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 INTRODUCTION 
 

 The purpose of this background paper is to support the emerging Local Plan in 
relation to the economy and employment land supply.  This includes strategic 
policies relating to the scale, form and location of employment uses and how 
proposals that would result in the loss of existing employment land uses will be 
treated at the development management stage.   

 Whilst the primary focus of this background paper is the ‘B’ Use Class under the 
Town and Country Planning (Use Classes) Order (i.e. the main traditional 
employment land uses), it is recognised that the Government’s has recently 
introduced a new ‘E’ Use Class (as of September 1st) and that this will impact upon 
the degree of control that the Council can exercise.   

 This is considered further below, particularly in relation to existing Local Plan policy 
CS07 on Economy, Employment and Skills, which will require amendment following 
these changes. 

 Since the adoption of the Gravesham Local Plan Core Strategy in 2014, there have 
also been a number of changes to permitted development rights which further 
constrain the degree of control the Council can exercise over the loss of certain 
types of employment uses.   

 The Council recognises that it is trying to update its Local Plan (as required by 
Government) during a period of considerable national and local uncertainty.  The 
factors leading to such uncertainty include: 

• The current Covid-19 pandemic – we cannot be certain what the economy will 
look like as it recovers from the current crisis in terms of scale, rate of recovery 
and which sectors are most likely to be affected long-term.  There may also be a 
significant increase in home-working as new working practices are taken-up.  
This may affect demand for office type floorspace in particular 

• Impact of leaving the European Union and any subsequent trading 
relationships – we currently do not know what the outcome of negotiations will 
be or the implications at a national or local level due to differential impact on 
different sectors. 

• The future of the Ebbsfleet – This area has been subject to a grant of outline 
planning permission for a major mixed-use development. This included a 
significant commercial office component. Apart from the residential development 
at Springhead in Gravesham, the remainder has yet to come forward. The 
Ebbsfleet Development Corporation (EDC) has purchased the site on behalf of 
Government to take the project forward.  However, at this stage there remains 
uncertainty about the final form or quantum of employment development that will 
take place and this is likely to be subject to a fresh planning application, following 
public consultation on a masterplan. 

• The future of Swanscombe Peninsula -  Whilst this area is also mainly within 
Dartford, it is likely to be subject to an application for a Development Consent 
Order (DCO) for a major commercial leisure development known as London 
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Resort as a Nationally Significant Infrastructure Project (NSIP). Should 
permission be granted for the development by Government, it will become a 
major employer within the sub-region as a whole and will have implications for 
people living and working in Gravesham - as well as businesses who could either 
benefit from serving the resort or be in competition with it for labour.   

• Lower Thames Crossing – If the current Government decides to permit the 
Lower Thames Crossing and it is built, it will have implications for the borough in 
terms of accessibility by road transport.  Whilst this may bring some economic 
benefits (which Highways England has yet to define or quantify) it will also cause 
disruption during the construction phase and impact on quality of life.    

 Whilst all the above result in a backdrop of significant uncertainty in trying to deliver 
a coherent and justified Local Plan, it is likely that things will become clearer as we 
progress beyond the current Regulation 18 Stage 2 consultation towards 
submission of the Local Plan for independent examination.  What is also clear from 
the above is that economy and employment raises significant cross-boundary 
strategic issues that need to be addressed with neighbouring authorities under the 
duty to co-operate, this process is on-going. 

 This background paper continues with a consideration of national planning policy 
and guidance in this area before moving on to look at the context of the Gravesham 
local economy and existing Local Plan policy.  Consideration is then given to 
emerging policy and the preferred way forward, including possible changes to be 
made to development management policy given points made above in relation to 
the Government’s changes to the Town and Country Planning (Use Classes) Order.   

  



 NATIONAL POLICY AND GUIDANCE 
 

 National planning policy is contained in the National Planning Policy Framework 
(February 2019)1, with supplementary advice on how it should be applied contained 
in Planning Practice Guidance (PPG)2. 

 
 In terms of this paper, key elements of national policy are set out in Chapter 6 to the 

NPPF on Building a Strong and Competitive Economy.  This establishes that 
policies and decisions should help create the conditions in which businesses can 
invest, expand and adapt in a climate that supports economic growth and 
productivity.  This should build on an area’s particular strengths, whilst countering 
any weaknesses so as to address the challenges of the future including the need to 
innovate in a globally competitive environment.  

 
 In particular, planning policies are required to: 

 
• set out a clear economic vision and strategy which positively and proactively 

encourages sustainable economic growth, having regard to Local Industrial 
Strategies and other local policies for economic development and regeneration;  

• set criteria, or identify strategic sites, for local and inward investment to match 
the strategy and to meet anticipated needs over the plan period; 

• seek to address potential barriers to investment, such as inadequate 
infrastructure, services or housing, or a poor environment; and 

• be flexible enough to accommodate needs not anticipated in the plan, allow for 
new and flexible working practices (such as live-work accommodation), and to 
enable a rapid response to changes in economic circumstances. 

 
 In developing its policies and making planning decisions, the Council is advised to 

recognise and address the specific locational requirements of different economic 
sectors. This includes making provision for clusters or networks of knowledge and 
data-driven, creative or high technology industries; and for storage and distribution 
operations at a variety of scales and in suitably accessible locations. 

 
 The Council is also required under national policy to support a prosperous rural 

economy.  Planning policies and decisions should enable: 

 

                                                
 

1 See 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_da
ta/file/810197/NPPF_Feb_2019_revised.pdf  
2 See  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
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• the sustainable growth and expansion of all types of business in rural areas, both 
through conversion of existing buildings and well-designed new buildings; 

• the development and diversification of agricultural and other land-based rural 
businesses;  

• sustainable rural tourism and leisure developments which respect the character 
of the countryside; and 

• the retention and development of accessible local services and community 
facilities, such as local shops, meeting places, sports venues, open space, 
cultural buildings, public houses and places of worship. 

 
 National policy goes on to say that planning policies and decisions should recognise 

that sites to meet local business and community needs in rural areas may have to 
be found adjacent to or beyond existing settlements, and in locations that are not 
well served by public transport.  

 
 In Gravesham, the above needs to be understood in the context of Green Belt 

policy and the sensitivity of other areas such as the Kent Downs AoNB.  This aside, 
national policy also requires that development supporting the economy and 
employment in rural areas is sensitive to its surroundings, does not have an 
unacceptable impact on local roads and exploits opportunities to make locations 
more sustainable. The use of previously developed land and sites that are 
physically well-related to existing settlements are also encouraged. 

 
 Overall, local policies relating to economy and employment need to be seen as part 

of a wider package related to strategic aspirations for the area as a whole that take 
into account what sort of place we want Gravesham to be in the future and how this 
relates to other needs for housing, a better environment that is sustainable into the 
future, and addresses issues in relation to deprivation and equality of opportunity 
that underpin a modern place within which enterprise can thrive.  

 

 CHANGES TO THE USE CLASSES ORDER AND 
PERMITTED DEVELOPMENT RIGHTS 

 
 As noted in the introduction, Government has introduced fundamental changes to 

the Town and Country Planning (Use Classes) Order 1987 and The Town and 
Country Planning (General Permitted Development) (England) Order 2015 (as 
amended) which will significantly diminish the levels of control the Council will be 
able to exercise over employment uses within the ‘B’ Use Class. 

 
 In terms of the Use Classes Order, the changes will also be subject to a number of 

transitional provisions whereby some use classes applicable up to 1st September 



2020 will remain relevant for certain changes of use under permitted development 
rights through to the 31 July 2021.   

 
 Table 1 below shows the changes introduced under the Town and Country Planning 

(Use Classes)(Amendment)(England) Regulations 2020 as they apply to non-
residential uses.3 There are currently no changes proposed to the residential C Use 
Classes (C1, C2, C2a, C3 and C4).  

Table 1: Existing and new non-residential use classes following changes made by the Town 
and Country Planning (Use Classes) (Amendment) (England) Rgulations 2020.  

Use  Use Class up 
until 31 
August 2020 

Use Class 
from  
1 September 
2020 

Shop not more than 280 sq.m. mostly selling essential 
goods, including food and at least 1km from another similar 
shop. 

A1 F2 

Shops A1 E 
Financial and professional Services A2 E 
Café or restaurant A3 E 
Pub or drinking Establishment A4 Sui Generis 
Hot food take-away A5 Sui Generis 
Office other than a use with Class A2 (also see wording in 
brackets under B1c) 

B1a E 

Research and development of products and processes (also 
see wording in brackets under B1c) 

B1b E 

For any industrial process (being a use which can be carried 
out in any residential area without detriment to the amenity 
of that area by reason of noise, vibration, smell, fumes, 
smoke, soot, ash, dust or grit). 

B1c E 

General Industrial B2 B2 
Storage or Distribution B8 B8 
Clinics, health centres, crèches, day nurseries, day centre D1 E 
Schools, no-residential education and training centres, 
museums, public libraries, public halls, exhibitions halls, 
places or worship, law courts 

D1 F1 

Cinemas, concert halls, bingo halls and dance halls D2 Sui Generis 
Gymnasiums, indoor recreations not involving motorised 
vehicles or firearms 

D2 E 

Hall or meeting place for the principal use of the local 
community 

D2 F2 

Indoor or outdoor swimming baths, skating rinks, and 
outdoor sports and recreations not involving motorised 
vehicles or firearms. 

D2 F2 

 

                                                
 

3 See https://www.legislation.gov.uk/uksi/2020/757/contents/made  

https://www.legislation.gov.uk/uksi/2020/757/contents/made
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 In terms of the ‘B’ Use Class, only B2 (general industrial) and B8 (storage and 
distribution) are retained.  All of the B1 type uses (i.e. offices, research and 
development and light industrial capable of being undertaken in a residential area 
without detriment to residential amenity) are transferred into the new ‘E’ Use Class. 

 
 It should be noted that changes within a single use class (i.e. all of those uses 

specified under new Class E) do not constitute development as they are excluded 
from the legal definition of development by section 55(2)(f) of the Town and Country 
Planning Act 1990.4  Such changes would only require permission where suitably 
worded conditions were applied under the relevant planning permission or through 
a legal agreement that restricts the use class.   

 
 Because such changes are not deemed to constitute development, the Council 

cannot introduce local controls as would be the case if the changes were 
sanctioned by permitted development rights under the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (i.e. through issuing an 
Article 4 direction). 

 
 Controls may still apply where it involves (for example) works to a Listed Building or 

the external appearance of a building to facilitate the change of use.  However, in 
determining such applications, the Council would need to set aside the principle of 
the change of uses as that would not constitute development over which it has 
control – save where a condition etc. applied as mentioned above. 

 
 The intent of introducing the new E Use Class is to ensure greater flexibility in town 

centres etc. to allow businesses and centres to respond to a changing retail 
landscape and recover from the current COVID-19 crisis. However, it has brought 
with it a number of serious consequences in terms of controlling the loss of ‘B’ Use 
Class employment floorspace and to plan effectively for the future. 

 
 Changes to permitted development rights (including change of use of offices to 

residential subject to prior approval and the redevelopment of industrial premises to 
residential) have also weakened the ability of the Council to retain employment 
generating floorspace important not only to provide jobs but also to contribute to the 
functioning of the area through the provision of supporting services. 

 
 The main permitted development rights that potentially prejudice the retention of B 

Use Class employment floorspace are set out in Table 2.  The exercise of these 
rights may be precluded by planning condition or legal agreement.  Conditions also 

                                                
 

4 See https://www.legislation.gov.uk/ukpga/1990/8/section/55  

https://www.legislation.gov.uk/ukpga/1990/8/section/55


apply in relation to the application of the permitted development rights, with ‘prior 
approval’ from the Council being required in most instances.  For full details see the 
Town and Country Planning (General Permitted Development)(England) Order 
2015 (as amended).5 

 
Table 2: Main permitted development rights applicable to B Use Classes that constrain the 
ability of the Council to retain in employment use.  

Town and Country Planning (General Permitted Development)(England) Order 2015 
(as amended):  Schedule 2 

Part Class Description of permitted development right 
Part 3 Class O Change of use of Use Class  B1(a) offices to C3 dwellinghouses 
Part 3  Class P Change of use of storage or distribution centre (B8) to 

dwellinghouses (C3) 
Part 3 Class PA Change of use of premises in light industrial use (B1(c)) to 

dwellinghouses (C3) 
Part 20 Class ZA Demolition of buildings (B1 Use Class) and construction of new 

dwellinghouses (C3) in their place. 
  
  

                                                
 

5 See https://www.legislation.gov.uk/uksi/2015/596/contents/made  

https://www.legislation.gov.uk/uksi/2015/596/contents/made
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  STRATEGIC CONTEXT 
 

 Gravesham lies on the southern bank of the River Thames between the Dartford 
and Medway council areas.  It is a second tier local authority within the County of 
Kent.  Medway is a unitary authority distinct from Kent.  On the northern shore of 
the River Thames is the Thurrock unitary authority area and the Port of Tilbury. 

  
 

  
Figure 1: Location of Gravesham relative to adjoining areas 

 
 Gravesham falls within the Thames Gateway, which was subject to strategic growth 

policies under sub-national/regional planning guidance.6  Much of this was 

                                                
 

6 See RPG9a – Thames Gateway Planning Framework (1995) and the South East Plan 
(2009) – for the archived version of the South East 



predicated upon the identification of Ebbsfleet (in Dartford) as the strategic location 
for an intermediate international/domestic station on the Channel Tunnel Rail Link 
(now High Speed 1 or HS1), itself justified on the basis of its potential for generating 
a new sustainable residential and employment area straddling both Dartford and 
Gravesham.7 

 
 To assist in the delivery of Ebbsfleet and Eastern Quarry, the Government decided 

in 2015 to establish the Ebbsfleet Development Corporation (2015) to progress 
what would become known as Ebbsfleet Garden City.8  The EDC has since 
purchased the main Ebbsfleet Valley site surrounding the station and is now 
proactively promoting the redevelopment of this area, along with a number of other 
sites – in Gravesham predominately at Northfleet Embankment East and West; and 
Grove Road, Northfleet.   

 
 Ebbsfleet itself was granted enterprise zone status in 2017, as part of the wider 

North Kent Innovation Zone (NKIZ) initiative, with a focus on life sciences, 
advanced manufacturing and engineering as key drivers9.  The extent of this 
corridor and the position of the Enterprise Zones that lie within it are shown in 
Figure 2 below. 

                                                
 

Plahttps://webarchive.nationalarchives.gov.uk/20100528160926/http://www.gos.gov.uk/gose
/planning/regionalPlanning/815640/ .   
7 See National Audit Office (NAO) report on The Channel Tunnel Rail Link (2001) at 
https://www.nao.org.uk/wp-content/uploads/2001/03/0001302.pdf .  Of the 50,000 net 
additional jobs to be created, 61% (30,500) were anticipated as a result of Ebbsfleet.   
8 For the Ebbsfleet Development Corporation (EDC) website see https://ebbsfleetdc.org.uk/ .  
For the Order setting up the EDC see 
https://www.legislation.gov.uk/uksi/2015/747/contents/made .  The EDC has planning 
powers in relation to development management but not policy, which remains with the host 
Councils. 
9 See http://www.tgkp.org/government-approves-north-kent-innovation-zone-bid-more-to-
follow  

https://webarchive.nationalarchives.gov.uk/20100528160926/http:/www.gos.gov.uk/gose/planning/regionalPlanning/815640/
https://webarchive.nationalarchives.gov.uk/20100528160926/http:/www.gos.gov.uk/gose/planning/regionalPlanning/815640/
https://www.nao.org.uk/wp-content/uploads/2001/03/0001302.pdf
https://ebbsfleetdc.org.uk/
https://www.legislation.gov.uk/uksi/2015/747/contents/made
http://www.tgkp.org/government-approves-north-kent-innovation-zone-bid-more-to-follow
http://www.tgkp.org/government-approves-north-kent-innovation-zone-bid-more-to-follow
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Figure 2:Kent Innovation Corridor (NKIZ) 

  
 The wider concept of Thames Gateway as a key regeneration area has more 

recently gained impetus through the establishment of the Thames Estuary 2050 
Taskforce, which continues to recognise the potential of the Dartford/Gravesham 
area and the focus around Ebbsfleet as a key driver – albeit it may now take a 
different form from that originally envisaged (see below).  Also recognised in this 
respect, is the potential beneficial impact of the London Resort proposals, should 
they come forward. 

 
 For links to the Thames Estuary 2050 Growth Commission report and 

recommendations, along with the Government response and more recent 
statements, see: 

• Thames Estuary 2050 Growth Commission: 2050 Vision (2018) - 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/atta
chment_data/file/718805/2050_Vision.pdf   

• Thames Estuary 2050 Growth Commission: 2050 Vision Technical Report (2018) 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/atta
chment_data/file/718793/Technical_Report.pdf 

• Thames Estuary 2050 Growth Commission: 2050 Vision Appendix (2018) - 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/atta
chment_data/file/718802/Technical_Report_Appendix.pdf  

• Government response to 2050 Vision (2019) - 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/atta
chment_data/file/789048/Thames_Estuary_Commission_Response.pdf  

• For Thames Estuary Growth Board etc. https://thamesestuary.org.uk/  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/718805/2050_Vision.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/718805/2050_Vision.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/718793/Technical_Report.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/718793/Technical_Report.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/718802/Technical_Report_Appendix.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/718802/Technical_Report_Appendix.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/789048/Thames_Estuary_Commission_Response.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/789048/Thames_Estuary_Commission_Response.pdf
https://thamesestuary.org.uk/


 At the local level, Gravesham Borough Council’s Corporate Plan (2019 – 23) has 
the Local Plan at its heart as a means of delivering strategic objectives on the 
ground based around the themes of people, place and progress.   

 
 A key objective under the ‘place’ heading is to promote a vibrant economy where 

economic growth and a matching skilled workforce helps to increase the borough’s 
appeal and prosperity, providing increased local opportunities for residents and a 
reduced need to travel outside the borough for employment.  This has a good fit 
with Strategic Objectives established through the Local Plan discussed further 
below. 

 
 In particular, the Corporate Plan states that the Council wants a strong, resilient and 

productive economy in Gravesham, providing rewarding jobs and incomes for local 
people and that to achieve this we need to create the right conditions for major 
regeneration and sustainable economic growth, both now an into the future.   

