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1.

Introduction

1.1

This report is a key element of the North Kent Strategic Housing and Economic Needs
Assessment (SHENA) currently being prepared by Bilfinger GVA on behalf of Gravesham
Borough Council (GBC) and Medway Council (MC). The purpose of the SHENA is to identify
the future growth needs of the two local authority areas across housing, employment land
and retail floorspace and also provide a strategic level spatial strategy to guide future site
allocations and ensure the appropriate capacity is available in the most appropriate
locations for all land uses.

This is provided in the final document in the SHENA suite, the

Integrated Growth Needs Assessment.
1.2

This Employment Land Needs Assessment (ELNA) report provides the technical assessment of
the future demand for and supply of employment land within Gravesham. It considers the
scale and nature of future employment growth, the resultant requirements for new floorspace,
how suitable the existing/identified sites are for meeting this need and any quantitative or
qualitative need for additional land to be identified.

1.3

The ELNA builds on the SHENA Baseline Report (Bilfinger GVA, December 2015) which
established both the current conditions and recent changes within the Gravesham economy
and commercial property market. This integrated assessment of the borough and the wider
economic market area has helped identify how the economy changed during the recession,
post-recession and what is likely to drive future opportunities for growth.

1.4

The key summary messages related to the economy to emerge from the SHENA Baseline
Report were:

Strengths
1.5

A strong position on regional highway and rail networks and established distribution roles;

1.6

Defined logistics and manufacturing locations;

1.7

Proximity to London the largest city in the UK with the highest concentration of population,
which is expected to grow by 1.5 million people in coming decades;

Weaknesses
1.8

The economic base has been focussed on lower value, less knowledge intensive activity,
which is a weak foundation for economic growth;

1.9

There are generally lower skills levels in the local workforce than competing areas;
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1.10

The rate of economic growth has been slow;

1.11

There is a relatively low number of the largest employers;

1.12

Historically there have been low levels of business start-up and survival rates.

Opportunities
1.13

Forecasts suggest Gravesham’s economy could grow by up to 5,000 jobs by 2028 if London
Paramount is delivered.

1.14

A strategic location and regional logistics growth could lead to increased local employment;

1.15

Price pressures in London and close to a decade of slow growth in suburban office locations
could lead to an increase in local demand for office space.

In particular for small-medium

size, self-serviced and good quality units;
1.16

A growing London commuter population could lead to an increase in local start-up activity;

1.17

There is strong local interest in supporting wider South East Growth Sectors;

1.18

Repositioning of waterfront and town centre regeneration sites could underpin new
employment quarters (this is discussed in more detail in the Integrated Growth Needs
Assessment).

1.19

There are major potential investments at London Paramount and the Ebbsfleet Development
Corporation area, which could increase local employment and have local supply chain and
employment multiplier effects.

1.20

An additional Thames Crossing linking North Kent to South Essex would enhance logistics
positioning and increase the labour-market catchment for Gravesham;

Threats
1.21

The greatest threat is of lower performance than neighbours, with growth in office
employment staying in London or being captured by centres such as Maidstone and with
established logistics areas such as Dartford capturing logistics growth due to being closer to
London’s population, coupled with continued contraction of the manufacturing base within
the Borough itself.

1.22

A lack of supply of quality employment floorspace e.g. self-serviced flexible office space,
modern distribution units with direct access to the A2 has constrained growth and economic
activity within the Borough, and will continue to do so in the future if not addressed.
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An additional Thames Crossing linking North Kent to South Essex could increase outcommuting in certain sectors (such as port and logistics activity) as connections improve.

1.24

These drivers have been examined in more detail to inform this technical assessment of future
employment land needs.
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2.

Background Employment Land Context

2.1

This Employment Land Needs Assessment is intended to provide an understanding of the likely
future commercial floorspace requirements within the borough based on the most up to date
understanding of local and national economic trends, potential shifts in local demand drivers,
population and demographic changes and changing market needs and performance.
Whilst it is deliberately forward looking and built upon the latest data and information
presented within the SHENA baseline report it is important it is not developed in isolation of
what has already been achieved or what previous work has considered. Within this section
we consider the key factors from previous work, in order to provide a robust starting point for
the consideration of future requirements.

The Adopted Core Strategy
2.2

The adopted Local Plan Core Strategy set a clear direction for the growth of Gravesham
Borough to 2028, identifying a range of inter-linked growth requirements and development
locations. In employment land terms its approach is founded on the findings of the previous
Employment Land Study (NLP, 2009) which, in turn, utilised the most robust and up to date
information and data available at the time.

2.3

The economic strategy underpinning the Core Strategy has focussed on overcoming
previously identified barriers to the growth of the Gravesham economy, most notably the
constraints placed on businesses by an apparent lack of land supply.

The Core Strategy

recognises there is significant latent potential in the borough, added to by its improving road
and rail connections and growing population, however previously economic performance
has significantly lagged behind other parts of the Thames Gateway, Kent and the wider South
East.
2.4

In realising this potential the Core Strategy identified a range of sites across the borough to
provide sufficient capacity to support and accommodate a significant scale of economic
growth.

The portfolio identified within the Core Strategy offers a range of opportunities,

however the majority of the capacity is focussed on the large brownfield riverside sites such as
Northfleet Embankment and North East Gravesend.

In many locations B class activity is

envisaged to form part of a mixed use redevelopment of sites previously used for heavy
industry however for some sites capacity was identified on sites that, given the strategic assets
they possess (such as deep water wharfage or a direct rail connection), could only be
considered for employment generating activity.
2.5

This additional capacity has been identified as lying within the major ‘opportunity areas’ within
the borough, a summary of their capacity is presented below.
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Table 1 - Summary of Gravesham Core Strategy Allocations
Opportunity Area
Northfleet Embankment & Swanscombe Peninsula
East
Gravesend Riverside East & North East Gravesend
Gravesend Town Centre
Ebbsfleet (Gravesham)
Rest of the Borough
Total

B Class Capacity
133,550sqm
22,230sqm
5,670sqm
20,000sqm
5,050sqm
186,490sqm

Source: Adopted Core Strategy, Table 6, Page 51, Gravesham Borough Council, 2012

2.6

The scale and diversity of the employment land provision is intended to allow sufficient
flexibility within the borough to allow a range of B class sectors to flourish. In part this is in
recognition of the increasingly diversified nature of the population skill base but also it allows
the borough to not be overly reliant on the delivery of Ebbsfleet as a commercial office centre
to achieve jobs growth aspirations.

2.7

Clearly, should it come forward, Ebbsfleet has the potential to be a key driver for local
economic growth and to be a major benefit to the local economy as the Garden City
concept evolves.

However, it is clear that the Core Strategy took the right approach in

viewing Ebbsfleet as an additional factor and focussing on ensuring local potential is
maximised irrespective of Ebbsfleet’s success.
2.8

This is also where this ELNA differs from previous work undertaken by Nathaniel Lichfield and
Partners (NLP) for Gravesham. Gravesham’s previous Economy and Employment Space Study
(2009) and its Addendum (2011) were predicated on the employment offer coming forward
at Ebbsfleet and being the catalyst for economic growth in Gravesham. Experian forecasts of
the time implied less employment space being required in Gravesham in the future, however
this was regarded as being inconsistent due to the significant gross completions of B-class
space that had occurred over the preceding years and recent office-based job growth at
that time. The Experian forecasts also did not take account of major development
opportunities or the effects of planned growth in the Thames Gateway as it stood prior the
abolishing of the South East Plan.

2.9

As a result, NLP considered Experian’s forecasts as not providing a realistic basis for future
planning, and developed additional scenarios of future economic growth and development
in Gravesham. A ‘baseline’ scenario was developed projecting forward past rates of
development/take-up of employment land in the Borough, with assumptions as to how future
development rates might change. Two further scenarios assumed that the major office
development planned at Ebbsfleet would proceed during the plan period and generate
additional needs over and above the baseline. With the Addendum (2011) testing the
implications of the Council’s ‘growth scenarios’.
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Analysing the previous Economic and Employment Space Study, as well as the adopted Local
Plan Core Strategy provides an important starting point for this ELNA, in particular in guiding
the approach to understanding and testing local growth opportunities independent of major
developments, which whilst planned for have yet to commence. As shown in the next section
of this report, the employment growth forecasting gradually layers in different economic
drivers to understand the impact each has on economic prospects, allowing an
understanding to be developed of the scale and importance of each driver and also what
may happen should they not come forward.

2.11

Equally important is to draw on lessons on land supply and floorspace development since the
Core Strategy was adopted. Many sites were identified and allocated with the support of
private sector development interest and some have been brought forward or attracted
occupiers, including parts of Northfleet Embankment such as the former Cement Works site
and the former Power Station site.

2.12

However other opportunities are yet to come forward or are planned to come forward at a
later date. It is noticeable that some of these opportunities are on complex brownfield sites
within the Ebbsfleet Development Corporation area. Therefore, whilst they may have greater
development viability challenges, they also benefit from the £310 million funding announced
by the Chancellor in his Spending Review and Autumn Statement 2015 1.

2.13

As announced within the 2015 Autumn Statement parts of the Ebbsfleet area will also benefit
from Enterprise Zone status as part of the North Kent Innovation Zone (NKIZ), which includes
parts of Northfleet Embankment West and East. Fiscal incentives are offered by enterprise
zone status alongside a simplified approach to planning and further investment in
infrastructure which will help overcome some of the barriers to delivery. The opportunity to
retain business rate receipts locally could also enable further investment in infrastructure
provision, site preparation or other interventions such as business support to broaden the
attractiveness of these key sites.

2.14

Importantly, the aim of the NKIZ is to encourage greater levels of SME and start-up activity,
building on existing sector strengths in advanced manufacturing, construction and modular
housing (at Northfleet Embankment) alongside professional services and creative industries
(within Ebbsfleet Valley). The strategy proposed by the Thames Gateway Kent Partnership,
alongside the Council and the Ebbsfleet Development Corporation will seek to deliver a range
of start up and move on spaces, addressing some of the significant shortages of supply within
the borough.

2.15

It is important that the ELNA develops the understanding of demand and supply across the
borough’s identified portfolio based on up to date economic performance and expectations.

1

https://www.gov.uk/government/topical-events/autumn-statement-and-spending-review-2015
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It needs to take an objective view of the future quantitative and qualitative requirements to
ensure the portfolio is balanced across the plan period and not reliant solely on unlocking
brownfield sites over the long term at the expense of realising shorter term opportunities.
2.16

As such, in line with the guidance provided by the National Planning Practice Guidance
(NPPG), it is important the future strategy recommended by the ELNA and the wider SHENA
process looks beyond only meeting quantitative need but is also focussed on the type, scale
and nature of supply to ensure it fits with likely demand, which may have changed (or will
change) since the publication of the Core Strategy.

Changes to the Context
2.17

The world has changed significantly since the publication and adoption of the Core Strategy
and these changes will have a considerable impact on the requirement for B class
employment floorspace in the future. Some influences may help accelerate development
and increase requirements for employment floorspace in the future, whilst others may
constrain delivery until barriers to delivery can be overcome.

Strategic Influences
2.18

The recession has had significant impacts on the economic capacity and activity within
Gravesham, impacting the borough more strongly than many other parts of Kent and the
South East. As noted in the baseline report negative impacts on employment have been
greater and the pace of recovery has been slower than many places, it is therefore vital that
the future approach to employment land helps equip the borough to better manage future
downturns.

2.19

The recession, and subsequent recovery, has also led to a fundamental restructuring process
within the wider UK economy, driving new opportunities for a range of economic sectors to
prosper. Importantly for Gravesham this has provided a renewed focus on elements of the
industrial sector, particularly engineering, manufacturing and distribution, creating new drivers
of floorspace demand.

2.20

Clearly the UK will continue to be a major hub of financial and business services however this
diversification of activity provides opportunities for locations such as Gravesham which have
an embedded skills base (in business and labour terms) within the sectors.

2.21

The growth dynamics of London are also a considerable influencer on the prospects for
Gravesham. Whilst the changing office market dynamics have impacted the potential office
district at Ebbsfleet (discussed further below) other changes and influences offer future
opportunities for the borough.
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As noted in the accompanying SHMA the increasing housing pressures in London are bringing
new residents to the area, attracted by the relatively low house prices and the range of
commuting options. Over time this may present opportunities for new forms of employment
land demand as new residents seek to work closer to home, starting new businesses or
accessing flexible spaces to undertake current activities rather than commuting.

2.23

Growth pressures in London are also challenging the provision of employment land and
floorspace in many locations as sites are redeveloped for housing. This is displacing a number
of businesses, particularly those that have traditionally occupied industrial properties in London
Fare Zones 2 and 3. Whilst there is a long history of businesses being relocated out of more
central areas of London the growth pressures are now having an impact on areas which have
traditionally retained considerable levels of economic capacity, reducing options for
relocations within London.

2.24

For example initiatives by the Mayor of London such as the ‘City in the East’ master plan 2
shows how the riverside in South East and East London is expected to change over the coming
decades to deliver increased numbers of housing and jobs, in part this growth will require the
redevelopment of current industrial and distribution employment floorspace. These uses are
expected to relocate to areas with good access to the strategic road networks further out to
the east and north i.e. closer to the M25 and other strategic routes such as the A2 and A13.

2.25

As a result and most pertinently for Gravesham, a number of boroughs in the South East of
London are seeking to review their employment land allocations with a view to
accommodating a much wider range of development.

Bexley in particular are currently

reviewing how best to use its land assets, which could have significant impacts on its future
capacity to accommodate employment activity. The provision of appropriate land within
Gravesham could, therefore, provide an attractive option where businesses seek to relocate
from areas such as Bexley and the Royal Borough of Greenwich.

Changing Prospects for Ebbsfleet
2.26

The approach to the development of Ebbsfleet as a commercial office centre has been
under review as the world adjusts to the new economic make up of London’s economy and
commercial market potential. The evolution of major new office centres within London such
as Stratford alongside the rapid expansion of the traditional core (including the newly
permitted Wood Wharf expansion of the Canary Wharf Estate) have dampened demand
expectations for major office development at what are currently regarded as more peripheral
locations such as Ebbsfleet and Ashford.

2

https://www.london.gov.uk/press-releases/new-city-in-the-east
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The existing planning permissions for Ebbsfleet proposed the creation of a major new office
district driven by the rapid journey times provided by HS1 into Central London and the
comparative cost savings of locating outside of London.

However, whilst headline rents

continue to rise in London in core locations the recessionary impacts have provided a brake
on occupancy costs in a number of locations, stalling rent increases and increasing the
incentives provided to potential occupiers (such as prolonged rent free periods). As a result
some of the cost imperatives for relocating away from London have been dampened
alongside a significant increase in new stock being brought to the market.
2.28

These shifts have fundamentally changed the Ebbsfleet proposition, and there is a growing
recognition that the strategy pursued pre-recession is unlikely to be achievable at this stage.
As such, the newly formed Development Corporation has been tasked with preparing a new
masterplan for the development of the Ebbsfleet Garden City, which includes the
development of a new economic proposition for the area.

2.29

At the time of preparing this ELNA this masterplanning work is still at its early stages and it is
unclear what the economic future of Ebbsfleet will look like. As such, whilst there needs to be
flexibility in the future land allocations to allow the borough to benefit from any supply chain
impacts the delivery of Ebbsfleet may have, it is vital the borough has a thorough
understanding of its economic potential independent of this in order to ensure a sufficiently
robust basis is provided for future site allocations. In such circumstances and dependent on
the outcomes of the Development Corporations masterplanning work, their maybe a need to
update the conclusions of this ELNA at a future date, especially given the uncertainties
related to Brexit as well which cannot be quantified and thus taken into account at this stage.

New Economic Drivers
2.30

Since the Core Strategy has been adopted there have been other potential new economic
drivers proposed for the North Kent area that are likely to have a significant impact on the
Gravesham economy should they be delivered. Whilst neither the London Paramount Resort
nor a potential new Lower Thames Crossing are confirmed schemes at present; the influence
these schemes may have on the needs for employment land within the borough is important
to understand.

2.31

Clearly both are complex proposals to deliver and their influence and impact will be mixed.
However, should they come forward it is likely they will have a range of direct and indirect
impacts on employment floorspace requirements as new operators and supply chain
businesses are attracted to the area.
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London Paramount in particular is likely to have a significant impact on land requirements.
Whilst the Resort itself would be located in Dartford its proximity means Gravesham is likely to
be an attractive location for a range of supply chain activities.

2.33

This ELNA needs to consider the potential influences of these two proposals as well as what
may be achievable should they not come forward. As mentioned earlier whilst noting the
potential of Ebbsfleet and the role the Development Corporation has in bringing forward
economic growth in the area, this ELNA considers Ebbsfleet and the Development
Corporation’s wider area within Gravesham as currently set out in the Core Strategy.

Strategic Employment Land Provision
2.34

The commercial property market does not operate in isolation and, in the main, occupiers
tend not to be restricted to one local authority area in their search for new premises. As such
it is important to understand the scale and nature of provision in neighbouring areas in order
to identify how this may provide competition for the type of occupiers that are likely to be
attracted to Gravesham in the future.

2.35

The Medway position is being planned alongside Gravesham as part of the North Kent SHENA
process.

Whilst there are clear labour catchment links between the two areas (largely

Gravesham residents working in Medway) the research for the SHENA has identified few strong
functional economic links in terms of sectors or businesses.
2.36

The Medway economy is of a much more significant scale and therefore has attracted a
range of much larger businesses, a trend which is likely to continue in the future. The focus of
these activities is also significantly different, with a greater focus on advanced technologies
both in the manufacturing and ICT sectors. Therefore whilst there is likely to be some overlap
between activities it is unlikely competition for occupiers will be significant.

2.37

Given the proximity and similar characteristics of Dartford and Gravesham, not to mention
potential shared economic drivers such as Ebbsfleet and London Paramount, there is likely to
be a much closer link between the two borough’s economies.

2.38

Historically these closer links have tended to be evident, through shared major manufacturing
and quarrying activity along the Thames Waterfront in particular. As such both boroughs have
experienced similar types of economic challenges as these industries have declined.
However, it is true that there have also been major differences, and these have continued
and in some respects been exacerbated more recently.

