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Executive Summary
Mott MacDonald was appointed by Highways England in July 2015 to undertake a wider
economic appraisal of the proposed M20 junction 10a Scheme. The aim of this study is
to analyse at a high level the local economic value of the Scheme and thereby address
the Secretary of State’s comment included in the Scoping Opinion Report, March 2015,
as well as comments from Mersham & Sevington Parish Council. In May 2016 we were
requested to revisit the land use and economic development report to recognise the
Alternative Scenario for the highway layout which also resulted in us reviewing the
planning status of the associated sites.
The proposed M20 junction 10a Scheme consists of a new gyratory roundabout over the
M20 motorway in Kent, to the west of Mersham and approximately 700m east of the
existing junction 10. In addition a new dual carriageway link road to the A2070 Southern
Orbital Road will be constructed from the new junction to the south of Ashford. The
Amended Scheme includes a roundabout midway along the link road forming access to
Stour Park to the south.
Proposed M20 junction 10a scheme – the Main Scheme

Ashford is 1 of the
Government’s main growth
areas within the South East
region identified both for
housing and supportive
employment growth1. In
the government’s
Sustainable Communities
Plan in 2003, Ashford was
identified as 1 of 4 major
growth areas with provision
to deliver an additional
31,000 homes and 28,000
jobs up to the period 2031.

Source: Highways England

From our high level, preliminary assessment using our Transparent Economic
Assessment Model (TEAM), the M20 junction 10a offers significant opportunity to unlock
economic development along the A2070 corridor and across Kent.
From our research and high level preliminary analysis, we have identified and
quantitatively assessed the following impacts of a new M20 junction 10a:
_________________________
1

Employment Land Review 2008
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Attracting inward investment: It is judged that with the junction in place more firms
will be attracted to locate in the area from beyond Kent as the scheme makes the
developments more attractive to national and international firms. As a result, firms
locating on the sites impacted by the junction will offer greater net additional value
to the local area. To model this, without the junction we apply a displacement factor
of 39% to new businesses locating close to the junction, with the junction we apply
a displacement factor of 20%.



Extra land unlocked: after consultation with stakeholders in 2015 it has been
identified, as well as noted in the Core Strategy, that the majority of the Stour Park2
site would not be able to be developed without the junction 10a Scheme.



Supply chain effects: after consultation with stakeholders in 2015 it has been
identified that the proposed junction would facilitate other supporting industries for
the logistics / B8 / B2 uses along the A2070 corridor (e.g. at the Waterbrook site).



Impact on existing retail sites: As part of the proposed scheme land to the north and
south of the M20, 700m east of the M20, will be used for the construction of slip
roads for the new junction. The change in land use of these areas has been
modelled in TEAM. A well-managed relocation and compensation programme
would minimise negative impacts on these businesses however, for the purposes of
TEAM we have counted a small loss to the local area of 6 hectares of retail space to
reflect the closure of a number of businesses.

Further additional impacts on the wider economy are considered qualitatively within the
impact chapter of this report.
We estimate that the development of the proposed junction 10a scheme will have
brought forward sufficient economic development to support a further 2,050 net additional
jobs once the development sites are fully occupied. From these jobs a net additional
£130m of GVA per annum will be contributed to the Kent economy. Over 30 years
compared to the Do Minimum scenario the people in these jobs will create an estimated
additional £1.5 billion discounted GVA to the local economy.

_________________________
2

The Stour Park site was previously known as the Sevington site.
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1.

Introduction

1.1

Appointment and purpose of study

1.1.1

Mott MacDonald was appointed by Highways England in July 2015 to
undertake a wider economic appraisal of the proposed M20 Junction 10a
Scheme. The aim of this study is to analyse at a high level, the local economic
value of the Scheme and thereby address the Secretary of State’s comment
included in the Scoping Opinion Report, March 2015, as well as comments
from Mersham & Sevington Parish Council. In May 2016 we were requested
to revisit the land use and economic development report to recognise the
Alternative Scenario for the highway layout which also resulted in us reviewing
the planning status of the associated sites.

1.1.2

The aim of this report is to assess the economic value that could be created
locally by proposals for a junction 10a on the M20. The report aims to address
the Secretary of State’s comment included on page 23 Paragraph 3.59 of the
Scoping Opinion Report, March 2015, as presented below:
“The proposed scope does not include an assessment of the employment
opportunities associated with the scheme, and the Secretary of State
considers that this aspect should be included in particular with respect to
local effects. The Secretary of State recommends that the types of jobs
generated should be considered in the context of the available workforce
in the area, this applies equally to the construction and operational
stages. The Scoping Report does make reference to the proposals
relationship to allocated employment and development land to the
immediate south at Sevington, and it will be important for the ES to also
clearly explain this relationship and the implications for the assessment.
The applicant’s attention is drawn to comments in Appendix 2 from
Mersham & Sevington Parish Council regarding this aspect.“
- Scoping Opinion Proposed M20 junction 10a, March 2015, The Planning
Inspectorate, Page 23, Paragraph 3.59.

1.1.3

This study addresses these points by identifying the quantum of jobs that
could be created as a result of potential development unlocked as a
consequence of the proposed new junction. This study will consider the
number of jobs created during both the construction and operational phase of
the scheme within the context of the available workforce in the area.

1.1.4

The study complements the assessment of the Benefit to Cost Ratio (BCR),
Wider Economic Benefits (WEBs) and Value for Money (VfM), delivered as a
separate component report as part of this commission.
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1.2

The Proposed Scheme ‘The Main Scheme’

1.2.1

In March 2010, the Secretary of State announced the ‘Preferred Route’ for the
proposed M20 junction 10a at Ashford, Kent. The Proposed Scheme is
required to accommodate traffic generated by the proposed future growth of
Ashford and includes a new junction to the south east of the existing M20
junction 10 and a proposed new link road to the A2070 (see Figure 1.1
Location Plan, Volume 6.2).

1.2.2

Ashford has been identified as a major growth area for the South East in the
Government’s Sustainable Communities Plan, with the provision of 31,000
additional homes and 28,000 new jobs in the area by 2031. The existing M20
junction 10, south of Ashford, suffers from congestion and delays, especially
in peak periods, caused mainly by conflict between strategic and local traffic. It
is predicted that the existing M20 junction 10 will suffer from increased
congestion and long delays in the future, if additional capacity is not provided.

1.2.3

The proposed scheme consists of a new gyratory roundabout over the M20
motorway, to the west of Mersham and approximately 700m south east of the
existing junction 10, and a new dual carriageway link road to the existing
A2070 Southern Orbital Road (SOR) to the west of St Marys Church,
Sevington. The scheme includes demolition of the existing M20 Highfield
Road Bridge, construction of 2 new bridges over the motorway each carrying
3 traffic lanes, 4 new slip roads to cater for all movements to and from the
motorway, closure of the existing east facing slip roads at junction 10, a new
footbridge across the motorway, a new footbridge to replace the existing
footbridge over the A2070 at Church Road, a new retaining wall at Kingsford
Street, and demolition of 1 residential and 3 business properties. The
Proposed Scheme is referred to as the ‘Main Scheme’ throughout this
Environmental Statement (ES).

1.3

The Alternative Scheme

1.3.1

This ES considers the Main Scheme with the addition of an access to the
proposed adjacent Stour Park development, which would comprise a threearm roundabout located midway along the proposed A2070 link road. This
access junction is referred to throughout the ES as ‘The Alternative Scheme’.

1.3.2

Friends Life Ltd is currently applying for planning consent from Ashford
Borough Council (ABC) under the Town and Country Planning Act (TCPA)
1990 (as amended) for the Stour Park business park development, which
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would be located immediately to the south of the proposed A2070 link road
(ABC application reference 14/00906/AS).
1.3.3

Whilst Stour Park does not form part of the Nationally Significant Infrastructure
Project application for which this ES has been prepared, should it gain
approval from ABC there would, in order for Stour Park to be fully developed,
be a need for an access in the form of a roundabout to be provided to Stour
Park from the new A2070 link road.

1.3.4

A new roundabout at this location would need to be constructed by Highways
England because of the nature of the road being proposed. However, as the
junction would only be required to facilitate the commercial development
Highways England will seek full reimbursement of its cost from the developer.