 
 This means providing the required space, accommodation and infrastructure to 

attract investment and to enable businesses to grow, developing resident 
employability and promoting the borough as ‘open for business’.  It also commits 
the Council to proactively facilitate economic growth using its own resources and 
assets; building new industrial units and progressively intervening where the market 
has failed in tackling empty and unused sites primed for development.   

 The Corporate Plan states that: 

 
“From the regeneration of the traditional heart of Gravesend Town Centre into 
an attractive, mixed community hub for modern living, leisure and work, 
through to the implementation of a high quality business infrastructure, we 
[the Council} are committed to delivering growth in Gravesham and making it 
a place that works for all.” 

 
 The Council’s Corporate Plan is available on line at: 

https://www.flipsnack.com/Graveshamboroughcouncil/corporate-plan.html  

 
 Sitting under this, the Council is in the process of developing An Economic 

Development Strategy for Gravesham 2019 – 23, based around seven key 
themes:10 

 

                                                
 

10 See http://democracy.gravesham.gov.uk/documents/s58714/Appendix%202%20-
%20Draft%20Economic%20Development%20Strategy.pdf  
 

https://www.flipsnack.com/Graveshamboroughcouncil/corporate-plan.html
http://democracy.gravesham.gov.uk/documents/s58714/Appendix%202%20-%20Draft%20Economic%20Development%20Strategy.pdf
http://democracy.gravesham.gov.uk/documents/s58714/Appendix%202%20-%20Draft%20Economic%20Development%20Strategy.pdf
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• Theme 1 - Place branding to promote Gravesham as a place ‘open for business 
• Theme 2 - Land and premises to enable businesses to grow 
• Theme 3 - Investment and improvement in physical transport and digital 

infrastructure to reinforce Gravesham’s connectivity advantages 
• Theme 4 - Supporting enterprise to encourage business growth, especially within 

higher value sectors 
• Theme 5 - Skills to ensure that the local workforce is equipped with appropriate 

skills to access employment opportunities 
• Theme 6 - Valuing Gravesham’s changing rural economy and the contribution to 

overall local economic growth 
• Theme 7 - Supporting sustainable economic growth through delivering the 

Council’s climate change commitments 

 
 From both a planning and practical perspective, it is recognised that Gravesham is 

not an island and that delivery of the Council’s vision will depend on working in 
partnership with others in the public, private and voluntary sectors.   

 
 This is particularly the case when it comes to the economy and economic 

development where strategic cross-boundary issues are involved and where 
prosperity and growth are equally dependent on supply side factors (such as 
ensuring we have a workforce with the necessary training and skills) as well as 
demand for goods and services. 

 
 The EDC has developed a ‘vision’ for the Garden City, having regard to input 

provided by both Councils – see Ebbsfleet Implementation Framework (2017) 
https://ebbsfleetdc.org.uk/the-vision/ and has prepared an Inclusive Growth 
Strategy (2019).  

 
 In addition, the EDC has appointed Masterplanners and other consultants to 

develop plans for Ebbsfleet, which will be subject to public consultation in due 
course.  Gravesham Council will fully engage in this process and is represented on 
the EDC Board and through other forums. 

 
 At higher levels, the Council also engages with strategic partners at a North-Kent 

(Thames Gateway Kent Partnership – comprising Kent, Dartford, Gravesham, 
Medway, Swale and Maidstone Councils as key partners, alongside the private 
sector and other stakeholders); and the South-East Local Enterprise Partnership 
(SELEP) level.  The Council also engages with Thurrock Council (along with all 
other neighbouring authorities and relevant partners) on strategic planning matters 
through the Duty to Co-operate. 

 

https://ebbsfleetdc.org.uk/the-vision/


 The plan reproduced as Figure 3 below shows how the Kent Councils are generally 
grouped. 

 

 
Figure 3:Position of North Kent authorities relative to the rest of Kent. 

Source:  West Kent Partnership publication Economic Priorities for Growth (2019 – 22) 
 

 For links to the websites of the organisations referred to in paragraph 4.27 West 
Kent  see: 

 
• Thames Gateway Kent Partnership - http://www.tgkp.org/ 
• Kent County Council - https://www.kent.gov.uk/  
• South East Local Enterprise Partnership - https://www.southeastlep.com/  
• Thurrock Council - https://www.thurrock.gov.uk/  

 
 The South East LEP has produced an economic development statement, entitled 

Smarter Faster Together: Toward a Local Industrial Strategy (2019) available on 
line at 
https://www.southeastlep.com/app/uploads/2019/03/SELEP_StratEconState_single
s.pdf . 

 
 In addition, Kent and Medway Economic Partnership has produced a Kent and 

Medway Enterprise and Productivity Strategy (2019). 

 
 

http://www.tgkp.org/
https://www.kent.gov.uk/
https://www.southeastlep.com/
https://www.thurrock.gov.uk/
https://www.southeastlep.com/app/uploads/2019/03/SELEP_StratEconState_singles.pdf
https://www.southeastlep.com/app/uploads/2019/03/SELEP_StratEconState_singles.pdf
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 THE GRAVESHAM LOCAL ECONOMIC 
CONTEXT 

 
 The Council has commissioned consultants to report on issues relating to economy 

and employment.  This provides a refresh of information and recommendations 
made by earlier consultants on the policy position adopted through the adopted 
Gravesham Local Plan First Review.  The relevant reports are available at the 
following links and readers are advised to look at these for fuller details than 
provided in this background paper, which concentrates primarily on updating the 
current situation and headline outputs.  Links to the main reports are available at: 

  

Gravesham Local Plan Core Strategy (2014) reports 
 

• EMP-01 Economy and Employment Background Paper December 2012 (2MB) 
• EMP-01a Corrections to Economy and Employment Background Paper (EMP-

01) 
• EMP-02 Gravesham Economy and Employment Space Study May 2009  
• EMP-03 Addendum to Gravesham Economy and Employment Space Study 

Final Report August 2011 

 
See: https://www.gravesham.gov.uk/__data/assets/pdf_file/0003/96321/Updated-
List-of-Examination-Documents.pdf  
 

North Kent Strategic Housing and Employment Needs Assessment 
(SHENA) reports 

 
• SHENA Volume 1: Baseline Report (2015) 
• SHENA Volume 2: Employment Land Needs Assessment (2017) 
• SHENA Volume 3: Integrated Needs Assessment Technical Paper (2017) 

 
See: https://localplan.gravesham.gov.uk/consult.ti/sareg18/consultationHome  

 
 For the purposes of updating, the Council has referred to the latest information on 

the NOMIS website – see  https://www.nomisweb.co.uk/ .  The information is 
included in tables set out in Appendix 1, accessed in September 2020.  Travel to 
Work information is based on the 2011 Census returns. 

 
 Overall, the Gravesham local economy remains the smallest in Kent and has one of 

the worst job density ratios in England – i.e. the proportion of jobs to resident 

https://www.gravesham.gov.uk/__data/assets/pdf_file/0003/96321/Updated-List-of-Examination-Documents.pdf
https://www.gravesham.gov.uk/__data/assets/pdf_file/0003/96321/Updated-List-of-Examination-Documents.pdf
https://localplan.gravesham.gov.uk/consult.ti/sareg18/consultationHome
https://www.nomisweb.co.uk/


population aged 16 – 64.  With a job density ratio of 0.58 it is the 23rd worst 
performing local authority in England and well below neighbouring Dartford on 0.96.  
This is shown in Table 3 below. 

Table 3:Number of employee jobs in Kent and Medway by local authority area and job 
density. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Source:  NOMIS based on 2018 figures.  % is a proportion of total employee jobs 
excluding farm-based agriculture Employee jobs excludes self-employed, 
government-supported trainees and HM Forces. Data excludes farm-based 
agriculture 

 
 In the case of Gravesham, this situation remains partly historic due to the loss of 

traditional riverside industries since the 1970s, which have not been fully replaced 
by alternatives. There are also a number of employment uses which themselves are 
extensive users of land but actually employ few numbers of people. However, some 
of these are river related and (like aggregates importation) play an important role in 
supporting the wider regional economy.   

 
 Gravesham is also disadvantaged both because of the poor accessibility of the 

main riverside industrial areas to the strategic road network, another area where 

Local Authority Employee Jobs Job 
Density All Full Time Part Time 

Ashford 55,000 36,000 
(65.5%) 

19,000 
(34.5%) 

0.97 

Canterbury 65,000 38,000 
(58.5%) 

27,000 
(41.5%) 

0.79 

Dartford 60,000 38,000 
(63.3%) 

22,000 
(36.7%) 

0.96 

Dover 33,000 22,000 
(66.7%) 

11,000 
(33.3%) 

0.61 

Folkestone and Hythe 36,000 23,000 
(63.9%) 

12,000 
(33.3%) 

0.62 

Gravesham 32,000 19,000 
(59.4%) 

13,000 
(40.6%) 

0.58 

Maidstone 73,000   48,000 
(65.8%) 

25,000 
(34.2%) 

0.91 

Medway 93,000 59,000 
(63.4%) 

33,000 
(35.5%) 

0.63 

Sevenoaks 50,000 32,000 
(64.0%) 

17,000 
(34.0%) 

0.85 

Swale 49,000 33,000 
(67.3%) 

15,000 
(30.6%) 

0.70 

Thanet 41,000 25,000 
(61.0%) 

17,000 
(41.5%) 

0.66 

Tonbridge and Malling 58,000 40,000 
(69.0%) 

18,000 
(31.0%) 

0.87 

Tunbridge Wells 50,000 32,000 
(64.0%) 

18,000 
(36.0%) 

0.86 
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competing parts of North Kent such as Dartford, have an advantage.  An issue has 
also been identified through both sets of studies whereby the lack of modern 
business premises in good environmental settings close to the strategic road 
network may also be constraining business growth and the attraction of inward 
investment. Lack of supply could effectively be having an adverse impact on 
demand rather than vice-versa.   

 
 Businesses overall also appear to be smaller than in neighbouring areas, with a 

heavier concentration on micro (0 to 9 employees) and small (10 to 49 employees) 
enterprises/local business units.   

 In terms of business formation and survival, Gravesham does not perform badly 
compared to other Kent districts and shows some growth with the ratio of enterprise 
births to deaths of 1.22 in 2018.  There were some 4,420 active enterprises in the 
borough in 2018, with only Dover, Folkestone and Hythe recording lower figures – 
partly indicative of the small scale of the local economy.  One and three year 
business survival rates were on a par with the Kent and South East average at 
90.5% and 59.0% respectively.  However, the five year survival rate was poor 
compared to the Kent and South East Average (39.3% compared to 43.6% and 
44.6% respectively). Gravesham also performed poorly in terms of the percentage 
of high growth enterprises (3.1% compared to the Kent and South East averages of 
4.9% and 5.1% respectively).11  

 
 Clearly, different areas will perform differently in terms of economic sectors due to 

comparative advantage and specialisation.   

 
 However, Gravesham does perform worse than neighbouring Dartford in terms of 

the proportion of employee jobs in construction (although high compared to Kent 
and the South East); wholesale and retail trade, repair of motor vehicles and 
motorcycles  (potentially due to the presence of Bluewater in Dartford); 
transportation and storage (locational advantage of Dartford);  and human health 
and social work activities (presumably due to the presence of Darent Valley 
Hospital and other health facilities in Dartford).   

 
 Also, although not dissimilar to Dartford or Medway, Gravesham also performs 

poorly in the proportion of employees engaged in professional, scientific and 
technical activities compared to Swale or Kent and the South East/Great Britain.  In 

                                                
 

11 Statistics in this section are taken from KCC Business Births, Deaths and Survival Rates 
in 2018 – Statistical Bulletin December 2019 at 
https://www.kent.gov.uk/__data/assets/pdf_file/0007/8179/Business-demography.pdf .  High 
Growth enterprises are defined as a business with ten or more employees which has seen at 
least 20% employee growth each year for the previous three-year period. 

https://www.kent.gov.uk/__data/assets/pdf_file/0007/8179/Business-demography.pdf


terms of financial and insurance activities, Gravesham performs poorly compared to 
Medway, Kent, the South East/Great Britain.  In terms of the proportion of 
employees in information and communication jobs, Gravesham performs poorly 
compared to Dartford, Medway and Kent, which also all perform poorly in relation to 
the South East and Great Britain as a whole. 

 
 The above is reflected in the low Gross Value Added (GVA) for Gravesham in 2018 

at £15,538 per head, compared to the Kent and South East averages of £23,487 
and £30,356 respectively.  The highest figure for Kent was Dartford at £34,938 per 
head.12 

 
 Whilst Gravesham has a small local economy, the rate of economic activity for 

people aged 16 – 64 (86.8%) is relatively high compared to Medway, Swale and the 
rest of Kent etc.  However, of these a lower proportion is in work than in 
neighbouring Dartford.  There is also a difference when it comes to gender in this 
respect, with far more males (91.4%) being economically active in Gravesham than 
females (82.0%) – a far bigger difference than in Dartford (88.7% for males 
compared to 87.9% for females). 

 

 The proportion of those aged 16 – 64 economically active in Gravesham and 
actually in employment is also relatively high (82.0%) but lower than Dartford 
(87.2%).  A significant proportion of these are employees (76.2%).  There is also a 
slight gender difference in Gravesham between males and females in terms of the 
proportion who are in employment in Gravesham (83.8% compared to 80.2%), 
although once again the figures are higher for Dartford (88.7% compared to 85.7%).  
This is also reflected in the proportion of males and females in Gravesham who are 
employed and are employees rather than self-employed etc.  (78.9% compared to 
73.4%). 

 
 Of those employed, a lower proportion of employees in Gravesham (59.4%) have 

full time jobs than any other Kent district than Canterbury (58.5%).  Dartford, 
Medway and Swale all exceed this by a significant margin (in the range 63.3% - 
67.3%).  Conversely, the proportion of employees in Gravesham working part time 
is higher (40.6%) is higher than all Kent Districts other than Canterbury and Thanet 

                                                
 

12 See KCC Gross Value Added (GVA) at 2018 – Statistical Bulletin January 2020 at 
https://www.kent.gov.uk/__data/assets/pdf_file/0012/8202/Gross-Value-Added-bulletin.pdf .  
GVA is a measure of the value of goods and services produced in an area, industry or sector 
of the economy.  GVA per head are workplace based – i.e. based on output produced at a 
workplace.  These figure should be used with caution because areas with high levels of out-
commuting tend to produce understated levels of GVA per head as the wealth created is 
recorded at the place of production..   

https://www.kent.gov.uk/__data/assets/pdf_file/0012/8202/Gross-Value-Added-bulletin.pdf
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(41.5% each).  In contrast, a far smaller proportion of employees in Dartford work 
part time (36.7%) with even fewer in Medway (35.5%) and Swale (30.6%). 

 
 In terms of skills, the Gravesham workforce is generally less qualified than 

neighbouring areas, Kent, the South East or Great Britain as a whole.  Only 32.7% 
are qualified to NVQ4 or above, compared to 40.9% for Dartford.  Medway is at a 
similar level of 32.9%, although Swale is lower at 24.7%.  For Kent the overall figure 
is 36.6%, which is itself far lower than the figure for the South East (43.4%) or Great 
Britain (40.3%).  Gravesham is outperformed in this respect at all levels down to 
NVQ1 and above (83.8%) by all North Kent authorities other than Swale (80.0%).  
Gravesham also has a higher proportion of people with no qualification (12.8%) 
than any other North Kent authority, which significantly exceeds the figure for 
Medway (8.4%) or Kent (7.8%) which is around the average for Great Britain. 

 
 In terms of employment by occupation, people employed and living in Gravesham 

tend to be under-represented in managerial/professional groups and over-
represented in other groups.  The exception to this is for Soc 2010 Major Group 6 – 
7  (Caring/Leisure/Sales/Customer Services/Other Occupations) where the 
proportions in Medway and Swale are higher.  Overall, Gravesham does appear to 
have a higher concentration of people working in the Soc 2010 4 -5 and 8 – 9 Major 
groups than in Kent, the South East and Great Britain as a whole (see appendices 
for full table). 

Table 4: Occupational groups of Gravesend residents compared to other North Kent 
authorities (see appendicies for full table) 

  
  

Source: Nomis from ONS annual population survey. Numbers and % are for those 16+.  % is 
a proportion of all people in employment. 

 In terms of earnings, it is necessary to distinguish between those who live in 
Gravesham and those that work in Gravesham – although there will be an overlap 
between the two groups given travel-to-work patterns, which will be discussed later 
in this section. 

 Dartford Gravesham Medway Swale 
Soc 2010 Major Group 1 – 3 
Managerial/Professional 

27,600 
(44.3%) 

18,800 
(34.6%) 

60,600 
(43.7%) 

27,000 
(39.8%) 

Soc 2010 Major Group 4 – 5 
Administrative/Secretarial/Skilled 
Trades 

11,500 
(18.5%) 

13,000 
(23.9%) 

30,800 
(22.2%) 

15,500 
(22.9%) 

Soc 2010 Major Group 6 – 7 
Caring/Leisure/Sales/Customer 
Services/Other Occupations 

6,600 
(10.7%) 

7,300 
(13.3%) 

24,800 
(17.9%) 

11,300 
(16.7%) 

Soc 2010 Major Group 8 – 9 
Process/Plant/Machine 
Operatives/Elementary Occupations 

16,500 
(26.5%) 

15,300 
(28.2%) 

22,500 
(16.2%) 

13,900 
(20.6%) 



 
 The gross average (median) weekly wage for those working full time and living in 

Gravesham was £620.2 in 2019, which was lower than that in Dartford (£643.9) but 
higher than Medway (£609.9) or Swale (£583.6).  The figure for Gravesham was 
also higher than for Kent as a whole (£615.9) but lower than the average figure for 
the South East (£636.0).  The gross weekly wage for full-time male workers in 
Gravesham (£693.3) was significantly higher than that for female workers (£466.2).  
Whilst wages in Dartford were higher for full-time workers (£705.8 for males and 
£499.8 for females), they were generally lower moving away from London across 
North Kent.  An anomaly here though is the average median wage for full-time 
female workers, where the figure for Gravesham (£466.2) is particularly low but 
higher in Dartford (£499.8) and increasing on moving east across North Kent 
(Medway £508.1; Swale £535.8).  A similar pattern can be seen when looking at 
hourly pay (excluding overtime) except that the Dartford figure (£13.24) is very 
marginally higher than that for Medway (£13.19).   

