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Cable Wharf, Northfleet Riverside

Construction has continued on
Keepmoat’s Cable Wharf site, allowing
the first new residents to move into the
flagship riverside community in late 2020.
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Welcome to Ebbsfleet

This Business Plan for 2021/22 marks the start of the next major phase
of the EDC’s lifecycle as we continue to deliver the vision for Ebbsfleet
Garden City.
In doing this it is timely to reflect on our work
to date, and particularly the groundwork
we laid in our first few years - including the
forward funding of electricity supply, road
improvements and public transport, and also
our programme of land acquisitions. As a
result of our early interventions the Garden
City now approaches 2,500 new homes
across five major development sites, there
is detailed planning permission in place
for a further 1,500 new homes, two new
schools are open and we have become a
major landowner in the area. The EDC is now
a mature, professional organisation with a
proven track record in problem solving and
delivery, and we are well set to push on with
the task of delivering a Garden City that we
can all be proud of.
Our initial five year Government funding
period has now completed, and as we enter
the next phase we are confident that we
can make a strong case to Government
for continued investment in the Garden
City in the multi-year Spending Review it
will be undertaking later this year. In the

meantime, with funding certainty only in
place for a single year, we need to ensure
successful progress is made on our current
commitments and undertake the detailed
preparatory work for major new projects
that can be ‘shovel-ready’ for 2022. This
Business Plan sets out our priorities for the
year ahead and is being developed in parallel
with a new Corporate Plan that will set our
strategy for the multi-year period up to
2025, and so these two documents should
ultimately be read together.
This Plan is also the first under our new Chair,
Simon Dudley, who joined in January. Simon
brings with him a wealth of experience
in finance, infrastructure and housing
development. As well as welcoming Simon
I would also like to put on record my thanks
to our previous Chair, Michael Cassidy CBE
who chaired the EDC from its establishment
until January of this year, and whose vision
and determination led us through the early
challenges we faced and to the point we are
at today.

are well set to
“ we
push on with the

task of delivering a
Garden City that we
can all be proud of
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Review of 2020/21
Like most organisations across the country,
the past year was very challenging for the
EDC. However, despite the restrictions of the
pandemic, which caused great uncertainty
for us and our partners and required our staff
to work remotely for most of the year, we
achieved some very significant milestones
This included the delivery of 347 new
homes – exceeding our target of 300 for the
year - including 149 affordable homes and
the first completions at two new sites, Cable
Wharf and Ebbsfleet Cross. A further major
milestone was the start of construction at
Whitecliffe’s western village – Ashmere,
which will eventually have c.3,000 homes.
2020/21 also saw completion of the new
village centre at Castle Hill and the opening
of the Springhead Park Primary School,
and we also made significant progress on
our own projects. The Springhead Bridge
opened, the Electricity Grid sites completed,
and delivery commenced of the A2 Bean/
Ebbsfleet junction improvements and
the Fastrack Tunnel from Whitecliffe to
Bluewater. We also funded community
projects including outdoor education
spaces for schools. In all we invested over
£40m in capital projects.
There were also some important
developments across the new community
of Ebbsfleet. Local people responded
proactively and positively to the pandemic,
and found new ways to deliver events
and make connections. We expanded
the Ebbsfleet Garden City Community
Board, giving local people a bigger say in
the development of their community, and,
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following approval from Central Government,
we established the new Ebbsfleet Garden
City Trust that will now begin to put in place
long term stewardship arrangements for
across the Garden City.
At the end of the year, London Resort
Company Holdings (LRCH) submitted
their plans for a major new entertainment
complex on Swanscombe Peninsula. This
was a very significant milestone for this
exciting project. The scheme now moves
forward to the Examination phase later
this year, and we will work closely with
the company and local stakeholders to
understand the detail of the proposals and
seek to ensure that the significant potential
economic benefits are realised and the
Resort can be effectively integrated into the
Garden City and surrounding areas.
Throughout the year we continued to
receive strong backing from our Central
Government sponsor (MHCLG), local
authority partners, developers, landowners
and other local stakeholders. The support
and collaboration of these partners
continues to be crucial to delivering our
shared vision.
As I reflect on the past year, I would like to
pay particular thanks to all our staff for their
perseverance and determination throughout
this period. It is a fantastic, professional
team which has worked passionately and
diligently in difficult circumstances, and as
a result has achieved so much in the last 12
months.

Springhead Primary School opened to new pupils
in September 2020. The school was constructed
in under 12 months, using the very latest in
modular construction methods.

Countryside and Henley Camland
commenced construction of Ashmere
Village within the eastern quarry.

Springhead bridge opens, connecting the residents of
Springhead Park to Ebbsfleet Central with footpaths
cyclesways and an enhanced bus service.

