shall 
commence until approval of this report has been given by the Local Planning 
Authority.  All construction works shall accord with the approved Code of 
Construction Practice 
 
Reason: In order to safeguard local amenity 
 
 
36.  The details submitted pursuant to condition 1 shall include details of the 
means of access or routes for construction works, temporary or otherwise.  
Unless otherwise agreed in writing such access shall be completed to the 
satisfaction of the Highway Authority prior to the commencement of any 
building or demolition works.  Any temporary construction access or route shall 
be removed in accordance with a timetable to be first agreed in writing by the 
Local Planning Authority. 
 
Reason: In the interests of highway safety 

 
 

37.  Prior to the submission of any reserved matters applications for any built 
development full details of land raising to create a development platform for the 
future built development of the site as outlined in the Environmental Statement 
and shown in the ground levels and section drawings accompanying this 
application shall be submitted to and approved in writing by the Local Planning 
Authority.  The details shall include any import or export of materials, the depth, 



direction, method and phasing of the cut and fill, the drainage arrangements 
during the earth moving operations, the location of any ancillary buildings, plant, 
wheel washing facilities and car parking, the storage of any skips, oil or chemical 
storage, the method for the suppression of dust and any necessary noise 
mitigation measures and the method of movement of materials by vehicles and 
final (finished) ground levels  The development shall be carried out in accordance 
with the approved details. 
 
Reason:  To ensure that the land forming and earthmoving works permitted 
under this consent have environmental impacts no worse than those assessed in 
the Environmental Impact Assessment and to ensure that mitigation measures 
identified and assessed in the Environmental Impact Assessment are 
implemented. 
 

 
38.  Unless otherwise agreed in writing, only dry, clean, non-putrescible waste 
materials (comprising topsoil, subsoil, brickwork, concrete, stone, clay, plaster, 
sand and silica or mixtures of the above materials) shall be deposited on the site. 
No sludges or slurries may be used. 
 
Reason:  To ensure that contaminated materials are not used and to ensure the 
deposited materials are robust. 
 
 
39.  The cliff stabilisation works shown in the Land Stability Statement 
accompanying the application shall be carried out in accordance with a timescale 
to be first agreed in writing by the Local Planning Authority.  The applicants shall 
in addition prepare a management plan for the periodic inspection of the cliffs by 
an appropriate competent specialist. 
 
Reason:  In the interests of providing a safe environment to the development 
proposed. 
 
 
 
Ecological and Biodiversity Conditions 
 
 
40.  An Ecological Management Plan and habitat management strategy 
appropriate for the habitats and species of concern in the local area shall be 
submitted to and approved in writing by the Local Planning Authority before the 
commencement of the development.  The plan shall allow for habitat 
management for a minimum of 5 years after completion of the final phase of 
development.  Opportunities for using all non-built space, such as road side 
verges should be maximised. 
 
Reason:  In order to deliver ecological mitigation and enhancement 
 
 
41.  Prior to the commencement of any works which may affect bats or their 
breeding sites or resting places, a detailed mitigation strategy shall be submitted 
to, and approved in writing by the Local Planning Authority.  All works shall then 
proceed in accordance with the approved strategy with any amendments agreed 
in writing. 
 



Reason:  In order to deliver ecological mitigation and enhancement 
 
 
42.  Prior to the commencement of any works which may affect reptiles or their 
habitat, a detailed mitigation strategy shall be submitted to, and approved in 
writing by the Local Planning Authority.  All works shall then proceed in 
accordance with the approved strategy with any amendments agreed in writing. 
 
Reason:  In order to deliver ecological mitigation and enhancement 
 
 
43.  Prior to the commencement of any development works provided in this 
permission a Black Redstart conservation management plan shall be submitted 
to, and approved in writing by the Local Planning Authority.  All works shall then 
proceed in accordance with the approved strategy with any amendments agreed 
in writing. 

 
Reason:  In order to deliver ecological mitigation and enhancement and to 
ensure the continued presence of Black Redstarts in this part of Kent 
 

 
44.  No part of the development hereby permitted shall be commenced until 
details for the particular part of the development have included provision in an 
approved location and for an agreed proportion of the built development to 
include the incorporation of both Brown Roofs (aggregate based) and Green 
Roofs (substrate based).  The development shall be carried out in accordance 
with the approved details. 
 
Reason: In order to reduce the built development carbon footprint and 
reduce/slow water run-off in addition to providing mitigation and benefit to a 
variety of wildlife 
 
 
45.  Prior to the commencement of development, a detailed method statement for 
the removal or long-term management /eradication of Japanese Knotweed on the 
site shall be submitted to and approved in writing by the local planning authority.  
The method statement shall include proposed measures to prevent the spread of 
Japanese Knotweed during any operations such as mowing, strimming or soil 
movement.  It shall also contain measures to ensure that any soils brought to the 
site are free of the seeds/root/stem of any invasive plant covered under the 
Wildlife and Countryside Act 1981.  Development shall proceed in accordance 
with the approved method statement. 

Reason:  Japanese Knotweed is an invasive plant, the spread of which is 
prohibited under the Wildlife and Countryside Act 1981.  Without measures to 
prevent its spread as a result of the development there would be the risk of an 
offence being committed and avoidable harm to the environment occurring. 