 

 For earnings by place of work (i.e. those employed in Gravesham rather than just 
living here) a slightly different pattern emerges.  This suggests that the gross 
median weekly pay for full time workers in Gravesham is the highest in North Kent, 
exceeding that paid in Dartford.  This is especially true for full time male workers in 
Gravesham (£785.0) compared to Dartford (£702.5).  However, there is once again 
a significant gender difference in pay with the median gross weekly pay for males 
being £785.0 and females only £461.6 – far lower than Dartford (£505.7) or 
Medway (£489.1).  Only Swale is lower (£420.6) whilst the average for Kent as a 
whole is higher (£493.7).  The pattern for hourly pay excluding overtime is generally 
similar. 

 
 It should be noted that the figures set out above are based on the ONS annual 

survey of hours and earning (resident and workplace) reported in NOMIS.  As such, 
they will be subject to a degree of sampling error and because they are based on 
median earnings it is not possible to determine distribution within the sample (1%).  
Whilst the trend for male full-time workers appears to be similar for the South-East, 
that for females appears to be far more volatile and is difficult to explain.  This is 
illustrated graphically in the appendices. 

 

 Model based unemployment suggests that this is higher for Gravesham (4.5%) than 
Dartford (2.7%) and similar to Medway and Swale. However, it is marginally higher 
than experienced in the rest of Kent, the South East or Great Britain as a whole. 
The proportion of benefit claimants aged 16 - 64 in Gravesham is also higher than 
in Dartford (7.4% compared to 5.8%) but similar to Medway and Swale (6.9%).  
Whilst Dartford is around the South East average (5.3%), the other North Kent 
authorities are higher.  A similar pattern appears to exist when looked at on the 
basis of gender, with male claimants in Gravesham (8.9%) exceeding female 
(6.0%).  
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 Once again, caution needs to be exercised at the current time when looking at any 

statistics on unemployment or rates of benefit claims due to the unusual situation 
brought about by the Covid-19 crisis.  This has resulted in a significant increase in 
the number of claimants etc. as shown on the graphs reproduced below, with falls 
through to the 2008 financial crisis in 2008 followed by a recovery and a major 
increase in claims beginning in early 2020. 

 

 
Figure 4:Number of benefit claimants Gravesham compared to South East and Great Britain 
1994 – 2020. 

Source:  Nomis claimant count by sex (time series) for Gravesham.   
 

 It is no longer possible to include information on Jobcentre vacancies to compare 
with the above as this statistical dataset was discontinued by Government on Nomis 
in November 2012. 

 
 As noted above, information on travel to work origins and destination is derived 

from the 2011 Census and a new dataset will only become available following 
publication of outputs from the 2021 Census.  The information in the 2012 Economy 
and Employment Background Paper was based on the 2001 Census updated by 
Kent County Council to take into account population and jobs growth and revised 
commuting patterns as a result of the introduction of the High Speed 1 (HS1) 
domestic services from Gravesend and Ebbsfleet.13  It is now possible however to 
draw direct comparisons between travel to work patterns from the 2001 Census and 
that from 2011.   

                                                
 

13 KCC – Updating the 2011 Journey to Work Matrix (2011). 



 

 Once again, these comparisons need to be used with caution given the time that 
has elapsed since the 2011 Census was undertaken, changes that may have 
occurred in the interim and the long-term effects of the Covid-19 epidemic – which 
may result in different patterns of work, including a long-term movement towards 
greater home working.   
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Table 5:Changes in patterns of travel to work between 2001 and 2011 Census: Origins and 
desinations of those aged 16+ living in and working in Gravesham, where numbers 
exceeded 100 persons.  

Places where people working in 
Gravesham came from in 2011 

Places where people living in Gravesham 
worked in 2011 

 2011 2001  2011 2001 
      
Thurrock 116 132 Thurrock 532 353 
Bexley 586 522 Barking and 

Dagenham 
148 139 

Bromley 192 183 Bexley 1,846 1,736 
Greenwich 178 140 Bromley 735 767 
Lewisham 100 59 Camden 521 488 
Medway 3,185 2,943 Greenwich 831 801 
Ashford 159 113 Hackney 151 146 
Canterbury 164 127 Hammersmith and 

Fulham 
108 83 

Dartford 1,929 1,859 Havering 116 90 
Gravesham 12,990 20,470 Islington 298 259 
Maidstone 569 413 Kensington and 

Chelsea 
109 108 

Sevenoaks 666 646 Lambeth 304 298 
Swale 423 272 Lewisham 362 298 
Tonbridge and 
Malling 

520 446 Newham 185 153 

   Southwark 674 628 
   Tower Hamlets 697 606 
   Westminster/City of 

London 
2,497 2,531 

   Medway 2,389 2,041 
   Dartford 6,710 6,499 
   Gravesham 12,990 20,470 
   Maidstone 901 744 
   Sevenoaks 1,148 1,012 
   Swale 436 256 
   Tonbridge and 

Malling 
1,138 974 

   Tunbridge Wells 292 146 
Total including other 
areas 

21,777 29,476  38,716 43,850 

 Source:  Nomis from 2001 Census Table T101:  UK Travel Work Flows (Local Authority) – 
Persons aged 16 – 74 in employment  and 2011 Census Table WU01 – Location of usual 
residence and place of work by sex persons aged 16+. 

 
 In interpreting the above table, it is useful initially to conduct a ‘sense check’ given 

the outputs from the Census returns in terms of destination and origin in relation to 
place of work are based on the self completion of household questionnaires rather 
than the Nomis labour supply statistics which are sample based and derived from 
the ONS Annual Populations Survey/Labour Force Survey or employee jobs which 



are based on the annual Business Register and Employment Survey (BRES).  The 
methodologies therefore differ. 

 
 There is also a discrepancy between the 2011 Census figure for people in 

Gravesham stating a place for where they worked (38,716) and the total number of 
people reported in Nomis for the same year as stating that they were in employment 
(51,700) or an employee (34,300) in Gravesham.  There do not appear to be any 
significant differences in the questions asked between the 2001 and 2011 
Censuses that would account for these differences or dramatic fall in the number of 
people stating that they worked in Gravesham. 

 
 On the above basis, the outputs from the 2001 and 2011 Censuses should be taken 

at face value of providing a picture of the areas in which people lived and worked at 
those times.  This is particularly the case given the figures for people from other 
areas working in Gravesham or people from Gravesham working elsewhere do not 
appear to have altered radically.   

 
 This suggests that around 83% of people working in Gravesham in 2011 lived in 

Gravesham, Dartford and Medway compared to 85.7% in 2001.  In contrast 61.8% 
of people living in Gravesham worked in Gravesham, Dartford, Medway or Bexley in 
2011, compared to 70% in 2001.  Whilst the number of people living in Gravesham 
and stating that they worked in the City of London/Inner London boroughs fell 
marginally between 2001 (6,966) and 2011 (6,552) as a percentage of the total this 
increased by 1% (15.9% to 16.9%).  Improvements to rail services since 2011 may 
have increased this further in the interim.   

 
 Overall, the most surprising statistic is the fall in the number of people stating that 

they both lived and worked in Gravesham between 2001 (20,470) and 2011 
(12,990) or around 36.5%.  It is difficult to understand this in the context of the 
Nomis outputs which suggest that overall job numbers in Gravesham held up over 
this period (32,000 total jobs 2001; 33,000 total jobs 2011).  Whilst there were a 
number of factory closures in Gravesham over this period (notably the BCI 
Northfleet Works and the final closure of TT Electronics on Northfleet Embankment 
East in around 2008) this would not have accounted for such a significant 
difference. 

 
 In this context, it is also interesting to consider whether there was any significant in 

change of mode of transport to get to work between the 2001 and 2011 Censuses.  
It should be noted here that statistics issued by the Office of the Road and Rail 
Regulator (ORR) indicate that station usage over that period and up to the current 
time has generally increased due to improvements in services, particularly at 
Gravesend but also with the introduction of HS1 services from Gravesend and 
Ebbsfleet to St Pancras.  Improvements to physical infrastructure at Gravesend has 
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also allowed for the introduction of 12 car trains on traditional services (as opposed 
to HS1) and new routing (including Thamelink services).   

 
 Services from the outlying stations at Higham and Northfleet (North Kent Line) and 

Sole Street (Victoria Line) remain less frequent – i.e. 2 per hour off-peak at Higham 
and Northfleet and with services reduced to 1 per hour off-peak at Sole Street.  

Table 6:Changing patterns of train station usage between 2001/2 and 2018/19 from stations 
in Gravesham and Ebbsfleet (Dartford) 

Station Estimated number of Station Users per annum 
(Entries and Exits) 

 2001/2 2011/12 2018/19 % season 
tickets in 
2018/19 

Higham (North Kent Line) 131,574 191,434 172,878 63.1% 
Gravesend (North Kent Line) 1,880,551 2,706,810 3,087,304 46.7% 
Northfleet (North Kent Line) 51,800 70,506 131,204 43.3% 
Ebbsfleet International (HS1) 0 919,936 2,106,802 33.1% 
Sole Street (Victoria Line) 71,891 61,218 64,698 59.2% 
Meopham (Victoria Line) 258,781 296,624 337,940 52.4% 

 Source:  Office of Rail Regulation estimates of station usage at 
https://dataportal.orr.gov.uk/statistics/usage/estimates-of-station-usage/   

 
 Table 7 below provides a comparison of mode of travel to work for Gravesham 

residents between the 2001 and 2011 Census.   

Table 7:Comparison of mode of travel to work 2001 – 2011 

Mode of Travel to Work 2001 Number (% of total) 2011 Number (% of total) 
Work mainly at of from Home 3,619 (8.2%) 3,912 (8.2%) 
Underground, metro, light rail or tram* 86 (0.2% 205 (0.4%) 
Train 3,453 (7.9%) 5,053 (10.6%) 
Bus, minibus or coach 3,641 (8.3%) 3,125 (6.6%) 
Taxi 174 (0.4%) 188 (0.4%) 
Motorcycle, scooter or moped 599 (1.4%) 528 (1.1%) 
Driving a car or van 24,877 (56.6%) 27,428 (57.6%) 
Passenger in a car or van 3,252 (7.4%)  2,953 (6.2%) 
Bicycle 563 (1.3%) 449 (0.9%) 
On foot 3,520 (8.0%) 3,591 (7.5%) 
Other method of travel to work 178 (0.4%) 207 (0.4%) 
Total 43,962 47,639 

Source: 2001 Census Table KS015; 2011 Census Table QS703EW (2001 specification) 
 

 The above figures suggest that whilst the proportion of people travelling to work by 
car or van (either as a river or passenger) remained broadly constant between 2001 
– 2011, the actual number and proportion of people going to work by train 
significantly increased (an increase of 1,590 or 65).  Changes to walking and 
cycling were far more marginal and do not reflect an indication of modal shift.  

https://dataportal.orr.gov.uk/statistics/usage/estimates-of-station-usage/


However, as noted above, both working from home (which remained constant as a 
proportion between 2001 – 11) and a shift to walking and cycling may become 
increasingly popular post Covid – 19 if attitudes change.  Improvements to cycling 
infrastructure such as the creation of the cycle hub at Gravesend Station and better 
cycle routes may also have a positive impact. 

 

 Conclusions on local economic context 
 

 On the basis of the above analysis, it is possible to draw some headline findings on 
the economic context of Gravesham: 

 
• Gravesham has a relatively small local economy and a low number of jobs 

overall per head of working age population.  GVA per head of population is also 
low compared to neighbouring authorities, although this may in part be due to out 
commuting and wealth generated being assigned to the place of work. 

• Whilst river-related employment and commercial activity remains important in 
Gravesham, employment sites tend to be concentrated on the river front due to 
Gravesham’s historic relationship with the river and river related employment 
uses.  As a result, access to the strategic road network (SRN) overall tends to be 
poor.   

• Conversely, rail access for passengers (both to and from Gravesham) has 
significantly improved in most instances due to investments having been made 
over the past couple of decades. 

• Businesses in Gravesham tend to be small, with few major employers.  Whilst 
this is not atypical for most areas, it is especially true for Gravesham.  Business 
formation and survival rates are around the Kent/South East average, after 
having regard to the small scale of the local economy.  However, businesses that 
are formed do not appear to grow as well as in other areas and a higher 
proportion fail after five years. 

• Gravesham performs quite well in terms of the construction sector but poorly 
when it comes to professional, scientific, technical, information and 
communication types of activity.  The skills base tends to be low with a relatively 
high number of people who are unskilled.   

• There is also a concentration of people employed in administrative/secretarial/ 
skilled trades/process/plant/machine operatives and elementary occupations.  
Those working in managerial or professional jobs are under-represented. 

• Whilst the proportion of the working age population that is economically active 
and in employment is relatively high, there are gender differences.  This is also 
reflected in patterns of wages, with females in Gravesham having particularly 
poor rates of remuneration compared to other areas.  This may reflect something 
about the structure of the local economy and what people actually do relative to 
other areas. 

• Model based unemployment and the proportion of working age people claiming 
benefits is also relatively high in Gravesham compared to other areas, with this 
perhaps reflecting a degree of structural disadvantage.  This is also likely to be 
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affected longer-term by the outcomes of Covid-19 and Brexit negotiations, given 
potential differential impacts on groups and economic sectors. 

• In terms of where people work, the available statistics seem to suggest that 
between 2001 and 2011 there was a significant reduction in the proportion of 
people living and working in Gravesham.  This would need to be checked when 
the outputs from the 2021 Census are available.  Other than this, it is clear that a 
very high proportion of people living in Gravesham either work in Gravesham or 
adjoining districts.  The Gravesham local economy itself draws employees from a 
similar area but in generally lower numbers because the economy is smaller.  A 
significant proportion of local people living in Gravesham also commute to Inner 
London for work.  Whether this remains true moving forward (with a potential 
increase in home working as a result of Covid – 19 etc.) remains to be seen. 

• In terms of how people get to work, the proportions between modes remained 
largely unchanged between 2001 – 2011 except that there was an increase in 
those commuting by train – presumably because improvements in train times 
and service patterns.  Whether this changes in the future remains to be seen, 
given current events and the pressure to move to more sustainable and less 
polluting modes. 

 

 EXISTING SUPPLY OF EMPLOYMENT LAND 
AND PREMISES 

 
 The existing supply of employment land and premises in Gravesham was last 

surveyed by independent consultants and reported in the SHENA Volume 2 
Employment Land Needs Assessment (2017).  This section provides a synopsis of 
those findings.  For full details, please refer to the original document at 
https://localplan.gravesham.gov.uk/consult.ti/sareg18/consultationHome  

 
 The consultants considered all 26 identified employment sites within the borough on 

the basis of 7 sub-market areas, consistent with the spatial approach set out in the 
adopted Gravesham Local Plan Core Strategy (2014): 

• Northfleet Embankment and Swanscombe Peninsula East Opportunity Area  
• Gravesend Riverside East and North East Gravesend Opportunity Area  
• Gravesend Town Centre Opportunity Area  
• Ebbsfleet (Gravesham) Opportunity Area  
• Gravesend Urban Area  
• Hoo Junction Cluster (Rural)  
• Meopham Cluster (Rural) 

 

 On the basis of on-site surveys, the consultants applied a criteria based 
assessment to arrive at a ‘RAG’ (Red/Amber/Green) rating for each site, with green 

https://localplan.gravesham.gov.uk/consult.ti/sareg18/consultationHome


signifying an advantage for an employment site and red a disadvantage.  This 
analysis was also used to inform recommendations for future actions in relation to 
each site based on 4 categories. 

 It should be noted that the consultants readily accept that this is a ‘paper exercise’ 
that does not reflect how those sites or premises meet the needs of existing users.  
As such, some of these may accommodate important local businesses that the 
Council may wish to retain irrespective of the ranking accorded the site.  In addition, 
not all occupiers require or can afford high grade premises and are reliant on a 
supply of more affordable space.  There are also a range of ‘bad neighbour’ type 
uses better suited for lesser grade space and which an area still requires to 
function. 

 The traffic light (RAG) categorisation matrix used by the consultants forms 
Appendix 2 to this Background Paper.  The four recommended future actions 
options in relation to each site are set out in Table 8 below. 

Table 8:Future action options for employment sites 

Category Recommended Action 
Protect and 
Maintain 

This applies to sites which are suitable in their current form and are 
located in areas where there is not likely to be significant long term 
change.  These sites should be protected.  They will require some 
investment in stock and public realm to maintain their condition and 
quality, but should not require any significant investment or intervention. 

Protect and 
Enhance 

This applies to sites which are largely suitable in their current form, but 
are located in areas where there may be significant change in the 
medium to long term (10-15 years).  Regeneration in the area may 
introduce new types of workspace and result in significant  
redevelopment of the sites. Whilst sites are fine in the short to medium 
term aside from requiring the maintenance of their condition and quality 
(as in the above category) and should be protected, it should be 
understood that these sites should potentially evolve in line with the 
wider regeneration objectives of their area. 

Significant 
Intervention 
Required 

This applies to sites which are of poor quality and in need of 
comprehensive change.   However, the investment into / improvement of 
these sites is currently stymied by their position within areas identified to 
have regeneration potential (Opportunity Areas), whose potential has 
not yet been realised.  Until this potential is realised there are difficulties 
in achieving the intervention required to improve the sites. 

Monitor and 
Manage 

This applies to sites which are of poor quality and are not identified to be 
functioning adequately as employment sites, based particularly on poor 
stock condition and lack of investment and / or location in areas with 
poor accessibility and amenity levels. This categorisation is not intended 
to suggest an initial release from its employment land designation or that 
it does not meet the needs of the current occupiers.  Instead it is 
intended  
to identify the weakest offer which may, over the plan period, face 
challenges in terms of retaining existing or attracting new occupiers due 
to their limitations.  The sites in this category should be kept under 
review over time and decisions on their future employment role be taken 
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as and when they begin to experience significant vacancies or 
dilapidations.  It may be that these sites are suitable for redevelopment 
as employment sites or could be de-allocated to accommodate other 
forms of growth.  Each decision would need to be undertaken on a case 
by case basis. 

  
 

 The outputs from the SHENA Employment Land Needs Assessment (2017) survey 
work are used to provide an overview of the characteristics and quality of each 
employment sub-area before moving on to look at individual parcels.  The outputs 
from this part of the work (along with mapping of each sub-area) are provided below 
on a sub-area basis. 

