by UKG. UKG reserves the right to deem the bid as non-compliant if this is not
adhered to.
Please specify the weblink where this bid will be published: www.ashford.gov.uk
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supporting the transformation of the Ashford economy in East Kent, and delivering
studio space to support a thriving TV and Film industry nationally.
This Project is a key priority of Ashford Borough Council’s Recovery Plan and
emerging Corporate Plan, and the Council’s aspiration for Targeted Economic
Growth to improve the prosperity and productivity within the borough. This project is
critical in rebalancing the local economy currently too dependent on industries with
declining employment levels to improve local economic resilience. The outcomes of
the project include:
- Approximately 2,000 direct jobs
- Over 302 new homes
- Over 800 new learners
- 18,845 sq m of Film/TV Studios with post-production offices, workshops and a
media village.
- 7,185 sq m of additional flexible commercial floorspace
- A 120 bed hotel and 62 serviced apartments
- Reclamation of a 4.8 hectare brownfield site that has not been fully used
since the mid 20th century
- Restoration of 5 Grade II listed buildings totalling 31,179 sq m, retaining
Ashford’s railway heritage.
- A new 2,000 sq m Creative Industries and Digital Industries skills and
education centre.
- Associated infrastructure including open space, landscape and public realm
provision, external and internal parking, servicing, pedestrian and vehicular
access and associated engineering, utilities and infrastructure works.
- The project is estimated to substantially be delivered within 3 years.
The site is centrally located within the urban area of Ashford and it is located
c.1,600m / 20-minute walk from the town centre and approximately 700m (9-minute
walk) from Ashford International Station. This represents a key brownfield site within
the town situated within one of the Boroughs more deprived areas.
The planning application for the site was fully permitted in September 2020. The
developer Quinn Estates is working with The Creative District Improvement
Company and Time + Space Studios, as well as with the EKC Group to bring
forward the studio space and new educational facility. Some clearing of the site took
place in July 2020 when the enabling work had been scheduled to begin, however
this has been delayed. This funding could allow work on site to re-start in 2021/22
and be substantially delivered within 3 years.
This strategic project will deliver a key economic driver for Ashford and Kent, much
needed inward investment for the UK and will regenerate a nationally important
railway heritage site.
See Appendices E1-5.
3c Please set out the value of capital grant being requested from UK
Government (UKG) (£). This should align with the financial case:
Regeneration and town
centre

£14,773,745
100%
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3d Please specify the proportion of
funding requested for each of the Fund’s
three investment themes

Cultural
Transport

0%
0%
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As a result of the consultation the developer made a number of changes to the
scheme to respond to concerns and comments raised, including
-

Modifications to the design to be more sympathetic to the setting of listed
buildings
Changes to the scale of the hotel
Inclusion of a central green walkway and glazed atrium to provide improved
public space and access

In addition to the landowner’s consultation, the Council has undertaken extensive
consultation with members, staff and local stakeholders to develop the long term
ambition for the borough as part of the Ashford Futures study. This has informed the
Council’s current Recovery Plan 2020, which has as a priority action to “Enable the
delivery of Newtown Works”. In the development of the Recovery Plan 2020, and
the Ashford Futures Study, the Council undertook an Ashford Residents Survey
2020, with over 2,000 responses, as well as a series of key stakeholder workshops
drawing in a wide range of organisations to help shape these priorities.
The Creative District Improvement Company as operators of the Ashford
International Studios has undertaken a number of presentations to business groups
including Kent Invicta Chamber of Commerce, the Kent and Medway Economic
Partnership, and at the Launch of the Kent Property Market Report 2020.
This project is also regularly taken to the Ashford Strategic Delivery Board, and at
their meeting in April 2021 they provided their unanimous endorsement for this
project as the priority project for submission to the Levelling Up Fund. This Board is
chaired by the Leader of Ashford Borough Council, and board members include the
Rt Hon Damian Green MP, Kent County Council’s Portfolio Holder for Economic
Development, the Principal of EKC Group (Ashford College), Homes England,
Highways England, and the Ashford Access Group.
Attached in Appendix D are letters of support from some of these organisations that
support this project as a key economic driver for the region, including the
Department for International Trade.
4.2b Are any aspects of your proposal controversial or not supported by the whole
community? Please provide a brief summary, including any campaigns or particular
groups in support or opposition? (Limit 250 words)

As part of the Planning Application process 27 comments were received in support
of the scheme, and 12 comments were received in objection. Over 1,280 residents
and stakeholders were consulted on the proposals which highlighted some
concerns.
South Willesborough & Newtown Community Council (SWANCC) raised issues
which focused on the impact on local services and infrastructure, highway safety,
road capacity and car parking, the effects on neighbouring buildings including
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-

-

Three LSOAs (Stanhope, Beaver and Bockhanger) are within the 10% most
deprived for Income deprivation.
7 LSOAs are within the 10% most deprived for Education, Skills and Training
Deprivation - Stanhope ward is ranked 28th most deprived in England
(LGInform Plus).
High unemployment. Stanhope had the 10th highest unemployment rate in
Kent at 11.7% in 2021, almost double Ashford at 5.8% and UK at 6.3%.
Other wards with high rates include Beaver (9.2%), Bockhanger (8.6%),
Norman (9.1%), and Victoria (9.7%).