 
 

46.  The details to be submitted for reserved matters approval pursuant to 
condition 1 shall show how bat and bird boxes can be incorporated into the 
layout of the development and the built development in appropriate locations; 
the development shall accord with the approved details.   

 
Reason:  To enhance the ecological value and biodiversity of the site. 



 

47.  No development shall commence until a Code of Construction Practice 
(CoCP) in relation to the River Thames has been submitted to and approved in 
writing by the Local Authority.  

This CoCP shall include: 

-  Methods statements detailing how environmental impacts will be prevented   
during construction (e.g. erection of temporary fences) 

-  Measures to protect the mudflats to the east of the development 

Thereafter the development shall be carried out in accordance with the approved 
plans.  

Reason:  The production and implementation of the Code of Construction 
Practice is essential in ensuring that all potential environmental impacts of 
construction will be prevented or minimised.  

 
 
Open Space and the Public Realm 
 

 
48.  No development hereby permitted shall be commenced until a strategy for 
the provision of open space and the treatment of the public realm throughout the 
site has been submitted to and approved in writing by the Local Planning 
Authority.   Before any part of the development hereby permitted is first 
commenced in which open space or public land is shown to be provided in the 
approved open space and public realm strategy, details of such public or open 
space land shall be submitted to and approved in writing by the Local Planning 
Authority. The details shall include how the open space or public realm is to be 
managed and maintained and the level of equipment or facilities to be provided 
including how any industrial or heritage artefacts will be deployed.  Unless 
otherwise agreed in writing with the Local Planning Authority, the approved 
details shall be provided or constructed and completed prior to the first 
occupation of that part of the development and thereafter shall be permanently 
maintained to the satisfaction of the Local Planning Authority. 

 
 

Reason:  In order to ensure that open land is open for public use as appropriate 
and is managed in manner to ensure that the land is fit for purpose. 
 
 
Landscaping 
 
 
49.  The landscaping schemes approved pursuant to condition 1 shall be 
implemented during the first planting season following completion of the relevant 
area or phase of the development or in accordance with a timescale to be first 
agreed in writing by the Local Planning Authority and shall thereafter be 
maintained for a period of five years. Any trees, shrubs or grassed areas which 
die, are diseased or vandalised within this period shall be replaced within the next 
planting season. 
 



Reason: To ensure that the landscaping is maintained in the long term in the 
interests of the visual amenity of the development. 
 
 
50.  No trees on the site shall be felled, lopped or pruned before or during 
building operations except with the prior agreement in writing of the Local 
Planning Authority. Any trees removed or which die through lopping, topping or 
pruning shall be replaced in the next planting season with trees of such size and 
species as may be agreed by the Local Planning Authority. 
 
Reason:  To ensure that as many trees as possible are retained and preserved 
on site, in the interests of the visual amenity of the development. 

 
 
51.  Any site clearance works shall be carried out outside of the bird breeding 
season (March to August) and provide replacement nesting opportunities through 
the ecology and habitat strategy. 
 
Reason:  In order not to disturb nesting birds and in accordance with the Wildlife 
and Countryside Act 1981 
 
 
Archaeology and Cultural Heritage Conditions 
 
52.  No development shall take place until the applicant, or their agents or 
successors in title, has secured the implementation of a programme of 
archaeological work in accordance with a written specification and timetable 
which has been submitted to and approved by the Local Planning Authority. 
Development shall be carried out in accordance with the approved details. 

 
Reason: To ensure that features of archaeological interest are properly 
examined and recorded. 
 
 
53.  No development shall take place until details of foundations designs for the 
particular phase or part of the development and any other proposals involving 
below ground excavation have been submitted to and approved by the Local 
Planning Authority.  Development shall be carried out in accordance with the 
approved details. 
 
Reason: To ensure that due regard is had to the preservation in situ of important 
archaeological remains. 

 
 
54.  No development shall take place until the applicant, or their agents or 
successors in title, has secured the implementation of a programme of building 
recording in accordance with a written specification and timetable which has 
been submitted to and approved by the Local Planning Authority.   Development 
shall be carried out in accordance with the approved details. 

 
Reason: To ensure that features of heritage interest are properly examined and 
recorded. 

 
 



55.  No development shall take place until the applicant, or their agents or 
successors in title, has secured the implementation of a programme of historic 
landscape recording work in accordance with a written specification and 
timetable which has been submitted to and approved by the Local Planning 
Authority.  Development shall be carried out in accordance with the approved 
details. 

 
Reason: To ensure that features of heritage interest are properly examined and 
recorded. 

 
 
56.  On completion of the project the Developer, or their agents or successors in 
title, will arrange for the development archaeological archive to be deposited in a 
suitable museum or similar repository to be agreed with Kent County Council and 
the District/Borough Council.  Deposition of the archive will include a one-off 
payment by the Developer at the standard museum archive storage rate per box 
at the time of deposition. 
 
Reason: To ensure that features of heritage interest are properly examined and 
recorded. 
 

 
57.  No development shall be carried out until a long term heritage management 
plan (including interpretation facilities and a heritage trail) of archaeological finds 
and heritage elements of the site have been submitted to and approved by the 
Local Planning Authority.  The management plan shall ensure the retention of 
and interpretation of all of the artefacts indicated in the Built Heritage Assessment 
(January 2010) including the in situ preservation of the slurry backs.  Upon 
approval, the works shall be implemented in accordance with the approved 
management plan in accordance with an agreed timetable.  
 