 
 It should be noted that the outputs in the tables below only consider the situation in 

relation to each sub-area and individual site ‘as is’ and do not indicate where 
consideration has or might be given to redevelopment to alternative use.  Where 
this is already under consideration under existing adopted policy, this in referred to 
in the supporting text.  The emerging local Plan strategy may also require the 
redevelopment of some employment areas to alternative uses to optimise the use of 
land within the borough as a whole. 

 

 Northfleet Embankment and Swanscombe Peninsula 
East Opportunity Area 

 
 Seven active employment sites have been identified within the Northfleet 

Embankment and Swanscombe Peninsula East Opportunity Area, as shown below 
in Table 9.  The total area for these urban sites equates to 109.74ha of employment 
land.  Many of the sites in this cluster are likely to only be suitable for employment 
activity in the future given their strategic assets (wharfage, rail heads etc) and 
therefore are key locations for future growth, they could even provide locations for 
the relocation of uses for other sites that could be developed for non-employment 
activity. 

 
 

 

  



Table 9:Predominant characteristics of sub-area and review of individual sites in Northfleet 
Embankment East and Swanscombe Peninsula East Opportunity Area 

Cluster Stock Quality  
and Character 

Predominant  
Business  
Type/Use Class 

Accessibility Other characteristics 

Northfleet  
Embankment  
&  
Swanscombe  
Peninsula  
East OA 

Prevalence of  
large floorplate  
units (some  
exceptions)   

Largely B2 / B8  
uses.  
A number of  
national, as well  
as regional and  
local occupiers 

Good 
accessibility  
Strategically 
well- 
connected in  
context of 
borough 

Good overall quality ranking,  
although good quality units are  
dispersed across the area.   
Development land also of good  
quality. 

Site 
Ref 

Site Name Site Area 
(ha) 

Predominant 
Stock Quality 

Overall Quality 
Rank 

Recommended Action 
through study 

E1 Swanscombe Peninsula 
Riverside 

37.17   Protect and enhance 

E2 Swanscombe  
Peninsula Lower  
Road 

7.63   Protect and enhance 

E4 Ebbsfleet  
Industrial Estate 

3.46 Mixed  Protect and maintain 

E5 East of Grove  
Road 

9.57 Mixed  Protect and enhance 

E7 Kimberley Clark 22.73   Protect and maintain 
E8 Northfleet Embankment 

East 
22.26 
reduced 
from 30.26 
total) 

Mixed  Protect and Maintain  
(alongside deliver on  
vacant land) 

E9 Imperial Business Estate 7.29   Protect and maintain 

 

Plan of sites in Table 9 

 
 

 It should be noted that land at Northfleet Embankment East that had been allocated 
for B class use has subsequently in part been granted planning permission for 
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residential development, being led by the Ebbsfleet Development Corporation.  This 
has reduced the amount of land now available for employment use, although a 
factory for the prefabrication of modular homes has been constructed since (Berkley 
Homes).  Similarly, part of Northfleet Embankment West has been granted planning 
permission for housing development and consultation undertaken in relation to 
further residential development at Grove Road. Whilst this would displace existing 
industrial uses, the potential for this was already identified through the adopted 
Local Plan Core Strategy (2014). 

 

  



 Gravesend Riverside East and North East Gravesend 
Opportunity Area 

 
 Six active employment sites were identified within the Gravesend Riverside East 

and  

North East Gravesend Opportunity Area, as shown below in Table 10.  The total area 
for these urban sites equates to 47.38ha of employment land. 
 

Table 10: Predominant characteristics of sub-area and review of individual sites in 
Gravesend Riverside East and North East Gravesend Opportunity Area. 

 
Cluster Stock Quality  

and Character 
Predominant  
Business  
Type/Use Class 

Accessibility Other characteristics 

Gravesend  
Riverside East  
& North East  
Gravesend  
OA 

Mixed stock  
quality and  
type.  Better  
stock is  
located at Lion  
Business Park. 

Emphasis on B2 
/ B8 uses  
Occupiers  
generally local or  
regional 

Generally good  
accessibility to 
sites  
Strategic  
connections,  
impacted town  
centre 
congestion 

Opportunities for physical  
intensification   
Good access to local amenities  
Presence of sensitive habitats and  
associated environmental  
designations   

Site 
Ref 

Site Name Site Area 
(ha) 

Predominant 
Stock Quality 

Overall Quality 
Rank 

Recommended Action 
through study 

E11 Canal Road  
Industrial Estate 

0.42   Protect and enhance 

E12 Norfolk Road 5.51 Mixed  Significant intervention 
required 

E13 Wharf Road  
Industrial Area 

7.37   Significant intervention 
required 

E14 Riverside East of  
Mark Lane 

11.51   Significant intervention 
required 

E15 North East  
Gravesend 

22.56  
(reduced  
from  
36.31  
total) 

  Protect and enhance 

E32 Canal Basin Phase 1 5.32   Significant intervention 
required 
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Plan of sites in Table 10 

 
 

 Site E32 (Canal Basin Phase 1) is an allocated site within the existing Gravesham 
Local Plan Core Strategy (2014) for high density mixed-use development.  A 
developer is in the process of progressing a scheme for this site.  Further land may 
also be released in the Norfolk Road area depending on overcoming access and 
other constraints as part of the emerging Local Plan.  Consideration is also being 
given to options in the vicinity of the Southern Water Waste Water Treatment Works 
at North East Gravesend, with an emphasis on compatible mixed use development. 

 
 
 
 
 
  
 
 
 

  



 Gravesend Town Centre Opportunity Area 

 
 Only two active employment sites were identified within the Gravesend Town 

Centre  

Opportunity Area, as shown below in Table 11.  The total area for these urban sites 
equates to 0.81ha of employment land.   

 

Table 11:Predominant characteristics of sub-area and review of individual sites in 
Gravesend Town Centre Opportunity Area. 

 
Cluster Stock Quality  

and Character 
Predominant  
Business  
Type/Use Class 

Accessibility Other characteristics 

Gravesend  
Town Centre  
OA 

Small light  
Industrial units.  
Dated office  
stock within  
the town  
centre. 

Largely B1/B2  
uses  
Predominantly  
local occupiers 

Poor accessibility  
strategically 
given town 
centre traffic  
and routing.    
Constrained 
direct site access 

Poor overall quality ranking for 
sites Constrained intensification 
potential within town centre 
context 

Site 
Ref 

Site Name Site Area 
(ha) 

Predominant 
Stock Quality 

Overall Quality 
Rank 

Recommended 
Action through 
study 

E10 Bentley Street 0.40   Monitor and 
manage 

E29 Milton Road Business 
Park 

0.40   Monitor and 
manage 

 
Plan of sites in Table 11 
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 In addition to surveying existing industrial/commercial type floorspace at the above 
two sites within the Town Centre Opportunity Area, consideration was also given to 
the extent and quality of office supply.  It was found that this was focussed on a 
range of poorer quality office buildings scattered across the town centre.  

 
 Office floorspace was considered to fall within 3 main typologies:  

 
• 1960s/70s purpose built units such as Joynes House and Stephenson House, 
• small units above retail such as Longferry House and Heritage House, and  
• a range of ‘conversion’ premises such as the buildings along Harmer Street and 

‘The Courtyard’ on Manor Road.   

 
 The only relatively new space that had been provided was at the Maltings or within 

Heritage House (conversion of listed building) and Longferry House.  This was 
considered to provide a very limited offer to potential businesses which was not 
supported by any better quality provision outside of the town centre.   The supply 
position was being further challenged at the time of survey by conversion of some 
of the office stock to residential – such as at Stephenson House. These losses to 
residential use have subsequently been completed. 

 
 The Council’s consultants considered that the town centre office offer provided a 

poor alignment with the potential needs of local businesses and failed to make a 
good quality offer to new businesses that may be drawn to the area on the back of 
HS1 or other economic drivers.  

 
 In particular, none of the stock was considered to provide particularly modern 

space, likely to meet the needs of either large or small businesses. Further, the 
existing larger office buildings did not lend themselves to easy sub-division or 
conversion to meet the needs of small or medium sized enterprises (SMEs). 

 
 Overall, the consultants found that there was a clear lack of suitable office space of 

sufficient quality in the town centre to accommodate a range of business types and 
sizes.  This was being thought to hamper the economic potential of the local 
economy, restricting SME development and growth and, in turn, town centre 
employment densities.  

 
 One positive was that the scale of space/units provided within the majority of the 

smaller office provision was more closely aligned to the scale of space required by 
Gravesham’s businesses but it was still considered not to offer a particularly good 
quality proposition.  Also, the smaller spaces had a weak presence within the Town 
Centre and did not create a strong presence or image for businesses occupying 
them. They also tended to be located in more secondary areas or were segregated 



from the core town centre offer, reducing the inter-relationship between offices and 
other amenities.  

 
 Notwithstanding this, the consultants found that the majority of the smaller town 

centre office stock was basically fully let, with the only recorded vacancies identified 
in older spaces above retail units along King Street, New Road and Harmer Street.  
However, even here it was noted that a number of units were under pressure for 
residential conversion.   Overall, the consultants considered that the occupancy 
levels within the town centre suggested an underlying demand for smaller office 
space but that supply was not of sufficient quality/type to meet need. 
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 Ebbsfleet (Gravesham) Opportunity Area 

 
 The consultants only identified one active employment site in the Ebbsfleet 

(Gravesham) Opportunity Area, as shown below in Table 12.  This was the 
Springhead Enterprise Park, with a total area of 16.69ha.   

 
 The majority of the stock in this location comprises large warehouse/light industrial 

units.  Stock age is mixed but predominately dates from the creation of the 
enterprise park in the 1980s.  This was part of an Enterprise Zone set up in the 
1980s, along with the Imperial Industrial Estate in Gravesend.  Overall, the general 
condition of units remains fairly decent, reflecting the level of investment being put 
in by owners and leaseholders.  Site access is good, being only a short distance 
from the A2 trunk road via either Springhead Road or Thames Way. 

 
 At the time of the survey undertaken by the consultants, there were a variety of 

occupiers and some vacancies.  However, in terms of intensification of employment 
capacity, this could only been achieved in their opinion through letting vacant units 
given there was limited other potential.  Poor public realm was considered to be an 
issue, as was the poor state of repair of some units.  There was also considered to 
be a risk of vacancies leading to occupation by non-B Class uses resulting in 
pressure to introduce lower value/lower job generating uses such as gyms and soft 
play areas. 

 
Table 12: Predominant characteristics of sub-area and review of individual sites in Ebbsfleet 
(Gravesham) Opportunity Area 

Cluster Stock Quality  
and Character 

Predominant  
Business  
Type/Use Class 

Accessibility Other characteristics 

Ebbsfleet 
(Gravesham) 
Opportunity Area 

Predominately 
large warehouse 
units 

Mixed-use 
classes but 
largely B1c/B2 
uses 

Good 
accessibility – 
strategically and 
direct to site. 

Overall good quality ranking with 
potential for high quality office 
development recognised in 
planning permissions. 
 
Strategic delivery body (Ebbsfleet 
Development Corporation) in 
place to drive delivery of 
employment opportunities.  
 

Site 
Ref 

Site Name Site Area 
(ha) 

Predominant 
Stock Quality 

Overall Quality 
Rank 

Recommended 
Action through 
study 

E16 Springhead Enterprise 
Park 

16.69   Protect and 
maintain 

 
 
 

  



Plan of site(s) in Table 12 
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 Gravesham Urban Area 

 The consultants identified three active employment sites within the Gravesham 
Urban Area.  The total area for these urban sites equated to 4.44ha of employment 
land.   It should be noted that technically the Singlewell Infrastructure Maintenance 
Deport is actually in the Green Belt and rural area to the south of the A2 trunk road 
and is a dedicated facility constructed as part of the HS1 works.  It has been 
included in this group only for the sake of reporting convenience. 

Table 13:Predominant characteristics of sub-area and review of individual sites in 
Gravesham urban area.  

Cluster Stock Quality  
and Character 

Predominant  
Business  
Type/Use Class 

Accessibility Other characteristics 

Gravesham 
Urban Area 

Varied stock type 
and quality 

Mixed use types 
and largely local 
occupiers 
(except E30) 

Some potential 
challenges to 
accessibility, 
particularly direct 
site access 

Physical opportunities for 
intensification are evident. 

Site 
Ref 

Site Name Site Area 
(ha) 

Predominant 
Stock Quality 

Overall Quality 
Rank 

Recommended 
Action through 
study 

E20 May Avenue Industrial 
Estate 

0.75   Protect and 
maintain 

E30 Singlewell Infrastructure 
Maintenance Depot  

2.70   Protect and 
maintain 

E31 Dover Road 0.98   Monitor and 
manage 

 
Plans of sites in Table 13 

  
 E20: May Avenue Industrial Estate 



  
 E30: Singlewell Infrastructure Maintenance Depot. 

  

 E31:  Dover Road 

 
 

 Setting aside the Singlewell Infrastructure Maintenance Depot as a specialist site, 
the stock quality across the other two sites is variable.  The majority of units at May 
Avenue are of good quality but the consultants noted some minor issues relating to 
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maintenance.  Overall, Dover Road was considered to be poor quality.  There were 
also some issues regarding accessibility when it came to these two sites, 
particularly at May Avenue given its location in a residential area to the rear of the 
Perry Street local centre.  Potential for intensification was noted, particularly at 
Dover Road where large parts of the site are used for open storage/parking/internal 
circulation. 

 
 However, since the time of the survey, planning permission has been granted for 

residential development to the site frontage (app.ref 2019/0727).  The potential to 
release the remainder of the site (subject to overcoming constraints) may also be 
the subject of future consideration, given the location of the site. 

 
  
  



 Hoo Junction Cluster (Rural)  

 The consultants identified four active employment sites within the Hoo Junction 
Cluster, with a total site area of 10.46ha of employment land.   

Table 14: Predominant characteristics of sub-area and review of individual sites in the Hoo 
Junction cluster. 

Cluster Stock Quality  
and Character 

Predominant  
Business  
Type/Use Class 

Accessibility Other characteristics 

Hoo Junction 
Cluster 

Fairly poor stock 
quality reflective 
of older stock 
with little 
investment in 
maintenance. 

Range of uses.  
Often local 
occupiers 

Very poor.  
Significant distance 
from strategic road 
network and with 
poor quality rural 
roods as main 
access routes to 
sites. 

Rural context with limited 
neighbouring amenities and 
uses other than rail.  Limited 
or no scope for 
intensification.  
Environmental designations.  
Good occupation levels at 
time of survey. 

Site 
Ref 

Site Name Site Area 
(ha) 

Predominant 
Stock Quality 

Overall Quality 
Rank 

Recommended Action 
through study 

E22 Nuralite, Canal Road, 
Higham ME3 7JA 

6.06   Significant intervention 
required 

E23 Beckley Hill Works, 
Canal Road, Higham 
ME3 7HX 

0.85   Protect and maintain 

E24 Apex Works, Queens 
Farm Road, Shorne 

2.70   Protect and maintain 

E25 Higham Station 0.85 NA  Monitor and manage 

 
Plans of sites in Table 14. 

  
Nuralite, Canal Road, Higham 
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Beckley Hill Works, Canal Road, Higham 

 

  
 Apex Works, Queens Farm Road, Shorne 



 

  
Higham Station 

 
 Overall, the consultants considered that the stock in this cluster was dated and not 

of great quality.  Pre-war stock was common, with piecemeal additions.  The 
Nuralite site in particular was identified as a former asbestos works now occupied 
by a range of industrial uses, with much of the stock in poor condition.  Part of the 
site is likely to be contaminated by previous uses.  There was also an absence of 
neighbouring amenities for employees working at the sites. 

 
 Whilst Higham Station (the former station yard) is included in this cluster, it is not 

occupied by buildings, although it has been subject of previous planning 
permissions and has long been identified as a potential future employment site. 

 
 The consultants found that the majority of sites in this cluster were occupied by 

local firms, which explained their ability to locate in a rural location that is not 
strategically well placed and does not allow for reliance in regular use of large 
vehicles.  Most occupiers were engaged in light industrial and other industrial 
activity.  The exception to this pattern was one engineering firm manufacturing 
gears that was a regional occupier.  Occupancy across the sites was good, 
suggesting that the accommodation was adequate to meet needs. 

 
 Site accessibility from the strategic road network for the sites is poor, largely down 

narrow rural lanes away from main roads.  This remoteness also impacts adversely 
on the rural settlements through which access roads pass.  The location context of 
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the sites means they are only likely to appeal to certain types of occupier not 
negatively affected by poor accessibility.  Environmental constraints also apply to 
sites within this cluster, including Green Belt, flood risk and proximity to sites 
designated for high nature conservation value. 

 
 It should be noted that since the survey work was undertaken in 2017, the Council 

has received a proposal for the Nuralite site (application reference GR/2019/0290) 
which would see contaminated land to the west remediated and the progressive 
redevelopment of the site to create 11 new industrial buildings with a total floor area 
of 24,133 sqm GIA.  This represents an increase in floor area of around 4,000 sqm.   

  



 Meopham Cluster 

 
 The consultants identified three active employment sites in this cluster, with a total 

area of 2.36 ha of employment land.  

Table 15:Predominant characteristics of sub-area and review of individual sites in Meopham 
Cluster. 

 
Cluster Stock Quality  

and Character 
Predominant  
Business  
Type/Use Class 

Accessibility Other characteristics 

Meopham 
Cluster 

Mixed stock 
quality 

Largely B1c 
uses, often local 
occupiers 

Poor – close to 
A227 but far from 
strategic road 
network and poor 
direct site access 

Rural context with neighbouring 
residential uses and limited 
amenities.  Limited or no scope 
for intensification.  Good 
occupation levels. 

Site 
Ref 

Site Name Site Area 
(ha) 

Predominant 
Stock Quality 

Overall Quality 
Rank 

Recommended 
Action through 
study 

E26 Meopham Sidings 0.97   Monitor and 
manage 

E27 Bowes Industrial Estate 0.56   Protect and 
maintain 

E28 Lomer Farm, Meopham 0.83   Protect and 
maintain 

 
Plans of sites in Table 15 

  

  
Meopham Sidings 
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Bowes Industrial Estate 

 
 

 
 Lomer Farm Industrial Estate 

 
 Within the Meopham Cluster, only Meopham Sidings and the Bowes Industrial 

Estate were purpose built for employment uses, with Lomer Farm comprising 
converted farm buildings.  Most units were small, accommodating mainly B1 uses 



and some B1a office uses.  The buildings at Meopham Sidings were older and more 
traditional ‘industrial style’ in appearance.   