2.39

Dartford has tended to benefit more from its direct access to the M25, as well as historically
better connections to London. As such, it has attracted a range of larger businesses in the
distribution sector as well as a number of large office occupiers where good quality stock has
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been delivered. In the main these activities have been attracted to major new business park
developments including Crossway’s Business Park and The Bridge, with more recent
development occurring at Sandpit Lane and new SME space on the edge of the town centre
known as the Base which is managed by Basepoint.
2.40

In order to maximise the opportunities presented by the economic and infrastructure assets
within Dartford and a growing population Dartford’s adopted core strategy identifies
c.750,000sqm of potential development across a number of opportunity sites and areas.
Table 2 - Summary of Dartford Core Strategy Allocations
Opportunity Area
Dartford Town Centre
Ebbsfleet to Stone
Thames Waterfront
Other sites North of the A2
South of the A2
Total

Potential for a further

B Class Capacity
41,300sqm
221,400sqm
176,000sqm
456,000sqm
700sqm
Less than 100sqm
748,400sqm

Source: Adopted Core Strategy, Dartford Borough Council, 2011

2.41

Dartford’s Core Strategy sets out a range of target sectors that will be actively promoted in
the area to help diversify the borough’s economy including advanced manufacturing,
distribution, environmental technologies and construction, creative industries and financial
and business services. Clearly a number of these will be footloose across the North Kent area,
and indeed further afield in Kent and the South East.

2.42

Indeed these target sectors are common across Kent and will mean a range of sites such as
the North Kent Innovation Zone, the former Manston Airport, Junction 8 at Maidstone and
strategic sites in Swale will all be competing with Dartford and Gravesham for occupiers.

2.43

Clearly the objectives within Dartford’s Core Strategy were developed based on the
understanding of a range of economic and demographic factors at the time, with the
majority of supporting evidence dating from 2009/2010.

2.44

As noted above, and within the SHMA, there have been considerable changes to the
economic and demographic context such as, increased commuting rates, changing
migration trends and revised population forecasts which increase population growth
projections.

This in itself results in a need to provide additional floorspace and thus

employment land within Gravesham to meet the needs of a growing population and
workforce.
2.45

However it will be critical to provide a balanced amount of land that allows Gravesham’s
economic potential to be realised.

This requires a robust understanding of the drivers for

Gravesham and an approach that ensures allocations are linked to them, allowing
Gravesham to function as part of a wider spectrum of supply.
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Conclusions
2.46

It is clear from the analysis presented in this section that identifying the future employment
land requirements for Gravesham is complex.

It is subject to a wide range of economic

influences ranging from strategic sector trends through to local competition between sites
and local authorities.

Many of these influences have changed dramatically since the

preparation of Gravesham’s previous Employment Land Study (and subsequent update) and
adoption of the Core Strategy, as such a new understanding of economic potential needs
developing, which will result in a different scale, mix and type of requirement than previously
identified.
2.47

The impacts, influences and timing of many new potential economic drivers are uncertain.
The delivery of major potential developments including London Paramount, a new Lower
Thames Crossing and Ebbsfleet Garden City are yet to be confirmed and therefore the
opportunities they present lack detail and cannot be known for certain. However there is a
need to understand what influence they may have, where a reasonable basis for the analysis
exists.

2.48

Similarly, with previous approaches founded on the aspiration to deliver a new job in the
borough for each new home, an understanding of the alignment between updated forecast
housing growth and economic potential needs to be established to provide a strategic
connection between growth requirements.

2.49

Given the fluidity and complexity of the context for economic growth in Gravesham the ELNA
needs to understand the potential influences of each potential driver and identify the
potential combined impacts of these to identify future needs. It is also critical that, to align
with the NPPG, this understanding is intrinsically linked to the recommendations of the future
land and sites portfolio to ensure sites have the best chance of being delivered within the plan
period.

2.50

In drawing conclusions in the ELNA the future impact of Ebbsfleet will need to be considered
as a genuinely additional factor which, based on the current understanding, cannot be
identified. Whilst a planning permission does exist for major commercial development there is
widespread recognition that this is unlikely to be delivered in the previously envisaged form
and, even if it is, it will be over a much extended timeframe. As such, the recommendations
of the ELNA will need to provide sufficient flexibility for growth that allows any future strategy or
masterplan

for

Ebbsfleet

and

the

wider

Development

Corporation

area

to

be

accommodated for, and for wider benefits from such development to be harnessed by the
local economy.
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3.

Employment Growth Forecast Scenarios

3.1

In understanding the range and portfolio of future employment land and floorspace need it is
important to understand the potential nature of employment growth within Gravesham over
the plan period to 2028 (and beyond to 2037) to ensure sufficient provision is made and
protected within the Borough’s employment sites.

3.2

This section sets out the forecast scenarios used within this Study to understand the
‘reasonable alternatives’ for potential future growth, allowing a future strategy to move
beyond Experian’s trend based modelling to understand the impact of other factors on
growth. It provides a short description of the rationale for each scenario, the technical
approach and the key outputs. It then goes on to identify a ‘synthesis’ forecast which should
form the basis of future planning.

3.3

The testing of alternative scenarios is important in the development of policy. Gravesham is a
dynamic location containing a number of sectors that have significant growth potential and
influenced by a number of planned infrastructure interventions that will influence its economic
future. The focus of policy should therefore be on maximising the opportunities presented,
positively planning to manage growth and expansion.

3.4

Wider development and regeneration initiatives within the Borough will also help to raise the
growth potential. Population and housing growth will increase the labour pool, town centre
regeneration will upgrade stock and trading environments, London Paramount will potentially
have significant supply chain impacts, and the growth of Ebbsfleet as one of a new
generation of ‘Garden Cities’ will attract new sectors. In addition, any new Lower Thames
Crossing has the potential to alleviate congestion on the strategic road network and improve
linkages between Kent, Essex and the rest of England thereby providing an additional catalyst
for growth.

3.5

Given this range of factors ‘business as usual’ is not an option for Gravesham. Change will
happen and the employment growth forecast needs to interpret this in a meaningful way,
guiding future policy decisions through an economic model that is tailored to local
circumstances.

3.6

The forecast model is based on the employment growth projections provided by Experian
Business Strategies, these were finalised and published in May 2015 a summary of the Experian
outputs is included as an appendix to this report, as such it provides a much updated
understanding of potential economic growth than forecasts prepared to support the Core
Strategy. The Experian forecast factors in demographic trends and future expectations and
changes. It therefore allows for expected shifts in age profiles, economic activity rates and the
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impact of changes to the ‘statutory’ retirement age. The model uses a base population
projection that is consistent with those used by DCLG/ONS and interprets their outputs to
forecast the influence the complete ‘basket’ of demographic factors have on employment
rates in any location.
3.7

The employment land requirement forecast delineates growth into major sectors which, in
turn, are aggregated into land use types. This approach provides a land and floorspace
requirement for office (B1a/b), industrial (B1c/B2) and warehousing (B8) activity. Whilst this
approach aligns with the guidance provided by the NPPF and NPPG and provides a robust
basis for planning purposes, it should be recognised that future delivery may not be as neatly
categorised.

3.8

It should be noted that Experian’s forecasts do not make an allowance for the reprovision of
employment floorspace lost at key sites within the Borough, such as Northfleet Embankment
West and Northfleet Embankment East. This is addressed within the SHENA’s Integrated Growth
Needs Assessment.

Base Forecast
3.9

The base Experian forecast for Gravesham sets out the ‘business as usual’ employment growth
scenario for the Borough to 2037 across 38 economic sectors, figures are presented as Full
Time Equivalent (FTE) to allow for direct translation into floorspace needs. The baseline forecast
employment growth would see just under 4,100 new FTE jobs created within Gravesham over
the period 2012-2037, and increase of 18%.

3.10

Translating this growth at a sector level in to major use categories for planning purposes shows
that the most significant level of growth proportionally (24%) is within ‘non-B class’ activities
(such as retail and healthcare) and would provide almost 3,500, 85% of the total jobs growth
within the Borough

3.11

Data is presented to 2037 to ensure compatibility with the Borough’s SHMA, and the results of
the forecast are shown in Figure 1.
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Figure 1 - Base Forecast Employment Growth

Source: Experian Business Strategies, GVA, 2015

3.12

Within ‘B class’ activities the base forecast shows an increase in office based employment
activities (14%), a small increase in employment in light industrial and manufacturing space, 1% and a significant (13%) decrease in warehouse and storage employment. As discussed
previously these results are predicated on a combination of historic performance and national
sector trends, alternative growth scenarios that draw on local characteristics are considered
later in this section.

3.13

Using employment density assumptions we can translate these job creation forecasts into
additional floorspace requirements. As a base model we use the following employment
densities, these are based on our understanding of the nature of economic activity within
(and likely to be attracted) to the area, the subsequent occupier requirements within these
activities, and the guidance provided by the HCA Density Guide Second Edition, 2010:

3.14

•

B1a/b – 12 square metres per employee (NIA);

•

B1c/B2 – 36 square metres per employee (GIA); and

•

B8 – 70 square metres per employee (GEA).

The floorspace requirements from the Base Forecast are shown below.
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Figure 2 - Base Forecast Floorspace Requirements

Source: Experian Business Strategies, GVA, 2015

3.15

The base forecast estimates additional demand to 2028 and 2037 of at least::
Table 3 – Base Forecast Floorspace Requirements
2012-2028

2012-2037

B1a/b

5,487sqm

8,200sqm

B1c/B2

2,198sqm

1,599sqm

-6,152sqm

-7,724sqm

B8
Source: Bilfinger GVA, Experian

3.16

This provides the starting point for understanding how different policy, strategy or market
influences could alter the balance and quantum of floorspace requirements for and between
different B and non-B Use Classes. We consider the potential relevant scenarios to test these
influences in the next section.

Contingency Allowance and Market ‘Churn’
3.17

In order for future employment forecasts to be based on more than economic growth
‘predictions’ and to better reflect the fluid nature of land allocations, the forecasting model
makes two ‘additional allowances’.

3.18

Firstly, a contingency allowance is made which takes into account the fact that a proportion
of designated employment land will not be entirely used by B-Use-Class employment. Land
uses such as: recycling, waste management, combined heat and power plants and bus
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depots, can under certain circumstances and where appropriate, be located on
employment land.
3.19

A significant part of the projected employment growth also arises from sectors which have
traditionally not been located on B Class employment land such as healthcare, education,
hotels and leisure.

3.20

Under specific circumstances and where appropriate, employment land might also be used
as part of a more mixed-use scheme which would enable employment development to
come forward on a proportion of it.

3.21

Further, with the extension of Permitted Development Rights making the conversion of office
premises to residential use more straightforward, there is the potential for an increase in the
unexpected loss of employment floorspace.

3.22

To estimate the amount of land that may be used for non-B class activities, historic losses of
employment land to other uses such as housing and leisure as reported in the Council’s
Annual Monitoring Report have been used.
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Table 4 - Allowance for Windfall Losses
Office (sqm)

Industrial (sqm)

Warehouse (sqm)

2013/14

3,606

0

0

2012/13

0

783

697

2011/12

3,021

0

0

2010/11

118

0

0

2009/10

0

0

0

1,349

156.6

139.4

Average Annual Loss

Source: Gravesham Borough Council Annual Monitoring Reports & KCC Commercial Information Audit

3.23

As shown in Table 4 there have been minimal loss of employment space to other uses
(“Windfall Losses”).

Projecting this average rate forward over the Plan Period we have

identified an allowance for windfall of circa 41,000 sqm of floorspace.
3.24

This approach has its limitations, principally because the information only presents a
quantitative assessment and does not allow for the analysis of the quality of premises and the
level of occupancy prior to loss. This is a key consideration given the nature of the Borough,
with significant amounts of land previously in employment use being ‘cleared’ in preparation
for major mixed use development.

3.25

However, based on our understanding of the major site regeneration process within
Gravesham, it is likely that the majority of ‘lost’ floorspace was demolished prior to the period
considered in Table 4. As such, whilst it should be treated with some caution, this approach
provides the most robust assessment of what space may be required in the future to replace
lost capacity.

3.26

Regardless of the timing, it should be recognised that the long term vision for a number of
Gravesham’s major regeneration sites has come as a result of a loss of employment capacity.
At present, the nature of this regeneration has not enabled delivery of new or replacement
space, although this may change given the creation of the Ebbsfleet Development
Corporation and the new NKIZ. However, demand going forward is likely to have been
frustrated by a lack of supply in preceding years. Planning for additional capacity as a result
of floorspace losses will help to build back some of this capacity and provide flexibility for
economic growth in the future

3.27

As well as making an allowance for unexpected losses of employment land, allowance is
made for the fact that the needs of businesses (such as location or property specification)
changes over time, requiring them to move. In other instances an existing business might
cease its operations and a new business take over a site for redevelopment. For this to
happen smoothly there is a need for certain levels of available vacant land. This type of
demand has been called ‘churn’ demand or ‘frictional vacancy’.
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An allowance for ‘churn’ is calculated from the average net ‘gain’ in employment floorspace
within the Borough as recorded within the Annual Monitoring Report, as shown in Table 5
below.
Table 5 - Allowance for Churn
Office (sqm)

Industrial (sqm)

Warehouse (sqm)

2013/14

-

1,376

158

2012/13

65

-

-

2011/12

-

404

5,895

2010/11

-

122

738

2009/10

320

90

Average Annual Loss

77

398.4

1,358.2

Allowance for Churn

154

797

2,716

Source: Gravesham Borough Council Annual Monitoring Reports & KCC Commercial Information Audit

3.29

It typically takes two years to achieve a planning consent, site preparation and construction
after a site has changed hands. For these reasons the annual net take-up of employment
floorspace is multiplied by two to estimate the churn demand, reflected as ‘allowance for
churn’ in table 5. This is, in effect, an allowance for the necessary frictional vacancy to allow
the market and relocation chains to operate, taking into account commercial property
market realities.

3.30

Accounting for these allowances within the Base Forecast provides the following floorspace
requirement:
Table 6 - Base Forecast Land Requirement to 2037
Floorspace
Demand 2012
– 2037

Allowance for
windfall losses

Allowance
for Churn

Change in
floorspace

Office (B1a/b)

8,200

33,725

154

42,079

Industrial
(B1c/B2)

1,599

3,915

797

6,311

-7,724

3,485

2,716

-1,522

Warehouse
(B8)

Change
in Land
4.2
1.6

-0.4
Total

2,075

41,125

3,667

46,868

5.4

Source: Experian Business Strategies, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

3.31

The base forecast identifies a total floorspace requirement of c.47,000sqm to 2037; this is
driven by the long term requirement for office floorspace (c.42,000sqm).
identifies a small requirement for industrial floorspace.
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warehousing floorspace, however much of this is offset by a need to provide new space to
offset losses and allow for churn.
3.32

Employment creation under the Base Forecast is calculated to equal the following additional
jobs to 2037:
•

Office: 683 jobs;

•

Industrial: 44 jobs; and

•

Warehouse: -110 jobs.

Testing Alternative Demand Scenarios
3.33

Having reviewed the policy, market and strategy base for Gravesham alongside analysis of
the existing employment floorspace and business stock we have identified the following
scenarios as reflecting a suitable range of alternatives for considering the future shape of
employment growth and the consequent employment floorspace and land requirements.

3.34

The scenarios focus on understanding the implications for local workforce jobs growth and
then translate this into employment floorspace/land requirements (as per the base forecast
above). Each forecast holds the same assumptions of employment density by particular Use
Class.

Scenario 1: Manufacturing Growth
3.35

The Baseline Assessment of the Gravesham economy has highlighted the key ongoing
strength of the local economy within the manufacturing sector.

Whilst the large scale

traditional manufacturing and production activity once synonymous with the Borough has
declined, a number of key engineering and manufacturing businesses remain in or have been
attracted to the area.
3.36

Some traditional engineering activities related to the marine sector can still be found within
parts of the Borough, particularly linked to the presence of the Port of London Authority (PLA)
but also the presence of key wharfage facilities. Businesses within the paper and printing
industries are also well represented.

3.37

Looking forward, the base of appropriately skilled workers, the good connections to key
markets, the potential availability of land, the presence of safeguarded wharfage and the
ability to service the Central London market alongside a refocusing of the South East/national
economy towards higher value manufacturing, will all support the ongoing health and
expansion of the sector locally.
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Whilst the production of consumer goods has been in serious decline within the UK, the
performance of value added manufacturing has strengthened, particularly in the production
of specialised components and materials. The national prospects for the growth of the sector,
particularly for ‘advanced’ manufacturing, is particularly important, given other places are
seeking to reduce their land capacity and focus on other markets.
Forecasting Approach

3.39

The legacy of industrial and manufacturing activity within Gravesham provides the basis for
future growth over and above the ‘long term’ trend for the Borough. To understand the
potential scale of the opportunity and its implications on land needs we have looked into the
national prospects for sector growth.

3.40

Research produced by RBS defines a broad range of activities that are captured within the
“Advanced Manufacturing” sector including pharmaceuticals, metal products, rubber and
plastics (including composites) and machinery and equipment, alongside automotive and ICT
activities.

3.41

RBS recognised the strength of the UK sector, being the ninth largest manufacturing nation (by
output) in the world, and predicted that the sector will be at the forefront of economic growth
over a five period from 2012. They forecast growth rates of between 1% and 3% per annum,
up to double the rate they predicted for general economic growth.

3.42

Clearly not all of these sectors are relevant to the North Kent economy, however key
components of the RBS definition relate to the existing and future make up of Gravesham’s
manufacturing sector.

Within the Experian forecast these sectors are “Metal Products”,

“Computer & Electronic Products”, “Machinery & Equipment”, “Transport Equipment” and
“Other Manufacturing” sectors.
3.43

To test the implications of Gravesham growing in line with national forecasts we have applied
the lower end of the RBS forecast range to the existing baseline forecast, creating an
additional 1.1% growth per annum within the identified sectors from 2020 onwards.
Forecast Outputs

3.44

Applying this approach to the baseline forecast increases the forecast need for industrial
floorspace and land over the plan period as shown in Table 7.
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Table 7 – Scenario 1: Manufacturing Growth Forecast to 2037
Floorspace
Demand
2012 - 2037

Allowance
for windfall
losses

Allowance
for Churn

Change in
floorspace

Change
in Land

8,200

33,725

154

42,079

Industrial
(B1c/B2)

13,249

3,915

797

17,961

Warehouse (B8)

-7,724

3,485

2,716

-1,522

-0.4

Total

13,725

41,125

3,667

58,517

8

Office (B1a/b)

4
4

Source: Experian Business Strategies, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

3.45

The forecast shows an increase in the floorspace requirement of circa 12,000sqm over the
base forecast. Employment creation under Scenario 1 is calculated to equal at least the
following additional jobs:
•

Office: 683 jobs;

•

Industrial: 368 jobs; and

•

Warehouse: -110 jobs.