Reason:  In order to safeguard and interpret industrial and cultural heritage 
  
 
58.  Measures shall be taken to protect the Grade II listed Northfleet Lower 
Lighthouse and the Grade II listed Bevans war memorial at all times during any 
construction of development permitted under this permission pending the re-
location of the Bevans war memorial to an approved alternative location 
elsewhere within the site. 
 
Reason:  To ensure that these important heritage features are satisfactorily 
protected 
 
 
Highways and Access Conditions 

 
 
59.  The applicants shall undertake a detailed structural survey of tunnels and 
cliffs and provide a report for review by the Local Planning Authority and Kent 
County Council as Highway Authority with details of corrective actions and 
maintenance regime to provide assurance that the route through the tunnels 
can be available for public use indefinitely.  Before any development can 
commence, the report must be approved by the Local Planning Authority in 
consultation with the Highway Authority. 
 



Reason:  In the interests of highway safety. 
 
 
60.  The applicants shall undertake improvements to tunnels TU23 and TU24 
and cliffs as agreed with the Local Planning Authority in consultation with the 
Highway Authority before any part of the development is first occupied. 
 
Reason:  In the interests of highway safety. 
 
 
61.  A permissive right of way for the public in motor vehicles shall be provided 
through tunnels TU23 and TU24 all-day every day except for one day of the 
year, the date of which should be agreed between the developer, the Local 
Planning Authority and the Highway Authority.  Prior approval from the Local 
Planning Authority in consultation with the Highway Authority will be required 
for any other closure (e.g. for maintenance). 
 
Reason:  In order to provide satisfactory vehicular access to serve the 
development and to allow a day when maintenance is possible. 
 
 
62.  The applicant shall construct a new pedestrian route from Hive Lane to 
Factory Road, crossing the Vineyard Pit spine road on a footbridge in 
accordance with details submitted pursuant to condition 1 and a timetable to 
be first agreed in writing by the Local Planning Authority in consultation with 
the Highway Authority.  The route over it shall have the status of permissive 
right of way as Kent County Council will not adopt the footbridge. 
 
Reason:  In order to provide a route from the new development to Lawn 
Primary school. 
 
 
63.  The applicant shall construct a new zebra crossing across Hive Lane at a 
location and at a timescale to be first agreed in writing by the Local Planning 
Authority in consultation with the Highway Authority.   
 
Reason:  In order to provide a safe route to school for pupils going to Lawn 
Primary School. 
 
 
 
64.  The applicant shall equip the road through Vineyard Pit with street lighting 
to appropriate Euro/BS standards for highway lighting, between Thames Way 
and the Plaza at a timescale to be first agreed in writing by the Local Planning 
Authority in consultation with the Highway Authority. 
 
Reason:  In the interests of highway safety. 

 
 
65.  The applicants shall submit for the approval of the Local Planning 
Authority in consultation with the Highway Authority details of the realignment 
of the highway in Vineyard Pit to provide better visibility into tunnels TU23 and 
TU24, with the additional intention of keeping traffic speed no higher than 
20mph so far as possible and thereby replacing the existing vertical 
deflections.  The details of and the implementation of the highway realignment 



shall accord with a timescale to be first agreed in writing by the Local Planning 
Authority.   
 
Reason:  In the interests of highway safety. 
 
 
66.  The applicant shall provide a shared-use footway/cycle-path with 
minimum width of 2.5m (and 3m where possible) along full length of the road 
from the Riverside Plaza to Church Path Pit in accordance with details to be 
first submitted to and approved in writing by the Local Planning Authority in 
consultation with the Highway Authority.  This path shall be provided with 
street lighting to Euro/BS highway standards.  The details of and the 
implementation of the shared-use footway/cycle-path shall accord with a 
timescale to be first agreed in writing by the Local Planning Authority.   

 
Reason:  In order to encourage sustainable commuting.  
 
 
67.  The applicant shall obtain written approval from the emergency services 
(i.e. fire, police, and ambulance) for their plans for the emergency access 
route to Church Path Pit from Thames Way via tunnel TU26 before the 
commencement of the built development. 
 
Reason:  In the interests of highway safety. 
 
 
68.  No services shall be installed in tunnels TU23 or TU24 without the prior 
written approval of the Local Planning Authority.   
 
Reason:  In the interests of safety in tunnels used by the public. 
 
 
69.  Before the development commences or in accordance with an agreed 
timescale the applicant shall submit a detailed Travel Plan for the approval of 
the Local Planning Authority in consultation with the Highway Authority; the 
development shall accord with the measures in the approved Travel Plan. 
 
Reason:  In accordance with sustainable planning principles 
 
 
 
Footpaths and Pedestrian Access 
 
70.  Public rights of way within the site shall kept open, free of obstruction and 
available for public use at all times unless formal replacements are provide as 
alternatives  or as agreed through the master planning or reserved matter 
approval for the phases or parts of the redevelopment of the site  
 
Reason:  In the interests of promoting and encouraging walking and cycling 
through the site. 
 