 
 The majority of occupiers were local, as might be expected in a rural location and 

which partly explained their ability to occupy sites which are not strategically located 
and not reliant on regular servicing by large vehicles. There were limited vacancies 
within the cluster at the time of the survey, although it was noted that some of the 
office units at Lomer Farm were being advertised to let.  Limited potential for 
intensification of commercial use was identified and it was noted that any expansion 
at Meopham Sidings was limited anyway by site size, configuration and other 
constraints. 

 

 Overall, the premises within the Meopham Cluster appeared to meet the needs of 
occupiers reflected by the fact they seemed to be well occupied, irrespective of 
relatively poor accessibility in relation to the strategic road network.  The 
consultants conclusion on the Meopham Sidings site though was that given 
constraints, location and the level of accommodation provided, that consideration 
might be given to de-allocation as an employment site if it became available. 

 
 Since the survey was undertaken, the Council has granted planning permission at 

Lomer Farm (GR/2017/0999) for the conversion of existing commercial buildings 
and other existing buildings and stables to 10 no. commercial units in a flexible 
B1/B8 use and 4 no. residential dwellings.  Barn No 1 has also been subject of a 
Certificate of Lawfulness as a residential unit (GR/2018/0093).   

 

 ADOPTED LOCAL PLAN POLICY 
 

 Adopted Local Plan policy on economy and employment is contained in policies 
CS02 (Scale and Distribution of Development) and CS07 (Economy, Employment 
and Skills) of the Gravesham Local Plan Core Strategy (2014).  Separate policies 
on the Opportunity Areas set out the contribution they were intended to make 
toward the delivery of overarching objectives set out in the plan.  It should be noted 
that the plan itself covered the period through to 2028, rather than 2036/7 as now 
intended.   

 The policies linked to a number of strategic objectives set out in the plan.  Those 
relevant to this Background Paper are reproduced in Table 16 below.  It should be 
noted that some of these also relate to other policy areas, such as the protection 
afforded riverside wharves to facilitate water-borne transport. 
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Table 16: Strategic Objectives from the Gravesham Local Plan Core Strategy (2014) directly 
relevant to economy and employment 

Strategic 
Objective 

 

SO1 Make the most efficient use of land by concentrating development on underused, 
derelict and previously developed land in the urban area of Gravesend and 
Northfleet, in particular former industrial sites along the Thames Riverside and in 
Gravesend town centre, and at Ebbsfleet. 

SO3 Ensure that the right amount, size and type of employment sites are available in 
Gravesend and Northfleet to diversify and strengthen the local economy and 
reduce out commuting. 

SO4 Support existing neighbourhoods and create a number of new residential 
neighbourhoods, mixed use areas and employment areas along the Thames 
Riverside at Gravesend and Northfleet and on land at Coldharbour Road. 

SO5 Create a mixed use community at Ebbsfleet including a sub-regionally significant 
office based employment hub in the longer term, to provide further jobs. 

SO6 Enhance the role of Gravesend town centre as a public transport hub and as 
the main location for retail, leisure, culture and offices whilst preserving and 
enhancing its character as a riverside heritage town. 

SO10 Safeguard and where possible improve existing employment sites. 
SO18 As a minimum, safeguard the capacity of commercial wharves and other sites 

needed to support the River Thames as a working waterway. 
 

 
 As noted above, the local economy of Gravesham is currently small, lacks diversity 

and performs poorly in relation to higher added value sectors.  As such, it fails to 
provide good opportunities for employment and career advancement for local 
residents which results in significant out-commuting to neighbouring districts and 
London.  Added to this, the Council faced significant uncertainty over the future 
direction of commercial development in Ebbsfleet at the time the Local Plan Core 
Strategy was adopted.  To facilitate growth and change, it was decided to adopt a 
generous approach towards employment land supply to provide opportunities for 
inward investment and diversification of the local economy.   

 
 This was also in the context of a number of key riverside employment sites being 

required to maintain wharfage (particularly in relation to the import of aggregates 
serving a sub-regional market) and the fact that space would potentially be required 
to decant existing companies from areas where regeneration was anticipated to 
alternative incompatible uses.  The fact that there was interest in developing B 
Class floorspace in some of these areas at the time (particularly at Northfleet 
Embankment West) was another consideration. 

 
 Adopted policy CS02 therefore established the basis of the spatial strategy set out 

in the Local Plan Core Strategy at paragraph 4.2.25 reproduced below: 



 
4.2.25 Development will be distributed throughout the Borough as follows: 
around 3,890 new dwellings and around 186,490 sq m gross employment 
floorspace (within use classes B1, B2 and B8) will be provided in the 
Opportunity Areas at Northfleet Embankment and Swanscombe Peninsula 
East; Gravesend Riverside East and North East Gravesend; Ebbsfleet 
(Gravesham) and Gravesend Town Centre and on land at the Coldharbour 
Road Key Site; around 2,280 new dwellings will be provided on other sites 
in the urban area and rural settlements inset from the Green Belt. 

 
 Table 17 below sets out what was intended to be delivered at each Opportunity 

Area and at the Coldharbour Road Key Site.  

Table 17:Intended contribution of Opportunity Areas and Coldharbour Road Key Site to 
employment land supply under the  Local Plan Core Strategy (2014) 

 
 Progress on delivery of these ambitious targets has been slow, with some 

pragmatic changes in direction having been taken when it became clear an 
alternative approach was necessary.  Where planning permission has been 
granted, a number of sites have also stalled.  Table 18 below sets out what 
progress has been made on each site or where an alternative form of development 
has been progressed in the interim. 

 
Table 18:Position statement in relation to progress made on employment sites set out in the 
Gravesham Local Plan Core Strategy (2014) 

Opportunity Area Key Site Current Position 
Northfleet 
Embankment and 
Swanscombe 
Peninsula East 

Northfleet Cement 
Works 
Regeneration Area 
Key Site 

Planning permission for Bulk Aggregates 
Importation Terminal (BAIT) under 
GR/09/286 has been implemented but not 
come into operation.  Site has been used 
in the interim for meantime uses.  
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Opportunity Area Key Site Current Position 
Planning permission has been granted for 
mixed-use development over the 
remainder of the site under EDC/16/0004.  
The residential component to the north of 
The Hive is currently being progressed 
but the latest implementation plan 
(submitted under EDC/2020/0083) only 
envisages a start on the employment site 
in 2025/26. 

Northfleet 
Embankment East 
Regeneration Area 
Key Site 

The original plans for the employment 
component on Northfleet Embankment 
East came from a proposal then being 
promoted by now defunct South East 
England Development Agency (SEEDA) 
to create a rail connected logistics facility 
on the riverside part of the former TT 
Electronics cable works.  This did not 
come to fruition. The site was passed to 
the EDC on the demise of SEEDA, who 
progressed a different residentially led 
scheme that is currently under 
construction.  This effectively restricted 
the employment component to around 
21,500 sqm permitted under 
EDC/17/0022.  From this, Berkley Homes 
has constructed a new modular housing 
unit manufacturing facility on the former 
Northfleet Power Station site 
(EDC/17/0122) comprising a total floor 
area of 15,323 sqm.   This leaves the 
southern part of the site undeveloped and 
available for employment uses, although 
the remaining capacity of the site has yet 
to be resolved. 
 

Gravesend 
Riverside East and  
North East 
Gravesend 

Canal Basin 
Regeneration Area 
Key Site 

Employment element formed component 
of wider regeneration of the area which 
has failed to progress to date.  A new 
developer is now proposing to take 
forward the primarily residential element 
to the north of the Canal Basin.  Further 
consideration will be given to the rest of 
the site and adjoining area as the 
emerging plan progresses towards the 
Regulation 19 consultation and 
submission. 

North East 
Gravesend 
Regeneration Area 
Key Site 

Approximately 3,660 sqm. B1a/B2/B8 
floorspace permitted under  GR/2016/314 
with units constructed to accommodate 
business relocation.  Council is 



Opportunity Area Key Site Current Position 
considering a revised masterplan for the 
area, including further land adjacent to the 
Southern Water works in GBC ownership. 

Gravesend Town 
Centre 

Heritage Quarter Scheme originally permitted has failed to 
come forward but Council is now being 
pro-active in bringing forward alternative 
in partnership with developer.  The 
Charter scheme (formerly Eastern 
Quarter) permitted as residential scheme.  
Area to north of St George’s Shopping 
Centre (formerly Western Quarter) subject 
to master planning and design exercise 
as part of pre-application work.  It is 
intended that this will include (amongst 
other things) 8,730 sqm office floorspace, 
a theatre facility, community uses etc. 

Other Sites Overall, there has been a net loss of 
office space in the town centre with the 
conversion of Stephenson House to 
residential under permitted development 
rights (GR/2016/0070).  Some older 
properties in Wrotham Road have also 
been lost to commercial use as they were 
unsuited o modern business needs (see 
GR/2015/0428).  Changes to Use Classes 
Order, with the introduction of the new E 
Use Class, will however allow greater 
flexibility in terms of use of premises as 
offices etc. 

Ebbsfleet 
(Gravesham) 
Opportunity Area 

Springhead Quarter Employment component at Springhead 
Quarter has not come forward, with 
permission granted to vary the original 
consent to allow more residential in this 
location to concentrate commercial uses 
loser to the station at Northfleet Rise.  
EDC currently working on a new scheme 
for Central Ebbsfleet that should see a 
significant commercial component 
realised but not of the scale originally 
envisaged.   Further information of 
preferred scheme should be available in 
time for the Regulation 19 consultation 
and submission stage.  What is ultimately 
delivered at Ebbsfleet Central will also 
depend on the London Resort proposals. 

Northfleet Rise 
Quarter 

Rest of the Urban 
Area 

Land at 
Coldharbour Road 
Key Site 

The original intention at this site was to 
create a small industrial/commercial 
complex well related to the Strategic 
Road Network (A2) capable of 
accommodating small/expanding firms.  
Unfortunately, it was not possible to 
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Opportunity Area Key Site Current Position 
deliver this due to viability + permission 
has now been granted for retail (Lidl) and 
3,200 sqm. flexible uses within Use 
Classes B1(c) , B2 and B8.   These may 
also include associated trade counter type 
uses (GR/2018/1271). 

 
 Further detail on delivery or loss of employment floorspace is available in the most 

recent Gravesham Authority Monitoring Report (which includes data for the period 
2017 – 20) available at https://www.gravesham.gov.uk/home/planning-and-
building/local-plan/monitoring-and-housing-land-supply 

 

 CONSIDERATION OF POTENTIAL IMPACT OF MAJOR 
PROPOSALS SUBJECT TO UNCERTAINTY 

 
 As noted in the introduction, there are a number of uncertainties that the Council 

needs to take into consideration in determining its future policy approach towards 
the economy and employment.  The implications of the Covid-19 pandemic and 
Brexit are macro issues that may affect different sectors and therefore different 
areas in different ways.  This will only become clearer over time.  

 
 In the interim, Kent County Council has undertaken some work on economic 

renewal following Covid-19, with relevant material and evidence available at the 
following link: 

 https://www.kent.gov.uk/social-care-and-health/health/coronavirus/support-for-
businesses/economic-renewal-and-resilience-plans-for-kent  

 
 Kent County Council also produces useful information on performance locally be 

sector which is available at: 

 https://www.kent.gov.uk/about-the-council/information-and-data/Facts-and-figures-
about-Kent/economy-and-employment#tab-1  

 
 In terms of more localised factors, the key uncertainties involve Lower Thames 

Crossing, the future of Ebbsfleet Central, and London Resort. 

 

 Lower Thames Crossing 
 

https://www.gravesham.gov.uk/home/planning-and-building/local-plan/monitoring-and-housing-land-supply
https://www.gravesham.gov.uk/home/planning-and-building/local-plan/monitoring-and-housing-land-supply
https://www.kent.gov.uk/social-care-and-health/health/coronavirus/support-for-businesses/economic-renewal-and-resilience-plans-for-kent
https://www.kent.gov.uk/social-care-and-health/health/coronavirus/support-for-businesses/economic-renewal-and-resilience-plans-for-kent
https://www.kent.gov.uk/about-the-council/information-and-data/Facts-and-figures-about-Kent/economy-and-employment#tab-1
https://www.kent.gov.uk/about-the-council/information-and-data/Facts-and-figures-about-Kent/economy-and-employment#tab-1


 Information on the Lower Thames Crossing project (which the Council opposes) is 
available on the dedicated Highways England website at 
https://highwaysengland.co.uk/our-work/lower-thames-crossing/ 

 
 

  
Figure 5: Location of main Lower Thames Crossing works relative to the east side of the 
Gravesend urban area and Shorne/Cobham 

Source: Lower Thames Crossing webpage, interactive engineering drawings. 
 
 

 At the current time, it is difficult to establish what the economic impact of the new 
crossing would be on Gravesham.  Clearly, there is likely to be significant disruption 
during the period of construction through to opening in around 2027/8 – should 
permission be granted.  Thereafter, accessibility via the Strategic Road Network 
(SRN) across the River Thames and through to the M25 should be improved at a 
sub-regional level.   

 
 However, the direct benefits to Gravesham are less clear given constraints are 

unlikely to allow significant release of land for economic development and existing 
allocations are generally poorly related to the Strategic Road Network.  Significant 
areas of land on the urban fringe are also likely to be sterilised from potential future 
development due to the need to dispose of spoil and undertake environmental 
mitigation.   

 
 There are also likely to be dis-benefits in terms of environmental degradation and 

impacts on quality of life which would need to be weighed against such things as 

https://highwaysengland.co.uk/our-work/lower-thames-crossing/
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potential journey time savings as a result of the new crossing.  Further, changes will 
also need to be made to the local highway network to facilitate the new junction 
arrangements with Lower Thames Crossing and the upgrading of the A2/M2 
between Gravesend East and Strood.  This will make local journeys more tortuous 
and impact on businesses particularly in the Shorne and Cobham areas. 

 
 Neither is the new crossing likely to bring significant benefits in terms of the closer 

integration of the local economies of Gravesham and Thurrock.  Whilst there is a 
junction between the SRN (A2/M2) and Lower Thames Crossing to the south of the 
river, connections into the local highway network are not particularly good given its 
location to the southern end of Valley Drive on the extreme south-east residential 
periphery of the urban area.   

 
 To the north of the river, the omission of a junction close to the tunnel portal and a 

link road to Tilbury Docks means that connectivity is equally poor.  This is 
compounded by the fact that the junction between Lower Thames Crossing and the 
A13 will not have west facing slips making journeys between the main urban areas 
of Gravesham and Thurrock difficult. 

 
 An application for a Development Consent Order under the Planning Act 2008 is 

anticipated in October 2020, at which point further information should become 
available on potential impacts that can be taken at the next stage of the plan 
making process. 

 Ebbsfleet Central 
 As noted above, the original concept underpinning the development of Ebbsfleet 

was a major mixed-use development with a significant commercial core at its heart, 
focused on the international and domestic high speed rail station (Ebbsfleet 
International).  This has failed to come to fruition and the EDC is now in the process 
of developing a refreshed vision for the area, having purchased the site on behalf of 
Government.  Master planning work is at an early stage and it is anticipated that a 
new outline planning application will be submitted in due course.   

 Further information on Ebbsfleet Central will become available in advance of the 
next Local Plan consultation (Regulation 19) prior to submission of the plan for 
independent examination.  In the interim, the reader is advised to consult the EDC 
webpage dealing with Ebbsfleet Central at https://ebbsfleetdc.org.uk/ . 

 London Resort 
 London Resort is a privately promoted commercial leisure scheme involving the 

construction and operation of a major international theme park and other associated 
attractions/hotel accommodation on the Swanscombe Peninsula, with associated 
car parking and transport infrastructure at Tilbury to the north of the River Thames.  

https://ebbsfleetdc.org.uk/


The Council supports the proposal in principle but awaits further details in the run-
up to the application stage to fully assess potential impacts. 

 Whilst the Kent site is primarily in Dartford, it will clearly have implications for 
Gravesham due to proximity.  In terms of scale, it would be the largest attraction of 
its kind in the UK, equivalent to Disneyland Paris in France.  The proposal is being 
dealt with through the Nationally Significant Infrastructure Projects (NSIP) process 
under the Planning Act 2008. 

 It is not necessary to set out full details of the proposals in this Background Paper 
and the reader is directed to the London Resort website for further information at 
https://londonresort.info/  

 Figure 6: Proposed distribution of land uses on the Swanscombe Peninsula site 

 

 
Figure 7 Proposed distribution of land uses on the Swanscombe 
Peninsula site 

 

 

 Source:  London Resort Statutory Consultation (2020) PEIR Vol 2 Fig 5.1 
 

 Should the scheme be permitted and implemented, it could have a number of 
potential impacts on the Gravesham local economy which will change between 
construction and operational phases.   

 

https://londonresort.info/
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 Clearly, there would be short term disruption during the construction phase but with 
the benefit arising from job creation and the supply of goods and services.  
Implications of London Resort on the type, form and quantum of development 
(including job generating commercial development) in Ebbsfleet Central would need 
to be set against this in the equation. These implications would go beyond the 
construction phase and still apply once the resort was in operation.   

 
 London Resort may also have implications in terms of infrastructure capacity (water, 

waste water, electricity etc) that also need to be understood in the wider context of 
bringing forward development elsewhere. 

 
 Once operational, the resort would have a direct impact in terms of the availability of 

jobs in the local area and an indirect supply chain impact in terms of demand for 
goods and services supplied by local firms.  There could also be other indirect 
beneficial impacts in relation to the resort being a leisure destination, with increased 
visitor spend in other nearby locations – such as Gravesend Town Centre.  
Conversely, increased demand for labour could result in existing local firms finding 
it more difficult to recruit labour and facing demands for higher wage levels. 

 
 Given the scale of the project opportunities would clearly exist for training and 

education during both the construction and operational phases.  This would be 
beneficial in terms of up-skilling the Gravesham workforce, where weaknesses have 
already been identified above. 