1.3.5

As it is likely that the Stour Park development would be determined and
potentially granted consent during the course of the DCO application it would
therefore be brought forward in the same timeframe as the Main Scheme.
Consequently it is considered prudent by Highways England to include the
Alternative Scheme in the application for a DCO to prevent the need to amend
the DCO at a later date, should it be granted.

1.3.6

The Stour Park development, if granted planning permission, would comprise
a mixed use scheme of up to 140,000 m2 Class B8 (storage and distribution)
use, up to 23,500 m2 of B1a/B1c Business (of which a maximum of 20,000
m2 of B1a), up to 15,000 m2 of B2 (general industry), up to 250 m2 of A1
(retail shops) and 5,500 m2 of sui generis (development that does not fall
within any particular class use) to accommodate Kent Wool Growers. The
development would also have ancillary and associated development, including
utilities and transport infrastructure, car parking and landscaping.

1.3.7

Throughout the ES if reference is made to 'the Scheme' it means the Main
Scheme and the Alternative Scheme

1.4

The Proposed Scheme Promoter

1.4.1

The promoter of the Main Scheme and the Alternative Scheme is Highways
England, a government company charged with operating, maintaining and
improving England’s motorways and major A roads.

1.4.2

For details of the consenting regime please refer to Chapters 1 Introduction
and Chapter 2 The Proposed Scheme, Volume 6.1.
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1.5

M20 junction 10a proposals and economic development

1.5.1

This study quantitatively and qualitatively considers potential economic
impacts of the proposed M20 junction 10a Scheme for Ashford and Kent.
Impacts are quantified at the county level. Where appropriate, wider economic
impacts on both the South East Local Enterprise Partnership (SELEP) area
and the Kent & Medway Economic Partnership are considered qualitatively.
As Figure 1.1 shows, for the purposes of our study we have considered Kent
County on a geographical basis and therefore include Medway District as part
of Kent.

Figure 1.1 Study area, Ashford BC and Kent CC

Source: Mott MacDonald

1.6

Study methodology

1.6.1

This study was primarily undertaken in August / September 2015 and was
based upon the original ‘Main Scheme’ proposal for the M20 junction 10a.
This report has been updated to consider the Alternative Scheme in May 2016
and reflects the updated employment land figures, and gross FTE jobs figures
within the latest planning application for Stour Park. The study has been
undertaken through the following key elements:
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A desktop review of the economic context, economic strategy and
statutory planning for the study area.



A small number of qualitative consultations with key stakeholders
including representatives of the local authorities, and an investment
promotion agency. Consultations were conducted in 2015 on the basis
of the Main Scheme, however consultations have not been conducted for
the Alternative Scheme specifically.



Running of Mott MacDonald’s Transparent Economic Assessment Model
(TEAM) to quantify at a high level the potential economic impacts of the
proposals. By this we mean that a preliminary assessment of a subset of
economic impacts has been undertaken based on evidence that could be
gathered and drawn upon within the initial study timeframe (August /
September 2015). This enables us to calculate the net additional
economic impacts associated with growth in the area and how much of
this growth can be attributed to the infrastructure improvements. The
focus has been on economic and employment growth. The flow of
benefits modelled through TEAM is presented in Figure 1.2 below.

Figure 1.2 TEAM – used for economic impact assessment

Source: Mott MacDonald

1.7

Report structure

1.7.1

The remaining sections of this report are structured as follows:


Section 2 – provides an overview of socio-economic baseline conditions
in the wider area.



Section 3 – provides an overview of the local planning framework.



Section 4 – provides an overview of the key local economic
development context for M20 junction 10a.



Section 5 – presents the findings from the primary research undertaken
to develop the economic impact assessment.
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Section 6 – presents the findings from our high level run of TEAM to
assess the potential impact of the M20 junction 10a scheme.



Section 7 – summarises the key report findings.



Appendix A – provides an overview of the key TEAM assumptions.
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2.

Economic baseline data

2.1

Introduction

2.1.1

This section provides an overview of key economic data for Ashford and Kent
to consider the junction 10a proposals within their local economic context. The
section identifies how the local authorities are performing against the
comparator areas of the South East and England.

2.2

Data dashboard3

2.2.1

Data was collected from NOMIS4, the Office for National Statistics (ONS) and
the Business Register and Employment Survey (BRES) at town, district,
regional and country level. To show the progress of Ashford compared to its
comparator areas, a RAG (Red / Amber / Green) rating system was devised:
red for under performance, amber for mixed performance and green if it was
out performing them. Figure 2.1 presents the study areas considered.

_________________________
3

The Data Dashboard is in aid of structuring the economic data analysis in a more concise and accessible format.

4

NOMIS is an official Government source of labour market statistics (formerly known as the National Online Manpower Information
System) but now covers much more than labour market statistics
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Figure 2.1 Study area, Ashford BC and Kent CC

Source: Mott MacDonald

2.2.2

Our dashboard (Figure 2.2, Figure 2.3 and Figure 2.4) shows that Ashford is
experiencing a period of high population growth, with growth out-performing
both regional and national trends. Kent population is also growing at a faster
rate than the South East and England. The working age population as a
percentage of total population is falling (on trend) with comparator areas.
Similarly, the number of Job Seekers Allowance (JSA) claimants in Ashford is
falling broadly on trend and is lower than Kent and UK. Key employment
sectors in Ashford include public administration, health & education and retail,
wholescale & motor trades. The growth of new active enterprises is lower
than county, regional and national trends. Ashford is observing an increase in
mean annual earnings above the national rate but lower than the Kent and
South East growth rate over the period 2010 to 2014.
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2.3

Summary

2.3.1

Our dashboard suggests economic performance that is mixed compared to
comparator areas in Ashford. Ashford is experiencing population growth and
low claimant counts, yet a lower working age population as a proportion of
total population and lower growth in active businesses suggests some areas
of weaker performance.
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Figure 2.2 Data Dashboard: study area - Ashford – Page 1

Economic dashboard: Ashford compared to Kent, South East and England
Study Area Performance Key
against comparator areas:

Total
Population

Working Age
Population

Out Performing

Job Seekers
Allowance

Mixed Performance /
On Trend

Employment

Under Performing

Business
Count

Mean
Earnings

-

Out
Performing

Higher percentage growth in
total population relative to
comparator areas

Under
Performing

Increasing number, decreasing
percentage. Overall percentage
lower than comparator areas

Source: Mott MacDonald
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Figure 2.3 Data Dashboard: study area - Ashford – Page 2

Out
Performing

On trend decrease in percentage and
number of claimants. Overall percentage
lower than Kent and England

Source: ONS, 2015 Claimant counts

Employment by Sector

Out performing
- Manufacturing
- Retail, wholesale & motor trades

Ashford

Kent

On trend / mixed performance
- Business administration
- Construction
- Accommodation & food
- Professional, scientific & technical

- Arts, entertainment, recreation
- Public administration
- Transport & storage

South East England

England

Under performing
- Agriculture & mining
- Financial & insurance
- Property services
- Information & communication

Source: ONS, 2013 BRES

Source: Mott MacDonald
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Figure 2.4 Data Dashboard: study area - Ashford – Page 3

Under
Performing

Increase in active
businesses at a lower rate
than comparator areas

Source: ONS, 2013 Business Count

–

Mixed Performance

Increasing earnings at higher than
national average rate however mean
earnings are lower in Ashford than in
all comparator areas

Source: ONS, Annual survey of hours and earnings

Source: Mott MacDonald
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3.

Local planning framework context

3.1

Introduction

3.1.1

This section reviews the local planning framework for the study area with a
particular focus on current land uses, future land allocations and known
barriers to development.

3.2

Local planning framework

Ashford Borough Council planning framework
3.2.1

In 2003, Ashford was identified as 1 of 4 major growth areas in the
government’s Sustainable Communities plan, with provision to deliver an
additional 31,000 homes and 28,000 jobs up to the period 20315. In response
to this, the Ashford Priorities for Growth document set a vision for the area to
become a strong, self-sustaining and growing town6. The strategic economic
framework states that Ashford holds the potential to become the economic
powerhouse of Kent that will play a distinctive role in the South East and Kent
economy7.