 
71.  Before the commencement of any part or phase of the development under 
this permission details shall be submitted to and approved in writing by the Local 
Planning Authority showing the design and detailing of any new/replacement 



public footpaths/cycle ways.  The development shall be carried out in accordance 
with the approved details 
 
Reason:  In the interests of promoting and encouraging walking and cycling 
through the site. 
   
 
 
 
INFORMATIVES 

 
 

1. REASONS FOR THE GRANT OF OUTLINE PLANNING PERMISSION 
 

In accordance with Article 31 of the Town and Country Planning (Development 
Management Procedure) (England) Order 2010 the following represents a 
summary of the reasons for granting outline planning permission for the 
development. 
 
This application has been determined in accordance with the Town and 
Country Planning Acts, and in the context of the Government’s policy 
statements and guidance, together with the relevant Development Plan 
policies including the following:-  
 
Gravesham Local Plan First Review (1994) 
 
Policy E1:  Existing Industrial Areas 
Policy AP13:  Grove Road and College Road 
Proposal PLT1:  Additional Open Space including Public Open Space and/or 
Playing Fields 
Policy M1:  Restoration of Derelict Land 
Policy T14: Channel Tunnel Safeguarding  
Policy R1:  Commercial River Frontage Policy 
Policy H2:  Residential Layout Guidelines 
Policy H6:  Provision to Meet Special Housing Needs 
Policy S2:  Change of Use to Shopping 
Policy S6:  Local Centres 
Policy TC0:  General Townscape, Conservation and Design 
Policy TC1:  Design of New Developments 
Policy TC2:  Listed Buildings 
Policy TC10:  Landscaping 
Policy LT1:  General Leisure Provision 
Policy LT5:  Additional Open Space and Playing Fields 
Policy LT6:  Additional Open Space in Housing Developments 
Policy T1:  Impact of Development on the Highway Network 
Policy T2:  Channelling Traffic onto the Primary and District Distributor 
Network 
Policy T3:  Development not well related to the Primary and District Distributor 
Network 
Policy T5:  New Accesses onto Highway Network 
Policy P3:  Vehicle Parking Standards 
 
 
 
 



Gravesham Local Plan Second Review (Deposit Version) 
 
Policy MDS3: Northfleet Cement Works/Land East of Grove Road 
Policy E4:  New Employment Areas 
Policy TR3:  Public Access to the Riverside 
Policy BE1:  Townscape, Conservation and Design 
Policy BE7:  Statutorily Listed Buildings 
Policy BE12:  Design of New Development, Extensions and Alterations 
Policy T1:  Location of Development 
Policy T12:  New Accesses on Highway and Public Transport Network 
Policy T14:  Freight 
Policy T16:  Car Parking Standards 
Policy NE15:  Contaminated Land and Landfill Sites 
Policy NE16:  Air Quality 
Policy NE23:  Tidal Flood Risk Area 
Policy LT3:  Development of Green Grid Sites 
Policy LT8:  Open Space in New Residential Developments 
Policy RS1:  General Policy on Retail and Service Proposals 
Policy RS7:  Local Centres 
Policy SC1:  Social and Community Infrastructure 
Policy H3:  Design of New Housing Developments 
Policy H9:  Affordable Housing. 
 
 
Local Development Framework draft Core Strategy and Development 
Management Policies development Plan Document (Regulation 25 document - 
Issues and Options) 
 
Core Strategy Policies 

 
Core Strategy Policy 1:  Spatial Strategy and Settlement Hierarchy 
Core Strategy Policy 2:  Urban Area 
Core Strategy Policy 5:  Development and Design Principles 
Core Strategy Policy 10:  Economy and Employment 
Core Strategy Policy 15:  Transport 
Core Strategy Policy 16:  Strategic Sites 
 
Development Management Policies 
 
Development Management Policy 3:  Protecting Amenity 
Development Management Policy 4:  Design 
Development Management Policy 14:  Maintaining Employment Capacity 
Development Management Policy 15:  New Employment 
Development Management Policy 30:  Assessment Criteria for Transport 
Proposals 
Development Management Policy 31:  Transport assessments and Travel 
Plans 
Development Management Policy 32:  Transport Network and Accesses 
Development Management Policy 33:  Vehicle Parking Standards 
 

 
South East Plan 
 
Policy SP3: Urban Focus and Urban Renaissance 
Policy CC1:  Sustainable Development 



Policy CC4: Sustainable Design and Construction 
Policy CC6: Sustainable Communities and Character of the Environment 
Policy CC7: Infrastructure and Implementation 
Policy RE3: Employment and Land Provision 
Policy H3: Affordable Housing 
Policy H4:  Type and Size of New Housing 
Policy H5: Housing Design and Density 
Policy T1: Manage and Invest 
Policy NRM1: Sustainable Water Resources and Groundwater Quality 
Policy NRM4: Sustainable Flood Risk Management 
Policy NRM5: Conservation and Improvement of Biodiversity 
Policy NRM9: Air Quality 
Policy NRM10: Noise 
Policy NR11: Development Design for Energy Efficiency and Renewable 
Energy 
Policy W2: Sustainable Design, Construction and Demolition 
Policy BE1: Management for an Urban Renaissance 
Policy BE6: Management of the Historic Environment 
Policy S1: Supporting Healthy Communities 
Policy S2:  Promoting Sustainable Health Services 
Policy S6:  Community Infrastructure 
Policy KTG1: Core Strategy 
Policy KTG2: Economic Growth and Employment 
Policy KTG3: Employment Locations 
Policy KTG4: Amount and Distribution of Housing Development 
Policy KTG6: Flood Risk 
 

 
In addition the Local Planning Authority had regard to: 

 
Article 8 and Article 1 of the First Protocol of the Human Rights Act 1998. 
 
