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Why Ebbsfleet? Today’s 20 mins

� Large development to be delivered over 
extended period

� EIA played important part in formulating 
schemescheme

� Demonstrates effectiveness of EIA and 
evolution of assessment in practice



Site Location



Ebbsfleet Valley

- approx 10,000 new homes
- 1.6m sq m new floorspace
- 20+ years build out
- site area approx 440 ha
- 2 separate planning applications
- EQ was one of largest private sector 

applications at the time



Ebbsfleet Valley



Development Components

Ebbsfleet ES - Dec 95

Eastern Quarry ES - Aug 06



Aspirations

� Developer: application for phased 
development over 20+ years.  Needs to 
retain flexibility to respond to future market 
conditions (& changing demographics)

� LPA & statutory consultees: need degree of 
certainty to realise regeneration aspirations 
for area, assess effects of development and 
ensure links with existing community



Common Themes – New Communities

Vibrant place to live & work AccessibleGood design Integrated

‘Marginal’ sites Long time horizon=uncertainty Deliver sustainability?



Ebbsfleet - 1995

- up to 3,200 new homes
- 0.8m sq m new floorspace
- site area approx 174 ha



Assessment & Consent Process

� ES covered all issues (based on indicative plan)
� Large number of matters reserved for detailed design – retained 

flexibility, however…
� Consent granted in 2002 (7 year process)
� Planning conditions & S106  - 107 page document
� Conditions require submission of Quarter Master Plans, strategies 

and establishing Joint Monitoring Strategy (JMS)

JMS – a novel approach

� JMS adopted to provide framework for all necessary monitoring 
during design, construction & post construction phases

� JMS serves as a management tool & means of assessing the 
progress of the development over time

� Threshold / ‘change-needed’ levels  trigger appropriate corrective 
action

� Environmental Liaison Group established to steer the process of 
evaluation and interpretation of the environmental indicators



Monitoring Regime

� Noise: 
– Construction: measurement of noise
– Development: pre- & post CTRL

� Air Quality:
– Construction: airborne dust monitoring.  
– Development: 12 months pre- & post construction of each 

quarter quarter 
� Water Resources: 

– groundwater and surface water quality
– River Flow - continuous (equipment under calibration before 

handover to EA) 
� Transport: linked with Eastern Quarry 
� Planning and Community Provision - regular review 
� Landfill - review of activities and groundwater quality when   

appropriate 
� Soils - contractor's soil and waste management plans



Issues to be addressed next time?

� Objectives & scope of QMP & strategy 
documents

� How are deliverables monitored?  What 
feedback mechanisms?feedback mechanisms?

� Legal status of QMP & strategy document?  
What is approval process?



Eastern Quarry – 2005



Eastern Quarry

- up to 6,250 new homes
- up to 0.8m sq m new floorspace
- 25 years build out
- site area approx 270 ha



Eastern Quarry today



Next



Assessment Process – Key Differences

� Scoping - detailed scoping exercise set out basis of EIA & 
agreed with consultees

� Assessment milestones - EIA used a series of key dates 
through course of development, to assess effects

� Shared data - Highways Authority’s traffic model used - output 
from model to assess key milestones

� Design objectives - environmental & sustainability � Design objectives - environmental & sustainability 
objectives/guidelines used to consider alternatives and set 
parameters for the development (eg PTOD, fill material, building 
orientation, water levels)

� Wider range of assessments undertaken, some used as basis 
for long-term management/monitoring of site

� Consultation & collaboration - extensive consultation exercise, 
greater collaboration with statutory consultees



Outcomes – Strategies & Plans

Application, Plans & Strategies
� Development Principles & Design Guide
� Parameter Plans
� Environmental Statement

– Construction Management Plan
– Landscape Strategy– Landscape Strategy
– Biodiversity Action Plan
– Landscape Strategy
– Community Facilities, Infrastructure & Open Space Strategy

� Transport Assessment
� Retail & Leisure Impact Assessment













Next



EIA & Making a New Community

� Challenge – turn aspirations into 
commitment into action

� Need strong policy & senior officer 
support

� ‘Hearts & minds’ campaign from 
community groups up to GO, 
therefore no shocks when therefore no shocks when 
application is submitted

� Formulate development guidelines 
& initial fixes early on, be prepared 
to change through course of project

� Transitory nature of new housing -
community building is long-term 
exercise



Conclusions & Lessons

� EIA is a more complex process
– Emphasis changed (from post- to pre-planning)
– Wider range of issues/topics (health, climate change…) – some not 

required by the EIA Regs
– EIA professionals need an understanding of how developments are 

built
� Certainty but with flexibility� Certainty but with flexibility

– Parameter plans, phasing & delivery
– Resilience testing to address ‘what if’ scenario
– Governance & ownership

� Effectiveness of assessment?
– Techniques now well-developed and understood
– Pragmatic and (generally) collaborative decision-makers
– Aspirations achieved on both sides?