3.2.2

Given the predominately rural character of the borough, the Ashford Core
Strategy intends to focus future growth in Ashford town, its immediate
surrounding areas and a small number of industrial and business parks
located close to motorway junctions. Stour Park, south of the town centre and
with links to the M20, has been identified as a key employment site that has
capacity to deliver up to 2,000 new jobs8. However, it is acknowledged as part
of the Ashford Local Plan that the full development potential of this site is
dependent upon the delivery of junction 10a at the M209.

Ashford Strategic Housing Land Availability Assessment (SHLAA)
3.2.3

As identified in the Core Strategy the most recent SHLAA from ABC was
published in 2009 and is updated through the Housing Information Audit. The
most recent audit was published in October 2014.

_________________________
5

Sustainable communities: building the future (2003) p.55

6

Ashford Future: Priorities for Growth ( 2005) p.5

7

Ashford strategic economic framework (2010) P. ii

8

M20 New 10 and M20/A270 Motorway Link Road (2012) P.2

9

Urban Sites and Infrastructure Development Plan Document (DPD) (2012). Barriers discussed in greater depth in Section 3.2.7.
Page 15
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3.2.4

The total number of dwellings completed in Ashford district on all sites in the
year ending 31 March 2014 was 137 units. This brings the total number of
dwelling completions since 2011 to 1,054 and results in a 3 year annual
average completion rate of 351 units.

3.2.5

Findings from the Housing Information Audit 2015 are summarised in Table
3.1 below. In order to meet the Local Plan requirement of 14,600 dwellings by
2030/31 a further 13,546 dwellings are required to be built during the next 17
years; an average of 797 dwellings a year.

Table 3.1 Housing surplus/shortfall 2014
Requirement versus completions

Dwellings

District Local Plan requirements 2011 / 2012 to 2013 / 2014 (3 years)

2,190

District completions from April 2011 to March 2014 (3 years)

1,054

Surplus/shortfall (-) to date (3 years)

-1,136

Ashford Plan residual requirement to 2030/31 (17 years)

13,546

Annual average required to 2030/31 (17 years)

797

Source: Kent County Council Housing Information Audit Ashford Borough Council 2013/2014 edition, October 2014

3.3

Land use and allocations

Stour Park site current land use and overview, 2015
3.3.1

The ABC Employment Land Review (ELR) 200810 identified 49.9 hectares of
employment land at Stour Park. Currently this site is largely comprised of
undeveloped agricultural land and grassland. The listed St Marys Church and
several residential properties (some of which are also listed) are located on
the south west boundary of the site.

3.3.2

The Stour Park site sits adjacent to the proposed new M20 junction and
Orbital Park, which is designated as a strategic employment location11 and
plays a key role in providing local job opportunities. Orbital Park is heavily
developed and contains a mix of industrial uses, car showrooms, retail trade
counters and a small number of vacant plots.

_________________________
10

At the time of drafting this report (September 2015), ABC were in the process of assessing all sites to update the ELR in order to
inform an updated Local Plan to 2030

11

Ashford Core Strategy (2008)
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Future allocations
3.3.3

The ELR (2008) indicated that there is likely to be a need for up to 37.4
hectares of land for B-class uses in the Ashford area due to potential growth in
the distribution, engineering / manufacturing and business service sectors
(see Table 3.2). Furthermore, it is estimated that 45,700m2 of office space
needs to be provided outside the immediate town centre and located in the
urban extensions.

Table 3.2 Employment space requirements from the period 2006 - 2021
B- class type

Additional floorspace needs (m2)

Additional land needs (ha)

Manufacturing space (B1c/B2)

8,700

2.2

Distribution space (B8)

80,300

20.1

Office Space (B1)

138,300

15.1

Total B-class space

227,300

37.4

Source: Ashford ELR, August 2008v

3.3.4

The Core Strategy allocated land at Stour Park for employment development
that is capable of meeting a range of employment types and uses. Under
policy U19 of the Urban Sites and Infrastructure Development Plan Document
(2012) (DPD), land at Stour Park is promoted for B2 (general industrial) and
B8 (storage or distribution) uses due to its strategic location next to the road
network and capacity to accommodate large buildings. The Stour Park site
also has potential to provide a variety of employment accommodation such as
low density small or ancillary office space and as such, potential employment
uses are not solely limited to warehousing and distribution proposals.

Table 3.3 Available B2 and B8 land use at Stour Park
Site

Type of employment
space

Employment area (ha)

Indicative floorspace
that can be provided
up to 2021 (m²)

Stour Park

Business park

12.1

60,500

Industrial area

28.9

86,700

41.0

147,200

Total
Source: Ashford ELR, August 2008
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Potential Ashford development sites
3.3.5

Ashford is 1 of the Government’s main growth areas within the South East
region (ELR 2008) identified both for housing and supportive employment
growth. Through the development of the high speed line into London, Ashford
may play a part in the housing shortfall in the South East. It is important the
proposed scheme is considered in this context.

3.3.6

Figure 3.1 below highlights the allocated land for further development within
the wider Ashford area that has been included in the traffic model to support
the new junction proposals. In support of this figure, Table 3.4 lists the
development sites and the assumed timescale the development would be
completed as per the traffic model developed for the proposed scheme by
AECOM (delivered alongside this commission).

Figure 3.1 Future development sites

Source: Sites are taken from the AECOM Uncertainty Log
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Table 3.4 Summary of AECOM’s Uncertainty Log development sites
Site reference

Site name

Assumed
Completion Year

1

Cheesemans Green

2031

2

Chilmington Green

2031

3

Conningbrook

2021

4

Designer Outlet Centre

2021

5

Eureka Park

2026

6

Jemmett Road

2021

7

3rd Urban Extension/Post 2017 Urban Allocations

2031

8A

Newtown Road (Phase 1)

2016

8B

Newtown Road (Phases 2-4)

2021

9

Orbital Park

2016

10

Repton Park

2021

11A

*Sevington (Phase 1)

2016

11B

*Sevington (Phase 2)

2019

12

Town Centre

2031

13A

Waterbrook (Phase 1 waiting approval)

2031

13B

Waterbrook (Phase 2)

2031

13C

Waterbrook (Phase 1

2016

14

Willsborough Lees

2021

15

Charter House

2026

16

Windfall - Dwellings

2031

16

Windfall - Jobs

2031

Source: Sites are taken from the AECOM Uncertainty Log. *Sevington is now known as Stour Park.

3.4

Barriers to development

Transport infrastructure
3.4.1

The Stour Park site sits within a strategic location in close proximity to the
M20 and the Channel Tunnel Rail Link (CTRL) yet despite this there is no
current access to the site that is acceptable for use by new employment uses.
The existing M20 junction 10, south of Ashford suffers from congestion and
delays, especially during peak periods with queues backing up onto the
motorway and this problem is only anticipated to get worse if additional
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capacity is not provided12. Ashford as a whole is well served by the rail
network through HS1 links both into London and Paris and mainland Europe.
3.4.2

Proposals for a new M20 junction 10a and link road to the A2070 are likely to
relieve congestion at the existing junction 10 and will support development
sites in and around south Ashford, particularly at Stour Park due to improved
access. Figure 3.2 and Figure 3.3 highlight the key features of the proposals.

Figure 3.2 M20 junction 10a Main Scheme
proposals

Figure 3.3 M20 junction 10a Alternative Scheme
proposals

Source: MMSJV

Source: MMSJV

Development on Greenfield land
3.4.3

Ashford faces major growth challenges and as a result, development cannot
be accommodated solely on urban sites. Therefore greenfield development is
essential if growth targets set out in local and regional policies are to be met.

3.4.4

The Stour Park site is greenfield land and whilst this is not necessarily a
barrier to development, any development proposals will require a detailed
masterplan and appropriate mitigation to limit any adverse impacts on the
local community and the wider landscape.

Planning conditions
3.4.5

Planning conditions imposed upon land allocated for development can
dissuade potential developers from bringing forward plans or investment on
_________________________
12

Highways Agency M20 J10a Environmental scoping report (2015)
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the site in question. A number of proposed development sites within Ashford
have planning conditions on them such that planning permission or other
aspects linked to the planning permission (e.g. occupation of premises) is
prohibited until a specified action has been taken (such as the provision of
supporting infrastructure). Policy U19 of the DPD states that a Masterplan for
the Stour Park site must13:

3.5



Establish a layout for the site, including the proposed phasing of the site
and identifying which parts of the site shall accommodate buildings of
different scales and uses.