The following national planning policy guidance (PPG’s) and statements (PPS’s):  

 
PPS1: Delivering Sustainable Development (January 2005) 
PPS: Planning and Climate Change – Supplement to PPS1 (December 2007) 
PPS3: Housing (June 2010) 
PPS4: Planning for Sustainable Economic Growth (December 2009) 
PPS5: Planning for the Historic Environment (March 2010) 
PPG8: Telecommunications (August 2001) 
PPS9: Biodiversity and Geological Conservation (August 2005) 
PPS10: Planning for Sustainable Waste Management (July 2005) 
PPS12: Local Spatial Planning (June 2008) 
PPG13: Transport (January 2011) - revised 
PPG14: Development on Unstable Land (April 1990) 
PPG17: Planning for Open Space, Sport and Recreation (July 2002) 
PPS22: Renewable Energy (August 2004) 
PPS23: Planning and Pollution Control (November 2004) 
PPG24: Planning and Noise (October 1994) 
PPS25: Development and Flood Risk (March 2010) 
 
The Borough Council is of the opinion that having regard to all the relevant 
material planning considerations the development would not materially harm 
any interest of acknowledged importance.  The Borough Council also 
considers that any harm as a result of the proposed development would 



reasonably be mitigated by the imposition of the attached conditions and the 
covenants in the associated legal agreement. 
 
The application was accompanied by a full environmental statement.  This was 
taken into account by the Local Planning Authority in reaching its decision to 
grant planning permission.  Where considered appropriate to do so, conditions 
have been imposed in order to tie the permission granted to the environmental 
impact assessment carried out. 
 
The potential for the re-development of the Northfleet Cement Works has been 
a realisation for some years.  The Local Planning Authority takes the view that 
the proposed development accords with Central Government guidance, the 
adopted Local Plan, the South East Plan, and the emerging development plan. 

 
The Local Planning Authority has identified with the applicants the necessary 
planning requirements to meet the needs of the development.  Delivery 
mechanisms will be contained in a combination of the section 106 agreement, 
conditions and a series of strategies.   

 
The Local Planning Authority considers that this will ensure the delivery of a high 
quality development which will make a major contribution towards the continuing 
regeneration of the area and the re-development of a major brownfield site within 
Kent Thames Gateway, delivering essential market and affordable housing with 
supporting facilities including new employment opportunities in a highly 
sustainable location. 
 
 
2. STATUS OF SUBMITTED PLANS AND DOCUMENTS 
 
Plans and Documents submitted for Approval 
 
For the avoidance of doubt the following plans and documents were submitted 
in support of the application for approval and were taken into account in 
making the decision: 

 
1a: Application Form, Ownership Certificate and addendum and Agricultural 
Holdings Certificate Updated by cover letter etc dated 30 June 2010 with regard 
to description of development and red line boundary. 

 
Updated certificate B submitted 12 March 2010 
 
Drawing No LAF001/052 Rev P – Mixed Use Planning Application Boundary 
Drawing No LAF001/066.01 Rev H – Existing Ground Levels 
Drawing No LAF001/080.01 Rev J – Proposed Ground Levels 
Drawing No LAF001/080.02 Rev F – Existing and Proposed Ground Sections 
Drawing No LAF001/91 Rev M – Development Framework Plan 
Drawing No LAF001/85 Rev J – Building Heights Plan 
Drawing No LAF001/86 Rev G – Green Space Plan 
Drawing No LAF001/87 Rev K – Access Parameters Plan 
Drawing No LAF001/88 Rev G – Land Use Plan 

 
1f: Environmental Statement Volume 1 - Text 

 
June 2010 Environmental Statement update. 

 



1g: Environmental Statement Volume 2 - Figures 
 

August 2009 figures 8A to 8F showing absolute noise levels 
 

1h: Environmental Statement Volume 3 - Appendices 
 

August 2009 Winter Bird Survey, technical note on Air Quality, technical note on 
Noise. 

 
1i: Environmental Statement Non- Technical Summary Document Number and 

Title Updated / Superseded? For Approval (a) 
or I 1l: Transport Assessment Volume 1 – Text 
 
      June 10 Transport Assessment updates. 
 
      1m: Transport Assessment Volume 2 - Appendices 
 
      June 10 Transport Assessment appendices updates. 
 

 
Plans and Documents submitted for Information 
 
For the avoidance of doubt the following additional plans and documents were 
submitted for information as background documents in support of the 
application: 

 
Covering letter Updated by cover letter dated 30 June 2010 
 
Drawing No LAF001/101 Rev C – Indicative Cut and Fill Analysis 
Drawing No LAF001/68 Rev L – Access Strategy 
Drawing No LAF001/69 Rev H – Demolition Plan 
Drawing No LAF001/70 Rev H – Phasing Plan Phase 1 2009-2011 
Drawing No LAF001/71 Rev J – Phasing Plan Phase 2 2012-2014 
Drawing No LAF001/72 Rev J – Phasing Plan Phase 3 2014-2020 
Drawing No LAF001/73 Rev J – Phasing Plan Phase 4 2020-2022 
Drawing No LAF001/111 rev D 42 Wharf corridor 
 

Do1b: Planning Statement 
 

August 2009 updates on overall approach to heritage matters, retention of slurry 
backs and preservation of artefacts. Explanation of approach to mix of land uses 
proposed and approach to Robin’s Creek and other points of clarification. 