 
 The delivery of the resort would be phased and this is also important in 

understanding potential impacts.  The socio-economic impacts chapter of the 
Preliminary Environmental Impact Assessment (PEIR)14 accompanying the 2020 
Statutory Consultation suggests that construction on the first phase (Gate 1) would 
begin around 2023, with the resort becoming operational in 2025.  The resort would 
be fully built out by 2030 (Gates 1 and 2 + other associated facilities etc), with 
trading reaching maturity (i.e. full visitor numbers/attractions etc) by 2038. 

 
 The PEIR estimates that between 5,000 – 8,300 job years (defined as full time 

employment for one person for one year) would be supported on-site during the 
construction of Gate 1 and between 2,000 – 3,400 job years on site during the 
construction of Gate 2.  An estimated further 8,300 – 11,600 job years would be 
supported off-site during the construction of Gate 1 and 3,400 – 4,800 during the 
construction of Gate 2. 

                                                
 

14 See https://marengo.tractivity.co.uk/images/blob/3f4ab614-3da9-4267-818a-
acd474f431af/LR%20PEIR%20Ch7%20Socio-econ.pdf  

https://marengo.tractivity.co.uk/images/blob/3f4ab614-3da9-4267-818a-acd474f431af/LR%20PEIR%20Ch7%20Socio-econ.pdf
https://marengo.tractivity.co.uk/images/blob/3f4ab614-3da9-4267-818a-acd474f431af/LR%20PEIR%20Ch7%20Socio-econ.pdf


 
 It is anticipated that a peak construction workforce of between 2,500 – 4,100 would 

be required in connection with Gate 1 between around mid-2022 – mid-2024, with 
mid-2023 being the peak construction year.  The peak on-site construction 
workforce for Gate 2 would be between 800 – 1,400.  It should be noted that if 
London Resort does go ahead, this is also likely to coincide with the construction of 
Lower Thames Crossing – should that also be permitted. 

 
 In terms of the operational phase, the PEIR considers the direct effect of the resort 

in terms of demand for labour.  Currently, businesses that occupy the site are 
estimated to support 1,330 Full Time Equivalent (FTE) jobs or 1,520 overall.  By 
2037, the PEIR expects 17,240 jobs to be supported on site at the resort, of which 
15,720 would be on top of the jobs currently supported on site.  This equate to 
approximately 11,220 FTEs by 2037, 9,890 of which would be additional to jobs 
currently on site.  These estimates assume a ‘worst case’ scenario where all 
existing on-site jobs are lost rather than displaced to alternative sites. 

 
 Tables provided in Appendix 3 provide a breakdown of estimated direct job creation 

by whether those are likely to be full-time, part-time or seasonal and where within 
the resort those jobs are likely to be created. 

 
 Table 19 below provides information from the PEIR as to where London Resort 

considers workers will be drawn to fill the on-site jobs based on commuting patterns 
and having regard to peak and off-peak seasons. 

Table 19:Jobs created by local authority and year and season 

 Low season Peak season 

 2025 2030 2038 2025 2030 2038 

Gravesham 1,050 1,840 2,450 2,030 3,310 4,590 
Dartford 690 1,220 1,620 1,340 2,200 3,060 
Thurrock 290 570 770 630 1,080 1,510 

Total for the 
above 

2,030 3,630 4,840 4,000 6,590 9,160 

Medway 370 570 750 630 960 1,330 
Bexley 260 470 630 520 870 1,210 
Greenwich 170 330 440 360 620 860 
Bromley 80 130 180 150 240 330 
Southwark 40 70 90 80 130 180 
Maidstone 70 90 120 100 140 190 
Sevenoaks 70 90 120 100 140 190 
Lewisham 40 70 90 70 120 160 
Croydon 30 50 70 60 90 130 
Canterbury 30 50 60 50 80 110 
Lambeth 20 40 60 50 80 110 
Swale 40 60 70 60 90 120 
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Others 460 640 830 700 1,000 1,360 
Source:  London Resort PEIR (2020) socio-economic chapter. 

 It is intended that the final Environmental Statement submitted with the application 
will include more detail on the range and type of jobs that would be created.  In the 
interim, the PEIR produced in 2015 for London Resort at a previous Statutory 
Consultation provided a breakdown of jobs types for the resort as then envisaged.  
For information, those parts which may still remain relevant have been reproduced 
in Appendix 3. 

 B USE CLASS EMPLOYMENT ‘NEED’  

 The council is currently in the process of engaging consultants to review the outputs 
from the SHENA and to update them.  The outcome of this work will have 
implications for modelling of the future population profile of Gravesham and 
therefore demographic led employment needs.  Changes in the growth prospects of 
different sectors of the economy since the work was undertaken in 2017 will also 
have an impact on the need for different types of employment space.  The outputs 
from this additional work will in turn influence the strategy the Council finally adopts 
at the next consultation stage on the Local Plan and in moving towards submission. 

 To provide an indication of the scale of likely B Use Class employment needs (i.e. 
office, research and development, light industrial, general industrial and storage and 
distribution) this Background Paper reproduces below the findings from SHENA 
Volume 2 Employment Land Needs Assessment (ELNA, 2017).   

 Whilst this covered the period 2012 -37 (with an interim figure for 2028, as the end 
of the existing adopted Local Plan Core Strategy period) it remains useful as a 
benchmark and as a means of understanding the indirect impact of uncertainties 
such as London Resort.15 

 The introduction of the new E Use Class by Government (see above in section 3) 
adds a further complication in that B1 Use Class now falls within Class E, along with 
a range of other main town centre type uses.  Whilst this is problematic from a 
development management viewpoint where the use of premises are not limited by 
condition or legal agreement, it is less of an issue when it comes to strategic 
planning.   

 This is because having identified a potential need for employment space in that Use 
Class, the Council can allocate on the basis that a site should be used for a mix of 
uses in Use Class E (limited to offices, research and development or light 
industrial), B2 (general industrial) or B8 (storage and distribution).  Any planning 
permissions would then reflect this restriction, preventing unauthorised changes 

                                                
 

15 For outputs to 2028 see the original ELNA (2017) report at 
https://localplan.gravesham.gov.uk/consult.ti/sareg18/consultationHome  

https://localplan.gravesham.gov.uk/consult.ti/sareg18/consultationHome


within the E Use Class that do not constitute development under Section 55 of the 
Town and Country Planning Act 1990. 

 The Council considers that this approach would accord with the six tests in national 
policy on the use of planning conditions because it would be necessary for planning 
reasons to maintain a supply of employment floorspace in these categories to 
support the local economy and it would not therefore be unreasonable.  Such a 
condition would clearly also be relevant to the development to be permitted, precise 
and enforceable.  Neither would it prevent a landowner/occupier from applying for a 
Section 73 variation of condition to move to an alternative use with Class E where 
this accorded with policy. 

 The ELNA recognises that the people now work and make a living has changed 
significantly over the past few decades – the economy is no longer so reliant on B 
Use Class type workplaces.16   

 Using baseline Experian forecasts to consider ‘business as usual’ economic growth 
in Gravesham across 38 sectors through to 2037, the ELNA noted that the most 
significant growth (24%) would occur in non-B Use Class activities (such as retail 
and health care), providing almost 85% (3,500 jobs) of the total jobs growth. 

 Within the B Use Class activities, the baseline forecast also showed a difference in 
performance within that class – an increase in office based employment (14%); a 
small increase in light industrial/industrial manufacturing employment (1%) and a 
significant decrease in distribution and storage employment (13%).  It should be 
noted that these forecasts are not based on what will happen, rather that this is 
what could happen should historic local and national trends be followed.  Alternative 
growth scenarios could also be applied as part of a strategy embedded in planning 
policy designed to expand the local economy. 

 Based on estimates of growth and the level of jobs created, the ELNA then goes on 
to consider how much new B Use Class floorspace would be required to 
accommodate them.  The ratios used in the study were: 

• B1/a/b:  Office/research and development = 12 sqm per employee (Net Internal 
Area) 

• B1c/B2 – Light industrial manufacturing = 36 SQM per employee (Gross Internal 
Area) 

• B8:  Storage and distribution = 70 sqm per employee (Gross Internal Area). 

 In addition to the above, the ELNA also included allowances for ‘contingency’ and 
‘market churn’.  The ‘contingency allowance’ was included in recognition that a 
proportion of employment land will not always be used entirely for B Use Class 
purposes and that there will be a degree of ‘windfall losses’ of employment space 

                                                
 

16 For the purposes of the remainder of this section B Use Class type workspaces should be 
taken to also include all those that fell within the now defunct B1 Use Class and are now 
included within the E Use Class. 



63 

 

over time – particularly where industrial sites are redeveloped to residential/mixed-
use schemes.  Windfall losses were included in the ‘need’ calculation on the basis 
of losing 1,349 sqm of office space; 156.6 sqm of industrial space; and 139.4 sqm 
of warehouse space per annum (ELNA, Table 4 page 18). 

 The allowance for ‘market churn’ recognises that for the commercial property 
market to operate effectively there needs to be a proportion of premises that are 
being vacated and re-occupied over time.  It also recognises that it takes time for 
new B Use Class premises to be ready for occupation – often two years or more 
from the initial planning stage. 

 Having had regard to all of the above, the consultants concluded that under the 
baseline ‘business as usual’ scenario, the following levels of B Use Class 
floorspace would be required over the period 2012 – 37. 

Table 20: Baseline B Use Class employment land supply requirement 2012 – 37 (ELNA, 
2017). 

 Floorspace 
Demand 
2012 - 37 

Allowance 
for 

windfall 
losses 

Allowance 
for churn 

Change in 
floorspace 

Change in 
land 

Office (B1a/b) 8,200 33,725 154 42,079 4.2 

Industrial 
(B1c/B2) 

1,599 3,915 797 6,311 1.6 

Warehouse (B8) -7,724 3,485 2,716 -1,522 -0.4 

Total 2,075 41,125 3,667 46,868 5.4 

 Source:  ELNA (2017) Table 6. 

 The ELNA then went on to consider the following different scenarios for the 
purposes of sensitivity testing and to inform the development of the Council’s 
strategic thinking. 

• Scenario 1:  Manufacturing Growth – Despite the decline in large scale 
manufacturing, the area retains a strong tradition of manufacturing and 
production activity utilising those skills – especially in engineering and marine 
engineering.  One option may therefore be to try to focus on higher 
value/advanced manufacturing to take advantage of this, exploiting the 
borough’s good market position and access to the River Thames/wharfage.  The 
consultants used a modest additional 1.1% growth in the relevant sectors from 
2020 onwards to produce their forecasts. 

• Scenario 2:  Expansion of Logistics and Distribution – Notwithstanding the 
conclusions set out in baseline forecasts in Table 20, logistics and distribution 
have benefitted from considerable growth in the last 10 years and Gravesham 
does lie in an area of significant interest for logistic operators – as evidenced by 
the creation of the Lidl distribution centre on Northfleet Embankment East.  To 



date there has been a significant concentration of such activities around the 
Dartford Crossing and elsewhere with good connections to the Strategic Road 
Network.  Growth in this sector in Gravesham has been constrained by the lack 
of available sites.  To test what the impact of sites becoming available might be, 
the consultants applied an annual growth rate of 1.25% within the wholesale 
sector and 1.5% within the Land Transport, Storage and Post Sector. 

• Scenario 3:Demographic Led Needs – To date, the regeneration agenda in 
Gravesham has sought to balance jobs and housing delivery so that it doesn’t 
increasingly become a dormitory settlement and the local economy is grown to 
promote sustainable living with less need to travel.  This scenario therefore 
sought to establish how many people of working age population there would be 
in Gravesham on the basis of projected housing growth over the period 2012 – 
37 and how many would be working in B Use Class type floorspace. 

• Scenario 4: Supply Chain Impact of London Paramount – The purpose of 
this scenario was not to consider direct employment opportunities at London 
Resort but any significant indirect or supply chain jobs that could generate 
additional business within the area (Dartford, Gravesham and more widely 
across North Kent, Kent and the South East/London).The 2015 London Resort 
PEIR considered that there could be a total of 10,465 Full Time Equivalent (FTE) 
jobs created as a result of such indirect benefits and that 4,570 Could be in the 
local area (Dartford and Gravesham).  Of these, the consultants considered that 
a conservative estimate of an additional 2,285 FTE jobs in Gravesham would be 
a reasonable estimate coming forward post 2020.  It should be noted that these 
jobs relate to impacts during the operational and not construction phase. 

 Based on the above assumptions and scenarios, the ELNA consultants concluded 
as follows in terms of employment growth, floorspace and land needs over the 
period 2012 – 37.  

Table 21: Summary of employment/jobs growth forecasts (2012 – 2037) 

Scenario Total Office 
(B1a/b) 

Industrial 
(B1c/B2) 

Warehouse 
(B8) 

Baseline/trend based 4,087 683 44 -110 
Scenario 1:  Manufacturing 
growth 

4,411 683 368 -110 

Scenario 2:  Distribution and 
logistics growth 

4,798 867 66 104 

Scenario 3:  Demographic led 
needs 

3,705 754 446 77 

Scenario 4: London Paramount 
Supply Chain Impact 

6,561 1,656 166 90 

  
Table 22: Summary of floorspace need in square metres (2012 – 37) 

 Scenario Total Office 
(B1a/b) 

Industrial 
(B1c/B2) 

Warehouse 
(B8) 

Baseline/trend based 46,868 42,079 6,311 -1,522 
Scenario 1:  Manufacturing 
growth 

58,517 42,079 17,961 -1,522 
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Scenario 2:  Distribution and 
logistics growth 

64,836 44,286 7,074 13,477 

Scenario 3:  Demographic led 
needs 

75,283 42,928 20,759 11,597 

Scenario 4: London Paramount 
Supply Chain Impact 

76,965 53,748 10,699 12,518 

  

 

Table 23: Summary of land need in hectares (2012 – 37) 

 Scenario Total Office 
(B1a/b) 

Industrial 
(B1c/B2) 

Warehouse 
(B8) 

Baseline/trend based 5.4 4 2 -0.4 
Scenario 1:  Manufacturing 
growth 

8 4 4 -0.4 

Scenario 2:  Distribution and 
logistics growth 

10 4 2 3 

Scenario 3:  Demographic led 
needs 

12 4 5 3 

Scenario 4: London Paramount 
Supply Chain Impact 

11 5 3 3 

 Source of tables above:  ELNA (2017) Tables, 11, 12 & 13. 

 In order to pull the above analysis together, the ELNA consultants then provided 
two synthesis based forecasts.  These were: 

• Synthesis Forecast 1:  Sector based growth – The baseline and demographic 
forecasts are discarded for this exercise, with a concentration on growth 
scenarios 1 and 2, which would see a strengthening of both the industrial and 
construction sectors.  The consultants estimated that this synthesis would 
generate at least the following jobs in Gravesham:  867 office jobs; 389 industrial 
jobs; and 104 warehouse jobs. 

• Synthesis Forecast 2: Sector growth and London Resort indirect impact – 
This builds upon the above to have regard to the indirect impacts of London 
Resort on those parts of the local economy requiring B Use Class type 
floorspace.  On this, the consultants expressed an opinion that whilst there may 
be some overlaps with the first synthesis forecast, the scale of London Resort it 
is such that local businesses (predominately SMEs) would have the capacity to 
service the resort without a significant growth in employee numbers.  To avoid 
compounding, the impact of London Resort was only taken over an initial four 
year period (2020 – 24).  The consultants estimated that this synthesis would 
generate at least the following jobs in Gravesham:  1,667 office jobs; 463 
industrial jobs; and 161 warehouse jobs. 

 Based on the above, the ELNA consultants concluded as follows in terms of 
employment growth, floorspace and land needs arising from Synthesis 1 and 
Synthesis 2 over the period 2012 – 37. 



 

 

 

 

 

 

Table 24: Summary of employment growth forecasts 2012 – 37 (jobs) 

 Total Office Industrial Warehouse 

Synthesis 1 5,122 867 389 104 

Synthesis 2 7,014 1,667 463 161 

  

Table 25: Summary of floorspace need 2012 – 37 (square metres) 

 Total Office Industrial Warehouse 

Synthesis 1 76,486 44286 18,724 13,477 

Synthesis 2 92,763 55,881 21,379 17,503 

  

Table 26: Summary of land need 2012 – 37 (hectares) 

 Total Office Industrial Warehouse 

Synthesis 1 12 4 5 3 

Synthesis 2 15 5 5 4 

 SOURCE OF ABOVE TABLES:  ELNA (2017) Table 19, 20 & 21  

 

 Conclusions on employment land supply forecasting 

 As noted above, the above forecasts of need for employment floorspace and land 
will need to be revisited before the next (Regulation 19) consultation on the 
emerging Local Plan to take into consideration the implications of any housing 
requirement and/or changes in the growth prospects of different sectors.  Any long-
term implications arising from changing patterns of work due to the Covid-19 
pandemic will be difficult to assess until such time as the economy has settled down 
to a new ‘normal’.  In addition, the implications of Brexit and leaving the EU remain 
uncertain at this stage. 
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 It will also be necessary to take into consideration the possible direct effects of both 
the development of Ebbsfleet Central and/or London Resort on the need/demand 
for B Use Class employment land in Gravesham.  The consequences of the loss of 
existing employment floorspace within the area due to redevelopment will also need 
to be understood.  Whilst this affects limited areas in Gravesham at the current time 
it is possible that other areas may come forward to accommodate residential/mixed 
use development elsewhere should infrastructure constraints be overcome.   

 This would not apply where sites that have already been allocated through the 
Local Plan for employment uses and are unsuited for alternative forms of 
development due to constraints and/or are required to meet needs identified 
through the strategy.  In this respect, the 46,000 sqm allocation for B Use Class 
employment space to the former Northfleet Cement Works site is likely to 
particularly important, along with the retention of residual employment land at the 
Northfleet Embankment East allocation.  The potential to bring forward further 
employment opportunities at North East Gravesend also exists. 

 However, in terms of developing our strategy in relation to the economy and 
employment, it is also important to recognise that the market for B Use Class type 
employment floorspace does not operate in a Gravesham ‘bubble’.  It should be 
noted for example that the largest part of the Ebbsfleet Central site lies within 
Dartford and that jobs and offices created here would still be available to 
Gravesham residents and businesses.  The real world does not operate on the 
basis of local government boundaries and it is still as sustainable to travel half a 
mile to work in Dartford as it is in Gravesham. 