2) Brownfield Site
The 4.8 hectare site was originally built between 1847-1871 as the Ashford Railway
works. The site has largely been vacant since the mid 1980’s and two planning
consents in 1992 and 2009 have only seen 108 homes delivered in 2011 despite
consent for c.900 -solely due to its significant extraordinary costs. The site includes
5 Grade II listed buildings needing restoration to retain these nationally significant
railway heritage assets. These make development on purely market terms
unachievable.
3) National Requirement for Film Studios
The UK Film and TV sector is thriving, contributing £14.7bn of output in 2019, an
increase of 89% over the space of five years making it the fastest growing sector of
the UK economy. The British Film Institute forecasts the requirement for 10,000 new
employees over the next 5 years. Lambert Smith Hampton forecast the need for 2.3
m sq ft of new studio space over the next 15 years.
However, continued success is threatened by two challenges:
- A shortage of skilled professionals,
- The delivery of more studio space.
Despite these significant opportunities, the sector performs unequally across the
country. In established locations the sector has experienced rapid private sector led
expansion, however in ‘new’ locations (such as Troubadour’s new studios in Enfield)
public sector support has been required to unlock opportunities and demonstrate the
potential.
4) Housing Delivery
Ashford is a focus for housing growth. Whilst land is available and sites are identified
there is a significant challenge in delivering in the short term.
As part of the protection of the River Stour catchment area proposed developments
are required to demonstrate ‘nitrate neutrality’. Estimates suggest this is preventing
delivery of over 10,000 homes, threatening the ability for Ashford and other
boroughs to meet housing needs. Ashford International Studios, Newtown Works
can deliver 302 homes through its existing planning consent.
4.3b Explain why Government investment is needed (what is the market failure)?
(Limit 250 words)

The scheme faces a viability gap which makes it undeliverable on market terms, this
is due to:
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The Newtown Works site is particularly well suited to this type of development given
its character, accessibility to London (as a hub for content creation in the UK) and
potential to link to established education provision in Kent. The space created,
alongside supporting office and other commercial spaces will unlock 2035 direct jobs
and provide significant new opportunities for residents of Ashford in high
skilled/higher value activities. It will also be a key component of the economic
diversification of the borough, bringing new knowledge intensive businesses to the
area which, in turn, will improve the area’s economic resilience.
Beyond the Film/TV studio space, funding will allow the developer to deliver the
whole development, as such the LUF will be a direct catalyst for the wider
office/commercial space, the education facility and the residential development.
The delivery of the education space will help overcome two barriers. Firstly it will
address the skills supply issue to the production sector, providing a key draw for
businesses to locate in the site. Secondly, it will support the up-skilling of Ashford
residents, helping the borough address the skills deficit that exists, most notably in
close proximity to the site.
The funding will address the key barrier to delivery that has prevented previous
attempts to redevelop the site for housing coming forward. Addressing the abnormal
costs will mean the 302 residential units will be able to be delivered by the
developer. This will contribute to the short term housing supply given the site does
not impact the Stour catchment area, helping the borough address the ongoing
delivery shortfall the environmental challenges at Stodmarsh have created.
4.3d For Transport Bids: Have you provided an Option
Assessment Report (OAR)

Yes

No
4.3e Please explain how you will deliver the outputs and confirm how results are
likely to flow from the interventions. This should be demonstrated through a wellevidenced Theory of Change. Further guidance on producing a Theory of Change
can be found within HM Treasury’s Magenta Book (page 24, section 2.2.1) and
MHCLG’s appraisal guidance. (Limit 500 words)
Theory of change assessment
This Theory of change considers the expected outputs that will come from delivering
the Ashford International Studios Newtown Works development, the impacts locally
as well as requirements nationally for this type of development to stimulate the UK
Film and TV industry expansion.
Inputs – Activities Undertaken





26,000 sq m of Studio and Commercial space delivered
120 Bed Hotel with 62 serviced apartments delivered
2,000 sq m Educational space delivered
302 residential units created
14
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Outputs – What is delivered or produced
 2035 direct jobs created
 915 indirect jobs created
 800 new learners
 302 residential units housing local families
 £104 million in GVA per year to support the local economy
Outcomes – Early results
 Reclamation of a key brownfield site
 Restoration of key railway heritage assets with 5 grade II listed buildings
 Creation of Ashford International Studios stimulating more local Knowledge
based jobs
 Educational facility will create more skilled employment in the Film and TV
industries.
 Reduced local unemployment.
 Uplift in local land and property values.
Impact – Long term results
 Increased average income for residents of Ashford
 Increased skills levels of residents of Ashford
 Reduction in the deprivation within urban wards within Ashford town, through
improved skills and earning potential.
 Stimulated residential and commercial property market.
Displacement
In considering the outputs and outcomes of this development, we need to consider
within this assessment the displacement of jobs, GVA and skills provision from other
parts of the County or Country, or whether these interventions will create real growth
for the UK. With the level of inward investment in Film and TV, and the requirement
for increased skills and people to enter this employment market, it can be
considered that there will be very little displacement, with this development providing
the opportunity to capture new jobs and GVA for the UK.
Alternative Developments
The previous planning permission was for approximately 900 residential units on this
scheme so provides a comparable development for this site. Although this option
would potentially require less public sector intervention, this intervention would not
provide the economic and educational benefits that the Ashford International Studios
and College Campus provide to this development, and so have therefore not been
brought forward as the preferred development proposal.

Overall Impacts
The restoration of the Newtown Works site to deliver the Ashford International
Studios, the Creative Industries and Digital Industries skills and education centre,
and new residential development, will stimulate increased local skills, employment
15
Version 1.1 – May 2021