 
October 2009 response to Aggregate Industries objection and submission of 
information on cultural heritage including Building Recording Written Scheme of 
Investigation/Methodology, Historic Building Gazetteer sample database structure 
tree, Photography Samples and listed building proposal concept plans. 

 
June 2010 Planning Statement update. 

 
1c: Design and Access Statement Volume 1 - Text 

 
June 2010 Design and Access Statement update. 

 
1d: Design and Access Statement Volume 2 - Drawings 



 
June 2010 Design and Access Statement update. 

 
1e: Phasing and Implementation Strategy 

 
June 2010 Phasing and Implementation Strategy update 
 
1j: Sustainability Strategy and Appraisal 

 
1k: Land Stability Statement  

 
April 2009 Updated Land Stability Plans figures 4a and 5b from Land Stability 
Statement. 
 
Summary Built Heritage Assessment in respect of Lawn Road Spine, Tunnels, 
Cliff Facings, Freestanding Structure and Tunnel 22 Complex (CgMs Ref: 
JL/KH/11554), January 2010 
 
Revised Indicative Phasing March 2011 

 
 

 
3. SOUTHERN WATER REQUIREMENTS AND ADVICE 
 
Drainage Protection 
 
The applicants are advised that the developer must respect the easements in 
place for protection of the apparatus or fund any necessary diversions.  No 
new buildings, tree planting or soakaways should be located close to the 
apparatus.  Easements vary depending upon the depth and size of plant 
affected.  The developer should discuss the protection of apparatus at the 
earliest opportunity. 
 
Public Sewerage Capacity 
 
The applicants are advised that Southern Water have assessed that there is 
currently inadequate capacity in the local network to provide foul sewage 
disposal to service the proposed development.  The proposed development 
would increase flows to the public sewerage system, and existing properties 
and land may be subject to a greater risk of flooding as a result. 
 
The public sewer is a combined system, receiving both foul and surface water 
flows, and no flows greater than currently received can be accommodated in 
this system.  However, it is possible that by removing some of the existing 
surface water entering the sewer, additional foul flows could be 
accommodated, i.e. no net increase in flows. 
 
If the applicant wishes to investigate this option, the applicant will be required 
to provide Southern Water with a topographical site survey and/or a CCTV 
survey.  The survey should show the existing roof, drive and highway areas 
draining to the sewer and their connection points, pipe sizes, gradients and 
calculations confirming the proposed flows will be no greater than the existing 
flows received by the sewer. 
 



As an alternative to the above, additional off-site sewers, or improvements to 
existing sewers can be provided to service the development.  Section 98 of the 
Water Industry Act 1991 provides a legal mechanism through which the 
appropriate infrastructure can be requested (by the developer) and provided a 
specific location. 
 
Southern Water requires a formal application for a connection to the public 
sewer.  The applicant is advised to contact Atkins Ltd, Anglo St James House, 
39A Southgate Street, Winchester, SO23 9EH (tel 01962 858688), or 
www.southerwter.co.uk 
 
This initial assessment does not prejudice any future assessment or commit to 
any adoption agreements under Section 104 of the Water Industry Act 1991. 
 
Sustainable Urban Drainage Systems (SUDS) 
 
The applicants are advised that under current legislation and guidance SUDS 
rely upon facilities which are not adoptable by sewerage undertakers.  
Therefore, the applicant will need to ensure that arrangements exist for the 
long term maintenance of the SUDS facilities.  It is critical that the 
effectiveness of these systems is maintained in perpetuity.  Good 
management will avoid flooding from the proposed surface water system, 
which may result in the inundation of the foul sewerage system.  Thus, where 
a SUDS scheme is to be implemented, the drainage details submitted to the 
Local Planning Authority should: 
 
Specify the responsibilities of each party for the implementation of the SUDS 
scheme 
 
Specify a timetable for implementation 
 
Provide a management and maintenance plan for the lifetime of the 
development.  This should include the arrangements for adoption by any 
public authority or statutory undertaker and any other arrangements to secure 
the operation of the scheme throughout its lifetime. 
 
 
4. ENVIRONMENT AGENCY REQUIREMENTS AND ADVICE 

 
Contamination 
 
The Environment Agency recommends that developers should: 
 
1. Follow the risk management framework provided in CLR11, Model 

Procedures for the Management of Land Contamination, when dealing 
with land affected by contamination.  
 

2. Refer to the Environment Agency Guidance on Requirements for Land 
Contamination Reports for the type of information that we require in order 
to assess risks to controlled waters from the site.  The Local Authority 
can advise on risk to other receptors, such as human health. 

 
3. Refer to the Environment Agency website at www.environment-

agency.gov.uk for more information. 
 



Clean, uncontaminated, naturally occurring, non-putrescible material only shall be 
permitted as infill material.  
 