 Similarly, Dartford Borough has a considerable supply of employment land available 
within its area capable of accommodating new industrial and warehouse floorspace 
in more accessible locations than Gravesham.  Sites in Gravesham would also be 
in competition with others in Medway, particularly on the Hoo Peninsula.  In 
developing a strategy for Gravesham, we also have to apply a degree of market 
realism. 

 One particular area where we do need to exercise caution is in relation to river-
related uses – either in terms of transportation or servicing the needs of water-
borne activities.  These can only take place where there is access to the riverside 
and it remains one of the strengths of the Gravesham economy. 

 In terms of the change to the Use Classes Order set out above and the introduction 
of the new E Use Class, this could have both detrimental and beneficial impacts.  
Clearly, there is the risk of losing employment floorspace as a result in addition to 
the introduction of permitted development rights for change of use or rebuilding to 
residential.  However, the increased flexibility of the new E Use Class within the 
town centre could assist in making it more attractive for small office uses as part of 
the mix.  This may reduce the pressure to build purpose built office space in the 
town centre on a speculative basis, whilst allowing the office market to grow more 
organically making investment in new space more attractive to the market. 



 AMENDMENTS TO POLICY CS07 MOVING FORWARD 
 Consideration will be given to the wording of policy: 

• CS07 - Economy, Employment and Skills 

This is primarily because of the introduction of the new E Use Class and the fact that 
the Council will have more restricted controls over change of use that need to be 
reflected, particularly in the wording of the supporting text and make it clear where it 
would apply. 

 Changes to the wording of this policy will be consulted on at the Regulation 19 
consultation stage, prior to the submission of the plan for independent examination. 

 NEXT STEPS 
 As noted above, the Council is in the process of engaging consultants to undertake 

further work in the area of economy and employment to ensure that its Local Plan 
evidence base is up-to-date and fully informed.  This work, together with responses 
to this consultation, will feed into the next stages of the development of the spatial 
strategy to be included in the Local Plan before being put to Members for their 
consideration.  Discussions will continue to be had on an on-going basis with 
neighbouring authorities and our duty to co-operate partners as required by national 
policy and legislation to ensure that our plans align in the interests of achieving 
sustainability objectives.  The outputs from this process will then form the basis of 
the next consultation of the Local Plan in 2021. 
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Appendix 1 - Tables relating to the economic context of Gravesham 
 



Population Profile 

 Dartford 

(Numbers and 
%) 

Gravesham 

(Numbers and 
%) 

Medway Swale Kent South East 
Region 

Great Britain 

All People 112,600 
 

106,900 278,600 150,100 1,581,600 9,180,100 64,903,100 

Males 55,500 
 

52,700 138,100 74,300 776,700 4,523,900 32,045,500 

Females 57,100 
 

54,300 140,500 75,800 804,900 4,656,200 32,857,600 

All people 
aged 16 - 64 

71,400 
(63.4%) 

65,500 
(61.3%) 

175,300 
(62.9%) 

90,700 
(60.4%) 

953,900 
(60.3%) 

61.2% 62.5% 

Males aged  
16 - 64 

35,300 
(63.6%) 

32,600 
(61.9%) 

87,500 
(63.4%) 

45,100 
(60.7%) 

472,300 
(60.8%) 

61.9% 63.1% 

Females 
aged  

16 - 64 

36,100 
(63.2%) 

32,900 
(60.6%) 

87,800 
(62.5%) 

45,600 
(60.2%) 

481,700 
(59.8%) 

60.6% 61.8% 

Source: Nomis from ONS population estimates – local authority based by 5 year age band.  % is proportion of total population. 
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Labour Supply 

Employment and unemployment (April 2019 – March 2020) 

 Dartford Gravesham Medway Swale Kent South East 
Region 

Great Britain 

ALL 
PEOPLE 

       

Economically 
active 

63,100 
(88.3%) 

57,600 
(86.8%) 

146,700 
(81.1%) 

70,200 
(78.2%) 

796,100 
(81.4%) 

82.3% 79.1% 

In 
employment 

62,300 
(87.2%) 

54,400 
(82.0%) 

140,100 
(77.4%) 

67,800 
(75.4%) 

766,800 
(78.3%) 

79.6% 76.0% 

Employees 56,000 
(79.0%) 

50,500 
(76.2%) 

126,300 
(69.8%) 

55,600 
(63.7%) 

629,100 
(65.3%) 

67.3% 64.9% 

Self-
employed 

6,400  
(#) 

# 
(#) 

13,600 
(7.4%) 

11,000 
(10.8%) 

133,700 
(12.7%) 

12.1% 10.8% 

Unemployed 
(model 
based) 

1,700 
(2.7%) 

2,600 
(4.5%) 

6,600 
(4.5%) 

3,400 
(4.8%) 

29,300 
(3.7%) 

3.1% 3.9% 

MALES        
Economically 
active 

32,400 
(88.7%) 

30,800 
(91.4%) 

73,300 
(82.5%) 

39,600 
(80.4%) 

414,100 
(85.4%) 

85.8% 83.4% 

In 
employment 

32,400 
(88.7%) 

28,300 
(83.8%) 

70,400 
(79.2%) 

38,100 
(77.3%) 

395,300 
(81.4%) 

82.8% 79.9% 

Employees 27,800 
(77.7%) 

26,600  
(78.9%) 

61,500 
(69.1%) 

28,900 
(61.0%) 

313,400 
(66.0%) 

67.5% 65.4% 



Self-
employed 

# 
(#) 

# 
(#) 

8,800 
(10.1%) 

8,700 
(16.3%) 

18,700 
(5.2%) 

15.1% 14.3% 

Unemployed 
(model 
based) 

! 
(!) 

# 
(#) 

# 
(#) 

# 
(#) 

18,700 
(4.5%) 

3.4% 4.1% 

FEMALES        
Economically 
active 

30,700 
(87.9%) 

26,700 
(82.0%) 

73,500 
(79.7%) 

30,600 
(75.5%) 

382,000 
(77.5%) 

78.9% 74.9% 

In 
employment 

29,900 
(85.7%) 

26,200 
(80.2%) 

69,700 
(75.5%) 

29,700 
(73.0%) 

371,500 
(75.3%) 

76.5% 72.1% 

Employees 28,100 
(80.4%) 

23,900 
(73.4%) 

64,800 
(70.5%) 

26,700 
(66.9%) 

315,700 
(64.6%) 

67.1% 64.4% 

Self-
employed 

# 
(#) 

# 
(#) 

4,700 
(4.8%) 

# 
(#) 

53,100 
(10.3%) 

9.1% 7.4% 

Unemployed 
(model 
based) 

! 
(!) 
 

! 
(!) 

3,800 
(5.1%) 

! 
(!) 

10,600 
(2.8%) 

2.9% 3.6% 

Source:  Nomis from ONS annual population survey.  # indicates that sample size was too small for reliable estimate.  ! indicates that estimate 
is not available since sample size is disclosive.  Numbers and % are for those 16 – 64. 
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Economic Inactivity (April 2019 – March 2020) 

All People Dartford Gravesham Medway Swale Kent South East 
Region 

Great Britain 

Total 8,200 
(11.7%) 

8,800 
(13.2%) 

33,400 
(18.9%) 

18,900 
(21.8%) 

175,300 
(18.6%) 

17.7% 20.9% 

Student ! 
(!) 

# 
(#) 

6,700 
(20.1%) 

# 
(#) 

42,100 
(24.0%) 

26.6% 26.8% 

Looking after 
family/home 

# 
(#) 

! 
(!) 

8,200 
(24.7%) 

5,300 
(27.9%) 

43,900 
(25.0%) 

22.2% 22.5% 

Temporary 
sick 

! 
(!) 

! 
(!) 

# 
(#) 

! 
(!) 

# 
(#) 

1.6% 1.9% 

Long Term 
Sick 

! # 7,800 
(23.3%) 

8,600 
(45.6%) 

38,200 
(21.8%) 

19.7% 23.8% 

Discouraged ! 
(!) 

! 
(!) 

! 
(!) 

! 
(!) 

# 
(#) 

0.3% 0.4% 

Retired # ! 4,700 
(14.0%) 

! 
(!) 

27,600 
(15.8%) 

15.7% 12.9% 

Other # 
(#) 

! 
(!) 

5,100 
(15.3%) 

! 
(!) 

19,800 
(11.3%) 

13.9% 11.7% 

Wants a job ! 
(!) 

! 
(!) 

7,800 
(23.4%) 

5,700 
(30.2%) 

30,800 
(17.6%) 

22.8% 20.8% 

Does not 
want a job 

8,200 
(100%) 

7,700 
(87.2%) 

25,600 
(76.6%) 

13,200 
(69.8%) 

144,400 
(82.4%) 

77.2% 79.2% 

Source:  Nomis from ONS annual population survey.  # indicates that sample size was too small for reliable estimate.  ! indicates that estimate 
is not available since sample size is disclosive.  Numbers and % are for those 16 – 64.    

  



Employment by Occupation (April 2019 – March 2020) 

 Dartford Gravesham Medway Swale Kent South East 
Region 

Great Britain 

Soc 2010 
Major Group 
1 - 3 

27,600 
(44.3%) 

18,800 
(34.6%) 

60,600 
(43.7%) 

27,000 
(39.8%) 

366,500 
(48.2%) 

53.2% 48.0% 

1.  Managers, 
directors and 
senior officials. 

# 
(#) 

# 
(#) 

16,100 
(11.5%) 

7,000 
(10.3%) 

102,400 
(13.4%) 

13.4% 11.6% 

2.  
Professional 
occupations 

14,600 
(23.5%) 

# 
(#) 

27,500 
(19.6%) 

12,800 
(18.9%) 

150,000 
(19.6%) 

23.2% 21.5% 

3.  Associate 
professional 
and technical 

7,500 
(12.0%) 

13,100 
(24.1%) 

17,000 
(12.1%) 

7,200 
(10.7%) 

114,100 
(14.9%) 

16.4% 14.7% 

Soc 2010 
Major Group 
4 - 5 

11,500 
(18.5%) 

13,000 
(23.9%) 

30,800 
(22.2%) 

15,500 
(22.9%) 

148,700 
(19.6%) 

18.5% 19.7% 

4.  
Administrative 
and secretarial 

# 
(#) 

# 
(#) 

17,400 
(12.4%) 

6,400 
(9.5%) 

78,300 
(10.2%) 

9.8% 9.7% 

5.  Skilled 
trade 
occupations 

# 
(#) 

6,800 
(12.5%) 

13,400 
(9.6%) 

9,100 
(13.5%) 

70,500 
(9.2%) 

8.6% 9.9% 

Soc 2010 
Major Group 
6 - 7 

6,600 
(10.7%) 

7,300 
(13.3%) 

24,800 
(17.9%) 

11,300 
(16.7%) 

120,200 
(15.8%) 

15.3% 16.1% 

6.  Caring, 
leisure and 
other service 
occupations 

# 
(#) 

# 
(#) 

14,300 
(10.2%) 

8,500 
(12.5%) 

 

64,600 
(8.4%) 

8.7% 9.0% 
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7.  Sales and 
customer 
service 
occupations 

# 
(#) 

# 
(#) 

10,600 
(7.5%) 

# 
(#) 

55,600 
(7.2%) 

6.6% 7.0% 

Soc 2010 
Major Group 
8 - 9 

16,500 
(26.5%) 

15,300 
(28.2%) 

22,500 
(16.2%) 

13,900 
(20.6%) 

124,800 
(16.4%) 

12.9% 16.3% 

8.  Process 
plant and 
machine 
operatives 

# 
(#) 

# 
(#) 

7,900 
(5.6%) 

6,900 
(10.2%) 

41,800 
(5.4%) 

4.5% 6.0% 

9.  Elementary 
occupations 

# 
(#) 

13,700 
(25.1%) 

14,600 
(10.4%) 

7,000 
(10.3%) 

83,000 
(10.8%) 

8.4% 10.2% 

Source:  Nomis from ONS annual population survey.  # indicates that sample size was too small for reliable estimate.  Numbers and % are for 
those 16+.  % is a proportion of all people in employment. 
 

  



Qualifications (January 2019 – Dec 2019) 

 Dartford Gravesham Medway Swale Kent South East 
Region 

Great Britain 

NVQ 4 and 
above 

28,600 
(40.9%) 

21,700 
(32.7%) 

57,800 
(32.9%) 

21,400 
(24.7%) 

345,100 
(36.6%) 

43.4% 40.3% 

NVQ 3 and 
above 

39,400 
(56.4%) 

34,900 
(52.7%) 

97,500 
(55.4%) 

36,700 
(42.5%) 

526,800 
(55.9%) 

62.1% 58.5% 

NVQ 2 and 
above 

51,300 
(73.4%) 

51,400 
(77.6%) 

132,300 
(75.2%) 

54,600 
(63.2%) 

701,400 
(74.5%) 

79.1% 75.6% 

NVQ 1 and 
above 

61,100 
(87.4%) 

55,500 
(83.8%) 

156,000 
(88.7%) 

69,200 
(80%) 

803,100 
(85.3%) 

88.8% 85.6% 

Other 
qualifications 

# 
(#) 

# 
(#) 

5,200 
(2.9%) 

8,700 
(10.1%) 

65,300 
(6.9%) 

5.4% 6.7% 

No 
qualifications 

# 
(#) 

8,500 
(12.8%) 

14,700 
(8.4%) 

8,600 
(9.9%) 

73,400 
(7.8%) 

5.8% 7.7% 

Source:  Nomis from ONS annual population survey.  # indicates that sample size was too small for reliable estimate.  Numbers and % are for 
those 16 – 64. % is a proportion of resident population of area aged 16 – 64. 

Definitions:  No qualifications - No formal qualifications held. Other qualifications - includes foreign qualifications and some professional 
qualifications. NVQ 1 equivalent - e.g. fewer than 5 GCSEs at grades A-C, foundation GNVQ, NVQ 1, intermediate 1 national qualification 
(Scotland) or equivalent. NVQ 2 equivalent - e.g. 5 or more GCSEs at grades A-C, intermediate GNVQ, NVQ 2, intermediate 2 national 
qualification (Scotland) or equivalent. NVQ 3 equivalent - e.g. 2 or more A levels, advanced GNVQ, NVQ 3, 2 or more higher or advanced 
higher national qualifications (Scotland) or equivalent. NVQ 4 equivalent and above - e.g. HND, Degree and Higher Degree level qualifications 
or equivalent. 
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Earnings by place of residence (2019) 

 Dartford 
(Pounds) 

Gravesham Medway Swale Kent South East 
Region 

(Pounds) 

Great Britain 
(Pounds) 

Gross 
Weekly Pay 

       

Full time 
workers 

£643.9 £620.2 £609.9 £583.6 £615.9 £636.0 £587.0 

Male full time 
workers 

£705.8 £693.3 £644.6 £600.9 £686.2 £689.9 £632.0 

Female full 
time workers 

£499.8 £466.2 £508.1 £535.8 £515.9 £555.4 £528.9 

Hourly pay – 
excluding 
overtime 

       

Full time 
workers 

£16.78 £15.74 £15.41 £14.54 £15.68 £16.27 £14.88 

Male full time 
workers 

£17.92 £16.71 £15.98 £14.39 £16.75 £17.25 £15.44 

Female full 
time workers 

£13.24 £12.86 £13.19 £14.64 £13.95 £14.73 £13.99 

Source: Nomis from ONS annual survey of hours and earnings – resident analysis.  Median earnings in pounds for employees living in the 
area. 

  



Out of Work Benefits 

Claimant Count by sex – not seasonally adjusted (July 2020) 

 Dartford Gravesham Medway Swale Kent South East 
Region 

Great Britain 

All People 4,080 
(5.8%) 

4,850 
(7.4%) 

12,045 
(6.9%) 

6,180 
(6.9%) 

58,830 
(6.2%) 

5.3% 6.5% 

Males 2,360 
(6.8%) 

2,880 
(8.9%) 

7,210 
(8.2%) 

3,660 
(8.2%) 

34,915 
(7.4%) 

6.3% 7.8% 

Females 1,715 
(4.9%) 

1,970 
(6.0%) 

4,835 
(5.5%) 

2,520 
(5.6%) 

23,910 
(5.0%) 

4.3% 5.2% 

Source:  Nomis from ONS Claimant count by sex and age.  % is the number of claimants as a proportion of resident population of area aged 16 
– 64 and gender. 
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Claimant Count by Age – Not Seasonally Adjusted (July 2020) 

 Dartford Gravesham Medway Swale Kent South East 
Region 

Great Britain 

Aged 16+ 4,080 
(5.8%) 

4,850 
(7.4%) 

12,045 
(6.9%) 

6,180 
(6.9%) 

58,830 
(6.2%) 

5.3% 6.5% 

Aged 16 - 17 10 
(0.4%) 

5 
(0.2%) 

15 
(0.2%) 

15 
(0.4%) 

140 
(0.4%) 

0.3% 0.5% 

Aged 18 - 24 770 
(10.0%) 

935 
(12.0%) 

2,590 
(11.1%) 

1,430 
(12.5%) 

12,335 
(9.9%) 

7.9% 9.3% 

Aged 18 - 21 415 
(10.3%) 

540 
(12.5%) 

1,465 
(11.3%) 

860 
(13.6%) 

6,970 
(9.9%) 

7.5% 9.1% 

Aged 25 - 49 2,480 
(6.1%) 

2,780 
(7.9%) 

6,835 
(7.3%) 

3,255 
(7.1%) 

32,285 
(6.7%) 

5.7% 7.0% 

Aged 50+ 820 
(4.3%) 

1,130 
(5.7%) 

2,605 
(5.0%) 

1,480 
(5.0%) 

14,065 
(4.6%) 

4.0% 4.9% 

Source: Nomis from ONS Claimant count by sex and age.  % is number of claimants as a proportion of resident population of the same age. 