Scenario 2: Expansion of Logistics and Distribution
3.46

The strategic logistics and distribution sector has seen unprecedented growth over the past
decade, representing almost 10% of UK GVA in 2009 (Source: HM Treasury). Future prospects
indicate this growth will continue, the sector has proved resilient during the recession and
output growth is forecast to outpace the wider economy over the next two decades.

3.47

Growth in the sector has been driven primarily by a shift in the main source of demand for
distribution services away from manufacturing to servicing retail activity. This shift has seen an
increased focus on moving imported goods across the country or directly delivery to
customers doors, rather than more local component movements. As such locations with good
accessibility to ports, airports and freight hubs have become a key focus for operators and
developers.

3.48

Gravesham lies within an area of significant interest for logistics operators, largely linked to the
major food store retailers who seek to benefit from the area’s access to the considerable
concentration of population within the area and South East London. The strategic access and
local port facilities also provide key drivers of demand.

3.49

Traditionally, activity within the sector has been accommodated on either side of the Thames
Crossing within Thurrock and Dartford, and to the east within Swale where direct port
accessibility and a large supply of land have attracted occupiers.
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experienced much lower levels of growth within the distribution sector, in part this is likely to be
due to lower availability of suitably located and sized sites within the Borough which have
good access to the A2.
3.50

However, there has continued to be growth within the sector, large buildings within
Springhead Enterprise Park have continued to be used for food distribution, whilst the delivery
of a large distribution unit for Lidl at Northfleet Embankment demonstrates the market
potential in the area.

3.51

The delivery of a new Lower Thames Crossing within North Kent (at Dartford or Gravesham)
could provide a significant new driver to the market, providing enhanced links across the
Thames into Essex and, importantly, a new connection to the London Gateway cargo port.
Combined with potential enhancements to the A2/M2 the improved accessibility could
potentially support a new wave of demand.

3.52

The historically muted performance of the sector within Gravesham is reflected within the
base forecast growth figures, which show a potential decline in employment and, hence,
growth needs. However, our assessment of the market suggests that if land were available it
would generate demand and be taken up.

3.53

Therefore, to understand the potential implications of growth within the sector, we have
tested an alternative growth rate, based on the average for the more established market
areas of Thurrock, Dartford and Swale within the Experian model. This projects an average
annual growth rate of 1.25% within the wholesale sector and 1.5% within the Land Transport,
Storage and Post sector. The results of this scenario are presented below.
Table 8 – Scenario 2: Logistics and Distribution Growth to 2037
Floorspace
Demand 2012 2037

Allowance for
windfall losses

Allowance
for Churn

Change in
floorspace

Change
in Land

10,407

33,725

154

44,286

4

Industrial
(B1c/B2)

2,362

3,915

797

7,074

2

Warehouse (B8)

7,276

3,485

2,716

13,477

3

20,044

41,125

3,667

64,836

10

Office (B1a/b)

Total

Source: Experian Business Strategies, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

3.54

An enhanced level of growth within the logistics and distribution sector could see the need for
additional land to rise to 10ha, with an additional c.13,500sqm of B8 space required over the
Plan Period. This would generate at least the following jobs:
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Scenario 3: Demographic Led Needs
3.55

The regeneration agenda for Gravesham has sought to balance the delivery of jobs and
homes ensuring that, as far as possible, the borough retains a similar level of activity and does
not veer any further towards being a ‘dormitory’ location to London.

3.56

To understand the implications of providing sufficient employment to align with housing
growth Scenario 3 considers the potential local employment requirements arising from an
initial assessment of future population growth driven by demographic factors.

3.57

The approach to forecasting population growth on the basis of demographic factors is
provided in the accompanying Objectively Assessed Need (OAN) Report prepared as part of
this stage of the SHENA. To translate this population growth forecast into a borough level
employment forecast the follow steps have been undertaken.
•

Establish the forecast annual increase in population (from the OAN model);

•

Calculate the proportion of this population that will be of ‘working age’ based on the
latest estimate for Gravesham (72%, source: ONS, 2014);

•

Calculate the number of working age that will be in employment based on the latest
estimate for Gravesham (63%, source: ONS, 2014);

•

Calculate those that will work locally - i.e. the ‘self-containment’ rate for Gravesham (34%,
source: Census 2011);

•

Given the integrated approach to the SHENA between Medway and Gravesham we
have also calculate the proportion of new Medway residents that will work in Gravesham
using 2011 commuting data (3% of the Medway growth).

3.58

Having established the level of local employment growth we have then distributed this
between the 38 Experian sectors based on the projected share of employment within each
sector for each year of the forecast. These are applied to the Experian total employment
level of 2014 as an annual level of growth.
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Table 9 – Scenario 3: Demographic Led Need to 2037
Floorspace
Demand 2012 2037

Change in
floorspace

Change
in Land

33,725

154

42,928

4

16,047

3,915

797

20,759

5

5,395

3,485

11,597

3

30,491

41,125

75,283

12

Warehouse
(B8)
Total

Allowance
for Churn

9,049

Office (B1a/b)
Industrial
(B1c/B2)

Allowance for
windfall losses

2,716
3,667

Source: Experian Business Strategies, ONS, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

3.59

A solely demographic led forecast would see the need for employment land to increase to
12ha, more than double the baseline estimate. This would generate at least the following
jobs:
•

Office: 754 jobs;

•

Industrial: 446 jobs; and

•

Warehouse: 77 jobs.

Scenario 4: Supply Chain Impact of London Paramount
3.60

The delivery of London Paramount at Swanscombe Peninsula would have a major impact on
the local economy. Not only will it provide a significant number of direct jobs within the resort
itself the Preliminary Environmental Information Report (“PEIR”, London Resort Company
Holdings Ltd “LRCH”, April 2014 3) also identifies significant ‘indirect’ and ‘supply chain’
opportunities that will generate additional business and employment both within Dartford and
Gravesham but also more widely across North Kent, Kent and the South East/London.

3.61

Drawing on information contained within the PIER we developed an assessment of the
potential impact these supply chain opportunities could have on the need for employment
land within Gravesham.

3.62

The PEIR identifies that a total of 10,465 FTE jobs would be delivered as a result of the ‘indirect
benefits’ of the Resort, excluding those derived from activity within the creative hub and
generated by additional visitor spend within the economy. Of these jobs LRCH estimate that
4,570 FTE jobs would be within the ‘local area’ (i.e. Dartford and Gravesham Boroughs).

3.63

The share of this employment that would be located within each borough is not identified by
LCRH, however given the position of the resort on the borough boundary and the relative

3

http://www.londonparamount.info/media/1076/22-preliminary-environmental-information-report.pdf
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proximity and capacity of employment land within each borough, it is not unreasonable to
expect that jobs will be shared equally between Dartford and Gravesham. In reality this may
be a conservative estimate given the potential scale of employment capacity within
Gravesham and its closer geographic relationship to the resort, particularly east along the
Thames riverfront.
3.64

This would see approximately 2,285 FTE jobs generated within Gravesham and, assuming these
come forward over a 5 year period from 2020, this would result in an additional 457 FTE jobs
per annum.

This phasing is based on the draft PEIR and therefore should be considered

indicative and prepared solely for the purposes of modelling within this report. The scale,
nature and timing of employment delivery at London Paramount is subject to change as more
certainty is provided by the developers and the PEIR moves from its current draft status to a
final submission.
3.65

The PEIR does not identify the types of activity or sectors within which jobs will be generated.
However, based on consultation with Volterra (who provide the economic impact assessment
for the resort) and our knowledge of the types of supply chain sectors a development of this
type requires, we have assumed growth within the following sectors (sector shares are based
on current proportions identified by Experian):

3.66

•

Other Manufacturing – 2%

•

Construction – 6%

•

Wholesale – 13%

•

Land Transport – 24%

•

Air & Water Transport – 1%

•

Media – 2%

•

Telecoms – 1%

•

Computing – 4%

•

Professional Service – 16%

•

Administration and Support Services – 32%

These additional jobs have been added in to the baseline forecast with for the period 20202024, with baseline growth rates applied after this period.
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Table 10 – Scenario 4: Supply Chain Impact of London Paramount to 2037
Floorspace
Demand 2012 2037

Allowance for
windfall losses

Allowance
for Churn

Change in
floorspace

Change
in Land

19,869

33,725

154

53,748

5

Industrial
(B1c/B2)

5,987

3,915

797

10,699

3

Warehouse
(B8)

6,317

3,485

32,173

41,125

Office (B1a/b)

Total

12,518
2,716
3,667

76,965

3
11

Source: Experian Business Strategies, LRCH, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

3.67

The delivery of London Paramount would see a requirement for 11ha of employment land
within the borough. This would generate the following jobs:
•

Office: 1,656 jobs;

•

Industrial: 166 jobs; and

•

Warehouse: 90 jobs.

Comparison of Total FTE Employment Growth
3.68

The employment projections presented under each scenario above consider the employment
prospects within B class sectors only. However, the Gravesham economy contains a much
wider range of employment activity and it is worthwhile understanding the relationship
between B and non-B class activity within each scenario.

3.69

The total employment growth projection for each of the scenarios is shown in the following
chart.
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Figure 3 – Total FTE Employment Forecast

Source: Experian Business Strategies, ONS, GVA, 2015

3.70

As shown in Figure 3 the majority of scenarios produce a similar scale and trajectory of growth,
ranging between an additional 3,700 and 4,800 FTE jobs to 2037. However, the impact of
London Paramount is much more significant, generating almost 6,500 additional jobs, largely
in the period between 2020 and 2024.

3.71

It should be noted this excludes direct jobs within the resort and the creative hub, as these
uses will be delivered in Dartford, and this would have no implications for floorspace delivery
within Gravesham. The implications for Gravesham in terms of its workforce would be linked to
out commuting and be subject of Duty-to-Cooperate discussions between Dartford and
Gravesham.

3.72

In addition, the associated hotels and the jobs forecasted by LRCH for jobs created as a result
of hotels have not been considered, as whilst LRCH have indicated a number of hotels to be
delivered within close proximity to the theme park itself within Dartford, there is no information
available with regards to the delivery of hotel floorspace in Gravesham.

3.73

Looking in more detail we can see the share of employment growth by use class in Table 11.
Table 11 – Summary of Employment Growth Forecasts to 2012 - 2037
Total

Office

Industrial

Warehouse

Baseline

4,087

683

44

-110

Scenario 1 Manufacturing Growth

4,411

683

368

-110

Scenario 2 Distribution & Logistics Growth

4,798

867

66

104

Scenario 3 Demographic Led Needs
Scenario 4 London Paramount Supply Chain
Impact

3,705

754

446

77

6,561

1,656

166

90

Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.
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Table 12 – Summary of Floorspace Need 2012 – 2037
Total B
Class

Office

Industrial

Warehouse

Baseline

46,868

42,079

6,311

-1,522

Scenario 1 Manufacturing Growth

58,517

42,079

17,961

-1,522

Scenario 2 Distribution & Logistics Growth

64,836

44,286

7,074

13,477

Scenario 3 Demographic Led Needs
Scenario 4 London Paramount Supply Chain
Impact

75,283

42,928

20,759

11,597

76,965

53,748

10,699

12,518

Table 13 – Summary of Land Need 2012 – 2037
Total
Baseline

Office

Industrial

Warehouse

5.4

4

2

-0.4

Scenario 1 Manufacturing Growth

8

4

4

-0.4

Scenario 2 Distribution & Logistics Growth

10

4

2

3

Scenario 3 Demographic Led Needs
Scenario 4 London Paramount Supply Chain
Impact

12

4

5

3

11

5

3

3

Table 14 – Summary of Employment Growth Forecasts to 2012 - 2028
Total

Office

Industrial

Warehouse

Baseline

2,890

476

86

-54

Scenario 1 Manufacturing Growth

3,075

476

270

-54

Scenario 2 Distribution & Logistics Growth

3,118

532

92

17

Scenario 3 Demographic Led Needs

2,332

458

280

38

Scenario 4 London Paramount Supply Chain Impact

5,260

1,400

210

162

Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

Table 15 – Summary of Floorspace Need 2012 – 2028
Total

Office

Industrial

Warehouse

Baseline

33,326

26,101

6,226

Scenario 1 Manufacturing Growth

39,980

26,101

12,880

999

Scenario 2 Distribution & Logistics Growth

39,210

26,770

6,450

5,990

Scenario 3 Demographic Led Needs
Scenario 4 London Paramount Supply Chain
Impact

50,015

26,113

14,120

9,783

64,028

37,185

10,720

16,123

999

Table 16 – Summary of Land Need 2012 – 2028
Total

Office

Industrial

Warehouse

Baseline

4

3

2

0.2

Scenario 1 Manufacturing Growth

6

3

3

0.2

Scenario 2 Distribution & Logistics Growth

6

3

2

1.5

Scenario 3 Demographic Led Needs
Scenario 4 London Paramount Supply Chain
Impact

9

3

4

2

10

4

3

4
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Within the baseline forecast only 15% of employment growth within Gravesham by 2037 would
be within the B class sectors with most growth driven by growth in the education sector. Each
of the other scenarios increases the share of B class employment within the total growth
forecast. The demographic led forecast brings B class employment up to 34% of growth, with
the London Paramount impact delivering almost a 30% share.
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4.

Synthesis Forecasts

4.1

Each scenario above has explored in turn the impact and effect of one particular change in
the economic performance of the Gravesham economy. To arrive at a robust and locally
relevant assessment of B class employment floorspace need, it is important to draw together
the findings of the most locally relevant scenario tests, creating a ‘synthesis forecast’.

4.2

However, given the scale of impact that the delivery of London Paramount could have on
employment growth but the ongoing uncertainty about its delivery it is not possible or sensible
at this point to provide a single forecast that includes the wider ‘indirect’ benefits the resort
could have.

4.3

To enable a flexible and appropriate planning policy response to be made it is more
important that that economic capacity of Gravesham is understood both with and without
the influence of London Paramount. As such we provide two synthesis forecasts to enable a
clearer understanding of future needs. The baseline and demographic led scenarios are not
considered within the synthesis forecasts, as they provide an understanding for continuing the
current economic growth requirements and population driven growth requirements only.

Synthesis Forecast 1: Sector Based Growth
4.4

The synthesis forecast draws on the scenario tests above (Table 11) that estimate the sectoral
capacity and prospects of Gravesham, namely Scenarios 1 and 2, which would see
strengthening of both the industrial and distribution sectors within the Borough.
Table 17 – Synthesis 1: Sector Based Growth to 2037
Floorspace
Demand 2012 2037

Allowance for
windfall losses

Allowance
for Churn

Change in
floorspace

Change
in Land

Office (B1a/b)

10,407

33,725

154

44,286

4

Industrial
(B1c/B2)

14,012

3,915

797

18,724

5

7,276

3,485

31,694

41,125

Warehouse
(B8)
Total

13,477
2,716
3,667

76,486

3
12

Source: Experian Business Strategies, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

4.5

The delivery of Synthesis 1 would see a requirement for 12ha of employment land within the
borough orientated principally towards meeting the needs of the industrial and distribution
sectors. There would be demand for office floorspace however the majority of need is a result
of replacing historic losses in line with Table 4.
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This Synthesis would generate at least the following jobs:
•

Office: 867 jobs;

•

Industrial: 389 jobs; and

•

Warehouse: 104 jobs.

Synthesis Forecast 2: Sector Growth and London Paramount Indirect
Impact
4.7

The scale of economic growth considered within Synthesis Forecast 1 is based on an
understanding of local drivers; however the scenario testing showed a clear ‘additional’
impact from the delivery of London Paramount.

4.8

In essence, given the drivers of Synthesis 1 exist in a ‘no-Paramount’ world, it is likely that both
the indirect benefits of London Paramount and the sector driven forecast could happen
simultaneously. Whilst there may be some overlap between sectors and business activity in
the two elements, given the scale of London Paramount it is unlikely that the nature of
businesses within Gravesham (predominantly SMEs) would have the capacity to service the
resort without a significant growth in employee numbers.

4.9

In order to understand the combined impact on employment land requirements we have
modelled a synthesis forecast that takes the sector growth projects and ‘adds in’ the
additional employment required to service London Paramount i.e. a combination of scenarios
1, 2 and 4. As described above, the London Paramount uplift is only applied for the period
between 2020 and 2024.

4.10

However, in combining the two influences it is important that any impacts are isolated back to
the two attributable factors to avoid any compounding of growth over the plan period.
Compounding would increase the forecast disproportionately and create artificially high land
requirements. To avoid this forecast has been prepared in two stages, applying sector growth
shares before the additional employment resulting from London Paramount is taken into
account.
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Table 18 – Synthesis 2: Sector Growth and London Paramount Indirect Impact to 2037
Floorspace
Demand 2012 2037

Allowance for
windfall losses

Allowance
for Churn

Change in
floorspace

Change
in Land

Office (B1a/b)

20,002

33,725

154

53,881

5

Industrial
(B1c/B2)

16,667

3,915

797

21,379

5

Warehouse
(B8)

11,302

3,485

2,716

17,503

4

Total

47,971

41,125

3,667

92,763

15

Source: Experian Business Strategies, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

4.11

The delivery of Synthesis 2 would see a requirement for 15ha of employment land within the
borough, shared equally between meeting the needs of the office, industrial and distribution
sectors.

Unlike Synthesis 1 the majority of floorspace demand would be for office based

activity.
4.12

This Synthesis would generate at least the following jobs:
•

Office: 1,667 jobs;

•

Industrial: 463 jobs; and

•

Warehouse: 161 jobs.