Indicate the route of a north south link through the site from the junction
10a link road to a crossing point at the railway lines on the southern
boundary.



Incorporate a landscaping strategy for the site boundaries and within the
site, including appropriate landscaped buffers to adjoining properties.

Relevant planning applications

DMI properties and AXA planning application (Case Number 14/00906/AS)
3.5.1

In August 2014 AXA Real Estate Investment Managers, DMI Properties Ltd
and Friends Life Company (‘the Promoters’) submitted a planning application
for the Sevington Masterplan to ABC seeking consent for development of the
Sevington Site (as it was then known). Figure 3.4 presents the Masterplan
proposals for the Sevington site (now known as Stour Park).

_________________________
13

DPD Regulation 27 - Publication Version - Policy U19 - Sevington [accessed 26 August 2015]:
https://haveyoursay.ashford.gov.uk/consult.ti/usi_dpd_27/viewCompoundDoc?partid=811988
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Figure 3.4 Sevington site masterplan proposals, 2014

Source: Sevington Park website (http://www.sevington.net/docs/CONSULTATION-BOARDS-1.pdf)

3.6

Stour Park Planning Application 14/00906/AS

In 2015 amendments were made to the 2014 planning application for the site14
submitted by the Friends Life Company for the Stour Park site (formerly
known as Sevington Park). There are a number of alternative land
configurations illustrated within the proposal as shown in the masterplan.
However the proposal is for: 140,000 sq m B8; 20,000 sq m B1a; 3,500 sq m
B1c; 15,000 sq m B2; 250 sq m A1; and 5,500 sq m sui generis land use. This
is set out in Figure 3.5. The planning proposal covers a total site area of 47.75
Ha, and these employment land figures are assumed to be gross external
areas.
_________________________
3.6.1

14

Details obtained from ABC, Planning Committee Report, 18 May 2016
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Figure 3.5 Stour Park site masterplan proposals May 2015 revision

Source: Ashford Borough Council

3.6.2

The proposed land uses in Table 3.5 are taken from the ABC Planning
Committee Report (May 2016). The planning application refers to a separate
socio economic impact assessment for Stour Park conducted by the
Waterman Group which provides a breakdown of the anticipated gross FTE by
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land use classification to be delivered at Stour Park15. These have been
utilised within the TEAM modelling for jobs and GVA. It should be noted that
although gross FTE figures for Stour Park have been taken from the
Waterman study, assumptions consistent with the TEAM methodology have
been used to derive GVA estimates, net additional FTE jobs and indirect and
induced impacts to ensure consistency with the rest of the TEAM modelling16.
The figures below illustrate the proposed land use areas within Stour Park,
and the results of the socio-economic assessment conducted by the
Waterman Group.
Table 3.5 Stour Park Site Planning Application 14/00906/AS
Land Use Classification

Gross External Area (sq m)

B8

140,000

B1a

20,000

B1c

3,500

B2

15,000

A1

250

Sui Generis

5,500

Total

184,250

Source: Ashford Borough Council

Table 3.6 Economic impacts of Stour Park
Landuse Classification

Maximum Area
NIA, GIA, or
GEA (m2)

Gross
FTE
Jobs

Net FTE
Employ
ment

Indirect and
Induced Net FTE
Employment

Total Net
FTE
Employme
nt

A1 - Retail Warehouse

221 m2 NIA

2

1

1

2

B2 - General Industrial

11,866m2 GIA

330

223

112

335

B8 - General Warehouse
and Distribution

140,000m2
GEA

2,000

1,350

675

2,025

Sui Generis (Assumes B8
General Warehouse and
Distribution Use)

5,170m2 GIA

74

50

25

75

_________________________
15

Stour Park, Ashford: Environmental Statement Chapter 7: Socio-Economics

16

This includes assumptions such as leakage, displacement and the composite multiplier utilised to generate indirect and induced
impacts to ensure that this is relevant to the impact area defined within this study. For instance within the Waterman study a
regional composite multiplier of 1.5 is utilised whereas for the purpose of the county of Kent we propose that 1.29 is more
appropriate.
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Maximum Area
NIA, GIA, or
GEA (m2)

Total

Gross
FTE
Jobs

Net FTE
Employ
ment

Indirect and
Induced Net FTE
Employment

Total Net
FTE
Employme
nt

2,406

1,624

813

2,437

Source: Stour Park Ashford: Environmental Statement Chapter 7: Socio-Economics

3.7

Summary

3.7.1

The local planning framework in Ashford district is currently based on a
number of documents that are due to be renewed. The planning framework
clearly sets out Ashford as a key area for significant development of housing
and employment uses. Some strategic improvements in the highway network
in Ashford district, such as M20 junction 10a, are identified in support of the
economic growth of the area which, in turn, will support the delivery of growth
aspirations for Ashford, Kent and the South East. Without the proposed
junction the Stour Park development is unlikely to be brought forward as ABC
has placed the provision of the junction as a planning condition such that the
development will not be allowed to proceed until the junction is in place. The
Alternative Scheme is the option that forms access to the land and therefore
unlocks it for development which will deliver the jobs and GVA benefits set out
above.

3.7.2

The different configurations from the 2014 and 2015 planning applications are
set out in Figure 3.6 for reference.
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Figure 3.6 Stour Park planning applications and development parameters

Source: ABC
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4.

Economic development context

4.1

Introduction

4.1.1

In this section we review the economic growth objectives and the role of
transport policy in supporting economic growth for the ABC, Kent County
Council (KCC), Kent and Medway Economic Partnership (KMEP) and SELEP
areas.

4.2

National economic development context

4.2.1

A summary of the national economic development context is provided in the
main body of the ES. The purpose of this study is to consider the economic
impacts of the proposed scheme on the local economy therefore this section
focuses on the local economic development context.

4.3

Local economic development objectives

South East LEP – Kent and Medway Growth Deal and Strategic Economic Plan
2014
4.3.1

Through the Kent and Medway Growth Deal as part of the Strategic Economic
Plan, the public and private sectors intend to invest over £80 million each year
for the next six years. The Growth Deal aims to unlock the potential in Kent
by:


Substantially increasing the delivery of housing and commercial
developments.



Delivering transport and broadband infrastructure to unlock growth.



Backing business expansion through better access to finance and
support.



Delivering the skills that the local economy needs.

4.3.2

KMEP has a stated aim to work with local, regional and national governments
to deliver economic growth in the form of jobs and productivity gains and to
accommodate for this growth with housing and infrastructure provision.

4.3.3

Through delivery of the SEP/Growth Deal, KMEP will look to deliver:


Housing growth: KMEP will deliver 49,000 homes over the next six
years to meet the needs of the growing population and economy.
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Private sector employment: KMEP will help to create 60,000 new jobs
by unlocking housing and commercial development sites and creating
sector growth through better access to finance.



Increased economic value: KMEP will increase Kent and Medway’s
levels of productivity and innovation, leading to an additional 11,000
knowledge economy jobs over six years.

A capital investment programme focussed on key transport projects will be
used to unlock priority sites for KMEP with £359.6m of Local Growth Fund
(LGF) spending between 2015 and 2021. The transport investment
programme is the largest component of the investment programme and
supports delivery of a wide range of investments including in skills capital and
business finance. Existing proposed investments are detailed in Table 4.1.

Table 4.1 Proposed investment 2015 / 21
Project

Funding

Transport Investment

£359.6m

Business Finance

£28.0m

Skills Capital

£29.3m

SEFUND/development

£74.2m

Employment and Skills

£4.5m

Sector Growth

£6.0m

Total

£501.5m

Source: South East LEP – Kent and Medway Growth Deal and Strategic Economic Plan 2014

4.4

Transportation policy and economic growth

Growth corridors
4.4.1

The SELEP has identified key growth corridors across the area of which the
M20 corridor is one. Growth corridors are seen to present the greatest
opportunity for growth across the area and thereby require focused investment
in infrastructure. These are visually shown below in Figure 4.1.
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Figure 4.1 Map of key growth corridors and areas within the South East Local Enterprise Partnership.