This development directly supports the objectives set out in UKG’s Build Back Better
plan for growth. The proposal would create a hub for the creative sector in the South
East providing the facilities for skills development and TV and Film production. It
would support productivity growth through high-quality skills and training as well as
driving local economic growth, prosperity and the UK’s international
competitiveness. The development would be a catalyst for helping individuals
accessing jobs and opportunities in a deprived part of the South East, supporting
UKG’s ambition to Level Up the whole of the UK.
Ashford International Studios will support the policies within the Creative Industry
Sector Deal. It would see a creative centre developed to join the neighbouring
creative clusters, increasing GVA and employment. It will also support the goal of
increasing the supply and diversity of skills and talent in the creative industries. The
development would support the international trade ambitions of the UK set out within
the Sector Deal as well as DIT’s mission to secure trade agreements globally.
The development will support UKG’s Net Zero carbon emissions commitment. It will
adopt measures focused on reducing carbon emissions at source, creating energy
efficiency and including renewable energy features. The development will deliver
BREEAM ‘Very Good’ on the commercial development as well as applying BE
LEAN, BE CLEAN and BE GREEN features. For example, the flat roofs of the
studios will be used to install a Solar PV Array which could offset 200 tonnes CO2 a
year.
4.4c Where applicable explain how the bid complements / or aligns to and
supports other investments from different funding streams. (Limit 250 words)
The scheme is not subject to any other funding bids. Previous discussions with
Homes England regarding the housing element have been held, however these are
currently not progressing and would not be pursued should LUF be awarded.
This development does however form part of a strategic case for investment that has
seen funding deliver projects locally that will support the success of this project.
The development map attached as Appendix E2 shows a series of investments
around the Newtown Works site that has delivered new commercial, retail, and
residential development. This includes the delivery of a new Hampton by Hilton 120
bed Hotel opening summer 2021, the 100,000 sq ft expansion of the Ashford
Designer Outlet, and the delivery of 80,000 sq ft of office space in Ashford
Commercial Quarter in 2018.
In addition to these investments, two key strategic transport projects have been
delivered with funding from the Local Growth Fund, as well as through other
government funding. The new £104.4 million M20 Junction 10a scheme, opened in
2020, enabling the delivery of both commercial and residential developments in
South Ashford, including the Newtown Works site. The £9.5 million Ashford
International Station Rail Connectivity project completed in December 2019, has
secured the ongoing ability for international trains to stop at the Ashford International
Station through the upgrade of signalling, platform and power infrastructure.
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This funding application builds on the successful delivery of these projects, driving
the Ashford economy forward and realising the job opportunities facilitated through
this infrastructure investment.
4.4d Please explain how the bid aligns to and supports the Government’s
expectation that all local road projects will deliver or improve cycling and walking
infrastructure and include bus priority measures (unless it can be shown that there is
little or no need to do so). Cycling elements of proposals should follow the
Government’s cycling design guidance which sets out the standards required. (Limit
250 words)
The permitted planning application for this scheme sets out within its Transport
Assessment the provision to ensure good accessibility for walking and cycling within
the site. The development exceeds the Local Plan provision for cycle parking with a
total of 485 spaces.
The site is well connected with the National Cycle Route 18 running alongside the
Great Stour River and passing beneath the train tracks just east of the proposed
site. The route continues to Canterbury to the north and joins with Route 11 which
continues west to Tunbridge Wells.
This development is in a very sustainable location just 750 metres (9 minute walk)
from Ashford International Station, and 1.5km (20 minute walk) from Ashford Town
Centre. The central boulevard within the development has been designed to provide
a good walking and cycling route through this development and would conform with
the Government’s Cycle Infrastructure Design guidance.
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-

-

-

Lower skills. Double the proportion of people with no qualifications
compared with South East and significantly lower NVQ Level qualifications
in all levels 1-4.
Three LSOAs (Stanhope, Beaver and Bockhanger) are within the 10% most
deprived for Income deprivation; 7 LSOAs for Education, Skills and Training
Deprivation.
High unemployment. Stanhope had the 10th highest unemployment rate in
Kent at 11.7% in 2021, almost double Ashford at 5.8% and UK at 6.3%.

Many housing sites across Ashford without planning consent are stalled due to
environmental protection of the River Stour catchment area – as such Ashford
faces a major challenge in meeting housing need. This site is unaffected and
therefore can help address the delivery shortfall.
5.1b Bids should demonstrate the quality assurance of data analysis and evidence
for explaining the scale and significance of local problems and issues. Please
demonstrate how any data, surveys and evidence is robust, up to date and
unbiased. (Limit 500 words)

All data used in this section is drawn directly from official or industry standard
sources and considered at the local (ward(s)/LSOAs) and borough level as
appropriate. Data sources include:
CoStar data: leading real estate industry database, populated by commercial
agents on commercial developments in the UK. There are some limitations to the
data (such as the exclusion of commercial properties not traded/leased through
commercial agents) which would have a minor impact on the data presented. It
should be noted that these limitations are well known and understood in the
industry, but it is generally accepted that the source does provide the most
comprehensive and accurate dataset available to understand the UK commercial
property market. The use of CoStar data is common across the real estate,
regeneration and planning industries and is commonly used (and accepted) as a
key part of the evidence base for Local Plan preparation, development planning
decisions and property investment decisions. As a consistently prepared dataset it
allows robust analysis over time and a comparison between different geographies
– making it appropriate to highlight particular local strengths and challenges.
Office for National Statistics (ONS) data: Prepared and published on behalf of
the UK government this source provides a robust data source for understanding
both economic and population characteristics. Datasets are independently
prepared by government economists for a range of statistical areas over a long
time period. Therefore up to date information is available at a local level with the
ability for comparison over time and geography based on consistent data
preparation methodologies. As such any identification of challenges facing the
Ashford area can be considered both accurate and ‘current’ given the use of this
ONS information.
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Business Register and Employment Survey (BRES) data: BRES is a data
source provided by the UK Government with the specific purpose of enabling
public sector organisations (and their advisors) to develop a robust and detailed
understanding of local economies. It should be noted the data does rely on
‘sampling’ in terms of the survey approach, which can create year to year
variations in the findings. However these tend to be revised annually when the
next year’s data is available to address any particular anomalies. Given the data
has been prepared by government specifically for the purpose of analysing and
comparing local economies it is as a robust and timely source as is available in the
UK.
Where possible data has been directly drawn from these datasets and presented
‘as is’ in order to highlight the particular challenges facing Ashford, ensuring that
the information provided within this submission is as robust, objective and up to
date as possible. However in some cases some further analysis has been
required in order to highlight a particular issue – where this has been done industry
standard calculations have been undertaken.
These calculations have been prepared by an appropriately qualified and
experienced economist on behalf of the applicant, checked by a more senior
economist within the team and then reviewed by both Ashford Borough Council
and the developer.
5.1c Please demonstrate that data and evidence chosen is appropriate to the area
of influence of the interventions. (Limit 250 words)

Data was sourced from official data or industry standard databases at the local
level (ward(s)/LSOAs) and borough level to demonstrate the significant local
problems and issues. Local and borough wide data was compared, where
appropriate, to regional and national figures to demonstrate disparities with the
wider area. Similarly, where appropriate, comparison between the local area and
borough wide situation was made to demonstrate the local character of (specific)
issues and problems.
The use of these differing geographies is appropriate to reflect both the level of
‘challenge’ faced and the likely area of influence of the intervention.
The primary focus of both current issues and future influence has focussed on the
borough of Ashford itself. This is appropriate given the nature of the development.
Whilst it will undoubtedly have a regional (if not national) relevance it will most
directly benefit the borough. At present it is estimated c. two thirds of Ashford
residents work locally, as such it is appropriate to consider the majority of the
influence of this intervention (which is focussed on job creation) will occur within
Ashford itself.