Table 19 – Summary of Employment Growth Forecasts to 2012 - 2037
Total

Office

Industrial

Warehouse

Synthesis 1

5,122

867

389

104

Synthesis 2

7,014

1,667

463

161

Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

Table 20 – Summary of Floorspace Need 2012 – 2037
Total B
Class

Office

Industrial

Warehouse

Synthesis 1

76,486

44,286

18,724

13,477

Synthesis 2

92,763

53,881

21,379

17,503

Table 21 – Summary of Land Need 2012 – 2037
Total

Office

Industrial

Warehouse

Synthesis 1

12

4

5

3

Synthesis 2

15

5

5

4
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Plan Period Growth Requirements
4.13

Whilst the above forecasts provide the long term projections for B Class employment growth
within Gravesham it is important to also consider the requirements over the period of the
adopted Local Plan Core Strategy, which runs until 2028.

4.14

Based on Synthesis 1 the Gravesham economy has the potential to accommodate an
additional 825 FTE jobs between 2014 and 2028.
Table 22 – Synthesis 1: Plan Period Requirements to 2028
Floorspace
Demand 2014 2028

Allowance for
windfall losses

Allowance
for Churn

Change in
floorspace

Change
in Land

Office (B1a/b)

6,381

20,235

154

26,770

3

Industrial
(B1c/B2)

9,958

2,349

797

13,104

3

Warehouse
(B8)

1,182

2,091

2,716

5,990

1

17,522

24,675

3,667

45,864

7

Total

Source: Experian Business Strategies, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

4.15

As shown in Table 22 the plan period requirement would be for an additional 8 hectares of
employment land to provide c.45,865sqm of additional B Class employment floorspace.

4.16

The delivery of London Paramount and the realisation of some of the supply chain
opportunities generated by its construction and operation would potentially generate an
additional 1,680 FTE jobs within the borough (including those jobs forecast under Synthesis 1).
Table 23 – Synthesis 2: Plan Period Requirements to 2028
Floorspace
Demand 2014 2028

Allowance for
windfall losses

Allowance
for Churn

Change in
floorspace

Change
in Land

Office (B1a/b)

15,244

20,235

154

35,633

4

Industrial
(B1c/B2)

12,378

2,349

797

15,524

4

4,749

2,091

2,716

9,556

2

32,370

24,675

3,667

60,712

10

Warehouse
(B8)
Total

Source: Experian Business Strategies, GVA, 2015
Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

4.17

As shown in Table 23 over the period to 2028 Gravesham would need to accommodate over
60,000sqm of new B Class floorspace with a potential land requirement of 10ha.
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Table 24 – Summary of Employment Growth Forecasts to 2012 - 2028
Total

Office

Industrial

Warehouse

Synthesis 1

3,303

532

277

17

Synthesis 2

5,020

1,270

344

68

Note: All figures represent number of FTE jobs and are considered ‘minimums’ based on economic projections.

Table 25 – Summary of Floorspace Need 2012 – 2028
Total B
Class

Office

Industrial

Warehouse

Synthesis 1

45,864

26,770

13,104

5,990

Synthesis 2

60,712

35,633

15,524

9,556

Table 26 – Summary of Land Need 2012 – 2028
Total

4.18

Office

Industrial

Warehouse

Synthesis 1

7

3

3

1

Synthesis 2

10

4

4

2

Based on the analysis presented within this report and the accompanying baseline analysis
the two Synthesis Forecasts are carried forward as the basis for assessing the future
employment land needs within Gravesham given, at the time of writing, they represent the
most accurate and appropriate projection of future economic growth.
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Total Workforce Jobs Growth and the Full Impact of
London Paramount

5.1

The forecasts above provide estimates of Full Time Equivalent employment that will be
delivered within Gravesham over the Plan Period, which is appropriate as the basis of the
assessment of employment land requirements. However, a key part of the overall SHENA
approach is enabling the economic and housing needs assessments to be integrated in order
to understand the scale and nature of employment growth needed to support housing
delivery and vice versa.

5.2

FTE employment does not provide the most appropriate basis for understanding the
relationship between population and jobs as it does not take into account the people who will
live within Gravesham and seek to work ‘part time’ hours. Therefore, for this assessment to
help inform the understanding of the OAN for Gravesham it is necessary to translate the FTE
estimates into workforce jobs.

5.3

In order to establish the level of workforce jobs it is important to reflect prevalence of full and
part time employment within each sector in the Experian forecast. To estimate the share we
have drawn on the Business Register and Employment Survey (BRES) data for 2013, which
provides a breakdown of full and part time employment by SIC code. By aggregating 2 digit
SIC code data into the Experian sectors it is possible to ascertain an employment rate that
can then be applied to the FTE forecast. The core assumption is that 2 part time jobs are the
equivalent of 1 FTE job.
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Table 27 - Employment by Sector

Sector

PT

Agriculture, Forestry & Fishing

85%

15%

Extraction & Mining

95%

5%

100%

0%

Textiles & Clothing

85%

15%

Wood & Paper

97%

3%

Printing and Recorded Media

73%

27%

Fuel Refining

96%

4%

0%

0%

100%

0%

Non-Metallic Products

96%

4%

Metal Products

94%

6%

Computer & Electronic Products

90%

10%

Machinery & Equipment

85%

15%

Transport Equipment

100%

0%

Other Manufacturing

86%

14%

Utilities

91%

9%

Construction of Buildings

79%

21%

Civil Engineering

95%

5%

Specialised Construction Activities

86%

14%

Wholesale

86%

14%

Retail

41%

59%

Land Transport, Storage & Post

89%

11%

Air & Water Transport

97%

3%

Accommodation & Food Services

39%

61%

Recreation

33%

67%

Media Activities

76%

24%

Telecoms

91%

9%

Computing & Information Services

85%

15%

Finance

72%

28%

0%

0%

Real Estate

68%

32%

Professional Services

72%

28%

Administrative & Supportive Services

67%

33%

Other Private Services

56%

44%

Public Administration & Defence

81%

19%

Education

54%

46%

Health

49%

51%

Residential Care & Social Work

48%

52%

Total Employment

63%

37%

Food, Drink & Tobacco

Chemicals
Pharmaceuticals

Insurance & Pensions

Source: ONS, Experian, GVA, 2015

5.4

FT

Applying these rates to the two synthesis forecasts above provides an estimate of future
workforce jobs, increasing the Synthesis 1 forecast from 27,810 FTE jobs to 37,571 workforce jobs
(potentially creating c.18,000 full time and 19,560 part time opportunities) and the Synthesis 2
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forecast from 29,703 FTE jobs to 39,981 workforce jobs (potentially creating c.19,385 full time
and 20,600 part time opportunities).
5.5

In understanding the relationship between employment and population growth it is also
necessary to provide an analysis of the increased jobs provided to Gravesham residents within
London Paramount.

Whilst these jobs will not be within the borough the scale of the

development will have a significant impact on local employment and therefore its role in
increasing demand for housing could be significant.
5.6

Drawing on the PEIR report it is possible to estimate the workforce jobs generated directly
within the resort, and using similar commuting assumptions to Scenario 3 (Paragraph 3.57) the
share of these that will be taken by Gravesham residents. This is summarised in the following
table.
Table 28 - London Paramount Direct Employment
Source

Total Jobs

Gravesham Jobs

Resort

10,815

3,353

Hotel

2,345

727

Construction

Pre Opening:

Pre Opening:

5,210 per annum
Post Opening:

1,615 per annum
Post Opening:

715 per annum

222 per annum

Source: LRCH, GVA, 2015

5.7

Direct employment within the Resort itself is assumed to be delivered in the year of opening,
which the PEIR identifies as 2020. Hotel jobs are assumed to follow later, in line with the PEIR
these are added to the forecast in 2025.

5.8

The construction jobs are more difficult to integrate with employment in the sector varying by
stage of development and post-opening including early maintenance and alteration phases.
The PEIR provides an average annual employment for the construction phase (2017-2020) and
post opening (2020-2024), these have been added to the forecast for these periods only.

5.9

To understand the total impact on workforce jobs within Gravesham we have created
Synthesis 3, which considers the direct jobs created at London Paramount in addition to those
included within Synthesis 2, increasing the total workforce jobs to 44,061. The results of each
forecast are summarised in the following graph.
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Figure 4 - Workforce Job Forecasts to 2037

5.10

The implications of these forecasts on the OAN are considered in detail within the
accompanying housing needs assessment report.
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6.

Supply Overview

6.1

This Section considers Gravesham’s supply of employment land within the Borough.

This

analysis is based on detailed on-site survey of the key characteristics of each employment site,
which contributes to the site assessment matrix and site survey forms.
6.2

The first step in reviewing the portfolio of employment sites has been to agree a
comprehensive list of sites that currently accommodate B class employment activity. An initial
list of sites has been provided by the Council and additional sites have been added to this list
where necessary. In line with NPPG guidance, analysis has focussed only on sites that are
greater than 0.25ha in scale.

6.3

In total 26 active employment sites were identified within the Borough. This figure excludes 19
sites which have no active employment uses, the majority of which are located within areas
designated by the Council as Opportunity Areas (within the Gravesham Local Plan Core
Strategy, adopted September 2014). These 19 sites are therefore categorised as ‘Potential
future employment’ sites for the purpose of this study. The detailed characteristics of these
potential future employment sites are not identified, but their current use is noted and their
total land area contributes to an identified figure of potential future employment land.

6.4

There is one active employment site, Apex House, which has been excluded from this analysis
because it has an area of 0.16ha and is therefore below the 0.25ha area threshold set out in
the NPPG.

6.5

Figure 5 shows the location of the 26 active and 19 potential future employment sites
identified within the Borough, which are analysed in this assessment.

6.6

In total the 26 active employment sites provide 197.20ha of employment land distributed
across the Borough, but with the core concentrations of space in the north, within Gravesend,
Northfleet and other urban settlements.
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Figure 5 - Map Showing all Gravesham Employment Sites – North of the A2
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Figure 6 - Map Showing all Gravesham Employment Sites – South of the A2
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Site Assessment Approach
Methodology

7.1

The 26 active employment sites were assessed by undertaking the following approach:
•

Site visit (on-site);

•

Site visit photographs (on-site);

•

Completion of site survey form (See Appendix 1 for form, on-site and desk based for
certain elements);

•

•

•

Analysis of the following data (desk-based);
o

Statutory Designations e.g. habitat, landscape, flooding etc.

o

CoStar Focus availability data (2015) – indicating vacancy levels

Categorisation of sites into sub-markets (desk-based):
o

Northfleet Embankment and Swanscombe Peninsula East Opportunity Area

o

Gravesend Riverside East and North East Gravesend Opportunity Area

o

Gravesend Town Centre Opportunity Area

o

Ebbsfleet (Gravesham) Opportunity Area

o

Gravesend Urban Area

o

Hoo Junction Cluster (Rural)

o

Meopham Cluster (Rural)

‘Traffic light’ categorisation of sites in Employment Sites Assessment Matrix (desk-based –
drawing on the site surveys);

•

Categorisation of sites into 4 groups advising on future action (desk-based):
o

Protect and Maintain

o

Protect and Enhance

o

Significant Intervention Required

o

Monitor and Manage

‘Traffic-light’ Categorisation
7.2

The on-site aspects of the assessment process and the desk-based analysis of the data
indicated above, allowed for sites to be considered based on a range of criteria, using a
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‘traffic light’ system where red is considered a disadvantage for an employment site and
green is considered an advantage. For the results of this assessment, presented in the form of
a Site Assessment Matrix, see Appendix 2.
7.3

Table 29 shows how the specific details recorded within the site survey forms were categorised
into red, amber and green for the 11 main criteria considered within the forms. Four further
criteria are considered within the table, but categorised out with the traffic light approach.

7.4

The traffic light categorisations for each site helped to assess their overall quality and identify
the overall nature and characteristics of the 7 sub-markets; Northfleet Embankment and
Swanscombe Peninsula East OA, Gravesend Riverside East and North East Gravesend OA,
Gravesend Town Centre OA, Ebbsfleet (Gravesham) OA, Gravesend Urban Area, Hoo
Junction Cluster and Meopham Cluster. This categorisation has also been used to form the
recommendations on future actions for these sites.

7.5

It is important to note that in some cases the traffic light categorisations reflect the
appropriateness and quality of sites for employment use ‘on paper’, but do not consider this in
conjunction with their support and provision for current uses. Although a site may not be very
‘green’ in the traffic light categorisation within the matrix, and may not be appropriate for
employment uses should the current occupier(s) leave, or seem like the most desirable
employment site in terms of quality, it may accommodate a locally important business within
the Borough, or may provide the only appropriate site in the Borough for the established use.
It would therefore demonstrate its value as an employment site despite not ranking well in all
criteria within the Site Assessment Matrix, and could be assigned with protection and
employment maintenance for the future.

7.6

Similarly, not all occupiers require grade A space, in fact certain occupiers, such as certain
bad neighbour uses, including car repairs, waste transfer and disposal sites etc., are more
suited to lesser grade space, and would seek to occupy this and not grade A space.

7.7

The ‘Adequate Access & Parking’ criteria, is assessed both in terms of wider accessibility to the
site (considering closest trunk road, rail access, bus routes and its location in the context of
strategic routes within the Borough) and its immediate accessibility (considering the entrance
and exit appropriateness) alongside the provision of formal and informal parking
arrangements.
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Table 29 - 'Traffic Light' Categorisation of Sites in Matrix based on Site Survey Forms
Included Sections from
Site Survey Forms

Categorisation
Mainly residential
with few
commercial uses

Categorisation

Categorisation
Well established
commercial area

Location
Character

Site Description: Location
character

Predominant
Occupier
Nature

Site Description:
Nature/Significance of
existing occupiers

I = International
R = Regional

Building Age

Existing Conditions: Age
of buildings

Pre 1940 - 1969

1970 - 1989

1990--1999, 2000 - 2009
and 2010 onwards

Building
Quality

Existing Conditions:
Quality of buildings

Very Good
Good

Average

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

Mainly residential
or rural area with
no other
commercial uses

Mixed commercial
and residential area

Established
commercial area

N = National
L = Local

On-Site
Amenities

Existing Conditions: Onsite amenities

None evident

Limited 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

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

Neighbouring
Amenities

Existing Conditions:
Neighbouring amenities

No services in
close proximity

Environment
Quality for
Current Use

Existing Conditions:
Quality of environment
for current use

Very poor

Neighbouring
Uses

Evidence of
Pollutants

Poor

Existing Conditions:
Neighbouring uses

Residential, Retail,
Leisure and Town
Centre

Existing Conditions:
Evidence of pollutants

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

Average
Mix of red and
green, or: Airport,
Rail, Higher
Education & Further
Education
1 or 2 of the
following: Noise,
traffic, 24 hour
operation, air,
lighting

Good
Very Good
Road, Industrial, Office
& Warehousing

None evident

Existing Conditions:
Access & Parking
~ Car

Adequate
Access &
Parking

~ HGV
~ Public Transport

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

Poor

Average

Good

~ Servicing
~ Parking
Internal
Circulation

Existing Conditions:
Access & Parking
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Vacant Land
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Buildings
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Categorisation

Development Context:
Opportunity for
intensification

Categorisation

Categorisation

Yes or No

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

Yes or No
Yes or No

Advising on Future Action
7.8

To consider the future role of sites, the active employment sites within each sub-market cluster
are assigned one of four future advice categories, which are explained as follows.

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.
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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 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.
7.9

Throughout this assessment the current offer of each employment site in the Borough,
assuming its current activity is considered in relation to the current and future employment
context for Gravesham.

Therefore, it will be important to understand how stock and

employment sites identified as being poor quality will need to change to improve their quality
in the future, as well as acknowledging situations where there is a requirement for the wider
area context to change (regeneration in OAs) in order to facilitate evolution and
improvement of the employment site, or where there is not considered to be an appropriate
employment future for an existing employment site.
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8.

Borough Wide Characteristics

8.1

Before considering the employment site characteristics of the supply in each of the Borough’s
sub-market areas, this Section identifies the key Borough wide characteristics of Gravesham’s
employment land supply.

8.2

Within Gravesham, it is important to recognise the overlap between the current employment
offer and sites which are identified for major regeneration (Opportunity Areas - OAs), which
can create both challenges and opportunities.

8.3

Considering the challenges, the most obvious negative impact of such overlap in some of the
OAs is the way it has the potential to stymie investment in / redevelopment of the commercial
stock within active employment sites which are located within one of the OAs earmarked to
hold significant regeneration opportunity e.g. Canal Basin.

The regeneration potential for

these OAs in the future removes the incentive for any immediate investment into employment
sites within them, so until this regeneration potential is physically realised, the stock quality and
overall quality of these employment sites will deteriorate.
8.4

On the other hand, such an overlap of active employment sites with the OAs creates a
substantial opportunity in the medium to long term (when the regeneration potential of the
OAs begins to be realised) for the employment sites to be completely redeveloped, and for
the development of new forms of workspace to better accommodate existing and emerging
employment uses in the Borough. This is a great benefit considering that the Borough does not
currently provide the appropriate workspace forms for a number of potential occupiers, such
as SMEs, start-ups, and businesses in new sectors such as the growing Technology, Media and
Telecoms sector etc., or an adequate amount and quality of office stock.

Overall Site Quality
8.5

The employment land supply in Gravesham offers a diverse range of quality across the full
quality spectrum, with approximately 19 ha (c.10% of supply) of employment land in the
Borough scoring a poor overall quality ranking based on characteristics including building
age, stock quality, accessibility, neighbouring uses and amenities (such as Meopham Sidings,
Bentley Street, Apex Works and Nuralite, Higham), approximately 18ha of employment land
scoring an average overall quality ranking (such as Norfolk Road and Dover Road), and
approximately 160ha scoring a high overall quality ranking based on good quality across the
majority of categories (such as Kimberley Clark, Springhead Enterprise Park and Imperial
Business Park).
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For many of the sites considered to be poor quality, this reflects the age of the stock, with little
evidence of significant investment in maintenance and refurbishment. In many cases it is also
reflective of limited neighbouring amenities, non-compatible neighbouring uses and
inadequate access (both strategically and in terms of direct site entrance access).