Source: South East LEP, Strategic Economic Plan 2014 page 43.

4.4.2

Key transport investments identified within the Kent & Medway Growth Deal
and Strategic Economic Plan 2014 include:


M20 junction 10a (Local Growth Fund (LGF) requirement £19.7m).



A28 Chart Road (LGF requirement of £10m).



Dover Waterfront links (LGF requirement of £10m).



M2 junction 5 (LGF requirement of £15m).
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Operation Stack Lorry Park (LGF requirement of £10m).

Growth without gridlock - Kent and Medway
4.4.3

Growth without gridlock in Kent and Medway is the transportation strategy for
the area and was published in 2010. The strategy is focussed on
accommodating the nationally significant transport connections within the
county. The location of Kent and Medway means the transport policy
decisions have a significant impact on the national transport network.
Transport strategy therefore forms a key part of the growth deal.

4.4.4

Key points of the transport strategy include:


Ensuring the M20, M2/A2 and High Speed 1 perform well, with as little
congestion as possible to avoid the damage this can do to the national
economy.



Highways Agency investment at M2 junction 7, the dualling of the A2 at
Lydden and the M2 junction 3 to support further development at
Rochester Airport.

Strategic Employment Options Report – Ashford Borough Council
4.4.5

The Strategic Employment Options Report, produced by GL Hearn for ABC in
March 2012 assessed the strength of Ashford’s offer to developers and
businesses. Among Ashford’s key identified assets are its fast transport
connections with London with greater capacity than other links to London from
other locations. Ashford’s proximity, and rail connections, to London are a
significant part of Ashford’s offer, allowing people to commute to London and
live in Ashford. Strong rail connections could also have the effect of increasing
the town’s attractiveness as an employment centre, particularly with regards to
supporting the potential for commercial office development. The M20 adds
significantly to Ashford’s offer, giving it strategic connectivity between London
and the Channel Tunnel.

4.5

Role of an M20 junction 10a in supporting economic growth

4.5.1

The role of a new junction and the M20 Growth Corridor to serve Ashford and
the surrounding area in supporting economic growth has been acknowledged
in a range of strategic documents for the area. The quotes below reflect the
strategic importance of a new junction in supporting economic growth as
highlighted by ABC, SELEP and KCC.
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“[Junction 10a will provide] the
necessary highway capacity to serve and
support the new development sites to the
south and east of Ashford”.
Kent County Council, Growth Without
Gridlock, 2010

“This new junction to the South East of
junction 10 [junction 10a] is essential for the
delivery of the Sevington industrial area”
Ashford Borough Council, Ashford Strategic
Economic Framework,2010

“With some 8,500 homes and 7,000 jobs planned
for 2021, the M20 corridor includes some of the
South East’s most important growth locations at
Maidstone and Ashford”.
South East LEP, Strategic Economic Plan, 2014
4.6

Summary

4.6.1

Ashford is a key economic growth area at a sub-regional, regional and
national level. Significant growth from both residential and employment sites
within the Ashford area are projected. Key objectives for the KMEP include
delivery of 49,000 homes and creation of 60,000 new jobs. Transport
connectivity and continued investment in transport infrastructure is identified
as a key asset for Ashford’s economic growth with the M20 adding
significantly to Ashford’s offer, giving it strategic connectivity between London
and the Channel Tunnel. Transport infrastructure and the proposed new M20
junction, are key to supporting the delivery of planned growth in the area and
supporting wider policy objectives.
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5.

Primary research

5.1

Introduction

5.1.1

To supplement the research undertaken in previous sections of this report and
to substantiate the potential impacts of the proposed new M20 junction 10a
further, primary research was undertaken in the form of a small number of
stakeholder consultations. Key findings from this primary research are
presented in this section. Consultations were conducted in August /
September 2015 based on the Main Scheme proposal. The consultations do
not take into consideration any amendments to the scheme specifically the
Alternative Scheme.

5.2

Key consultation findings

5.2.1

To gain greater insight into the potential economic development impacts that
the junction proposals could unlock, 4 stakeholders were interviewed
representing ABC, KCC, SELEP and Locate in Kent (an investment promotion
agency). A representative for key developer interests was approached as part
of this study however, they did not take part in the study due to timeframe
constraints. Due to a commitment to confidentiality, we have chosen not to
name our consultees in this report.

5.2.2

All consultees demonstrated an excellent level of knowledge of the area, the
proposed scheme and the opportunities and barriers to bringing forward
economic development. Key findings from the consultation are presented in
Table 5.1.

Table 5.1 Key findings from consultations
Key development opportunities
All respondents identified the Stour Park site as a development opportunity to the south of Ashford.
One respondent noted a need to open up land for housing growth south of Ashford with 15,000-20,000
proposed houses over the next 15-20 years.
One respondent noted the importance of the Stour Park site to the M20 growth corridor.
Key benefits/disbenefits of junction 10a proposals
It would enable growth of the proposed housing and employment sites such as Silvington Green, key
benefits would be a population increase, associated spending and supporting services.
One respondent noted Stour Park would be a huge catalyst for local economic growth with supply chain
effects stretching into the wider area.
It was noted that the junction improvements may improve linkages with other logistics businesses within
Kent – e.g. logistics at the ports of Dover & Sheerness.
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Trends for B2/B8 use
Feedback that 1 consultee was gaining from those actively working in the market suggest there is an
ongoing need for B2/B8 premises across the whole of Kent.
One respondent noted there is an observable need for B8 uses as there is a significant undersupply
across Ashford and the County of Kent.
One respondent noted there would be significant demand.
Key barriers to development to the south of Ashford?
One respondent noted an awareness of the sites as an issue as work is required to persuade investors
that east of Maidstone there are opportunities
One respondent noted current congestion and traffic volumes to the south of Ashford
Existing site conditions and environmental constraints were noted by most respondents as a potential
barrier.
Other comments
A respondent noted there has often been an observable challenge around creating a wider sense of
place in the Ashford area, although this is improving.
Several respondents noted the challenges of overcoming the perception of Operation Stack for Ashford
district.
The importance of the M20 corridor to the regional and national economy was noted as an important
trade and tourist corridor to Paris and mainland Europe.
Connectivity to London through the High Speed rail link has had a noteworthy impact on development in
the region.
There is a need to take a strategic view of impacts across the region and more widely the nation. The
M20 is a key access route for many from mainland Europe. With potential improvements such as the
Lower Thames Crossing it is important routes such as the M20 are understood within the wider regional
and national context.
Source: Mott MacDonald stakeholder consultation exercise

5.2.3

The consultations provided strong evidence of the wider economic value that
could be delivered through the M20 junction 10a scheme for the local, regional
and national economy. A note of caution should be observed given the small
sample size. Our consultation programme would be significantly enhanced by
discussions with developers of the Stour Park site and representatives of
other private sector interests which we were unable to undertake within the
timeframe of this study and did not have permission to do so.

5.3

Summary

5.3.1

The primary research undertaken for this study has helped demonstrate the
significant development opportunity provided by a new M20 junction 10a. Key
potential impacts of the junction identified include:
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Unlocking land for commercial development such as the site at Stour
Park.



Providing stimulus for significant housing development along the A2070
corridor.



Attracting a greater number of industries to the region, particularly within
the supply chain of new businesses at Stour Park.



Attracting supporting infrastructure for the rise in residential population
such as schools, colleges, hospitals.

The economic development impacts of the proposed M20 junction 10a
scheme were highlighted as significant. Consultees suggested that much of
the development discussed could not be realised without improvements to the
existing road network and specifically M20 junction 10a. Findings from the
primary research undertaken along with research presented in the rest of this
report have been used to inform the development of a high level run of TEAM
in the following section.
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6.

Economic impact assessment

6.1

Introduction

6.1.1

The findings from the preceding research presented in Sections 2 to 5 have
been used to deliver a high level run of TEAM. By this we mean that a
preliminary assessment of a subset of economic impacts has been
undertaken based on evidence that could be gathered and drawn upon within
the study timeframe. We assess the net additional economic impact to the
county of Kent associated with the proposed scheme. We have assessed
impacts both quantitatively using TEAM as well as further impacts
qualitatively. This section offers an assessment of the employment impacts
that might flow from the construction of the proposed new junction 10a on the
M20 motorway and places them in a local context.