Any remediation must be carried in a strictly controlled manner to ensure that 
contaminants are not exposed and releases allowed to air, land or controlled 
waters, which could cause pollution, harm or nuisance.  Clearing areas, 
particularly removing hardcover, must be done in a manner not likely to expose 
contaminants to flushing by incipient rainfall or surface water run-off on the site.  
Temporary surface water controls and management of any materials movement 
on site is critical to ensure protection of controlled waters near the site.   
 
The recovery, treatment and disposal of contaminated soils and groundwater are 
regulated by waste legislation and require an Environmental Permit (2007).  
 
Treatment of contaminated soil by mobile plant requires a mobile treatment 
licence.  Soil may be re-used on-site as part of a soil recovery operation by 
registering a waste management licence exemption with the Environment Agency 
or by obtaining a Waste Management Licence. 
 
Developers should ensure that all contaminated materials are adequately 
characterised both chemically and physically, and that the permitting status of 
any proposed on site operations are clear.  If in doubt, the Environment Agency 
should be contacted for advice at an early stage to avoid any delays.  
 
It is recommended that developers should refer to the Environment Agency’s: 
 
-  remediation position statements outlining its regulatory position on remediation  
processes 
 
-  guidance on the Definition of Waste: developing greenfield and brownfield sites 
for assisting those involved with construction work in deciding whether or not they 
are handling waste.  
 
-  website at www.environment-agency.gov.uk for further guidance.  

 
 
Contaminated soil that is excavated, recovered or disposed of, is controlled 
waste.  Therefore, its handling, transport, treatment and disposal is subject to 
waste management legislation, which includes: 
 
- Duty of Care Regulations 1991 
- Hazardous Waste (England and Wales) Regulations 2005 
- Waste Management Licensing Regulations 1994 (as amended) 
- Pollution Prevention and Control Regulations (England and Wales) 2000 
- Landfill (England and Wales) Regulations 2002 
 
Developers should ensure that all contaminated materials are adequately 
characterised both chemically and physically, and that the permitting status of 
any proposed off site operations is clear.  If in doubt, the Environment Agency 
should be contacted for advice at an early stage to avoid any delays. 
 
Treatment is defined using a three part test.  Must: 
 
• be a physical, thermal, chemical or biological process, includes sorting 
•  change the characteristics of the waste 



• do so in order to: 
• reduce its volume or 
• reduce its hazardous nature or 
• facilitate its handling or 
• enhance recovery 
 
It does not include compaction. 
 
Producers of waste can treat themselves or pass to someone else to treat, but 
need written declaration of pre treatment having taken place, prior to sending 
to landfill. 
  
 
Piling 
 
The Environment Agency advise that this should be constructed in accordance 
with Environment Agency guidance; Piling and Penetrative Ground 
Improvement Methods on Land Affected by Contamination: Guidance on 
Pollution Prevention and Piling into contaminated Sites.  The guidance is 
available on the Environment Agency website, under publications.  
 
Development adjacent to the River Thames Flood Defence 
 
The Environment Agency advise, for information, in addition to any planning 
permission, the prior written consent of the Environment Agency is required 
under the Water Resources Act 1991, and the Southern Region Land Drainage 
and Sea Defence Byelaws, for any proposed works or structures, in, under, over 
or within 15 metres of the top of the bank of the River Thames, or within 15 
metres of the landward toe of any flood defence, where one exists. 
 
Fuel/Chemical Storage 
 
The Environment Agency advise that where it is proposed to store more than 200 
litres (45 gallon drum = 205 litres) of any type of oil on site it must be stored in 
accordance with the Control of Pollution (Oil Storage) (England) Regulations 
2001.  Drums and barrels can be kept in drip trays if the drip tray is capable of 
retaining 25 per cent of the total capacity of all oil stored. 
 
Care should be taken during and after construction to ensure that all fuels, oils 
and any other potentially contaminating materials should be stored (for example 
in bunded areas secured from public access) so as to prevent accidental/ 
unauthorised discharge to ground.  The areas for storage should not drain to any 
surface water system. 
 
 
5. NATURAL ENGLAND REQUIREMENTS AND ADVICE 
 
Natural England advise that where a development affects bats or their places 
used for shelter or protection, work may need to be conducted under a 
Regulation 44(2)(e)1 overriding public interest licence.  These licences are 
administered by the Wildlife Management and Licensing Unit of Natural 
England who can be contacted on 0845 601 4523 for further information on 
the licensing process. 

                                                
1 Of The Conservation (Natural Habitats &c.) Regulations 1994 (as amended) 



 
It should be noted that the protection afforded to species under UK and EU 
legislation is irrespective of the planning system and the applicant should 
ensure that any activity they undertake on the application site (regardless of 
the need for planning consent) must comply with the appropriate wildlife 
legislation.  Failure to do so may result in fines and potentially, a custodial 
sentence. 
 
 
6. HIGHWAYS  
 
The applicants are advised that a strip of land on the southern side of the 
development be reserved to accommodate a potential access road connecting 
College Road to Hive Lane at a later reserved matters stage. 
 
 
7. ROBINS CREEK 

 
The applicants are requested to participate in studies and the future master 
planning of the adjacent Grove Road/Robins Creek area with other 
landowners and stakeholders in accordance with an agreed timescale.   
 