21
Version 1.1 – May 2021

New homes
The development will deliver 302 new homes and 62 serviced apartments in a
highly attractive and sustainable location on the edge of Ashford town centre. This
will make a significant contribution to the borough’s annual housing target of 888
homes and also help address the current under-delivery of housing within the
borough – with Ashford achieving 93% in the Housing Delivery Test.
Infrastructure issues are recognised, alongside the River Stour catchment area
protection measures, as a major barrier to housing growth – particularly for a
number of strategic sites within the borough. Whilst these are being addressed,
infrastructure delivery will take time and therefore in the short term the contribution
of this site is significant.
Finally, the proposal represents a substantial investment for the area, capable of
acting as a catalyst for further regeneration. The increase in wider land value
associated with the scheme could unlock land for development, therefore providing
more employment opportunities and/or homes for local residents of Ashford.
5.2b Please describe the robustness of the forecast assumptions, methodology
and model outputs. Key factors to be covered include the quality of the analysis or
model (in terms of its accuracy and functionality) (Limit 500 words)
Overall with planning consent granted and a delivery approach in place there is a
high level of certainty/confidence that the outputs would be delivered should
funding be granted. Given the work undertaken to secure planning consent there
is a high level of robustness to assumptions given the scrutiny of that process.
In particular:
-

Jobs – An independent assessment of job creation was prepared by Iceni
as part of the planning application and was considered robust – this used
industry input and assessment ‘standards’ to arrive at its conclusions. The
appropriateness of the assessment that impacts will be felt by local
residents reflects the current levels of residents who work in the borough
(and therefore would seek a job locally). This is further enhanced by the
presence of an on-site education facility that will help residents access the
jobs within the Film/TV sector by developing their skills and experience.

-

Sector – the assessment that the project will diversify the economy by
attracting Film/TV production activity is robust as the development has been
specifically designed for that function in partnership with the industry. As
such it provides fit for purpose accommodation that will meet the needs of
occupiers. Both the landowner and the Council have taken (separate)
independent commercial advice to be assured that the scheme will be
attractive. Further confidence is provided by the early identification of an
experienced operational partner for both the studios themselves and the
education facility. This is a critical success factor for both and again

23
Version 1.1 – May 2021

For the purpose of the economic appraisal, we have assumed that residential
values of properties within a radius of 500m of the development would be uplifted
by 2%, and residential values of properties within a radius of 500m to 1000m
would be inflated at a lesser rate of 1%. The land value uplift is captured in 2024
(delivery of the scheme).
The number of houses within those perimeters was extracted from Experian
Location Analyst dataset and average prices from Zoopla (TN24 0PN). With 548
homes within 500m and 3,820 in the further 500m, at an average price of
£164,961, the uplift is estimated at £8,146,758 (undiscounted, 2021/22 prices).
Similarly, we have assumed that commercial properties (retail and office) would
benefit from the same uplift in value. Using CoStar data, we have assessed that
the total value of retail and office within 500m is valued at over £15.7m and retail
and office within 500m to 1km is valued at over £248.6m.
Applying a 2% uplift to the value of properties within 500m and 1% to properties
within 500m to 1km, we have estimated that the uplift, captured in 2024, could be
£2,814,257.06 (undiscounted, 2021/22 prices).
Labour Supply:
The development will support the creation of 2,035 direct jobs and 915 indirect
jobs. ONS data was used to understand the proportion of foreign nationals filling
jobs in the South East. We used ONS Census data (Proficiency in English by
industry by economic activity) as a proxy for this. The data shows that 0.7% in the
creative industry cannot speak English or cannot speak English well (and therefore
could be considered, as a proxy, as newly arrived workforce). Similarly, the data
shows a proportion of 0.8% for all industries.
These proportions were applied to direct and indirect jobs respectively to estimate
the labour supply impact. It resulted that circa 14 FTEs in the creative/media
industry and 7 FTEs in all other industries (indirect jobs) could be created by newly
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-

Visitor Expenditure – visitors to the site would spend c. £51m per annum
locally.
Education provision – c.800 new learners would study within the site over
a 4 year period.

Non-Quantifiable
Beyond those directly measurable benefits the site (based on impacts of
comparable developments elsewhere in the UK) would:
- Increase in productivity through agglomeration benefits by delivering a new
cluster, increasing economic efficiency
- Have a positive heritage impact through the sustainable re-use of listed
buildings and opening up access to the public
- Improve perceptions of the borough externally by bringing film industry to
Ashford
5.5c Please provide a summary assessment of risks and uncertainties that could
affect the overall Value for Money of the bid. (Limit 250 words)
-

-

-

-

-

Higher than anticipated build cost inflation due to Brexit, labour shortages,
material shortages as a result of stockpiling in the industry, and Covid19/Social distancing (unpredictable build efficiency)
Residential sales stall with end of furlough scheme (impact mortgage
affordable, redundancies), and/or with end government incentives such as
SDLT holidays.
Project timeline stretched if sales rates stall, resulting in higher finance
payments
The film studio element is an ‘alternative market’ and will be influenced by
consumer demand to a certain extent. However, with several of the large
producers now moving away from traditional cinema and towards online
streaming services, there is a belief this may represent better value than is
in our appraisals.
Commercial elements of this scheme could be impacted by higher yields
pushing the values out whilst uncertainty remains (as social and mental
health impacts of home working leads to shift towards coming “back to
work”). We are actively exploring alternatives for the commercial space
such as the film college, which could occupy more space in the future.
Hotel element is exposed to the pandemic. Another key driver for a hotel/
serviced apartments was that those working in the film studio will need
somewhere to live and work. It is considered that a lot of this labour is
currently London/M4 centric, so foreign travel restrictions will have less of
an impact albeit future local lockdowns could have short term impacts on
the investment value of the hotel.