8.7

There is some evidence of geographical distinction in site quality within the Borough. The
majority of the poorly ranked sites are found within the two rural employment clusters to the
east and south of the Borough; Hoo Junction Cluster and Meopham Cluster, with the main
exceptions being the town centre/urban sites at Bentley Street, Milton Road Business Park and
Canal Basin Phase 1. More detailed consideration of the geographic distinctions in
employment sites within the Borough is considered in the Sub-Market Analysis section.

Vacancy Levels
8.8

At the time of survey (April 2015) across the Borough employment sites were well occupied,
with few vacant units evident or advertised for sale / to let. Examples of sites where there is
some level of vacancy are Imperial Business Estate (office and industrial / warehouse units
advertised to let), Canal Road Industrial Estate (Office / Warehouse units advertised to let),
Springhead Enterprise Park, Apex Works and Lomer Farm. There is no obvious clustering of sites
with vacancy within the Borough, however there are very few vacancies evident in the
Borough’s rural clusters.

Intensification Opportunities
8.9

There are some significant opportunities for intensification of uses within the Borough’s
employment sites, however these opportunities are not Borough wide, and tend to be found
in areas around North East Gravesend (including Wharf Road Industrial Area and Canal Road
Industrial Estate) and Northfleet Riverside (including Swanscombe Peninsula Riverside,
Ebbsfleet Industrial Estate and East of Grove Road). Further identification of intensification
opportunities is provided in the Sub-Market Analysis section.

8.10

It should be noted that whilst these opportunities have been identified they may not
necessarily present significant opportunities to accommodate future growth given wider
regeneration proposals for the opportunity areas. For example land East of Grove Road has
been identified through the SLAA and the adopted Local Plan Core Strategy as a long term
opportunity to deliver new housing, in addition whilst being a brownfield site Nuralite falls
within the Green Belt and NPPF policies restrict redevelopment on brownfield land within the
Green Belt that will have an impact on openness greater than the existing built form.
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Urban – Rural Distinctions
8.11

There are some key urban – rural distinctions evident in the active employment sites in
Gravesham. The sites in the Hoo Junction and Meopham rural clusters have generally smaller
employment site sizes then those in the Opportunity Area and urban area clusters, with
individual unit sizes also tending to be smaller. The use classes are correlated with these size
differences, where this is a significantly greater predominance of B2/B8 uses in the urban area
compared with the rural clusters (where B1c/B2 uses are more common, with the exception of
sites such as Apex Works and Meopham Sidings).

8.12

There are several exceptions to the trend for larger employment site and building footprint
sizes in the OA and urban areas, such as the small scale Bentley Street and Milton Road
Business Park sites which are found within Gravesend Town Centre OA.

8.13

Another key variation between employment sites in the urban and rural parts of Gravesham is
their location character. Location character is significantly weaker for the sites in rural clusters,
which are not found within the context of established commercial areas. In terms of site
accessibility there are more strategic and local site access issues in the rural clusters than are
evident for the urban areas and OA sites. However, there are exceptions to this observation,
such as the poor accessibility to Bentley Street in Gravesend Town Centre OA. Accessibility is
also considered to be a Borough wide challenge, if not more pronounced in rural areas.

8.14

A more detailed analysis of rural and urban cluster characteristics is undertaken in the SubMarket Analysis section.

Key Weaknesses
8.15

There are several weaknesses relating to Gravesham’s employment land supply overall, the
most significant of which are as follows:
•

Poor accessibility (strategic and directly to the site)
o

Many sites are a significant distance from the key strategic road link through
Gravesham (A2)

o

The quality of the tertiary and minor roads leading to some sites is of poor quality, and
constrains certain vehicle passage and therefore constrains appropriate employment
uses within certain parts of the Borough (particularly the rural clusters)

o

A number of sites have unsuitable site entrances, and can be difficult to navigate to
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Lack of investment in public realm and maintenance
o

This is evident across many sites, contributing to the poor quality of stock and
negatively impacting the overall quality ranking of sites

o

This in turn can deter interest from occupiers and investors, creating a vicious circle of
quality decline for certain sites

•

Limited choice of stock ( in terms of scale, type and age)
o

A significant proportion of the Borough’s stock is dated, with only 3 sites identified
which largely consist of stock delivered from 1990 onwards

o

Whilst there is variation identified in stock types within some clusters, this range is
constrained with a fairly limited range of light industrial / industrial units, which are
reflective of the dated nature of much of the Borough’s stock. There is an absence of
a range of modern industrial units and layouts within the Borough

o

There is variation in the scale of stock within Gravesham’s employment sites, however
there are gaps evident in the mix of small, medium and large sized units e.g. a lack of
stock between the very large scale and medium scale units

•

Lack of office supply
o

There are very few office units found across Gravesham’s employment sites, and much
of the existing office stock evident is dated, and therefore not attractive to certain
types of occupier. It should also be noted that a number of existing office buildings
have been lost or are being lost to residential development, this is due to changes
made by the Government to permitted development rights e.g. Stephenson House is
currently being converted to an apartment building.

Sub-Market Analysis
8.16

Having identified the key Borough wide characteristics of employment land supply in
Gravesham, along with earlier property market analysis, some key distinctions become
evident based on the geographic clustering of sites. Whilst there are clearly differences
between each site, within each sub-market, sites share broadly consistent trends across a
range of characteristics, as identified in Table 30. These distinctions are also supported by the
defined Opportunity Areas within the Gravesham Core Strategy Local Plan.

8.17

The seven areas, listed below, have similar location characters and neighbouring amenities
and uses, whilst also demonstrating similar levels of accessibility, and in many cases similar
stock age and quality. The seven sub-market areas are as follows:
•

Northfleet Embankment and Swanscombe Peninsula East OA – the urban area which
incorporates parts of Northfleet and Swanscombe, bordered by the railway lines (and
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intersection) to the south, and includes Imperial Business Estate at the east and an area of
vacant land at Swanscombe Peninsula at the west ;
•

Gravesend Riverside East and North East Gravesend OA – the urban area in Gravesend
which is bordered by Riverside Leisure Area to the west, Denton settlement to the south,
and includes the Metropolitan Police Specialist Training Centre to the east, bordered by
Milton Rifle Range. It includes the settlement of Milton, and an area of vacant land east of
Dering Way Sewage Works;

•

Gravesend Town Centre OA – the area which encapsulates the core Gravesend Town
Centre, which includes the Riverside Leisure Area to the east and Imperial Business and
Retail Park to the west;

•

Ebbsfleet (Gravesham) OA; - the urban area of Ebbsfleet which is bounded to the west by
the railway line and Ebbsfleet International Station, and to the south by the A2 (Watling
Street), and includes Sawyer’s Lake;

•

Gravesend Urban Area – the urban area of Gravesend which is not defined within one of
the 4 Opportunity Areas;

•

Hoo Junction Cluster – the area capturing the rural sites in the east of the Borough, in the
rural settlement of Higham;

•

Meopham Cluster – the area capturing the rural sites in the south of the Borough, in the
rural settlement of Meopham

8.18

The employment sites in each of the sub-market clusters is considered in detail in the following
section.
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9.

Sub-Market Analysis

9.1

Building on the identification of Gravesham’s seven sub-market area clusters for employment
sites at the end of the previous section, Table 30 identifies some of the key shared
characteristics for each sub-market cluster.

9.2

These are generalised characteristics so there may be exceptions to them in some cases,
however they provide a useful overall indication of distinctions and similarities between the
different clusters.
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Table 30 - Predominant Characteristics of Sub-Market Areas
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.

Good accessibility
Strategically wellconnected in
context of borough

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

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

Generally good
accessibility to sites

Opportunities for physical
intensification

Occupiers
generally local or
regional

Strategic
connections,
impacted town
centre congestion

Good access to local amenities

Gravesend
Town Centre
OA

Small light
industrial units.

Largely B1/B2
uses

Dated office
stock within
the town
centre.

Predominantly
local occupiers

Poor accessibility
strategically given
town centre traffic
and routing.

Predominantly
large
warehouse
units

Mixed use
classes, but
largely B1c / B2
uses

Ebbsfleet
(Gravesham)
OA

A number of
national, as well
as regional and
local occupiers

Presence of sensitive habitats and
associated environmental
designations
Poor overall quality ranking for sites
Constrained intensification potential
within town centre context

Constrained direct
site access
Good accessibility –
strategically and
directly to site

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

Gravesend
Urban Area

Varied stock
type and
quality

Mixed use types
and largely local
occupiers

Some potential
challenges to
accessibility
particularly direct
site access

Physical opportunities for
intensification are evident

Hoo Junction
Cluster

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

Range of uses.

Very Poor –
Significant distance
from strategic road
network and with
poor quality rural
roads as main
access route to sites

Rural context with limited
neighbouring amenities and uses
other than rail

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

Meopham
Cluster

9.3

Often local
occupiers

Ltd / no scope for intensification
Environmental designations
Good occupation levels

Ltd / no scope for intensification
Good occupation levels

The benefit of assessing the employment sites within the context of these clusters is in the
ability it provides to identify common influences on sites and their occupiers, for example
locational challenges, the impact of accessibility and similarities in stock character or
occupier nature. This is useful in understanding the potential future role of employment sites
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within these different clusters. It also helps to consider the future of the employment sites within
their wider shared context, which is particularly important for those sites within the Council’s
identified Opportunity Areas which have significant future regeneration potential.
9.4

Each Opportunity Area is considered in turn in the remainder of this section, alongside an
overview map of each showing the component sites, detailed site maps for each allocation
are included in Appendix 3.

Northfleet Embankment and Swanscombe Peninsula East OA
9.5

Seven active employment sites have been identified within the Northfleet Embankment and
Swanscombe Peninsula East Opportunity Area, as shown below in Table 31. 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 nonemployment activity.
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Table 31 - Northfleet Embankment and Swanscombe Peninsula East OA Employment Sites
Site Ref

9.6

Site Name

Location

Site Area
(ha)

Predominant
Stock Quality

E1

Swanscombe
Peninsula
Riverside

Northfleet
Embankment and
Swanscombe
Peninsula East (CS03)

37.17

E2

Swanscombe
Peninsula Lower
Road

Northfleet
Embankment and
Swanscombe
Peninsula East (CS03)

7.63

E4

Ebbsfleet
Industrial Estate

Northfleet
Embankment and
Swanscombe
Peninsula East (CS03)

3.46

Mixed

E5

East of Grove
Road

Northfleet
Embankment and
Swanscombe
Peninsula East (CS03)

9.57

Mixed

E7

Kimberley Clark

Northfleet
Embankment and
Swanscombe
Peninsula East (CS03)

22.37

E8

Northfleet
Embankment
East

Northfleet
Embankment and
Swanscombe
Peninsula East (CS03)

22.26
(reduced
from 30.26
total)

E9

Imperial Business
Estate

Northfleet
Embankment and
Swanscombe
Peninsula East (CS03)

7.29

Overall
Quality Rank

Mixed

It should be noted that the site area for Northfleet Embankment East has been reduced from
the overall site area of 30.26ha to 22.26 ha. This 22.26ha figure accounts only for the active
part of this site. The 8ha that has been subtracted from the original figure is an approximation
for the vacant part of the site which is captured within the potential future employment figure
within the assessment of KS10 considered in the Future Employment Supply section.
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Figure 7 - Northfleet Embankment and Swanscombe Peninsula East OA Employment Sites
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The stock type in the sites within this cluster shows some variation in the scale of units. All stock
having been purpose built for employment uses.

9.8

There are some very large scale light industrial, warehouse and distribution units within the
cluster, particularly on the Swanscombe Peninsula, Kimberley Clark and Northfleet
Embankment East sites. Some dated office stock is evident on sites such as Swanscombe
Peninsula Riverside, where there is also a proportion of open storage, which is also evident at
the East of Grove Road site.

9.9

The predominant types of uses on the sites within this cluster fall into the B2 / B8 use class
categories, which correlates with the predominant stock type and is also reflected in the
presence of a number of regional and national, as well as local, occupiers within the cluster.
Examples of occupiers include; Pelican Fabrications Ltd. and Britannia Refined Metals Ltd. (at
Swanscombe Peninsula Riverside), Arrowspeed Logistics and DCS Construction Products Ltd.
(at Ebbsfleet Industrial Estate), W.E Roberts (Corrugate) Ltd. (at East of Grove Road), and Lidl
Distribution Centre (at Northfleet Embankment East).

9.10

The stock quality within the Northfleet Embankment and Swanscombe Peninsula East OA is
mixed across the different sites, and within a number of the sites. The Kimberley Clark site has
the highest quality stock within this cluster.

9.11

The majority of sites in this cluster are of good overall quality, considering all of the
characteristics across the site assessment matrix.

9.12

Similarly site accessibility within this cluster is good for the majority of sites, with the exception of
the East of Grove Road site, particularly along The Creek, which has comparably weak access
given the scale of roads and levels of on street parking (at the time of survey).

9.13

Based on site assessments there is no evidence of significant vacancy within this cluster,
however there are some vacant units advertised to let within the East of Grove Road and the
Northfleet Embankment West site is cleared and only partially used for aggregates storage.
Development is not expected to commence at Northfleet Embankment West until at least
2016 -2017 as the site has been in use for processing Crossrail spoil.

9.14

There is some limited potential scope for physical intensification on parts of the Ebbsfleet
Industrial Estate, where there are large areas of parking, however much of this is associated
with the car related uses on the site so may restrict physical intensification.

9.15

For the Northfleet Embankment East site the majority of the site (22.26ha) is vacant, former
employment land which has been cleared and is ready for new development. This portion of
land is considered in the later section addressing future employment supply so is not therefore
included within the consideration of intensification potential, and the remaining 8ha of the site
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is occupied by the new Lidl Distribution Warehouse development, which does not have
significant intensification potential. Similarly, whilst intensification potential seems evident at
the East of Grove Road site, this also crosses over with future employment sites identified later
so is not considered here as presenting a specific intensification opportunity.
9.16

Analysis of the employment sites within the Northfleet Embankment and Swanscombe
Peninsula East OA has led to the following site specific advice, as shown in Table 32.
Table 32 - Advice of Future Action for Northfleet Embankment and Swanscombe Peninsula East
Employment Sites

9.17

Site Ref

Site Name

Future Advice

E1

Swanscombe Peninsula Riverside

Protect
Enhance

and

E2

Swanscombe Peninsula Lower Road

Protect
Enhance

and

E4

Ebbsfleet Industrial Estate

Protect and Maintain

E5

East of Grove Road

Protect
Enhance

E7

Kimberley Clark

Protect and Maintain

E8

Northfleet Embankment East

Protect and Maintain
(alongside deliver on
vacant land)

E9

Imperial Business Estate

Protect and Maintain

and

Whilst functioning adequately now and in the short term future, Swanscombe Peninsula
Riverside, Swanscombe Peninsula Lower Road and the East of Grove Road sites present the
best opportunities for future development and enhancement in the medium to long term,
having been assigned ‘Protect and Enhance’ status. This may not be achievable until wider
regeneration in this Opportunity Area begins to progress.

9.18

The Kimberley Clark site and Imperial Business Estate provide two strong examples of good
quality sites which should be protected and maintained in the future, with appropriate
investment towards maintenance of the stock and public realm to support their functionality
and make any necessary future improvements.

9.19

It should be recognised that the long term future for much of this area is uncertain given wideranging objectives for the redevelopment of a range of sites in this area to accommodate a
greater mix of activity.

Whilst the impact of this is clearer for sites such as Northfleet

Embankment East and West there is greater uncertainty relating to the area around Robin’s
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Creek and even the Ebbsfleet Industrial Estate, where redevelopment could occur and
displace existing activity.
9.20

The uncertainty of the regeneration programme in this area has currently led to a degree of
stasis for the employment offer, with site owners potentially reluctant to invest in stock which
may ultimately be redeveloped.

Gravesend Riverside East and North East Gravesend OA
9.21

Six active employment sites have been identified within the Gravesend Riverside East and
North East Gravesend Opportunity Area, as shown below in Table 33. The total area for these
urban sites equates to 47.38ha of employment land.
Table 33 - Gravesend Riverside East and North East Gravesend OA Employment Sites
Site Ref

Location

Site Area
(ha)

Canal Road
Industrial Estate

Gravesend Riverside E
& NE Gravesend
Opportunity Area
(CS04)

0.42

E12

Norfolk Road

Gravesend Riverside E
& NE Gravesend
Opportunity Area
(CS04)

5.51

E13

Wharf Road
Industrial Area

Gravesend Riverside E
& NE Gravesend
Opportunity Area
(CS04)

7.37

E14

Riverside East of
Mark Lane

Gravesend Riverside E
& NE Gravesend
Opportunity Area
(CS04)

11.51

E15

North East
Gravesend

Gravesend Riverside E
& NE Gravesend
Opportunity Area
(CS04)

22.56
(reduced
from
36.31
total)

E32

Canal Basin Phase
1

Gravesend Riverside E
& NE Gravesend
Opportunity Area
(CS04)

5.32

E11

9.22

Site Name

Predominant
Stock Quality

Overall
Quality
Rank

Mixed

It should be noted that the site area for North East Gravesend has been reduced from the
overall site area of 36.31ha to 22.56 ha. This 22.56ha figure accounts only for the active part of
this site. The 13.75ha that has been subtracted from the original figure is an approximation for
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the vacant parts of the site which are captured within the potential future employment figures
within the assessment of KS6, KS7, KS8 and KS9, considered in the Future Employment Supply
section.
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Figure 8 - Gravesend Riverside East and North East Gravesend OA Employment Sites
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All stock type on sites within this cluster is purpose built for employment uses, however the
stock type shows some variation across and within sites. A number of the sites (particularly
Riverside East of Mark Lane, Wharf Road Industrial Area and North East Gravesend) have a
large amount of metal storage containers and ‘temporary’ portacabin type units (although
these look like well-established units which have had a long term presence on the sites), and
these uses are mixed with warehouse / distribution sheds and open storage. Pre 1940 – 69
period warehouse and distribution units are evident at Canal Basin Phase 1 (which are now in
very poor condition). There is some evidence of office type units at the Norfolk Road site,
which is not obvious at the other sites.