The studies shall including measures to secure environmental improvement, 
heritage interpretation, and possible public access to Robins Creek. 

 
 

8. FASTRACK ROUTE 
 
The applicants are advised that the Borough Council’s preference is that the 
Fastrack route through the site should not be segregated in the interests of the 
character of future development of the site, in order to respect the historic 
alignment of development and to create a stronger sense of place. 
 
 
9. HISTORIC ROAD LAYOUT 
 
The applicants are advised that the Borough Council will expect that the layout of 
the development submitted pursuant to the master planning or as reserved 
matters approvals is reflective of the historical importance of the area including 
the historic alignment of roads, pursuant to the requirements of PPS5 and 
English Heritage advice, in order to achieve the development of place and allow 
for a tighter grained form of development more reflective of the traditional form of 
riverside development in the area. 
 
 
10. LIGHTING 
 
The applicants are advised that the Borough Council will expect that the lighting 
scheme details submitted as part of the master planning , or pursuant to reserved 
matters approval or to any other planning condition contained herein shall use 
LED lighting to reduce energy consumption and avoid light pollution. 
 
 
 
 



11. REGULATORY SERVICES REQUIREMENTS AND ADVICE 
 
Commercial Refuse Arrangements 

 
Storage facilities provided shall be of sufficient capacity having regard to the 
quantity of waste produced and the frequency of waste collection.  All waste 
shall be removed from site on a regular basis by a licensed waste carrier and 
disposed of at a licensed waste disposal site. 

 
Commercial Refuse Arrangements - Advisory Notes 

 
Compliance with the Environmental Protection Act 1990 "Duty of Care" is 
essential. 
Advice on Solid Waste Management can be obtained from Waste Services on 
[01474] 337533. 

 
   Domestic Refuse Arrangements - Single Dwellings 
 

The dwelling should have sufficient storage capacity to cope with the waste 
generated in between collections (1 week). 

 
Domestic Refuse Arrangements - Advisory Notes 

 
Plastic sacks are issued for solid waste storage and collection will be from the 
front entrance to the property adjacent to the road or footpath. 
 
 
Head of Terms for the s106 Legal Agreement 

 
 

Affordable Housing 
 
Delivery mechanism for the provision of affordable housing including the 
percentage of housing to be provided, the tenure and mix of affordable housing, 
the distribution of affordable housing, management and provision, the proposed 
cascade arrangements, and provision for other client groups including the 
elderly, adults with learning difficulties and young vulnerable people. 

 
Heritage 
 
Financial contribution to a heritage project 
 
Future maintenance of the Bevans War Memorial  
 
Air Quality 

 
Financial contribution to air quality monitoring 
 
 
Ecology and Biodiversity 

 
Contribution to habitat management including formation and funding of a 
steering group 

 
 



Highway Works and Contributions 
 
Financial contribution to STIPS schemes 

 
Capacity improvements on A226 Thames Way (including the junction with A2260 
Ebbsfleet Gateway), A2 Ebbsfleet junction and the junction of A206 and A226 at 
Greenhithe. 

 
Improvements to (and linking of) traffic signals, to improve traffic flow. 

 
Phased junction improvements at B2175 High Street junction with Hive Lane 
including potential future capacity improvements/demand management 
measures along the B2175 should their need be triggered. 

 
Construction of Fastrack bus road from Crete Hall Road to the Plaza. 

 
Widening of Grove Road complete with cycle track. 

 
Construction of cycle track link between Grove Road and Thames Way via 
east side of Grove Road roundabout. 

 
Construction of cycle track link to Ebbsfleet Station north entrance from 
Thames Way. 

 
Construction of Fastrack bus road on north side of the road between the 
Plaza and College Road complete with signalised junction improvement at 
College Road.  

 
A financial contribution toward the production of all necessary Traffic 
Regulation Orders. 

 
Improvements to footpath NU7A between Vineyard Pit and Ebbsfleet Walk, 
including street lighting, vegetation clearance, easing the gradient so that the 
absolute maximum is 1:12 (or 1:10 for distances over less than one metre) 
and widening to 2.5 metres where possible. 

 
A mechanism to ensure that the riverside path is made up to a permissive 
cycle track, between the Plaza and Robins Creek barrier then back to Grove 
Road. 

 
A financial contribution toward the future upkeep and administration of the 
Travel Plan. 
 
A financial contribution to cover the costs incurred by KCC in reviewing the 
applicant’s tunnel surveys and reports. 

 
A contribution to the provision of new public transport services 
 
 
Community Facilities and Local Centre 
 
Submission of a local centre brief 
 
Contributions to improvements to the Hive local centre 
 



Transfer of land/building and contributions to management of community centre 
building 
 
 
Management of Public Areas and Open Space 
 
Transfer of land and contributions to management and maintenance of certain 
public areas 
 
Arrangements for provision and shared use of school playing field 
 
 
Organisation 
 
Working Party to take forward detailed planning consents including Member 
involvement 
 
 
 



Planning Application 20090238 
 
RECOMMENDATION 
 
 
That the Board approve the draft planning conditions and the heads of 
terms for the section 106 Legal Agreement set out in this report and that 
delegated authority by given to the Service Manager, Development 
Control to make any necessary amendments or minor editing to the 
wording of the conditions/heads of terms arising from any further 
discussions with the applicants. 
 