5.5d For transport bids, we would expect the Appraisal Summary Table, to be
completed to enable a full range of transport impacts to be considered. Other
material supporting the assessment of the scheme described in this section should
be appended to your bid.
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show how any third-party contributions
are being secured, the level of
commitment and when they will become
available. The UKG may accept the
provision of land from third parties as
part of the local contribution towards
scheme costs. Where relevant, bidders
should provide evidence in the form of
an attached letter from
an independent valuer to verify the true
market value of the land.
6.1d Please explain what if any funding gaps there are, or what further work needs
to be done to secure third party funding contributions. (Limit 250 words)

There are no further funding gaps identified beyond the requirement provided
within this bid for Levelling Up Fund to deliver this project.
To secure third party contributions, a funding agreement will be put in place
between the developer Quinn Estates and Ashford Borough Council, with the
staged release of funding to ensure the full delivery of each element of the project.
As part of this funding agreement, the developer will guarantee the private sector
investment is in place.

The education provider will need to provide the full and final business case for the
operation of the education centre to both Ashford Borough Council an
Estates to demonstrate their ability to operate the centre successfully

6.1e Please list any other funding applications you have made for this scheme or
variants thereof and the outcome of these applications, including any reasons for
rejection. (Limit 250 words)
The landowner and developer, Quinn Estates made a Local Growth Fund bid to the
South East Local Enterprise Partnership in July 2020. This bid was for £15.2
million due to the viability gap on the scheme at that stage and was considered
alongside other projects within the LEP area. This project was unsuccessful in
being allocated funding, due to the very limited funds available and the prioritisation
of other key projects for this funding at that time.
6.1f Please provide information on margins and contingencies that have been
allowed for and the rationale behind them. (Limit 250 words)
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The project is at an advanced pre-delivery stage. Planning consent has been
granted and detailed costing exercises undertaken. At both the planning stage and
subsequently viability appraisals have been undertaken based on the information
available at the time.
The up-to-date viability appraisal / Development Appraisal is included in Appendix I
and is based on the most recent costing and values information, this has been
prepared by an appropriately qualified and experienced RICS accredited surveyor.

6.1g Please set out below, what the main financial risks are and how they will be
mitigated, including how cost overruns will be dealt with and shared between nonUKG funding partners. (you should cross refer to the Risk Register). (Limit 500
words)
The main financial risks for this site are:
Increased abnormal costs including demolition, remediation and restoration
works.
This development has achieved planning consent, and detailed design is in place
alongside costs for the construction. Costs could however rise either through
further detailed work undertaken prior to construction or during construction. To
mitigate against this risk, if a Levelling Up Fund bid is successful the Council will
put in place a funding agreement with the developer that fixes the allocation of
funding and requires the developer to meet any additional costs either through the
ontingency allocated for the development, or from the developer profit
allocated within the Financial Viability Assessment.
Due to the design work undertaken to date, considerable work has already been
undertaken in looking at the state of the listed building and the requirement for
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Completion of remediation, servicing and infrastructure October 2022

Key Dependencies:








Grant funding
Quinn Estates and procurement
Sub-contractor instruction
Ashford Borough Council planning condition and amendment management
Film studio end user
Hotel end user
The market for residential and commercial property.

Task Durations (from submission):








Grant funding – 3 months
Development finance – 6 months
Remediation, infrastructure and servicing 18 months
Residential build 24 months
Film legal security 12 months
Film studio build 24 months
Hotel disposal 24 months

Roles/ Responsibilities/ Skills/ Capacity:
 Quinn Estates Newtown Works ltd. – developer, legal process and funding
 Quinn Estates Ltd – procurement, project management and delivery
 Both parties have capacity, experience and the skills required to manage the
above
 Ashford Borough Council – accountable body putting in place and managing
the funding agreement with the developer. The Council has excellent
experience in managing funding agreements to deliver government funding
to release development and infrastructure projects.
Partners/ Plan:





The majority of all stake holders and partners have been engaged for a
number of years with the key driver being the gap funding
Banks have been engaged
End users have been engaged
Sub-contractors and the design team are in place
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The Borough Council understand and appreciate the constraints and are
ready to help where required.

Consents:



The only consents required are building control, funding and planning
condition sign off
The site is owned by Quinn Estates New Town Works and no legals are
required to establish this position

A copy of the Delivery Plan has been attached as Appendix J3
6.3b Has a delivery plan been appended to your
bid?

Yes
No

6.3c Can you demonstrate ability to begin delivery
on the ground in 2021-22?