  



Labour Demand 

Jobs Density (2018) 

 Dartford 
(Total jobs + 

density) 

Gravesham 
(Total jobs + 

density) 

Medway 
(Total jobs + 

density) 

Swale 
(Total jobs + 

density) 

Kent 
(Total jobs + 

density) 

South East 
Region 

(density) 

Great Britain 
 

(density) 
Jobs density 67,000 

(0.96) 
38,000 
(0.58) 

110,000 
(0.63) 

63,000 
(0.70) 

748,000 
(0.79) 

0.88 0.86 

Source:  Nomis from ONS jobs density.  The density figures represent the ratio of total jobs to population aged 16 – 64.  Total jobs includes 
employees, self-employed, government supported trainees and HM Forces. 
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Employee Jobs (2018) 

 Dartford Gravesham Medway Swale Kent South East 
Region 

Great Britain 

Total Employee 
Jobs 

60,000 32,000 93,000 49,000 602,000   

Full Time 38,000 

(63.3%) 

19,000 

(59.4%) 

59,000 

(63.4%) 

33,000 

(67.3%) 

387,000 

(64.3%) 

66.3% 67.6% 

Part Time 22,000 

(36.7%) 

13,000 

(40.6%) 

33,000 

(35.5%) 

15,000 

(30.6%) 

215,000 

(35.7%) 

33.7% 32.4% 

Employee Jobs 
by Industry 

       

B.  Mining and 
Quarrying 

40 
(0.1%) 

10 
(0.0%) 

30 
(0.0%) 

150 
(0.3%) 

300 
(0.0%) 

0.0% 0.2% 

C.  
Manufacturing 

3,500 
(5.8%) 

2,000 
(6.2%) 

7,000 
(7.5%) 

7,000 
(14.3%) 

40,000 
(6.6%) 

6.4% 8.1% 

D.  Electricity, 
Gas, Steam and 
Air Conditioning 
Supply 

45 
(0.1%) 

20 
(0.1%) 

700 
(0.8%) 

125 
(0.3%) 

1,750 
(0.3%) 

0.4% 0.5% 

E.  Water 
Supply, 
Sewerage, 
Waste 
Management 

600 
(1.0%) 

125 
(0.4%) 

1,000 
(1.1%) 

900 
(1.8%) 

5,000 
(0.8%) 

0.8% 0.7% 



and 
Remediation 
Activities 
F.  Construction 6,000 

(10.0%) 
2,500 
(7.8%) 

6,000 
(6.5%) 

3,500 
(7.1%) 

39,000 
(6.5%) 

5.1% 4.7% 

G. Wholesale 
and Retail 
Trade, Repair of 
Motor Vehicles 
and Motorcycles 

13,000 
(21.7%) 

5,000 
(15.6%) 

15,000 
(16.1%) 

8,000 
(16.3%) 

109,000 
(18.1%) 

16.4% 15.2% 

H.  
Transportation 
and Storage 

5,000 
(8.3%) 

2,500 
(7.8%) 

6,000 
(6.5%) 

4,500 
(9.2%) 

34,000 
(5.6%) 

4.7% 4.8% 

I. 
Accommodation 
and Food 
Service 
Activities 

4,000 
(6.7%) 

2,500 
(7.8%) 

6,000 
(6.5%) 

3,500 
(7.1%) 

45,000 
(7.5%) 

7.4% 7.6% 

J.  Information 
and 
Communication 

1,750 
(2.9%) 

500 
(1.6%) 

2,250 
(2.4%) 

700 
(1.4%) 

17,000 
(2.8%) 

5.7% 4.2% 

K.  Financial 
and Insurance 
Activities 

600 
(1.0%) 

350 
(1.1%) 

3,000 
(3.2%) 

450 
(0.9%) 

17,000 
(2.8%) 

2.9% 3.5% 

L.  Real Estate 
Activities 

700 
(1.2%) 

400 
(1.2%) 

1,250 
(1.3%) 

600 
(1.2%) 

9,000 
(1.5%) 

1.4% 1.7% 

M. Professional, 
Scientific and 
Technical 
Activities 

3,000 
(5.0%) 

1,500 
(4.7%) 

4,500 
(4.8%) 

3,000 
(6.1%) 

39,000 
(6.5%) 

9.0% 8.7% 



83 

 

 
N.  
Administrative 
and Support 
Service 
Activities 

8,000 
(13.3%) 

4,500 
(14.1%) 

8,000 
(8.6%) 

3,500 
(7.1%) 

53,000 
(8.8%) 

8.9% 9.1% 

O.  Public 
Administration 
and Defence, 
Compulsory 
Social Security 

450 
(0.8%) 

2,000 
(6.2%) 

4,000 
(4.3%) 

1,750 
(3.6%) 

22,000 
(3.7%) 

3.2% 4.3% 

P. Education 3,500 
(5.8%) 

3,500 
(10.9%) 

11,000 
(11.8%) 

4,500 
(9.2%) 

62,000 
(10.3%) 

10.0% 8.9% 

Q.  Human 
Health and 
Social Work 
Activities 

8,000 
(13.3%) 

3,000 
(9.4%) 

14,000 
(15.1%) 

5,000 
(10.2%) 

81,000 
(13.5%) 

12.8% 13.2% 

R.  Arts, 
Entertainment 
and Recreation 

900 
(1.5%) 

800 
(2.5%) 

2,250 
(2.4%) 

900 
(1.8%) 

15,000 
(2.5%) 

2.7% 2.5% 

S.  Other 
Service 
Activities 

500 
(0.8%) 

500 
(1.6%) 

1,500 
(1.6%) 

900 
(1.8%) 

11,000 
(1.8%) 

2.1% 2.0% 

Source:  Nomis from ONS Business Register and Employment Survey: open access.  % is proportion of total employee jobs excluding farm 
based agriculture.  Employee jobs excludes self employed, government supported trainees and HM Forces.  Data excludes farm based 
agriculture. 

  



Earnings by Place of Work (2019) 

 Dartford 

(Pounds) 

Gravesham 

(Pounds) 

Medway 

(Pounds) 

Swale 

(Pounds) 

Kent 

(Pounds) 

South East 
Region 

(Pounds) 

Great Britain 

(pounds) 

Gross 
Weekly Pay 

       

Full Time 
Workers 

£651.6 £679.4 £569.8 £508.2 £572.5 £613.5 £586.6 

Male £702.5 £785.0 £623.7 £549.4 £618.8 £666.7 £631.7 

Female £505.7 £461.6 £489.1 £420.6 £493.7 £536.8 £528.2 

Hourly Pay – 
Excluding 
Overtime 

       

Full Time 
Workers 

£16.02 £15.69 £14.54 £12.56 £14.28 £15.59 £14.87 

Male £17.01 £18.84 £15.57 £13.01 £15.01 £16.55 £15.43 

Female £13.33 £12.69 £12.70 £11.03 £13.17 £14.30 £13.98 

Source:  Nomis from ONS annual survey of hours and earnings – workplace analysis.  Median earnings in pounds for employees working in the 
area. 
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Civil Service Jobs as a Proportion of Employee Jobs (2018) 

 Dartford Gravesham Medway Swale Kent South East 
Region 

Great Britain 

Total Civil 
Service Jobs 

80 
(0.1%) 

140 
(0.5%) 

1,400 
(1.6%) 

1,140 
(2.3%) 

6,480 
(1.1%) 

0.9% 1.5% 

Full Time 60 
(0.1%) 

90 
(0.3%) 

1,190 
(1.4%) 

1,000 
(2.0%) 

5,060 
(0.8%) 

0.7% 1.1% 

Part Time 20 
(0.0%) 

50 
(0.2%) 

210 
(0.2%) 

150 
(0.3%) 

1,420 
(0.2%) 

0.2% 0.3% 

Source:  Nomis from Annual Civil Service Employment Survey.  % based on % total jobs in area that are civil service jobs. 

  



Businesses  

Number of VAT and/or PAYE based enterprises in local authorities in North Kent and Kent as a whole by broad industry group (2019) 

Broad Industrial Group Local Authority Area and Kent 

 Dartford Gravesham Medway Swale Kent 

1 : Agriculture, forestry & fishing (A) 25 
(0.6%) 

45 
(1.2%) 

70 
(0.8%) 

225 
(4.5%) 

2,285 
(3.6%) 

2 : Mining, quarrying & utilities (B,D 
and E) 

20 
(0.4%) 

20 
(0.5%) 

40 
(0.5%) 

40 
(0.8%) 

330 
(0.5%) 

3 : Manufacturing (C) 210 
(4.7%) 

200 
(5.1%) 

455 
(5.3%) 

345 
(7.0%) 

3,120 
(5.0%) 

4 : Construction (F) 930 
(20.9%) 

850 
(21.7%) 

1,965 
(23.1%) 

965 
(19.5%) 

10,570 
(16.8%) 

5 : Motor trades (Part G) 135 
(3.0%)) 

115 
(2.9%) 

280 
(3.3%) 

180 
(3.6%) 

1,875 
(3.0%) 

6 : Wholesale (Part G) 180 
(4.0%) 

110 
(2.8%) 

310 
(3.6%) 

170 
(3.4%) 

2,490 
(4.0%) 

7 : Retail (Part G) 235 
(5.3%) 

265 
(6.8%) 

620 
(7.3%) 

320 
(6.5%) 

4,035 
(6.4%) 

8 : Transport & storage (inc postal) 
(H) 

255 
(5.7%) 

340 
(8.7%) 

535 
(6.3%) 

275 
(5.5%) 

2,465 
(3.9%) 

9 : Accommodation & food services 
(I) 

205 
(4.6%) 

230 
(5.9%) 

475 
(5.6%) 

325 
(6.6%) 

3,575 
(5.7%) 

10 : Information & communication (J) 520 
(11.7%) 

245 
(6.3%) 

545 
(6.4%) 

265 
(5.3%) 

4,770 
(7.6%) 

11 : Financial & insurance (K) 75 
(1.7%) 

45 
(1.2%) 

110 
(1.3%) 

65 
(1.3%) 

1,380 
(2.2%) 

12 : Property (L) 110 
(2.5%) 

105 
(2.7%) 

210 
(2.5%) 

140 
(2.8%) 

2,015 
(3.2%) 
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13 : Professional, scientific & 
technical (M) 

750 
(16.9%) 

545 
(13.9%) 

1,215 
(14.3%) 

660 
(13.3%) 

11,035 
(17.5%) 

14 : Business administration & 
support services (N) 

365 
(8.2%) 

365 
(9.3%) 

690 
(8.1%) 

405 
(8.2%) 

5,540 
(8.8%) 

15 : Public administration & defence 
(O) 

10 
(0.2%) 

5 
(0.1%) 

15 
(0.2%) 

25 
(0.5%) 

260 
(0.4%) 

16 : Education (P) 70 
(0.9%) 

65 
(1.7%) 

175 
(2.1%) 

80 
(1.6%) 

1,105 
(1.8%) 

17 : Health (Q) 150 
(3.4%) 

150 
(3.8%) 

370 
(4.3%) 

185 
(3.7%) 

2,350 
(3.7%) 

18 : Arts, entertainment, recreation & 
other services (R,S,T and U) 

200 
(4.5%) 

210 
(5.4%) 

440 
(5.2%) 

280 
(5.7%) 

3,715 
(5.9%) 

Column Total 4,450 3,910 8,515 4,955 62,920 

NB.  2019 data used from NOMIS as this predates the onset of the Covid-19 pandemic.  An Enterprise is the smallest combination of legal units 
(generally based on VAT and/or PAYE records) which has a certain degree of autonomy within an Enterprise Group. l 

  



Enterprises in North Kent authorities and Kent by employment sizebands   (2019)        
      

Employment unit size 
band – based on 
number of employees 
on individual site or 
premises 

Local Authority Area and Kent 

Dartford Gravesham Medway Swale Kent 

0-4  
Micro 

3,600 
(80.9%) 

3,160 
(80.8%) 

6,815 
(80.0%) 

3,805 
(76.8%) 

49,515 
(78.9%) 

5-9 425 
(9.6%) 

420 
(10.7%) 

900 
(10.6%) 

620 
(12.5%) 

7,135 
(11.3%) 

10-19  
Small 

185 
(4.2%) 

170 
(4.3%) 

450 
(5.3%) 

290 
(5.9%) 

3,375 
(5.4%) 

20-49 135 
(3.0%) 

105 
(2.7%) 

205 
(2.4%) 

140 
(2.8%) 

1,770 
(2.8%) 

50-99  
Medium 

50 
(1.1%) 

25 
(0.6%) 

70 
(0.8%) 

45 
(0.9%) 

565 
(0.9%) 

100-249 30 
(0.7%) 

20 
(0.5%) 

45 
(0.5%) 

40 
(0.8%) 

355 
(0.6%) 

250+ Large 25 
(0.6%) 

10 
(0.3%) 

35 
(0.4%) 

15 
(0.3%) 

205 
(0.3%) 

Total 4,450 3,910 8,515 4,955 62,920 

Source:  NOMIS.  Errors due to rounding.  An Enterprise is the smallest combination of legal units (generally based on VAT and/or PAYE records) which has a certain degree of autonomy within an 
Enterprise Group. An individual site (for example a factory or shop) in an enterprise is called a local unit. 
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Local units in North Kent authorities and Kent by employment sizebands  2019       
       

Employment unit size 
band – based on 
number of employees 
on individual site or 
premises 

Local Authority Area and Kent 

Dartford Gravesham Medway Swale Kent 

0-4  
Micro 

3,815 
(70.8%) 

3.,330 
(75.9%) 

7,315 
(72.4%) 

4,075 
(69.9%) 

52,615 
(71.9%) 

5-9 640 
(11.9%) 

530 
(12.1%) 

1,270 
(12.6%) 

845 
(14.5%) 

9,665 
(13.2%) 

10-19  
Small 

405 
(7.5%) 

265 
(6.0%) 

740 
(7.3%) 

460 
(7.9%) 

5,395 
(7.4%) 

20-49 325 
(6.0%) 

165 
(3.8%) 

445 
(4.4%) 

275 
(4.7%) 

3,495 
(4.8%) 

50-99  
Medium 

115 
(2.1%) 

50 
(1.1%) 

190 
(1.9%) 

105 
(1.8%) 

1,125 
(1.5%) 

100-249 65 
(1.2%) 

35 
(0.8%) 

105 
(1.0%) 

50 
(0.9%) 

610 
(0.8%) 

250+ Large 25 
(0.5%) 

15 
(0.3%) 

35 
(0.3%) 

20 
(0.3%) 

230 
(0.3%) 

Total 5,390 4,390 10,100 5,830 73,135 
Source:  NOMIS.  Errors due to rounding.  An Enterprise is the smallest combination of legal units (generally based on VAT and/or PAYE records) which has a certain degree of 
autonomy within an Enterprise Group. An individual site (for example a factory or shop) in an enterprise is called a local unit. 

 



Appendix 2: Traffic Light (RAG) Categorisation Matrix used for Employment Sites 
 

 Included Sections from 
Site Survey Forms 

Categorisation  Categorisation Categorisation 

Location  
Character 

Site Description: Location  
character 

Mainly 
residential  
with few  
commercial 
uses 

Mixed 
commercial  
and residential 
area 

Well established  
commercial area 

Mainly 
residential  
or rural area 
with  
no other  
commercial 
uses 

Established  
commercial area 

Predominant  
Occupier  
Nature 

Site Description:  
Nature/Significance of 
existing occupiers 

I = International    N = National 
 
R = Regional    L = Local 

Building Age Existing Conditions: Age 
of Buildings 

Pre 1940 - 69 1970 - 1989 1990--1999, 
2000 - 2009  
and 2010 
onwards 

Building  
Quality 

Existing Conditions:  
Quality of buildings 

Very Good 
Good 

Average Poor 
Very Poor 

On-Site  
Amenities 

Existing Conditions: On 
Site Amenities 

None evident Limited range 
of:  
retail 
(convenience  
and 
comparison),  
restaurant/café,  
gym/sports, 
bank, hotel, 
creche, 
education and  
other 

Wide range of: 
retail  
(convenience 
and  
comparison),  
restaurant/café,  
gym/sports, 
bank,  
hotel, creche,  
education and 
other 

Proportion of  
non B Class  
Foorspace 

Existing Conditions:  
Proportion of floorspace  
in non B class use 

50-100% non B  
class 

25-49% non B 
class 

0-24% non B 
class 

Neighbouring  
Amenities 

Existing Conditions:  
Neighbouring amenities 

No services in  
close proximity 

Close to one or 
two  
services 

Close to a local 
centre  
with a 
reasonable  
range and 
quantity of  
services    

Close to a 
limited  
range and 
quantity  
of basic services 

Close to a town 
centre  
with a wide 
range and  
quantity of 
services 
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Environment  
Quality for  
Current Use 

Existing Conditions:  
Quality of environment  
for current use 

Very poor Average Good 

Poor Very Good 

Neighbouring  
Uses 

Existing Conditions:  
Neighbouring uses 

Residential, 
Retail,  
Leisure and 
Town  
Centre 

Mix of red and  
green, or: 
Airport,  
Rail, Higher  
Education & 
Further  
Education 

Road, Industrial, 
Office  
& Warehousing 

Evidence of  
Pollutants 

Existing Conditions:  
Evidence of pollutants 

3 or more of the  
following: Noise,  
traffic, 24 hour  
operation, air,  
lighting 

1 or 2 of the  
following: Noise,  
traffic, 24 hour  
operation, air,  
lighting 

None evident 

Adequate  
Access &  
Parking 

Existing Conditions:  
Access & Parking: 

• Car  
• HGV  
• Public Transport  
• Servicing  
• Parking 

 

Not adequate for  
the majority of  
the 5 aspects 

Potential Issues 
with adequacy, 
but not to the 
extent of the  
red 
categorisation 

Adequate for the  
majority of the 5  
aspects 

Internal  
Circulation 

Existing Conditions:  
Access & Parking: 

• Internal 
Circulation 

Poor Average Good 

Physical  
Opportunity  
for  
Intensification 

Development Context:  
Opportunity for  
intensification 

Yes or No 

Vacant Land Development Context:  
Vacant Land 

Yes or No 

Vacant  
Buildings 

Development Context:  
Vacant buildings (re-use  
and refurb) 

Yes or No 

  
  



Appendix 3: Estimated jobs breakdown for London Resort by full or part time and season and where these would be generated within 
the resort.   
 
Source:  London Resort PEIR 2020. 
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Consideration of type of jobs created in different elements of London Resort – taken 
from the PEIR (2015).   
 
NB – it is anticipated that this will be updated upon submission of the application in late 
2020.  They are not directly comparable to the tables above given changes in the 
configuration of the operation – i.e. no creative hub and hotel rooms reduced from 5,000 to 
3,500 etc. 
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