6.1.2

The economic impact assessment was produced in August / September 2015
on the basis of the Main Scheme proposal. The report and the impact
assessment have been updated in May 2016. The employment land at Stour
Park modelled as part of this economic impact assessment has been updated
to reflect changes made in the latest planning application at the time of writing
(ref: 14/00906/AS). Although updates have been made to reflect this it is
important to note that all assumptions relating to the phasing of impacts and
construction impacts have not been altered since the 2015 analysis as no
alternative information has become available. Consultation with the scheme
promotor, Friends Life, or its agent, Montagu Evans, would add value in terms
of understanding delivery timescales and phasing. It is worth noting that
although the parameter plans and development configuration has altered
between the 2 planning applications, the quantum of floorspace to be
delivered remains the same at 157,616 m².

6.2

Methodology

Approach taken
6.2.1

To assess the potential impact of the proposed M20 junction 10a we have
applied TEAM to assess high level economic impacts. Our TEAM
methodology is presented in Figure 6.1 below and considers direct jobs (on
sites made more attractive by the new junction), as well as indirect jobs in the
supply chains serving the businesses on the sites (indirect effects) and
downstream consumption multiplier effects (induced effects) arising as more
people are employed directly and indirectly.

HA514442-MMGJV-GEN-SMW-RE-Z-631301
Revision A

33

M20 Junction 10a
TR010006

Appendix 13.1 Land use and
Economic Development Report

Figure 6.1 TEAM – used for economic impact assessment

Source: Mott MacDonald

6.2.2

6.2.3

We have assessed the impacts of the proposed M20 junction 10a using a ‘Do
Minimum’17 and ‘Do Something’ scenario. Existing land use around the
scheme is presented in Figure 6.2 below with the junction overlain. Currently,
the dominant uses located adjacent to the proposed junction 10a are:


Orbital Park, which hosts a mix of retail and office use in 65.8 hectares.



46.2 hectares of residential land.



9.4 hectares of retail land.



99.7 hectares of farmland.

Figure 6.3 presents the anticipated land use in the ‘Do Something’ scenario of
our TEAM assessment with anticipated build out of the Stour Park site which
would be supported by junction 10a.

_________________________
17

At the time of originally drafting this report (September 2015), components of the ‘Do Minimum’ scenario for the traffic modelling
were still being finalised. Our experience suggests that small changes to the scope of the Do Minimum would not alter the results of
a high level TEAM assessment as developers are unlikely to react significantly.
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Figure 6.2 Existing land use

Source: Mott MacDonald

HA514442-MMGJV-GEN-SMW-RE-Z-63131
Revision A

35

M20 Junction 10a
TR010006

Appendix 13.1 Land use and
Economic Development Report

Figure 6.3 Potential land use under Do Something scenario

Source: Mott MacDonald
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6.2.4

The impacts of the M20 junction 10a Scheme result from construction
employment whilst the junction is being built and from commercial, jobcreating, development that for planning and other reasons could not proceed
without the junction.

6.2.5

At the time of writing (September 2015), construction cost estimates were
being calculated and only a broad estimate of construction cost was available.
The sites on which related development might take place did not, in the main,
benefit from full planning permission. For these reasons, the estimates
presented here are high level estimates of the impacts that might be expected
and substantial revisions are likely as more detailed information becomes
available in relation to building heights, design and type of occupier. This
report has been updated in May 2016 to take into account the Alternative
Scenario for the M20 junction 10a Scheme; the construction costs remain the
same as those used in the 2015 analysis which are sufficient to provide an
estimation of construction employment though the construction costs are likely
to change between 2015 and the actual outturn costs of the scheme being
known post-construction.

6.2.6

We have modelled these impacts quantitatively within TEAM to assess the net
additional economic gain of the M20 junction 10a scheme up to 2045 and
consider further impacts qualitatively in Section 0 below. Construction of the
proposed junction is assumed to commence in 2017 with scheme opening in
2019.

6.3

The Ashford employment context

6.3.1

Ashford is the largest and least densely populated of the Kent districts, albeit
its population is growing rapidly. This means that economic activity in the
town of Ashford is likely to need to draw much of its workforce from the District
given relatively long distances to other towns. This is especially relevant to
low and mid-skilled workers whose wages do not justify long commutes. In
short, Ashford is likely to have higher labour market containment than most
districts in the south east.

6.4

Results from economic impact assessment

Temporary construction benefits
6.4.1

Preliminary estimates suggest that the junction may cost around £80m-£90m
defrayed over a 2 year construction period (this data was provided for the
Main Scheme and we have assumed the same for the Alternative Scheme as
this will only be built if the developer for Stour Park provides funding for the
scheme). Mott MacDonald estimates for similar projects are that £160,666 of
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expenditure supports about 1 job-year of labour input in the South East18.
These figures imply a need for around 529 job-years of labour in construction,
or an average of about 265 workers, but with a greater peak workforce, during
the construction period.
6.4.2

The contractors will need to use specialist employees and sub-contractors, so
it will not be practicable to draw the workforce wholly from the local area.
However, experience elsewhere suggests that with appropriately applied
procurement requirements and a suitable supply of labour locally, 60% or even
more of the construction workforce can be drawn from the immediate area,
implying that up to around 160 local workers might be employed, on average,
during the construction period19.

6.4.3

To this gross position we applied a net additionality factor of 40%20 to reflect
experience on recent similar highways construction schemes and a composite
multiplier of 1.2921. Our high level assessment suggests the scheme would
create 409 net additional job years to the local economy (including multiplier
effects) with an average of 205 jobs supported per year during the
construction phase.

Table 6.1 Temporary construction jobs supported

Scheme Data
Direct Jobs
Net additionality
Net Multiplier Jobs
Total Net

Unit

Do Something

Capital Cost £m

85

Construction Years

2

Jobs Years

529

Average number employed

265

Jobs Years

317

Average number employed

159

Job Years

92

Average number employed

46

Job Years

409

Average number employed

205

Source: Mott MacDonald, TEAM

_________________________
18

Annual Business Survey data was used to estimate labour costs as a proportion of total construction expenditure in the UK. We
then took the mean annual salary for a construction job in the South East from the Annual Survey of Hours and Earnings to
estimate how much construction expenditure was required to support one job for a year.

19

Construction of the Bexhill to Hastings Link Road for example achieved a level of locally employed staff above 60% despite
difficulties sourcing skilled staff in the context of economic recovery increases in the South East - http://connect.eastsussex.publici.tv/document/Cab_160914_item_5_Monitoring_Q1.pdf

20

Leakage of 40% as the labour pool is likely to be drawn from a wider area than the workforce at large observable within the 2011
Travel to Work data. Comparable schemes suggest 60% of the labour force could be drawn from the local labour force such as
construction of the Bexhill to Hastings Link Road for example achieved a level of locally employed staff above 60% despite
difficulties sourcing skilled staff in the context of economic recovery increases in the South East (http://connect.eastsussex.publici.tv/document/Cab_160914_item_5_Monitoring_Q1.pdf [accessed 4th May 2016]

21

More information on the composite multiplier is detailed within the appendix
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6.4.4

Ashford’s labour market is less successful than might be expected from its
south eastern location within the UK and proximity to the Channel Tunnel.
Unemployment for 2014/15 at 5.1% or 3,200 in total22 is slightly higher than
the south eastern average, and the proportion of people in managerial and
professional posts is much lower. The proportion of workers in construction is
about average – in absolute terms they number about 2,000. Further
investigation would, however, be needed to establish the available supply of
construction workers; particularly with experience in delivery of highways
projects of the nature proposed.

6.4.5

This labour market position indicates that Ashford could potentially meet local
demand for construction labour created by construction of the junction, though
the pressure of demand might reduce the local share, especially at the peak
period for employment. Support from Job Centres and local economic
development officers may be able to support this recruitment process 23.