Yes

No
6.3e Risk Management: Places are asked to set out a detailed risk assessment
which sets out (word limit 500 words not including the risk register):




the barriers and level of risk to the delivery of your bid
appropriate and effective arrangements for managing and mitigating
these risk
a clear understanding on roles / responsibilities for risk

There are 5 main categories of risk: Financial, Planning and Delivery, Demand and
Operational, Legal, and Reputation.
The main barriers to the scheme can largely be mitigated through careful planning
and allowance of time to investigate and coordinate.
The project risk assessment developed by Ashford Borough Council and Quinn
Estates can be viewed in Appendix G. In addition, Quinn Estates has set up a
separate risk assessment to monitor their risks in more detail. The project risk
assessment will be considered at each joint project board and reported back
through to Quinn Estates or Ashford Borough Council management teams for
further action.
The Project Risk Assessment also clearly shows the owners of each risk, enabling
clear accountability, and the ability for each organisation to manage and mitigate
risks.
The Project Risk Assessment identifies 27 risks to be monitored and mitigated.
Through risk scoring there are currently 5 medium level risks with a score of 10 to
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15 out of 25. These include: 1) contractor or developer failure; 2) the requirement
to revise the planning permission; 3) expiry of the planning consent; 4) Lack of
potential investors and occupiers for the film studios; 5) Lack of potential investors
or occupiers for the Hotel and Leisure uses.
The 5 by 5 matrix used for scoring, based on a Likelihood x Impact, carries a
maximum scoring of 25. Items identified within the Risk Assessment do have the
potential for great Impact, but due to the stage of the scheme the Likelihood has
been weighted as low on the basis that there is sufficient time to plan and mitigate
these to a suitable extent.
Coordination, monitoring and reporting are all key to establishing, quantifying and
managing risk at a pre-commencement stage and throughout the duration of the
scheme.
Each risk identified will be discussed at the Project Board, as well as by Quinn
Estates and Ashford Borough Council at their management team meetings, and
methods of elimination or mitigation will be agreed and recorded in the risk register.
Critical dates relating to risk will be identified and noted on the project master
programme with targets set for mitigation measures to be implemented to help
maintain programme and manage cost.
Risk levels will change as the scheme develops with some being removed and
others being added. A risk champion with the overall responsibility for recording
and coordinating risk will be introduced.
Through the further development of roles and responsibilities, risks will be allocated
to key project individuals or stakeholders to manage and report on. Those
responsible for risks will be recorded within the risk register, providing regular
updates to the risk champion and wider team.
Board Level and Project Management team meetings will be a regular forum for
discussing and reporting on risk as well as other project matters and KPI’s.
Some items not de-risked through the pre-construction phase will be transferred to
contracted parties responsible for the delivery of various elements within the overall
scheme.
6.3f Has a risk register been appended to your bid?

Yes

No
6.3g Please evidence your track record and past experience of delivering schemes
of a similar scale and type (Limit 250 words)
Ashford Borough Council
Ashford Borough Council has delivered the Elwick Place development in a Joint
Venture with Stanhope PLC. Designed by Guy Hollaway Architects, the same
architects who have designed the Ashford International Studios Newtown Works
development, Elwick Place is a £75m,100,000 sq ft leisure and restaurant
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development, which opened in December 2018. It includes the Picturehouse
cinema, nine retail and restaurant units and a Travelodge hotel.
Ashford Borough Council has also worked with Quinn Estates on the Connect 38,
Commercial Quarter office development. This 88,000 sq ft office building in
Ashford Town Centre was completed in June 2018.
Quinn Estates
Quinn Estates specialises in delivering complex urban regeneration with a focus on
community benefit. Quinn Estates have a strong track record in Ashford town
centre, delivering a 660 home development at Riverside Park and the landmark
Connect 38 building on behalf of the council, the largest speculative office in Kent
that decade and winner at the Kent Design Awards.
To date Quinn Estates have delivered 2,000,000sqft of commercial space in which
6,000 people are now employed, with a further 4,000,000sqft in the pipeline. Quinn
Estates are currently constructing five sites totalling 528 units. Our homes have
won WhatHouse awards for their finish and quality, and the company as a whole
has won significant awards such as the Irvine Sellar Award for Herne Bay Sports
Hub. Our community facilities are among the proudest products which we provide.
See Appendix J1 for further information.
6.3h Assurance: We will require Chief Financial Officer confirmation that adequate
assurance systems are in place.
For larger transport projects (between £20m - £50m) please provide evidence of an
integrated assurance and approval plan. This should include details around
planned health checks or gateway reviews. (Limit 250 words)
This project will be reported to Ashford’s Programme Management Group and will
follow the Project Management Toolkit attached as Appendix H. The Ashford
Borough Council Programme Management Group meet monthly chaired by the
Deputy Chief Executive and monitor the progress of projects, spend against
budget, and deliverability against the project plan. The group also monitor the risks
for each project and any required mitigation. This group report into Ashford
Borough Council’s Management Team.
A project board will be set up with all partners to consider progress on the project
and help resolve any challenges. The group will progress the delivery of the
funding agreement between Ashford Borough Council and Quinn Estates, and
monitor this funding agreement to ensure compliance and delivery. The Ashford
Borough Council project manager will then report progress into the Council’s
Programme Management Group as well as into the Ashford Borough Council
Recovery Plan Monitoring Advisory Group, chaired by the Leader of the Council.
The minutes and issues raised from this group are reported into the Council’s
Cabinet.
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Key Metrics:
Inputs – Activities Undertaken
 26,000 sq m of Studio and Commercial space delivered
 120 Bed Hotel with 62 serviced apartments delivered
 2,000 sq m Educational space delivered
 302 residential units created
The Inputs will be closely monitored during the build phase and officers from the
council will engage with the developer and their design team to ensure these inputs
are being delivered effectively. Reporting on build progress for the elements of this
development would take place quarterly. Early engagement with potential
occupiers, particularly of the commercial and educational spaces, will take place to
ensure the site delivers the expected outputs and outcomes.
Outputs – What is delivered or produced
 2035 direct jobs created
 915 indirect jobs created
 800 new learners
 302 residential units housing local families
 £104 million in GVA per year to support the local economy
The Outputs will be monitored and evaluated over a number of years as the
development takes shape and occupiers undertake activity. The early engagement
with potential occupiers will be key to these outputs being delivered and the council
will monitor these in two ways. Firstly, officers will conduct annual site-specific
surveys aimed at monitoring the outputs of the development as well as to engage
with occupiers, particularly of the commercial and educational spaces. This would
include assessing the numbers of new learners accessing courses on this site via
Ashford College / the EKC Group. Secondly officers will be reporting annually on
the outputs of this development within a wider regeneration context and as such
will use official statistical data to provide that overview.
Outcomes – Early results
 Reclamation of a key brownfield site
 Restoration of key railway heritage assets with 5 grade II listed buildings
 Creation of Ashford International Studios stimulating more local Knowledge
based jobs
 Educational facility will create more skilled employment in the Film and TV
industries.
 Reduced local unemployment.
 Uplift in local land and property values
The Outcomes will be monitored and evaluated throughout the development cycle
for this project. The reclamation of the site and the restoration of the heritage
assets will be monitored by officers during the build phase and would be evaluated
against the relevant requirements under the NPPF and Local Plan as well as
considering best practices from other schemes locally. The outcomes focused on
job creation, skills improvements and property values will be monitored annually as
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explained above during the build and occupation phases. They would be evaluated
using baseline data currently available and the results of annual site-specific
surveys to ensure the development delivers these outcomes.
Impact – Long term results
 Increased average income for residents of Ashford
 Increased skills levels of residents of Ashford
 Reduction in the deprivation within urban wards within Ashford town,
through improved skills and earning potential.
 Stimulated residential and commercial property market
The Impacts will be monitored and evaluated over several years to assess the
long-term effects this development has on key issues affecting this area of Ashford.
In particular, access to job opportunities and skills levels are key issues so these
aspects will be closely monitored and evaluated. Officers will use the abovementioned monitoring methods to evaluate job numbers, skills levels, income levels
and the property market, to ensure these are improving for residents within the
borough as part of the legacy of this development.
Ashford Borough Council has the resourcing and governance structures in place to
monitor and evaluate this project. The council has experience in supporting and
coordinating developments such as this one.
Officers from the Economic Development team will coordinate the monitoring and
evaluation of this development, with input from other teams within the council and
relevant stakeholders such as the developer and operational partners and will
report these finding to the Council’s Programme Management Group.
Officers and stakeholders will be reporting to the Ashford Strategic Delivery Board
which has been instrumental in helping achieve the successful delivery of major
projects including Ashford International Station Signalling, M20 Junction 10a and
the expansion of Ashford Designer Outlet. This multi-agency Board includes the
Ashford MP, Ashford Borough Council and Kent County Council members, Homes
England, Highways England, EKC Group and other key partners, which receive
quarterly progress updates to address any barriers to the Council’s strategic
projects and to ensure the effective and timely delivery of these schemes.
The Ashford Strategic Delivery Board minutes are reported to Ashford Borough
Council Cabinet, to ensure the council has good internal governance structures
that are used to monitor and evaluate developments and agree actions for the
council to take to support the delivery of this project.
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7.3 Data Protection
Please note that the The Ministry of Housing, Communities and Local Government
(MHCLG) is a data controller for all Levelling Up Fund related personal data
collected with the relevant forms submitted to MHCLG, and the control and
processing of Personal Data.
The Department, and its contractors where relevant, may process the Personal
Data that it collects from you, and use the information provided as part of the
application to the Department for funding from the Levelling Up Fund, as well as in
accordance with its privacy policies. For the purposes of assessing your bid the
Department may need to share your Personal Data with other Government
departments and departments in the Devolved Administrations and by submitting
this form you are agreeing to your Personal Data being used in this way.
Any information you provide will be kept securely and destroyed within 7 years of
the application process completing.
You can find more information about how the Department deals with your
data here.
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This section should set out the full range of impacts – both beneficial and adverse
– of the project. Where possible, impacts should be described, quantified and also
reported in monetary terms. However there may be some impacts where only a
qualitative assessment is possible due to limitations in the available analysis.
There should be a clear and detailed explanation of how all impacts reported have
been identified, considered and analysed. When deciding what are the most
significant impacts to consider, bidders should consider what impacts and
outcomes the project is intended to achieve, taking into account the strategic case,
but should also consider if there are other possible significant positive or negative
impacts, to the economy, people, or environment (Limit 250 word