9.24

The types of uses on the sites in this cluster range across the B class use spectrum, with
particular emphasis on B2 and B8 uses, and site occupiers tend to be of a local or regional
nature. Examples of occupiers include KTM Ltd. (at Norfolk Road), Lynx Engineering and Care
Auto Repair (at North East Gravesend), TS Autos (at Canal Road Industrial Estate), DF Auto
Services and Feabrex Steel Fabrication Ltd. (at Canal Basin Phase 1), Port of London Authority
and Cowden TBM Ltd. (at Riverside East of Mark Lane), and 1st bus stop (at Wharf Road
Industrial Area).

9.25

The stock quality within the Gravesend Riverside East and North East Gravesend OA is mixed
across the different sites. The Canal Road Industrial Estate and the North East Gravesend sites
have the highest quality stock within the cluster and the Wharf Road Industrial Area and Canal
Basin Phase 1 sites have the lowest quality stock within the cluster, which is reflective of stock
age and poor maintenance, particularly in the case of the Canal Basin Phase 1 site. There is a
mixed stock quality within the Norfolk Road site.

9.26

There is also mixed overall quality for the sites in this OA cluster, considering all of the
characteristics across the site assessment matrix. The Canal Road Industrial Estate, the
Riverside East of Mark Lane and the North East Gravesend sites have the highest quality, and
the Canal Basin Phase 1 site has the lowest overall quality.

9.27

Site accessibility within this cluster is good for the majority of sites, with the exception of the
Canal Basin Phase 1 site which has substantial challenges to site access strategically and in
relation to direct access to and movement within the site. There are also some accessibility
issues for the Wharf Road Industrial Area site both strategically and in relation to the quality of
direct site access, however these are not as severe as for the Canal Basin Phase 1 site.

9.28

More strategically North East Gravesend faces considerable access constraints and activity is
restricted by traffic impacts along Canal Road and onwards towards the town centre, with
particular negative impacts on the Air Quality Management Area and the town centre one
way system. Constraints at the Ordnance Road-Milton Road junction limit the attractiveness
to economic activity and create unreliable journey times to the A2 and beyond.
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Based on site assessments there is no evidence of significant vacancy within this cluster,
however there are some vacant office / warehouse units advertised to let within Canal Road
Industrial Estate.

9.30

Within this cluster, both Wharf Road Industrial Area and the Riverside East of Mark Lane sites
provide significant potential for physical intensification. This is based on the current unit layout
and proportion of built floorspace. For example, Wharf Road Industrial Area and Riverside East
of Mark Lane both have large areas of open storage which could potentially be intensified to
increase built floorspace and employment potential on the sites. However, considering the
stock age and quality on these sites, future redevelopment of this stock could be another
approach to achieving increased employment capacities. The other sites within the cluster
do not present any substantial physical potential for intensification.

9.31

Analysis of the employment sites within the Gravesend Riverside East and North East
Gravesend OA has led to the following site specific advice, as shown in Table 34.
Table 34 - Future Advice on Gravesend Riverside East and North East Gravesend OA Employment Sites

9.32

Site Ref

Site Name

Future Advice

E11

Canal Road Industrial Estate

Protect and Enhance

E12

Norfolk Road

Significant
Intervention Required

E13

Wharf Road Industrial Area

Significant
Intervention Required

E14

Riverside East of Mark Lane

Significant
Intervention Required

E15

North East Gravesend

Protect and Enhance

E32

Canal Basin Phase 1

Significant
Intervention Required

Whilst functioning adequately now and the short term future, Canal Road Industrial Estate and
North East Gravesend present the best opportunities for future development and
enhancement in the medium to long term, having been assigned ‘Protect and Enhance’
status.

9.33

The other sites within this cluster, Norfolk Road, Wharf Road Industrial Estate, Riverside East of
Mark Lane and Canal Basin Phase 1, all require significant intervention. These sites are of poor
quality and therefore need comprehensive change in order to improve their quality and
therefore functionality. However, there are a number of factors constraining this potential, in
part the regeneration plans for the Canal Basin area could be limiting the incentive to invest in
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new commercial stock when future opportunities may exist for higher value development.
However a more significant constraint has been the nature of the businesses in the area and
their property requirements. Given many are lower value storage, waste metal processing or
distribution activities they do not require (or can afford) new buildings, as such their current
location is well suited to their needs. A lack of other location choices in the borough also limit
their options suggesting even where higher quality stock may be attractive its lack of
availability means businesses remain in situ.
9.34

Despite the poor quality of the area, it is well suited to the nature of the activity that is currently
undertaken, including open storage, waste processing, marine engineering and other lower
value activities. If the regeneration of the area is successfully delivered some of these uses will
need relocating to other sites.

9.35

Support from the Council towards stimulating the regeneration of this OA should be pursued,
as it will have a direct positive impact on securing the investment needed to redevelop and
improve these employment sites, making them appropriate within the improved future context
of the wider area.

9.36

Previous discussions have included expanding the PLA’s presence in the area to create a hub
of marine engineering clustered around their existing facility and there are ongoing preapplication discussions and existing permissions for further phases of development at the
Canal Basin

Gravesend Town Centre OA
9.37

Two active employment sites have been identified within the Gravesend Town Centre
Opportunity Area, as shown below in Table 35. The total area for these urban sites equates to
0.81ha of employment land.
Table 35 - Gravesend Town Centre OA Employment Sites
Site Ref

Site Name

Location

Site Area
(ha)

E10

Bentley Street

Gravesend Town
Centre Opportunity
Area (CS05)

0.40

E29

Milton Road
Business Park

Gravesend Town
Centre Opportunity
Area (CS05)

0.40
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Figure 9 - Gravesend Town Centre OA Employment Sites
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The two sites within this town centre cluster have a mix of stock age, quality and to an extent
type. All the stock at the Milton road Business Park is purpose built for employment uses,
however the street facing units occupied by the Cooperative funeral care and Tile Style are a
later and different style than the small light industrial corrugated metal units in the south of the
site. Similarly, the Bentley Street stock is also purpose built for employment use and ranges in
the age and type / style of buildings.

9.39

A range of B1 and B2 uses are evident on the sites in this cluster and with a few exceptions
(such as the Cooperative funeral care within Milton Road Business Park) the majority of
occupiers of the sites in this town centre cluster are local in nature. This can be explained in
part by the small size of these sites and their units, as well as the constrained nature of the sites
within the town centre location. Examples of occupiers on these sites include Tower Tyres (at
Bentley Street) and Health Service Associates HAS (at Milton Road Business Park).

9.40

The stock quality at Bentley Street is good, and whilst the quality of stock is decent at Milton
Road Business Park, it is weaker than the Bentley Street quality. Both sites in this cluster are of
poor overall quality, considering all characteristics across the site assessment matrix,
particularly influenced by their poor site access and their location with neighbouring uses that
do not naturally support such employment uses.

9.41

Site accessibility for both sites within the cluster is poor, both strategically and in terms of the
direct access to the sites. The poor direct access to both sites is restrictive of the vehicle sizes
which can enter the site, and therefore limits the spectrum of potential employment uses they
can accommodate.

9.42

Based on site assessments there is no evidence of significant vacancy on either site within this
cluster. There is also no obvious potential for physical intensification on either of the sites,
considering their small size and the fairly intensive level of development within them.

9.43

Analysis of the employment sites within the Gravesend Town Centre OA has led to the
following site specific advice, as shown in Table 36.
Table 36 - Future Advice on Gravesend Town Centre OA Employment Sites

9.44

Site Ref

Site Name

Future Advice

E10

Bentley Street

Monitor and
Manage

E29

Milton Road Business Park

Monitor and
Manage

Both Bentley Street and Milton Road Business Park are poor quality sites which are not
identified to be functioning adequately as employment sites, based particularly on negative
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neighbouring uses (associated with their town centre location), and poor accessibility and
internal circulation. Future advice for these sites is therefore, to ‘monitor and manage’.
9.45

The future employment role for these sites is considered to be limited over then plan period,
driven largely by their constrained and restrictive locations, which cannot be improved even
with significant further investment. Whilst there are businesses’ seeking to locate within them
this is likely to be as much a result of a lack of alternative supply as it is the particular
attractiveness of the sites themselves.

9.46

The Council should consider the future value of these sites in relation to their current occupiers
and the potential for them to relocate elsewhere. There may be scope for the de-allocation
of these sites from employment uses if alternative suitable provision can be made in other
locations, particularly with the ongoing shift in nature of Harmer Street itself where office space
is being converted to residential.
Office Provision in Gravesend Town Centre

9.47

The town centre itself lies at the heart of this cluster and provides a base for a range of B and
non-B class employment with a mix of office, retail, community and civic buildings. The B class
offer is focussed on a range of poorer quality office buildings scattered across the town
centre.

9.48

The majority of office floorspace is provided within 3 distinct 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 is provided
at the Maltings or within Heritage House and Longferry House. This provides a very limited offer
to potential businesses, which is not supported with any better quality provision outside of the
town centre. As noted earlier, the supply position is further challenged by some stock for
example Stephenson House is being lost to residential development.

9.49

The town centre office offer provides a poor alignment with the potential needs of local
businesses and fails to make a good quality offer to new businesses who may be drawn to the
area on the back of HS1 or other economic drivers.

9.50

None of the stock provides particularly modern space, either to large or small businesses.
Larger stock contained within buildings such as Joynes House are largely vacant and provide
out-moded stock and are particularly poorly suited to the likely needs of local businesses.
These buildings also do not lend themselves well to sub-division due to a range of factors such
as light penetration, the ability to introduce cabling structures and air conditioning ducts and
the compromised nature of occupiable space created. As such they would also not be able
to accommodate SMEs.

January 2017 gva.co.uk

69

Gravesham Borough Council

9.51

North Kent Strategic Housing & Economic Needs Assessment

Overall there is a clear lack of suitable office floorspace of sufficient quality to accommodate
a range of business types and sizes, this hampers the economic potential of the local
economy, restricting SME development and growth and, in turn, town centre employment
densities.

9.52

As businesses seek to maximise the efficiency of their workspaces they seek space that
delivers more than a work station. As they seek to use space more intensely and sustainably
there have been shifts in the provision made from office stock, with a particular focus on:
•

Environmental performance;

•

Floorplate dimensions (businesses increasingly seek bigger or more regular floorplate sizes);

•

Space flexibility – to provide space for independent and group work;

•

ICT infrastructure – to enable flexibility and flexible working;

•

Amenity and servicing – within the building and the surrounding area; and

•

Enhanced working environment – with greater natural light penetrations and efficient
ventilation.

9.53

Meeting these needs requires significant ICT and servicing infrastructure, including improved
wiring and new air conditioning ducts, often accommodating these within older structures is at
best costly and at worst impossible. The ability to suitably adapt an existing building into a
new, good quality office is restricted by:
•

The cost and viability of retro-installation, particularly compared to achievable rents;

•

The ability to install infrastructure and maintain an acceptable working environment given
low floor-ceiling heights which prevent the installation of suspended ceilings or raised
floors;

9.54

•

The floorplate dimensions which prevent the penetration of natural light into the core;

•

Location of servicing cores which reduce usable space.

Further to the ‘technical’ and space limitations of this type of stock despite the best intentions
of owners and other interested parties they also tend not to provide appropriate opportunities
for sub-division and use as cheap space for small businesses.

9.55

In the main when sub-divided these large, open floorplate typologies create spaces that are
compromised in terms of the light penetration into the core of the floors, this can either create
unusable office spaces or corridors that lack any natural light. Similarly the ability to create
internal partitions without constructing them ‘across’ windows, reducing the functionality of
the spaces is a key limitation.

9.56

The location of service cores can also create challenges with sub-division where, if they are
not centralised, create long corridors from which individual units are accessed, reducing their
security and attractiveness. As such, since their public sector occupiers have moved out, it
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has become increasingly difficult to accommodate or attract businesses to this type of space.
This has been exacerbated by instances where property owners find it more financially
attractive to convert the buildings to residential use, instead of investing in the buildings to
maintain their existing use.
9.57

The scale of space/units provided within the majority of the smaller office provision is more
closely aligned to the scale of space required by Gravesham’s businesses however it still does
not offer a particularly good quality proposition.

9.58

The smaller spaces have a weak presence within the Town Centre and do not, in the main,
create a strong presence or image for businesses within them. They also tend to be located in
more secondary areas or segregated from the core town centre offer, reducing the interrelationship between the office and other amenities.

9.59

However, despite these drawbacks the majority of the smaller town centre office stock is fully
let, with CoStar Suite recording no vacancies within Heritage House, Longferry House, the
Maltings or The Courtyard. Indeed, outside of the large blocks the only recorded vacancy
within the town centre is identified in older spaces that are above retail units along King Street,
New Road and Harmer Street. As noted a number of these units, particularly along Harmer
Street, are now being ‘lost’ through residential conversion.

9.60

The occupancy levels within the town centre suggests that there is an underlying demand for
smaller office spaces, however the current supply portfolio is not of sufficient quality/type to
meet this need.

Ebbsfleet (Gravesham) OA
9.61

There is only one active employment site identified within the Ebbsfleet (Gravesham)
Opportunity Area, as shown below in Table 37. This site has a total area of 16.69ha.
Table 37 - Ebbsfleet (Gravesham) OA Employment Sites
Site Ref

E16

Site Name

Springhead
Park
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Figure 10 - Ebbsfleet (Gravesham) OA Employment Sites
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The majority of stock within the Springhead Enterprise Park is large warehouse/light industrial
units with predominantly B1c / B2 uses, however there is a range of uses on site across the B
class use spectrum. There is a mix of stock age within Springhead Enterprise Park, with
examples of refurbished pre-1940s buildings in the Old Rectory Business Centre (with a newer
extension) and with warehouse/light industrial units built within the 1970-89 period.

9.63

The stock within the estate is considered to be a fairly decent quality, however there is also
some variation, with very good quality refurbished units in the Old Rectory Business Centre and
poorer quality evident with some of the 1970-89 units. This mix reflects the level of investment
individual leaseholders have made into their properties.

9.64

The site accommodates a broad range of occupiers, who are local, regional and national in
nature and presence. Examples of occupiers include; CAN London Limited (providing services
to London and the South East region), North Kent Roofing Supplies, Cannon Tool Hire, and IPC
Services (UK) Ltd.

9.65

Site accessibility is good, with the site located just off the B262, only a short distance from the
A2, and with good quality direct access to the site entrance off the B262, with clear signage
and adequate roads for all vehicle types (albeit with on-street parking along much of the
access roads).

9.66

Based on site assessment there is some evidence of vacancy within the site, with some empty
industrial units being advertised to let. The unit layout within Springhead Enterprise Park does
not present any significant potential for physical intensification on site. However, in terms of
increasing the employment capacity on site, compared to its current level, this could only be
achieved by letting currently vacant units which are advertised to let.

9.67

The most significant limitation of the site is the quality of the public realm and obvious poor
maintenance and repair of some units. At present, this does not appear to be adversely
affecting demand within the site, however this may be due to a lack of better quality
alternatives within the borough more than the quality of the Springhead offer. If these issues
are not tackled there is a significant risk that, over time, vacancies could rise or units fail to
attract good quality occupiers, thereby becoming increasingly used for low value or low jobs
generating activity – or being lost to non-B class uses such as gyms or soft play areas.

9.68

Analysis of the Springhead Enterprise Park within the Ebbsfleet (Gravesham) OA has led to the
following site specific advice, as shown in Table 38.
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Table 38 - Future Advice on Ebbsfleet (Gravesham) OA Employment Sites
Site Ref
E16

9.69

Site Name

Future Advice

Springhead Enterprise Park

Protect
Maintain

and

The Springhead Enterprise Park site is a good quality employment site which should be
protected and maintained in the future. As there is a mix of stock age and quality it will be
particularly important to ensure that appropriate investment is made towards maintenance of
stock and public realm, and improvements where necessary.

Gravesend Urban Area
9.70

Three active employment sites have been identified within the Gravesend Urban Area, as
shown below in Table 39.

The total area for these urban sites equates to 4.44ha of

employment land.
Table 39 - Gravesend Urban Area Employment Sites
Site Ref

Site Name

Location

Site Area
(ha)

E20

May Avenue
Industrial Estate

Gravesend Urban
Area (outside OAs)

0.75

E30

Singlewell
Infrastructure
Maintenance Depot

Gravesend Urban
Area (outside OAs)

2.70

E31

Dover Road

Gravesend Urban
Area (outside OAs)

0.98
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Figure 11 - Gravesend Urban Area Employment Sites

9.71

The sites within this area show the most significant variation in stock type of all clusters. All units
are purpose built for employment use, Singlewell Infrastructure Maintenance Depot has large-
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scale modern units which have been developed to accommodate mixed use class activities
supporting the maintenance of the rail infrastructure (B1c / B2 / B8 uses), whereas Dover Road
and May Avenue Industrial Estates have smaller-scale, older / more traditional light industrial
buildings which are more appropriate for their B1c / B2 uses.
9.72

Whilst the Singlewell site is distinct within this cluster considering its infrastructure maintenance
focus, the other sites accommodate predominantly local, and some regional, employment
occupiers across the spectrum of smaller scale B1 and B2 class uses, such as Fleet Interiors Ltd.
(at May Avenue Industrial Estate) and Big Jays Coachworks (at Dover Road).

9.73

The stock quality within the Gravesend Urban Area is mixed across the different sites.
Singlewell Infrastructure Maintenance Depot has the highest stock quality within the cluster,
reflective of the site having only recently been delivered. May Avenue Industrial Estate also
has good quality stock, however there are some minor quality issues relating to maintenance,
and the quality is not as high as at Singlewell Infrastructure Maintenance Depot. Dover Road
has poor stock quality.

9.74

May Avenue Industrial Estate and Dover Road are both considered to be of average overall
site quality, considering all of the characteristics across the site assessment matrix. Singlewell
Infrastructure Maintenance Depot is ranked as a good quality site overall, scoring well in the
majority of characteristics assessed.

9.75

Site accessibility is good to for Singlewell Infrastructure Maintenance Depot, which is located
directly off the A2, strategically and in terms of direct access to the site. There are some
potential issues identified with accessibility for the other two sites. It is particularly challenging
for May Avenue Industrial Estate considering its location within a residential area.

9.76

Based on site assessments there is no evidence of significant vacancy within this cluster.
However, there are physical opportunities for intensification identified across all sites within the
Gravesend Urban Area Cluster, although at Singlewell Infrastructure Maintenance Depot this
could only realistically be delivered to support expansion of the existing infrastructure
maintenance use.

