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Location: Land Surrounding Ebbsfleet United Football Club, Bounded By Lower Road,
Railway Line, Grove Road And The River Thames, Northfleet, , Gravesend,
,

Proposal: Outline planning application with all matters reserved, except for the primary
means of access and road layout, for a phased mixed-use redevelopment
involving the demolition of existing buildings and structures including site
preparation / remediation works, and the development of residential units
(Use Class C3), Class E uses including floorspace for retail Class E(a)),
food/beverage and drinking establishments (Use Class E(b)), local services
(Use Class E(c)), indoor sport/recreation/fitness (use Class E(d)),
healthcare space (Use Class E(e)), creche/nursery uses (Use Class E(f)),
office floorspace (Use Class E(g)(i)), a new multi-use stadium with
associated business and leisure facilities (sui generis), hotel (Use Class
C1), community uses floorspace (Use Class F2). The phased
redevelopment will include other sui generis uses, delivery of open space
and significant realignment of the road network including the A226 Galley
Hill Road / Stonebridge Road / Lower Road with hard / soft landscaping, car
and cycle parking provisions, infrastructure works, ancillary and associated
works.

Thank you for your consultation on the above referenced planning application.

Kent County Council as Lead Local Flood Authority have reviewed the Flood Risk
Assessment and Surface Water Drainage Strategy prepared by RMA Environmental
(28/09/22) and have the following comments:

We understand that the site will be split into three catchments in order to manage
surface water, utilising rainwater harvesting and re-use, green roofs, attenuation tanks,
permeable paving, tree pits/swales, and park areas. Surface water will then be
discharged to the tidally influenced Robins Creek at the East of the site, using pumping
stations at sub-catchments A and B and a gravity connection at sub-catchment C.
Discharge will be restricted from all areas at greenfield or close to greenfield rates, with
significant reductions compared to current brownfield rates. Surface water from those
areas not modelled in the Surface Water Drainage Strategy will be conveyed to strategic
attenuation tanks adjacent to pumping stations, the size of which has not yet been
determined. We also note that infiltration testing has no yet been carried out and these
proposals are subject to change should infiltration be found to be feasible at the site.
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We have no objection in principle to these proposals outlined if infiltration is not
possible.

Should the Local Planning Authority be minded to grant planning permission for the
proposed development, the LLFA would request for the following conditions to be
attached:

Condition:
No development shall take place until the details required by Condition 1 (assumed to
be reserved matters condition for layout) shall demonstrate that requirements for
surface water drainage for all rainfall durations and intensities up to and including the
climate change adjusted critical 100 year storm can be accommodated within the
proposed development layout.

Reason:
To ensure the development is served by satisfactory arrangements for the disposal of
surface water and that they are incorporated into the proposed layouts.

Condition:
Development shall not begin until a detailed sustainable surface water drainage scheme
for the site has been submitted to (and approved in writing by) the local planning
authority. The detailed drainage scheme shall demonstrate that due consideration has
first been given to the possibility of utilising infiltration techniques and that the surface
water generated by this development (for all rainfall durations and intensities up to and
including the climate change adjusted critical 100 year storm) can be accommodated
and disposed of within the curtilage of the site without increase to flood risk on or
off-site. Should the use of infiltration prove to beyond being reasonable practical then
any surface water leaving site shall managed appropriately, as outlined in the Flood
Risk Assessment and Surface Water Drainage Strategy prepared by RMA
Environmental (28/09/22). The drainage scheme shall also demonstrate that silt and
pollutants resulting from the site use and construction can be adequately managed to
ensure there is no pollution risk to receiving waters.

Reason:
To ensure the development is served by satisfactory arrangements for the disposal of
surface water and to ensure that the development does not exacerbate the risk of on/off
site flooding. These details and accompanying calculations are required prior to the
commencement of the development as they form an intrinsic part of the proposal, the
approval of which cannot be disaggregated from the carrying out of the rest of the
development.

Condition:
No building on any phase (or within an agreed implementation schedule) of the
development hereby permitted shall be occupied until a Verification Report, pertaining to
the surface water drainage system and prepared by a suitably competent person, has
been submitted to and approved by the Local Planning Authority. The Report shall
demonstrate that the drainage system constructed is consistent with that which was
approved.  The Report shall contain information and evidence (including photographs)
of details and locations of inlets, outlets and control structures; landscape plans; full as
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built drawings; information pertinent to the installation of those items identified on the
critical drainage assets drawing; and, the submission of an operation and maintenance
manual for the sustainable drainage scheme as constructed.

Reason:
To ensure that flood risks from development to the future users of the land and
neighbouring land are minimised, together with those risks to controlled waters, property
and ecological systems, and to ensure that the development as constructed is compliant
with and subsequently maintained pursuant to the requirements of paragraph 165 of the
National Planning Policy Framework.

This response has been provided using the best knowledge and information submitted
as part of the planning application at the time of responding and is reliant on the
accuracy of that information.

Yours faithfully,

Gideon Miller
Graduate Flood Risk Officer
Flood and Water Management