Impacts at full build out and operation of M20 J10a
6.4.6

From our research and high level analysis, we have identified and assessed a
number of different impacts a new M20 junction 10a could have on
development land within the study area and the wider town of Ashford, as
follows:


Attracting inward investment: It is judged that with the junction in place
more firms will be attracted to locate in the area from beyond Kent as the
scheme makes the developments more attractive to national and
international firms. As a result, firms locating on the sites impacted by the
junction will offer greater net additional value to the local area. To model
this, without the junction we apply a displacement factor of 39% to new
businesses locating close to the junction, with the junction we apply a
displacement factor of 20%24.



Extra land unlocked: consultations in 2015 identified, as well as noted in
the Core Strategy, that the Stour Park site would not be able to be
developed without the junction 10a Scheme. The strong links between
the junction proposals and development therefore allow a greater
proportion of employment benefits to be claimed as being linked to the
scheme; a small amount of development would be allowed prior to the
M20 junction 10a being constructed but this is limited to the enabling
infrastructure works and some of the smaller plots.

_________________________
22

These are the most recent Labour Force Survey measures (for April 2014 to March 2015 on average). The current rate and number
are probably a little lower.

23

See for example the Bexhill to Hastings Link Road Skills Plan produced as part of the Scheme’s Final Funding Bid - Annex 13 –
Skills and employment opportunities [accessed 2nd September 2015]
https://eastsussexgovuk.blob.core.windows.net/media/2444/bhlr_annex_13_skills_plan.pdf

24

This high level assumption is informed by Business Innovation and Skills (BIS) benchmarks (Research to improve the assessment
of additionality 2009). At the next stage of analysis this assumption should be substantiated further.
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Supply chain effects: consultations in 2015 identified that the proposed
junction would facilitate other supporting industries including
logistics/B8/B2 uses along the A2070 corridor (e.g. at the Waterbrook
site). This has been modelled using a composite multiplier effect of 1.29.



Impact on existing retail sites: As part of the proposed scheme, land to
the north and south of the M20, 700m east of the M20, will be used for
the construction of slip roads for the new junction. The change in land
use of these areas has been modelled in TEAM. A well-managed
relocation and compensation programme would minimise negative
impacts on these businesses however for the purposes of TEAM we
have modelled a small loss to the local area of 6 hectares of retail space
to reflect the closure of a number of businesses.

6.4.7

Appendix A further explains key modelling additionality assumptions used in
this TEAM appraisal to estimate net additional impact.

6.4.8

Junction 10a is proposed to be built within an area benefitting from market
buoyancy. Development and construction is ongoing currently within the area
with, subject to planning approval, more sites ready to come forward in the
near future. As a result, a significant number of jobs and GVA are currently
already supported within the area that we are considering. In the Do Minimum
scenario full build out is assumed to be complete by 2016 representing only a
small amount added to the existing stock of employment and retail land.
Without the junction, no further build out is anticipated in the area. In the
intervention scenario, full build out is anticipated by 2029, which assumes
build out of additional land unlocked by the junction (Stour Park) will begin
immediately after scheme opening in 2019 and take 10 years to complete and
reach full occupancy (assumed to be 85% of full floorspace capacity).

6.4.9

Ashford is developing rapidly, and there are numerous well progressed
proposals for housing and commercial development. Stour Park is
immediately adjacent to the proposed junction and its associated works.
FThough some land is anticipated to come forward without the junction, this is
only a small amount and is linked to existing highways capacity and none of
the jobs supported are anticipated to be net additional to the Ashford economy
as the prospective occupier (Kent Wool Growers) is to relocate from Ashford
town centre. The Stour Park site is assumed to proceed to full build out over
the ten years 2020 to 2029. Our consultations suggest that build out of the
Stour Park site is highly dependent upon approval of the planning application
and approval of junction 10a in a timely manner. This point is further
reinforced by the ABC Planning Committee Report on Stour Park (18 May
2016) which granted outline planning approval for the proposals subject to a
number of conditions. Condition number 12 states that:
“12. No more development than is equal to 1 DU (Development Unit) of traffic
impact (in accordance with the provisions of SPG6: providing for transport
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needs arising from the South of Ashford Transport Study) shall be occupied on
the site prior to the granting of a Development Consent Order (DCO) for the
works to form junction 10A of the M20 motorway and the link road to the
A2070
Reason: The traffic impact of development at the site (in excess of 1 DU of
traffic already catered for to serve development of the site via junction 10A as
upgraded) can only be accommodated by enhanced capacity of the strategic
highway network achieved through the granting of a DCO consenting the
construction of junction 10A and the link road from junction 10A to the A2070.”
6.4.10

ABC’s planning determination in respect of Stour Park has recognised that the
site’s full build out is dependent on junction 10a being built and open to traffic;
consequently, ABC’s approval of the application comes with a planning
mechanism for restricting how much development can proceed without the
additional capacity from junction 10a. This is known as a ‘Grampian’ condition
which limits the ability to occupy that which has been permitted until that which
is necessary to support it has been delivered by others (in this case Highways
England) and is available for use. Development at Stour Park is now directly
linked to the successful outcome of the M20 junction 10a DCO application
being prepared by Highways England.

6.4.11

Table 6.2 below shows development within the study area under a Do
Minimum and a Do Something scenario and the gross and net economic
impacts anticipated once all development land is utilised. The Do Something
scenario is anticipated to support 2,050 more net additional jobs and £130
million more net additional GVA per annum from 2029 than would be achieved
in the Do Minimum scenario (see Section 0 for further discussion of the build
out of sites).

Table 6.2 Gross and net economic impact achieved at full build out of development sites by scenario
Jobs

GVA, £m, pa

Gross direct

Net
direct

Multiplier

Total
net

Gross

Net
direct

Multiplier

Total
net

Do Minimum

7,410

4,080

1,180

5,260

500

270

60

330

Do Something

9,500

5,670

1,640

7,310

640

380

80

460

Difference

2,090

1,590

460

2,050

140

110

20

130

Source: Mott MacDonald, TEAM

Results of economic impact assessment – cumulative GVA impacts by 2045
discounted to 2016
6.4.12

Here we present the key findings of the economic gain that could be captured
by building a new junction on the M20. We have assessed impacts over 30
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years to 204525. Our high level economic impact assessment has identified
significant impacts of building the proposed junction 10a on the M20.
6.4.13

Its projected build out would need investment in premises which would be
significant in magnitude and support construction workers throughout the ten
year assumed construction period, most of whom would be anticipated to be
locally recruited. The scale of this investment could pick up some of the slack
in the construction sector after road construction is complete.

6.4.14

Compared to the Do Minimum scenario, net additional jobs supported in the
Do Something scenario are estimated to fall by c140 jobs in 2017 with the loss
of the retail space. From 2020 jobs are assumed to grow by c219 per annum
until 2029 as Stour Park premises are built and taken up. Thereafter jobs are
assumed to stabilise until 2045. The people in these jobs will create an
estimated additional £1.5 billion GVA (£1.470 bn), discounted at 3.5%26
back to 2016 values.

Table 6.3 Results – TEAM impact assessment of junction 10a Scheme – cumulative GVA benefits to 2045
Do Minimum

Do
Something

Difference

Net GVA (£m)

9,990

12,720

2,730

Net Discounted GVA (£m)

6,340

7,800

1,470

Source: Mott MacDonald, TEAM

Further impacts assessed qualitatively
6.4.15

Beyond the economic impacts quantified above we also anticipate the scheme
to have further impacts on the local economy. These impacts are discussed
below, while some could be significant, we have not quantified them within the
scope of this report as further work would be required to calculate the impacts
with a degree of certainty.

Table 6.4 Qualitative impacts of the proposed new M20 junction 10a
Qualitative benefit

Description and influence of the infrastructure
works

Level of impact
anticipated

Regional growth

An important finding from the consultation
programme is the relationship between the
development of M20 junction 10a and further
development across the South East region.

Medium/large positive

_________________________
25

A 30 year time horizon has been used. Although commercial buildings may last longer than 30 years the new businesses locating
within them (on the back of the highway scheme) are likely to move on sooner than this and therefore this time horizon is a
reasonable assumption.