The greatest intensification potential is identified at Dover Road,

considering the large amount of land currently used for open storage / parking / internal
circulation.
9.77

Analysis of the employment sites within the Gravesend Urban Area has led to the following site
specific advice, as shown in Table 40.
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Table 40 - Future Advice on Gravesend Urban Area Employment Sites
Site Ref
E20
E30
E31

9.78

Site Name

Future Advice

May Avenue Industrial Estate

Protect and
Maintain

Singlewell
Depot

Protect and
Maintain

Infrastructure

Dover Road

Maintenance

Manage and
Monitor

Singlewell Infrastructure Maintenance Depot is a good quality employment site which should
be protected and maintained in the future, particularly as its location is suited specifically to its
infrastructure maintenance purpose. Whilst the overall quality of May Avenue Industrial Estate
is not as strong as the Singlewell site, it is also a site which should be protected and
maintained.

9.79

Appropriate investment will be required towards maintenance of the stock and public realm
to support their functionality and make any necessary future improvements.

This will be

particularly important for May Avenue Industrial Estate, where access improvements would be
particularly beneficial.
9.80

Whilst Dover Road was not given a poor overall quality rank and is far from the poorest quality
employment site found within the Borough, it is identified to require significant intervention to
improve its functionality and quality. This relates specifically to the need to improve stock
quality (which is currently poor) and accessibility to / internal circulation within the site.

9.81

Accessibility improvements may be difficult considering the site’s location within a residential
area, however, even improvements solely to the site entrance would have a positive impact.
Whilst the site is not within one of the Borough’s Opportunity Areas identified to have
significant potential for regeneration, it is close to two of these areas, so as the regeneration in
these areas begins to happen it is likely to improve the investment potential for this site.

9.82

The progress of the site will need to be monitored, as if improvement is not realised there may
need to be consideration of the future employment role of the site.

Hoo Junction Cluster
9.83

Four active employment sites have been identified within the Hoo Junction Cluster, as shown
below in Table 41. The total area for these urban sites equates to 10.46ha of employment
land.
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Table 41 - Hoo Junction Cluster Employment Sites

Site Ref

Site Name

Location

Site Area
(ha)

E22

Nuralite Higham,
ME3 7JA

Rural East

6.06

E23

Beckley Hill
Works, Higham,
ME3 7HX

Rural East

0.85

E24

Apex Works,
Queens Farm
Road

Rural East

2.70

E25

Higham Station

Rural East

0.85
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Figure 12 - Hoo Junction Cluster Employment Sites

9.84

All of the sites within this cluster contain purpose built stock for employment uses. Overall, the
stock in this cluster is dated and not of great quality. Across these sites it is common to find
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pre-war stock being occupied by new employment occupiers, with piecemeal additions to
the employment stock, including temporary style cabin / storage container units. A specific
example is the Nuralite site, which was a former Asbestos works and is now occupied by a
range of industrial uses, much of the existing stock is in poor condition, and retains the
contamination associated with the site’s former use.
9.85

Higham Station is unique in this cluster as it currently does not accommodate any
employment floorspace but has long been identified as a potential site for new development.
It also appears to provide ad hoc accommodation for activity linked to the maintenance of
the railway line and Higham and Strood Tunnels.

9.86

As would be expected in rural employment locations, the majority of sites in the cluster
accommodate local occupiers, which partially explains their ability to locate in a rural
location which is not strategically well located and does not allow for the reliance on regular
use of large vehicles. These local occupiers undertake a range of light industrial and industrial
uses across the B1 and B2 use classes. One of the key exceptions to this trend is the regional
nature of the occupier R and N Engineering at Beckley Works, which is assumed to find this site
functional and appropriate despite its constraints.

This demonstrates the current value of

these types of rural sites despite identified challenges, where they can often support
significant and valuable occupiers for the Borough.
9.87

There is good occupancy evident across these sites, which suggests they provide
appropriately for the businesses occupying them, which include ML Fabcuts Ltd (at Nuralite)
and Viking Coachworks (at Apex Works).

9.88

The stock quality within the Hoo Junction Cluster is mixed across the different sites. There is
very poor stock quality on the Nuralite site (a former single occupier production plant), which
is reflective of the pre 1940 – 1969 stock age with little evidence of investment in stock
maintenance and improvement.

Beckley Hill Works and Apex Works both have

predominantly average stock quality. It is of better quality than the stock at Nuralite, but is by
no means considered to be good quality, with no new stock having been delivered since
1990, if not before.
9.89

Overall quality across all sites within the Hoo Junction Cluster, considering all of the
characteristics across the site assessment matrix, is poor. This results largely from weaknesses in
stock quality (reflective of the age of stock combined with a lack of investment in
maintenance), poor location character in the rural east of the Borough with a significant
negative impact on the strategic accessibility of these sites, poor accessibility related to direct
site access (including narrow and poor quality access roads and entranceways), and an
absence of neighbouring amenities for employees working at the sites.
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Site accessibility is poor for the majority of sites, with the exception of Apex Works whose
accessibility is considered to be average with good direct site access balancing against the
poor strategic accessibility of the site.

The location of the sites in Higham isolates them

significantly from the strategic road network, with the requirement to use minor, narrow, poor
quality roads to reach the A2 / M2, which restrict access by large vehicles for some of the sites.
This also negatively impacts upon a number of the rural settlements. This accessibility issue
means the sites have limited strategic attractiveness as employment space within the
Borough, being located a distance away from the strategic road network and the four
identified Opportunity Areas for the Borough which have significant regeneration potential.
9.91

Based on site assessments there is evidence of some levels of vacancy within this cluster.
There is some potential vacancy identified at Beckley Hill Works, although this requires further
clarification, and there approximately 0-20% vacancy identified at Apex Works.

9.92

Physical opportunities for intensification are identified across all sites in the Hoo Junction
Cluster. However, the poor overall quality rank of these sites and their isolated locations,
suggests that receiving the investment required to realise such intensification may be unlikely,
unless driven by expansion of an existing occupier. The location context of the sites in this
cluster means that the sites will only appeal to a certain type of occupier (potentially a bad
neighbour use and / or a business not negatively impacted by the sites’ accessibility issues),
which does not provide strong justification for intensification.

9.93

Environmental designations are a significant consideration for the employment sites in this rural
cluster, in relation to identified flood risk (the flood zone 3 designation specifically affects
Beckley Hill Works and flood risk is also an issue for Nuralite), Green Belt designation (which
specifically affects Nuralite) and adjacency / proximity to SSSI designation areas.

9.94

Analysis of the employment sites within the Hoo Junction Cluster has led to the following site
specific advice, as shown in Table 42.
Table 42 - Future Advice on Hoo Junction Cluster Employment Sites
Site Ref

Site Name

Future Advice

E22

Nuralite Higham, ME3 7JA

Significant
Intervention Required

E23

Beckley Hill Works, Higham, ME3 7HX

Protect and Maintain

E24

Apex Works, Queens Farm Road

Protect and Maintain

E25

Higham Station

Monitor and Manage
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Despite all sites within this Hoo Junction Cluster being assessed to have poor overall quality,
there is a range of future advice for these sites which takes into account their uses, functions
and other practical elements which can be missed within the ‘on paper’ site assessment
categorisation.

9.96

Beckley Hill Works and Apex Works are recommended to be protected and maintained in the
future. This takes into account the role they play in accommodating occupiers and users that
are suited to non-urban locations (some of which are considered bad neighbour uses) that
are not detrimentally affected by the poor access and isolated nature of the sites. These
occupiers require relatively cheap floorspace and would be unlikely to find alternative
affordable locations within the Borough, suitable for their activities.

9.97

Whilst these sites would not appeal to other occupiers in their current state should the current
occupiers leave, they are largely well occupied and appropriate for their current uses, fulfilling
an employment land requirement that the Borough would not otherwise fill.

As already

mentioned, an example occupier is R and N Engineering at Beckley Works, who are a
regionally focussed gear manufacturing company, and therefore an important business within
the Borough, demonstrating the current employment value these current sites can have.
9.98

Nuralite is a poor quality site identified to require significant intervention to improve its
functionality and quality. This is evident particularly in the need to significantly improve stock
quality and access and internal circulation for the site. However, whilst it may be possible to
improve direct site access, site entrance etc., the strategic accessibility issues of the site will
remain. Considering the rural and isolated location of the site, it is not likely there will be any
change in the area context to drive investment in the site (as is the case for the opportunity
areas in the urban area). The Council may therefore need to consider ways to incentivise
such investment into the improvement of the site.

9.99

Higham Station is a poor quality site recommended to be monitored and managed.
Considering the lack of clarity surrounding the employment uses on site and the absence of
any built stock, with open storage appearing to be the site’s main function, the future
employment value of the site is not clear. This is also contributed to by the challenging site
access, with the site being located at the far end of the Higham Station car park.

9.100

The Council should consider the value of this site in relation to current and future employment
uses. The value of a future employment role for the site is questionable and therefore could
lend itself to de-allocation, however it may be important to retain for employment use if it
could provide essential space for railway related maintenance uses.
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Meopham Cluster
9.101

Three active employment sites have been identified within the Meopham Cluster, as shown
below in Table 43. The total area for these urban sites equates to 2.36ha of employment land.
Table 43 - Meopham Cluster Employment Sites
Site Ref

Site Name

Location

Site Area
(ha)

E26

Meopham Sidings

Rural South

0.97

E27

Bowes Industrial
Estate

Rural South

0.56

E28

Lomer Farm,
Meopham

Rural South

0.83
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Figure 13 - Meopham Cluster Employment Sites
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Within this cluster, Meopham Sidings and Bowes Industrial Estate accommodate stock which
has been purpose built for employment uses. All these units tend to be small scale units suited
to accommodating a range of B1 uses. Bowes Industrial Estate provides some B1a office stock
alongside other B class uses, which is not found within many employment sites within the
Borough. The units at Meopham Sidings are different in type, being older more traditional light
industrial style corrugated metal / industrial shed type buildings, and accommodating
predominantly B1c / B2 uses. In contrast to these sites, the stock at Lomer Farm is not all
purpose built for employment uses, with employment uses occupying converted farm
buildings. The predominant use type at this site tends to be B1a / B1b uses.

9.103

As would be expected in rural employment locations, the majority of occupiers of the sites
within this cluster are local in nature, which partially explains their ability to locate in a rural
location which is not strategically well located and does not allow for reliance on the regular
use of large vehicles. Despite the constraints and challenges of these rural sites, they are
largely well occupied, suggesting they provide the appropriate location and floorspace
requirement for such local businesses, which include Meopham Fencing (at Bowes Industrial
Estate), JVA Electrical and Property Services (at Lomer Farm) and Meopham Garage (at
Meopham Sidings).

It is worth noting that since undertaking the surveys the Meopham

Fencing property at the Bowes Estate has since been demolished.
9.104

The stock quality within the Meopham Cluster is mixed across the different sites. Meopham
Sidings has the lowest quality stock within the cluster, reflective of its age combined with a
lack of investment towards maintenance and repair of buildings. Bowes Industrial Estate has
the highest quality stock within the cluster, with some element of variation in the quality within
this site. The highest quality units are newly developed, but occupied by Meopham Dental
Care and are therefore do not accommodate B class employment uses. Lomer Farm stock is
considered to be of average quality.

9.105

Overall quality across all sites within the Meopham Cluster is also mixed.

Bowes Industrial

Estate and Lomer Farm, Meopham are both considered to be of average site quality,
considering all of the characteristics across the site assessment matrix. This results largely from
the poor location character and neighbouring uses of these sites, and issues with accessibility
and internal circulation. Meopham Sidings is ranked as a poor quality site overall, scoring
poorly across the majority of characteristics assessed.
9.106

As already mentioned, site accessibility causes issues for all of the sites within this cluster, and is
particularly challenging for Meopham Sidings strategically (despite being fairly close to the
A227), and in terms of direct site access, which is significantly constrained by the narrow
access route within the context of an established residential area. Whilst not being as isolated
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as the rural sites in the Hoo Junction Cluster, these sites are still not well located within the
Borough.
9.107

Based on site assessments there is limited evidence of vacancy within this cluster.

No

significant vacancies are identified at Meopham Sidings or Bowes Industrial Estate, however
there is 0-20% vacancy identified at Lomer Farm based on vacant office units being
advertised to let.
9.108

There is limited scope for intensification on the sites, or expansion of the sites within the rural
Meopham Cluster, so it would be difficult to increase employment capacity within the area.
There is a potential intensification opportunity identified for Meopham Sidings considering the
configuration of existing units, however in reality this is inhibited by site dimension constraints.

9.109

Analysis of the employment sites within the Meopham Cluster has led to the following site
specific advice, as shown in Table 44.
Table 44 - Future Advice on Meopham Cluster Employment Sites

9.110

Site Ref

Site Name

Future Advice

E26

Meopham Sidings

Monitor and
Manage

E27

Bowes Industrial Estate

Protect and
Maintain

E28

Lomer Farm, Meopham

Protect and
Maintain

Whilst Bowes Industrial Estate and Lomer Farm are both assessed as having average overall
quality, considering all of the characteristics across the site assessment matrix, both sites are
recommended to be protected and maintained in the future. This reflects their largely welloccupied nature, which suggests that as for the Hoo Junction rural cluster, units on the sites
meet the needs of their occupiers (despite accessibility issues and the isolated nature of their
location) and provide cheaply priced, appropriate floorspace that can not necessarily be
found elsewhere in the Borough.

9.111

Appropriate investment must be made towards the maintenance of these sites’ stock and
public realm, and must be directed towards parts of the site which need it most, particularly
considering the lower quality stock within the mix at Bowes Industrial Estate and the relatively
poor stock quality at Lomer Farm.

9.112

Meopham Sidings is a poor quality site which is recommended to be monitored and
managed going forward.
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employment site, based particularly on its poor location character and negative neighbouring
uses (being within the context of established residential use), old building stock which is of
poor quality due to a lack of investment in maintenance and repair, and poor accessibility
and internal circulation.
9.113

There is therefore, not considered to be a positive future employment role for this site, with
many of the negative characteristics beyond improvement through investment, refurbishment
and redevelopment (location character, site accessibility, residential context of area). The
Council should consider the value of the site in relation to its current occupiers, should relocation opportunities arise in close proximity to Meopham Sidings there may be scope for deallocation of this site from its existing employment use.

January 2017 gva.co.uk

87

Gravesham Borough Council

North Kent Strategic Housing & Economic Needs Assessment

10. Future Employment Supply
Vacant Stock
10.1

Data sourced from CoStar Focus at the baseline stage of the Employment Land Supply
assessment process identifies the available premises within the Borough, which are currently
being actively marketed, and which in theory could be occupied by new employers.

10.2

To summarise the current availability data, as of March 2015 the following stock was being
actively marketed:

10.3

•

c.30,000sqft of office floorspace (equating to 0.28ha)

•

c.20,000sqft of industrial floorspace (equating to 0.19ha)

Current available stock would therefore be unlikely to have any significant impact on the
overall future employment supply in Gravesham, particularly considering that there may be
quality issues with the existing stock (particularly in office use) which may mean it is unlikely to
be re-utilised in the future.

Potential Future Employment Sites
10.4

This section identifies the sites within Gravesham that could be utilised to accommodate the
Borough’s future employment growth.

10.5

In total 19 potential future employment sites were identified within the Borough. This potential
future supply analysis consists largely of the Key Sites (14 sites) identified by Gravesham Council
in the Core Strategy Local Plan, which are sites for future development set within areas where
major change is likely to take place. These areas of potential major change are assigned
Opportunity Area status.

10.6

However, the important caveat to this total of 19 potential future employment sites is that
some sites cross over with whole or parts of other potential future employment sites and sites
identified as active employment sites.

10.7

Table 45 below identifies these 19 sites, with the notes in the Current Site Status column
identifying where sites crossover with other potential future or existing sites. The location of
these sites is shown in Figure 14.