A12. It will be generally expected that an overall Benefit Cost Ratio and Value for
Money Assessment will be reported in applications. If this is not possible, then the
application should include a clear explanation of why not.

A13. Where available, please provide
the BCR for this project
A14. Does your proposal deliver strong
non-monetised benefits? Please set out
what these are and evidence them.
A15. Deliverability
Deliverability is one of the key criteria for this Fund and as such any bid should set
out any necessary statutory procedures that are needed before it can be
constructed.

A16. The Bid – demonstrating investment or ability to begin delivery on the
ground in 2021-22
As stated in the prospectus UKG seeks for the first round of the funding that
priority will be given to bids that can demonstrate investment and ability to deliver
on the ground in 2021-22
A17. Does this project includes plans for
some LUF expenditure in 2021-22?
Yes
No
A18. Could this project be delivered as
a standalone project or do it require to
be part of the overall bid?

Yes
No
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A19. Please provide evidence

A20. Can you demonstrate ability to
deliver on the ground in 2021-22.

Yes
No

A21. Please provide evidence
Statutory Powers and Consents
A22. Please list separately each power /
consents etc obtained, details of date
acquired, challenge period (if
applicable) and date of expiry of powers
and conditions attached to them. Any
key dates should be referenced in your
project plan.
A23. Please list separately any
outstanding statutory powers / consents
etc, including the timetable for obtaining
them.
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This section should set out the full range of impacts – both beneficial and adverse
– of the project. Where possible, impacts should be described, quantified and also
reported in monetary terms. However there may be some impacts where only a
qualitative assessment is possible due to limitations in the available analysis.
There should be a clear and detailed explanation of how all impacts reported have
been identified, considered and analysed. When deciding what are the most
significant impacts to consider, bidders should consider what impacts and
outcomes the project is intended to achieve, taking into account the strategic case,
but should also consider if there are other possible significant positive or negative
impacts, to the economy, people, or environment

B12. It will be generally expected that an overall Benefit Cost Ratio and Value for
Money Assessment will be reported in applications. If this is not possible, then the
application should include a clear explanation of why not.