26

In-line with HM Treasury Green Book recommendations
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Qualitative benefit

Description and influence of the infrastructure
works
Through transportation improvements, businesses
such as logistics firms and online retail warehouses
would be more likely to locate in Ashford. Due to the
excellent mainland Europe connections by ferry and
high speed rail, sites in Ashford, once unlocked, are
likely to be highly attractive to new businesses for
the UK. As such the displacement factor may be
lower than we have currently assessed.

Level of impact
anticipated

Complementing
further infrastructure
improvements

Consultees identified that the junction 10a Scheme
will form the first stage in unlocking additional
transportation improvements across the South East
region that are being designed to further support
economic growth. Schemes such as Nydd Airport
expansion projects, Lower Thames Crossing and
A2/M2 improvements were identified as being
complemented by the junction 10a scheme.

Medium positive

Increase the
occupancy rates at
Orbital Park

The consultation programme identified that the
junction may enhance the marketability of key
existing employment sites such as Orbital Park
thereby uplifting occupancy. The Orbital Park is a
large existing large site so even a modest uplift in
occupancy would secure a significant number of
jobs and economic growth for Ashford.

Medium positive

Source: Mott MacDonald

6.5

Summary

6.5.1

Our high level, assessment suggests that during the construction phase the
proposed junction 10a Scheme would create 409 net additional job years for
the local economy (including multiplier effects) with an average of 205 jobs
supported per year during the construction phase.

6.5.2

We estimate that the development of the scheme will have brought forward
sufficient economic development to support a further 2,050 net additional
jobs for the Kent economy compared to the Do Minimum scenario.. The
people in these jobs will create an estimated additional £130m GVA pa once
sites are developed and fully occupied which results in £1.5billion
discounted GVA over the period to 2045.
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7.

Conclusions

7.1

Introduction and study context

7.1.1

This study has examined the economic benefits derived from proposals for a
new M20 junction 10a by assessing and quantifying impacts on the proposed
Stour Park site and qualitatively considering the wider Ashford, Kent and
KMEP area.

7.1.2

Our data dashboard suggests economic performance that is mixed compared
to other comparator areas. Ashford is experiencing population growth and low
claimant counts, yet a lower working age population as a proportion of total
population and lower growth in active businesses suggests some areas of
weaker performance.

7.1.3

Developing the areas of Stour Park and the
wider proposed developments along the
A2070 corridor is a key component of the
planning strategy for ABC and KCC. Both
Councils are committed to sustainably
developing the Ashford area through
partnership working and engaging with key
stakeholders. Inadequate provision of
transport infrastructure to the area is an
important barrier to development.
Transport connectivity and continued
investment in transport infrastructure is
identified as a key asset for Ashford’s
economic growth with the M20 adding
significantly to Ashford’s offer, giving it
strategic connectivity between London and
the Channel Tunnel.

“Junction 10a will provide
the necessary highway
capacity to serve and support
the new development sites to
the south and east of
Ashford”.
Kent County Council,
Growth Without Gridlock,
2010

7.2

Primary research

7.2.1

The primary research undertaken for this study has helped demonstrate the
significant development opportunity provided by a new M20 10a junction. Key
potential impacts of the junction identified include:


Unlocking land for commercial development such as the site at Stour
Park.



Providing stimulus for significant housing development along the A2070
corridor.



Attracting a greater number of industries to the region, particularly within
the supply chain of new businesses at Stour Park.



Attracting supporting infrastructure for the projected rise in residential
population such as schools, colleges, hospitals etc.
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7.3

Economic impact

7.3.1

From our research and high level preliminary analysis, we have identified and
assessed a number of different impacts a new M20 junction 10a could have on
development land within the study area and the wider town of Ashford, as
follows:


Attracting inward investment: It is judged that with the junction in place
more firms will be attracted to locate in the area from beyond Kent as the
scheme makes the developments more attractive to national and
international firms. As a result, firms locating on the sites impacted by the
junction will offer greater net additional value to the local area. To model
this, without the junction we apply a displacement factor of 39% to new
businesses locating close to the junction, with the junction we apply a
displacement factor of 20%.



Extra land unlocked: after consultations in 2015, and the Core Strategy it
has been identified that the majority of the Stour Park site would not be
able to be developed without the junction 10a Scheme. This has now
been stated in the planning approval of 18 May 2016 and the ‘Grampian’
condition that now limits development at Stour Park to a very small
amount ahead of the DCO application being approved and the highway
improvements being in place to allow the development land to be
developed.



Supply chain effects: after consultations in 2015 it has been identified
that the proposed junction would facilitate other supporting industries
including logistics/B8/B2 uses along the A2070 corridor (e.g. at the
Waterbrook site). This has been modelled using a composite multiplier
effect of 1.29.



Impact on existing retail sites: As part of the proposed scheme, land to
the north and south of the M20, 700m east of the M20, will be used for
the construction of slip roads for the new junction. The change in land
use of these areas has been modelled in TEAM. A well-managed
relocation and compensation programme would minimise negative
impacts on these businesses however for the purposes of TEAM we
have modelled a small loss to the local area of 6 hectares of retail space
to reflect the closure of a number of businesses.

7.3.2

Our high level assessment suggests the scheme would create 409 net
additional job years to the local economy of Kent (including multiplier effects)
with an average of 205 jobs supported per year during the construction
phase.

7.3.3

We estimate that the development of the proposed junction 10a scheme will
have brought forward sufficient economic development to support a further
2,050 net additional jobs compared to the Do Minimum scenario. The people
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in these jobs will create an estimated additional £1.5 billion discounted GVA
over the course of the appraisal period compared to the Do Minimum scenario.
7.4

Summary

7.4.1

The M20 junction 10a has significant potential to release land for development
and support economic growth in Ashford and the Kent economies.
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Appendix A. Key TEAM assumptions used
Box 3: TEAM Modelling Additionality Assumptions
The economic impacts and assumptions developed (particularly around additionality) have been
assessed using best practice guidelines (when estimating plot ratios for example), the latest employment
densities from the HCA, the latest GVA and other relevant economic data.
The impacts have been adjusted for additionality to provide estimates of the potential net additional
impact that the developments will bring to the Kent economy. It is helpful to think of additionality in the
following terms:
‘The success of government intervention in terms of increasing output or employment in a target area is
usually assessed in terms of its ‘additionality’. This is its net, rather than its gross, impact after making
allowances for what would have happened in the absence of the intervention. Additionality can also be
referred to as a ‘supply side’ or ‘structural’ impact, which operates by altering the productive capacity of
the economy’ (Source: The Green Book, HM Treasury, p.52) .
The level of additionality for each of the sites has been assessed as set out below - adjusting for the
following to determine the net additional impacts:


Degree of leakage - the level of benefits that are likely to go to residents outside of the county of
Kent. This is set at 9.1% which is sourced from KCC’s technical report “Updating the 2001 Census
journey-to-work matrix” 2011 (http://www.kent.gov.uk/__data/assets/pdf_file/0010/8200/Updatingthe-2001-Journey-to-Work-Matrix.pdf )



Degree of displacement - the proportion of economic benefits that are displaced from elsewhere
(e.g. through the relocation of business activities). This is set at 38.7% in the without junction do
minimum scenario for the enterprise area. In the with junction scenarios displacement is set to
20%. This is similar to other similar projects on which TEAM modelling has been applied and is
informed by Business Innovation and Skills (BIS) benchmarks (Research to improve the
assessment of additionality 2009).



The knock-on multiplier effects within the economy from:



o

Supply linkages due to purchases made as a result of the intervention and further
purchases associated with linked firms along the supply chain (indirect effects).

o

Income or induced effects associated with local expenditure as a result of those who
derive incomes form the direct and supply linkage impacts of the intervention.

o

For simplicity and given the lack of survey data or knowledge about which specific
sectors indirect spending will relate to (which would facilitate the use of input output
modelling) this study assumes a composite multiplier value of 1.29 (which captures both
the indirect and induced effects discussed above) for the benefits associated with the
key developments based on the guidance within the Additionality Guide (Additionality
Guide 2014).

Deadweight associated with the developments – the level of economic activity that would have
occurred without the project. For this study we have developed a do minimum reference case
which is subtracted from the intervention scenarios.

In addition to the additionality assumptions the GVA figures have been calculated based on applying
GVA per worker data by sector which allows an estimate of the potential gross GVA impacts.
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