10.8

The total site area for these 19 sites is 282.95ha, however this figure includes double counting
for cross-over sites. The site areas in red are those which represent double counting, due to
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being captured within the totals for other sites, and when these are subtracted it gives a total
potential future employment site area of approximately 195.37ha.
Table 45 - Gravesham Potential Future Employment Sites
Site Ref

Site Name

Location

Site
Area
(ha)

Current Site Status

E3

Swanscombe
Peninsula
Undeveloped

Northfleet Embankment
and Swanscombe
Peninsula East Opportunity
Area (CS03)

45.88

Undeveloped marsh land site

E6

Northfleet
Cement Works

Northfleet Embankment
and Swanscombe
Peninsula East O(CS03)

37.79

Former cement works, now
cleared development site

E17

Ebbsfleet:
Springhead
Park

Ebbsfleet (Gravesham)
Opportunity Area (CS06)

4.95

Vacant greenfield site

E18

Ebbsfleet:
Northfleet Rise

Ebbsfleet (Gravesham)
Opportunity Area (CS06)

14.14

Vacant site with infrastructure in
place

E21

Coldharbour
Development
Site

Gravesend Urban Area
(outside OA)

2.77

Part vacant greenfield site, part
new A3 development

KS1

Northfleet Rise
Quarter

Ebbsfleet (Gravesham)
Opportunity Area (CS06)

15.03

Corresponds with Ebbsfleet:
Northfleet Rise site (with small
additional portion at south)

KS2

Springhead
Quarter

Ebbsfleet (Gravesham)
Opportunity Area (CS06)

40.12

Vacant site including Ebbsfleet:
Springhead Park site and new
residential development (Penn
Green at Springhead Park and
North Kent Community Church)

KS3

Heritage
Quarter East

Gravesend Town Centre
Opportunity Area (CS05)

0.75

Currently surface car parking

KS4

Heritage
Quarter West

Gravesend Town Centre
Opportunity Area (CS05)

1.2.0

Currently surface car parking,
church hall and small A class use
units

KS5

Canal Basin
Regeneration
Area

Gravesend Riverside East
and North East Gravesend
Opportunity Area (CS04)

7.20

Corresponds with existing
employment site 32 – Canal Basin
Phase 1, with additional inclusion
of canal basin itself

KS6

NE Gravesend
Regeneration
Employment
Area

Gravesend Riverside East
and North East Gravesend
Opportunity Area (CS04)

1.30

Vacant land parcel within
existing site 15 – North East
Gravesend

KS7

NE Gravesend
Regeneration
Employment
Area

Gravesend Riverside East
and North East Gravesend
Opportunity Area (CS04)

1.47

Vacant land parcel within
existing site 15 – North East
Gravesend
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Site Ref

Site Name

Location

Site
Area
(ha)

Current Site Status

KS8

NE Gravesend
Regeneration
Employment
Area

Gravesend Riverside East
and North East Gravesend
Opportunity Area (CS04)

5.83

Vacant land parcel within
existing site 15 – North East
Gravesend

KS9

NE Gravesend
Regeneration
Employment
Area

Gravesend Riverside East
and North East Gravesend
Opportunity Area (CS04)

5.14

Vacant land parcel within
existing site 15 – North East
Gravesend

KS10

Northfleet
Embankment
East

Northfleet Embankment
and Swanscombe
Peninsula East (CS03)

22.26

Corresponds with existing site E8 –
Northfleet Embankment East –
majority is cleared site ready for
development. Total site area is
31ha, c.8ha of which is existing
and c. 22.26ha of which is
vacant (potential future
employment)

KS11

East of Grove
Road: Robins
Creek

Northfleet Embankment
and Swanscombe
Peninsula East (CS03)

8.89

Partially corresponds with active
employment site E5 – East of
Grove Road, with partial
vacancy, and has extension to
north east to include Northfleet
Harbour Area

KS12

Northfleet
Cement Works
Regeneration
Area

Northfleet Embankment
and Swanscombe
Peninsula East (CS03)

33.59

Corresponds with Northfleet
Cement Works site

KS13

Old Northfleet
Residential
Extension

Northfleet Embankment
and Swanscombe
Peninsula East (CS03)

13.04

Partially corresponds with active
employment site E5 – East of
Grove Road (part which does
not crossover with Robins Creek),
and partially corresponds with
cleared former employment site
E6 – Northfleet Cement Works

KS14

Coldharbour
Road

CS21

22.80

Vacant land which partially
corresponds with site E21 –
Coldharbour Development Site
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Figure 14 – Gravesham Potential Future Employment Sites
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However, is clear from the regeneration aspirations for the Borough not all of this identified
capacity is earmarked for employment use despite its history as employment land. Indeed the
majority of Key Sites have been identified for residential led mixed use development, with
employment comprising a component of the mix.

10.10

Therefore, it is the purpose of the ELNA and the SHENA more widely to identify the balance of
land that will be required to accommodate future growth on a quantitative and qualitative
basis and demonstrate how truly mixed use developments could be brought forward.

10.11

This requires a holistic view of development needs to be established and brought together in
the next stage of the SHENA. However, at this point the ELNA identifies what the balance of
demand and supply is, this is considered in the following section.
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11. Conclusions
11.1

Building on the SHENA baseline report the analysis within this Employment Land Needs Assessment
has highlighted the future economic opportunities within Gravesham, drawing on the potential of
the borough’s existing strengths and the potential, and maximising the opportunity presented by
planned or prospective investments in the area.

11.2

Despite the relatively modest scale of the local economy and modest levels of economic growth
in recent times, this analysis has shown there are good future prospects for growth across a range
of activities, however, in general, we do not envisage seeing a pronounced shift in the scale and
nature of the Gravesham economy in the short to medium term without intervention. Without
intervention economic growth is likely to occur at a rate that enables jobs and homes growth to
be balanced.

11.3

Medium to long term higher levels of growth could be achieved within the borough however this
would need to be based on policy decisions and the delivery of a range of major developments
including London Paramount, the Lower Thames Crossing and (potentially) Ebbsfleet Garden City.
Achieving this growth will require parallel investment and intervention in a range of infrastructure
and economic development projects to encourage greater levels of business activity e.g. SME
office space, business parks with better access to the A2, and investment in enhancing existing
industrial and warehousing stock.

11.4

The economic forecasts, as a tool for estimating the nature of future growth potential,
predominantly identify a need to deliver a mix of industrial and warehousing stock over the plan
period to enable the borough to capitalise on the economic opportunities that may arise.
Clearly to realise these opportunities, appropriate sites will need to be allocated in the future with
the capacity and infrastructure provision i.e. access, utilities, ICT to meet occupier requirements.

11.5

Despite the historic low performance of the office market within Gravesham there is a forecast
need for additional space over the plan period. In order to be successful it is vital that the nature,
scale and location of space is appropriately orientated. It is unlikely that the demand will be for
large scale, large floorplate ‘Grade A’ stock.

11.6

Provision should instead be focussed on the provision of good quality managed and serviced
office space to enable smaller businesses to locate in the borough. This should be delivered in
higher quality locations that can provide a range of wider amenities and also good strategic
accessibility and public transport links. In the short term this should be focussed within Gravesend
town centre as part of the ongoing regeneration, in the longer term there are also opportunities
to deliver space within Ebbsfleet, potentially as a catalyst for future larger scale provision.
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The need for a focussed office typology is demonstrated by the failure to date to deliver any
larger spaces within Ebbsfleet (as discussed in previous sections of this report) despite the existing
consents.

The previous employment land work explored the potential multiplier impacts the

delivery of this permission may have on the Gravesham economy and, if it were to be
implemented, these are likely to remain a robust assessment and have not been remodelled in
this assessment.
11.8

Clearly as a permitted scheme the Ebbsfleet proposition can still come forward and these
additional benefits be realised within the borough. However, it is currently being revisited through
further masterplanning work on behalf of the Development Corporation, with future investment
decisions based on this process. As such, whilst there is no further clarity on what the economic
proposition of Ebbsfleet will be, it is clear it will retain a major employment function in the future
that can help fuel growth in Gravesham. However, the opportunity of Ebbsfleet should not be at
the expense of indigenous growth, which if suitable investments are made can be capitalised
upon within the short term.

11.9

The fragility of the local office market will require it to be grown organically, focussing on
providing appropriate space for SMEs from the indigenous business stock or attracted to the area
as a result of its improved transport links and shifting economic drivers.

Smaller, managed

workspaces together with follow on space will provide an appropriate platform in a range of
locations to support growth in the future.
11.10

The allocation of parts of the Ebbsfleet Development Corporation area as an Enterprise Zone can
provide new impetus for the Gravesham economy, with a range of incentives helping businesses
overcome some of the financial and risk barriers that may have prevented investment in the past.
The NKIZ will also help the local area beyond the direct interventions by providing a higher profile
for sites and cohering a comprehensive package of interventions and support packages for
businesses locating in the NKIZ via the South East Growth Hub.

11.11

The review of the existing portfolio of employment land and floorspace highlighted the limitations
of the current stock. Whilst, in general, most sites were will occupied with limited vacant units it is
clear that the offer to business is relatively narrow, both in terms of the type of space, its age and
the scale of floorspace provided. Fundamentally the stock is focussed on providing mid-sized
light industrial/warehouse units with few larger units and limited provision of good quality office
space.

11.12

Again the NKIZ can provide a significant intervention to address this limited portfolio given it has a
stated aim of providing a mix of ‘start-up’ and ‘move on’ workspaces for key sectors within the
borough. This will also provide a blend of office spaces within Ebbsfleet itself alongside industrial
and workshop spaces within Northfleet Embankment to complement the wider offer of both
Opportunity Areas and encourage growth in new sectors.
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Across all sites the key challenges to their attractiveness to business was related to their strategic
accessibility and the poor quality of the common parts of the site. It is our view that, to some
degree at least, a number of sites have been directly influenced by the larger regeneration plans,
which due to long term redevelopment potential have dis-incentivised investment in stock and
public realm by land owners.

11.14

Ultimately, whilst the sites appear popular, our analysis suggests there is limited opportunity to
accommodate growth within the existing estates given they are well used and utilise land
relatively intensely. These sites will require additional investment if they are to continue to meet
the needs of their existing occupiers.

11.15

The synthesis forecasts indicate a potential need for at least 12ha to 15ha to 2037 and at least
7ha to 10ha to 2028, a level which could further be exacerbated in the medium term if London
Paramount comes forward, with businesses seeking new accommodation as they are displaced.
However these forecasts do not make allowances for other interventions that may be made in
order to boost performance of the local economy beyond the sector based uplifts applied here.
This may include investment in infrastructure to unlock new employment development at
Ebbsfleet, which can further enhance activity in Gravesham.

11.16

Whilst our review of future employment sites notionally demonstrates the capacity is there to meet
future needs the majority is tied up in more complex discussions and development delivery issues
on large brownfield sites. The borough, therefore, faces a further strategic challenge in providing
employment space in a timely fashion.

11.17

Only one site lies outside of these complex schemes (at Coldharbour), but this has limited
capacity. It is, therefore necessary to kick-start economic growth and to ensure the opportunities
arising from NKIZ, London Paramount, Lower Thames Crossing and the Development Corporation
are maximised to demonstrate that Gravesham has a range and choice of sites to which can be
made available to the wider employment market.

This can be achieved through the

identification of employment development capacity for SME office space, business parks,
industrial and warehousing stock within existing settlements by clearly demonstrating where
parcels can be brought forward early within larger mixed use locations. However, it also requires
the identification of ‘standalone’ employment development opportunities, that can be delivered
outside of these areas in order to enable choice and to cater for differing occupiers. At present
apart from Coldharbour Road, it is unclear where such opportunities exist. This would help address
the qualitative needs within the sector despite a significant potential level of quantitative supply.
11.18

In pursuing this strategy the identification of potential sites will need careful planning to ensure it
provides a different offer to what exists already in terms of the type of space, delivery
consideration and strategic connections. It will also need to relate to wider planned growth
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needs to ensure developments are not brought forward in isolation or sites proposed for
competing uses.
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Appendix 1
Survey
Proforma

NK SHENA – Employment Site Survey Questionnaire

Site Ref

Local Authority

Site Name

Address

Survey Date

Surveyor
SITE DESCRIPTION
Site Area:
Policy designation:
Location (nearest town or cluster description):
The site is best described as a:


Out of Town Office Campus







High Quality Business Park








Research and Technology/Science Park
Warehouse/Distribution Park
General Industry/Business Area
Heavy/Specialist Industrial Site

Town Centre
Incubator/SME Cluster Site
Specialised Freight Terminals
Sites for Specific Occupiers
Recycling/Environmental Industries Sites
Other

- Storage

Location character







Well established commercial area
Established commercial area, with residential area nearby
Mixed commercial and residential area
Mainly residential with few commercial uses
Mainly residential or rural area with no other commercial uses

Closest trunk road (name and distance)
Rail Access

Quality of Roads
Bus routes

Nature/significance of existing occupiers
0-20%

20-40%

40-60%

60-80%

























International
National
Regional
Local
Vacancy

Sectors present (%)
…. Distribution

….

Engineering

…. Storage (open)

….

Product manufacturing

…. Storage (warehouse)

….

Food production

…. Creative industries

….

Aggregates

…. Marine

….

Office activity (describe type)

…. Other (inc non-B class)

80-100%







NK SHENA – Employment Site Survey Questionnaire

General comments / description of site

EXISTING CONDITIONS
Age of Buildings

Quality of Buildings

0-25%

25-50%

50-75%

75-100%













Very good














Pre 1940
1940 –
1969
1970 –
1989
1990 –
1999
2000 –
2009
Since 2010

0-25%

25-50%

50-75%

75-100%

Good















Poor













Very poor





















On-site amenities







Convenience retail
Restaurant/cafe
Gym/sports
Bank
None







Comparison retail
Hotel
Creche
Education
Other

Broadband infrastructure



ADSL



ADSL2+ 

Fibre optic

(Desk Based)

Proportion of Floorspace in Non-B-class uses
Housing
Retail
Community
Other
B-Class

0-25%

25-50%

50-75%

75-100%

























Neighbouring amenities







Close to a town centre with a wide range and quantity of services
Close to local centre with a reasonable range and quantity of services
Close to a limited range and quantity of basic services
Close to one or two services
No services in close proximity

NK SHENA – Employment Site Survey Questionnaire

Quality of environment for current uses
(comment on issues)







Very good
Poor

Good
Very poor

Environment appropriate for current uses?



Yes



No








Leisure




Air

Neighbouring uses








Residential
Retail
Airport
Road
Industrial
Higher Education

Town centre
Rail
Office
Warehousing
Further Education

Evidence of pollutants





Noise
Traffic

Lighting

24hr operation

Access & parking (comment on issues)



Road Network (Strategic Road Network)



Vehicular Access (HGV, Vans, Cars, Bicycles)



Public transport inc HS1 and Pedestrian



Servicing



Internal Circulation



Parking

Access and parking is adequate for the uses within the site



Yes



No



Don’t know

DEVELOPMENT CONTEXT
Planning Considerations:





Environmental Designation (SPA, SAC, SSSI, Ramsar) 
Flood Risk (Zone

)

Heritage & Conservation (Listed Building, SAM, Cons Area)
Tree Preservation Order

NK SHENA – Employment Site Survey Questionnaire

Physical Considerations:





Topography
Contamination
Other

Opportunity for Intensification
Vacant Buildings (re-use)

(Can be reoccupied in current form)

 Yes  No

 Yes

 No

Vacant Land

 Yes

 No

If Yes, number of vacant buildings

Vacant Buildings (refurb)

 Yes  No If Yes, number of vacant buildings
(Likely to require refurbishment or redevelopment to be reoccupied)
Note: all vacant buildings/sites etc to be marked on accompanying site plan

% of site developable

Estimated Quantity

Development activity






Evidence of recent development within the site

 B class

Evidence of recent development in the immediate surrounding area

 B class

 Non-B class
 Non-B class

No evidence of recent development
Evidence of marketing & duration

CONCLUSIONS

(Market perceptions to be considered within report)

Other Comments / Observations

Recommendations on future use / potential

Appendix 2
Site
Assessment
Matrix

Site

ss
ddre
e&A
Nam

Norfolk Road

Wharf Road Industrial Area

Riverside East of Mark Lane

North East Gravesend

Springhead Enterprise Park

E12

E13

E14

E15

E16

Northfleet Cement Works

Ebbsfleet: Springhead Park

Ebbsfleet: Northfleet Rise

Coldharbour Development Site

Northfleet Rise Quarter

Springhead Quarter

Heritage Quarter East

Heritage Quarter West

Canal Basin Regeneration Area

NE Gravesend Regeneration Employment Area

NE Gravesend Regeneration Employment Area

NE Gravesend Regeneration Employment Area

NE Gravesend Regeneration Employment Area

Northfleet Embankment East

East of Grove Road Robins Creek

Northfleet Cement Works Regeneration Area

Old Northfleet Residential Extension

Coldharbour Road

E6

E17

E18

E21

KS1

KS2

KS3

KS4

KS5

KS6

KS7

KS8

KS9

KS10

KS11

KS12

KS13

KS14

Potential future
employment
Potential future
14.14
employment
Potential future
2.77
employment

Partially active, partially potential future
employment

13.04

Partially active, partially potential future
employment
22.80 Potential future employment

33.59 Potential future employment

8.89

31.00 Potential future employment

5.14 Potential future employment

5.83 Potential future employment

1.47 Potential future employment

1.30 Potential future employment

7.20 Active employment

1.20 Potential future employment

0.75 Potential future employment

Potential future employment/new residential
development

Some non B class (A3)
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KEY

L
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NA

NA
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Toby Carvery
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Mixed
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1970-89
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Mixed
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& resi
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Poor/Very
Poor
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None
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services/t Good/very good
own
centre
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range

No
services

Yes

No

None

1 -2

Road, Industrial,
Office &
Warehousing

3+

Mix of red and green
or other including;
Airport, Rail, Higher
Education & Further
Education

NA

NA

NA

?

NA

Asbestos

DW
Sewage
Works

Residential, Retail,
Leisure & Town
Centre

Partial cross over with active employment site E5 and partial crossover with cleared former employment site E6 (fomer cement works)

Same as site E6 - cleared/development site (fomer cement works)

Partial cross over with active employment site E5 (containing some vacant land) and extension to NE to include Northfleet Harbour area

Same as site E8 - majority cleared/development site (Northfleet Embankment Works)

Vacant land parcel within E15 - North East Gravesend

Vacant land parcel within E15 - North East Gravesend

Vacant land parcel within E15 - North East Gravesend

Vacant land parcel within E15 - North East Gravesend

Same as active employment site E32, with extension to include Canal Basin itself

Currently surface car parking, as well as church hall and small A class use buildings

Currently surface car parking

Vacant land parcel crossing over with E17 and new residential development (Penn Green at Springhead Park and North Kent Community Church)

Vacant land corresponding with E18

NA

NA

NA

N/I

NA

Mixed

NA

Snack bar

Some trade counter

enities

40.12

15.03 Potential future employment

4.95
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NA
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Area (CS06)
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Swanscombe Peninsula East (CS03)
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Swanscombe Peninsula East (CS03)
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Swanscombe Peninsula East (CS03)

Gravesend Urban Area (outside OA)

Ebbsfleet (Gravesham) Opportunity
Area (CS06)
Ebbsfleet (Gravesham) Opportunity
Area (CS06)

37.79 Former employment

Potential future
employment

5.32 Active employment

L
N
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Mixed
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45.88
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B1c/B8

L
L/R

L
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R
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L

L

L

Ll/R/N

L/R
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NA
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N.B. Matrix does not yet include additional sites 'South of Lower Road' and 'Buckland Farm, Higham'

Canal Basin Phase 1

Singlewell Infrastructure Maintenance Depot
Dover Road

E30
E31

Swanscombe Peninsula Undeveloped

Milton Road Business Park

E29

E3

0.56 Active employment
0.83 Active employment

Rural South
Rural South

Bowes Industrial Estate
Lomer Farm, Meopham
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E32
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Appendix 3
Site Maps

Northfleet Embankment and Swanscombe Peninsula East (CS03)

Gravesend Riverside E & NE Gravesend Opportunity Area (CS04)

Gravesend Town Centre Opportunity Area (CS05)

Ebbsfleet (Gravesham) Opportunity Area (CS05)

Gravesend Urban Area (outside OAs)

Hoo Junction Cluster

Meopham Cluster