Castle Hill Coop becomes the first store to
open in Castle Hill’s new local centre .

Planning permission granted for the Alkerden Education
campus, which includes a primary and secondary school,
community sports centre and pitches

Socially distanced carol singing tours
Ebbsfleet’s neighbourhoods, spreading
Christmas cheer despite the pandemic.

Community Boards launched across
Ebbsfleet’s villages to support
community communications

Ebbsfleet’s largest installation of solar
panels to date has been installed on the
apartments in Cable Wharf.

Over 300 homes completed across Ebbsfleet,
including at Cable Wharf where the first residents move
in to the Keepmoat scheme on Northfleet Riverside
Planning permission granted for the Ebbsfleet Green Primary
School in Weldon.

EDC launches the Ebbsfleet commonplace
engagement website, providing a single place for
residents to engage on all future projects in Ebbsfleet
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Looking ahead
A key focus for the EDC will be ensuring
a strong recovery from the pandemic.
Situated within the Thames Estuary Growth
Corridor and in an area with relatively high
levels of deprivation, the establishment of
the Garden City provides the opportunity to
make a significant impact in rebalancing the
economy and delivering inclusive growth.
To assist this recovery, we will launch a
new education and skills apprenticeship
programme that will seek to take advantage
of all the construction activity in the area and
generate opportunities for local people.
As the economy recovers and activity
generally increases once again, the
Government is committed to ‘building
back better’. At Ebbsfleet, we have the
opportunity to bring that to life through
a continual focus on creating a vibrant,
mixed-use community where people can
live, work, and play for generations to come
– a holistically planned, self-sustaining, and
characterful community that consists of
superbly designed homes and places. We
will continue to press for ever higher design
standards across all activity in the Garden
City, by setting high expectations through
clear guidance. We will demonstrate how
we can develop the Garden City with the
highest environmental credentials through
the publication of a new Environmental
Sustainability Action Plan, leading us and
partners on the journey to net zero carbon.
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We will look to work with partners this year
to see how we can collectively accelerate
the construction of new homes, whether
this be through facilitating and encouraging
small and medium sized house builders,
a greater use of off-site manufacturing in
the construction of homes or by rapidly
identifying barriers to delivery and working
with partners to tackle them. This remains
a priority for Government. Important too is
the availability of a wider range of options for
people to buy or rent a home in the Garden
City. The first ‘custom build’ homes are
expected to come to the market in 2021/22
and we will progress our regeneration
proposals at Grove Road which includes the
provision of new homes specially designed
for older living.
We will continue to focus on our three
major spatial priorities - Ebbsfleet Central,
the Thames Way Development Area and
Northfleet Riverside, where we have the
opportunity to create the platform for the
delivery of new commercial and residential
neighbourhoods. Alongside these spatial
priorities we will continue our work on the
key ‘cross-cutting’ ingredients for a great
place, including new sustainable forms of
transport, utilities and great community
facilities. This will include the opening of
the new Ebbsfleet Green Primary School,
delivered through modern methods of
construction, and progression of new
community facilities at Ebbsfleet Green and
Castle Hill. Our efforts to create a great place
to live will be informed by the results of our
residents’ survey early in the year.

There is and will continue to be a lot of
activity across many different sites within
the Garden City. The community is growing
all the time. As more and more people
make Ebbsfleet their home, the need for
the very highest standards of construction
management, Health and Safety and
practices on site becomes paramount.

are met and that people can enjoy their daily
lives in a safe and pleasant environment.

The Development Corporation will work
closely with all partners, including house
builders, contractors, residents and
businesses to ensure these high standards

Ian Piper, Chief Executive

The coming year will be an exciting time for
us all; we have laid the groundwork and set
the standard on quality and we are moving
into an exciting new phase where the Garden
City begins to truly take shape.

“ We are moving into

an exciting new phase,
where the Garden City
begins to truly take shape
Blue Lake, Northfleet

The development corporation has
kickstarted a number of project to deliver
the vision for a major new park around
Blue Lake, and the masterplanning of the
surrounding area.
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Our priorities for 2021-22
By the end of the year we will have;
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•

Developed a new masterplan for
Ebbsfleet Central and submitted an
outline planning application to deliver
the vision for the heart of the Garden
City;

•

Submitted planning applications
and be construction ready for three
new community facilities - Castle Hill
Block D and a community building and
pavilion at Ebbsfleet Green;

•

Consulted on and agreed a concept
masterplan for the regeneration of the
Thames Way area around Blue Lake
and the waste water treatment plant to
facilitate the creation of a future new
lakeside neighbourhood and leisure
area;

•

•

Submitted the planning application for
the Grove Road Regeneration project
and procured a development partner;