B13. Where available, please provide
the BCR for this project
B14. Does your proposal deliver strong
non-monetised benefits? Please set out
what these are and evidence them.
B15. Deliverability
Deliverability is one of the key criteria for this Fund and as such any bid should set
out any necessary statutory procedures that are needed before it can be
constructed.

B16. The Bid – demonstrating investment or ability to begin delivery on the
ground in 2021-22
As stated in the prospectus UKG seeks for the first round of the funding that
priority will be given to bids that can demonstrate investment and ability to deliver
on the ground in 2021-22

B17. Does this project includes plans for
some LUF expenditure in 2021-22?

Yes
No

B18. Could this project be delivered as
a standalone project or do it require to
be part of the overall bid?

Yes
No
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B19. Please provide evidence

B20. Can you demonstrate ability to
deliver on the ground in 2021-22.

Yes
No

B21. Please provide evidence
Statutory Powers and Consents
B22. Please list separately each power /
consents etc obtained, details of date
acquired, challenge period (if
applicable) and date of expiry of powers
and conditions attached to them. Any
key dates should be referenced in your
project plan.
B23. Please list separately any
outstanding statutory powers / consents
etc, including the timetable for obtaining
them.
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This section should set out the full range of impacts – both beneficial and adverse
– of the project. Where possible, impacts should be described, quantified and also
reported in monetary terms. However there may be some impacts where only a
qualitative assessment is possible due to limitations in the available analysis.
There should be a clear and detailed explanation of how all impacts reported have
been identified, considered and analysed. When deciding what are the most
significant impacts to consider, bidders should consider what impacts and
outcomes the project is intended to achieve, taking into account the strategic case,
but should also consider if there are other possible significant positive or negative
impacts, to the economy, people, or environment

C12. It will be generally expected that an overall Benefit Cost Ratio and Value for
Money Assessment will be reported in applications. If this is not possible, then the
application should include a clear explanation of why not.

C13. Where available, please provide
the BCR for this project
C14. Does your proposal deliver strong
non-monetised benefits? Please set out
what these are and evidence them.
C15. Deliverability
Deliverability is one of the key criteria for this Fund and as such any bid should set
out any necessary statutory procedures that are needed before it can be
constructed.

C16. The Bid – demonstrating investment or ability to begin delivery on the
ground in 2021-22
As stated in the prospectus UKG seeks for the first round of the funding that
priority will be given to bids that can demonstrate investment and ability to deliver
on the ground in 2021-22
C17. Does this project includes plans
for some LUF expenditure in 2021-22?
Yes
No
C18. Could this project be delivered as
a standalone project or do it require to
be part of the overall bid?

Yes
No
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C19. Please provide evidence

C20. Can you demonstrate ability to
deliver on the ground in 2021-22.

Yes
No

C21. Please provide evidence
Statutory Powers and Consents
C22. Please list separately each power /
consents etc obtained, details of date
acquired, challenge period (if
applicable) and date of expiry of powers
and conditions attached to them. Any
key dates should be referenced in your
project plan.
C23. Please list separately any
outstanding statutory powers / consents
etc, including the timetable for obtaining
them.
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ANNEX D - Check List Great Britain Local Authorities
Questions
Y/N
Comments
4.1a Member of Parliament support
MPs have the option of providing formal
Y
Attached letter from Rt
written support for one bid which they see as
Hon Damian Green MP
a priority. Have you appended a letter from
(Appendix B)
the MP to support this case?
Part 4.2 Stakeholder Engagement and Support
Where the bidding local authority does not
Y
Attached letter from
have responsibility for the delivery of projects,
Quinn Estates as
have you appended a letter from the
Landowner and
responsible authority or body confirming their
Developer (Appendix
support?
D10)
Part 4.3 The Case for Investment
For Transport Bids: Have you provided an
N
This is not a Transport
Option Assessment Report (OAR)
Bid
Part 6.1 Financial
Have you appended copies of confirmed
Y
The match funding is
match funding?
confirmed within the letter
of support from the
developer Quinn Estates
(Appendix D10)
The UKG may accept the provision of land
N
The developer already
from third parties as part of the local
owns the land and this bid
contribution towards scheme costs. Please
does not require LUF
provide evidence in the form of a letter from
funding to support land
an independent valuer to verify the true
acquisition costs.
market value of the land.
Have you appended a letter to support this
case?
Part 6.3 Management
Has a delivery plan been appended to your
Y
bid?
Has a letter relating to land acquisition been
N
appended?

The Delivery Plan is
appended as appendix J3
The developer already
owns the land and this bid
does not require LUF
funding to support land
acquisition costs.
Have you attached a copy of your Risk
Y
Risk Register is
Register?
appended
(Appendix G)
Annex A-C - Project description Summary (only required for package bid)
Have you appended a map showing the
location (and where applicable the route) of
the proposed scheme, existing transport
infrastructure and other points of particular

N

This is Single Project Bid
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interest to the bid e.g. development sites,
areas of existing employment, constraints etc.
Questions

Y/N

Comments

Part 1 Gateway Criteria
You have attached two years of audited accounts
You have provided evidence of the delivery team
having experience of delivering two capital projects
of similar size and in the last five years
Part 4.2 Stakeholder Engagement and Support
For transport bids, have you appended a letter of
support from the relevant district council
Part 6.1 Financial
Have you appended copies of confirmed match
funding
The UKG may accept the provision of land from third
parties as part of the local contribution towards
scheme costs. Please provide evidence in the form
of a letter from an independent valuer to verify the
true market value of the land.
Part 6.3 Management
Has a delivery plan been appended to your bid?
Has a letter relating to land acquisition been
appended?
Have you attached a copy of your Risk Register?
Annex A-C - Project description Summary (only required for package bid)
Have you appended a map showing the location
(and where applicable the route) of the proposed
scheme, existing transport infrastructure and other
points of particular interest to the bid e.g.
development sites, areas of existing employment,
constraints etc.
Annex E Checklist for Northern Ireland Bidding Entities
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