•

Submitted a detailed planning
application and be construction ready
to develop a new employment site
at Northfleet Embankment East that
will facilitate in excess of 30,000ft2
of commercial and employment
floorspace with a focus on SME
businesses;

Worked closely with the London Resort
developer and local stakeholders to
understand the detail of the proposals,
including the access road, and work
diligently to ensure that the proposals
optimise the potential economic
benefits whilst integrating effectively
into the Garden City and surrounding
areas by full participation in the
Examination of the Development
Consent Order;

•

Continued to deliver a high-performing
planning service that supports
development at pace, including
considering residential reserved
matters for c.1,000 new homes across
phases of Eastern Quarry/Whitecliffe,
Northfleet West and also a new custom
build development at Whitecliffe;

•

Continued to build the ‘place’ of
Ebbsfleet Garden City, including
through the launch of a new Ebbsfleet
Garden City newsletter, delivery of
a welcome pack to all existing and
arriving residents, and engagement
with local residents through the
refreshed Ebbsfleet Garden City
Community Board;

•

Published an Environmental
Sustainability Action Plan for the
Garden City, including actions and
incentives to encourage partners to
join us on the journey to zero-carbon;

•

Launched an Education and Skills
Apprenticeship Programme focusing
on construction skills in partnership
with local education providers and
developers;

•

Through proactive and positive
communication, continue to promote
the Garden City and enhance its
reputation as a great place to live and
do business;

•

Provided support to the new Ebbsfleet
Garden City Trust as the long term
stewardship body for the Garden City
such that the Trust will have appointed
its initial board members, will have been
awarded charitable status, and will be
ready to receive its first community
assets; and

•

Continued to build our organisational
effectiveness through adapting
our ways of working so we can
respond flexibly to the challenges
and opportunities we face, raising
our capacity to deliver and further
streamlining our processes.
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How we will measure our
performance

For the year 1 April 2021 to 31 March 2022 we have set the following annual
performance targets. These cover the 11 KPI categories that we have been
monitoring since 2016.
KPI

Category

Measure and Target

2

Quality of Homes and
Neighbourhoods

100% of homes completed in the year will be within housing
development schemes that have achieved a Building for a Healthy
Life (previously Building for Life) ‘green light’ assessment.

3

Diversification of
Housing

Starts on site of at least 40 custom build homes by the end of the
year. Completion of at least 10 specialist units during the year.

4

Affordable Homes

At least 150 affordable* homes will be delivered during the year.
*Definition as provided in the National Planning Policy Framework.

5

Commercial
& Community
Floorspace

At least 2,000 sq m of commercial and/or community floorspace will
be completed during the year.

6

Private Sector
Investment

In excess of £100m* of private sector investment will be levered in
during the year. * Calculated as Gross Development Value less developer margin of

New Dedicated
Footpaths and Cycle
Ways Created

At least 3km* of new or improved dedicated footpaths and/or
cycleways will be delivered *calculated as those dedicated footpaths/cycleways

1
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10

Housing Delivery

During the year the EDC will facilitate at least 525 new home
completion.

20% + cost of any commercial floorspace delivered using BCIS cost data.

delivered in the EDC urban development area or outside of the area through EDC investment
in connecting ‘Green Corridor’ improvements.

8

Public Transport
Connections

100% of new homes delivered in the year will be within a 5 minute walk
of a current or future bus route or other public transport connection.

9

Parks, Open Spaces
and Recreation Areas

At least 3 hectares of new parks, open spaces and recreation areas
will be delivered during the year.

10

Investment in Social
and Community
Infrastructure

At least £5m of investment in social and community infrastructure
will be levered in (calculated as social and community floorspace
constructed using BCIS cost data)

11

Good Financial
Management

Annual capital and revenue expenditure remain within budget,
with the final year end outturn capital position being within a 10%
tolerance of the overall annual capital budget
Investment funds recovered in line with project investment
business cases

Page title page title page title Page
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Ebbsfleet is sponsored by Government to
become a ‘Garden City’ to add ambition,
quality and pace to planned development
between Dartford and Gravesend.
The Garden City benchmark is a
commitment to build on the legacy of
Ebenezer Howard’s original Garden Cities
at Welwyn and Letchworth, and create a
place founded on quality place-making,
community building and sustainability,
making long term arrangements for the care
of public spaces and assets by drawing upon
a fair share of land values.
The original 20th century Garden Cities
of Letchworth and Welwyn are defined
by their landscape setting of parks, open
spaces, tree-lined streets and homes with
generous gardens. The resulting leafy and
green character is generally recognised
as an important reason for their enduring
popularity which at the same time offers
a number of key benefits in terms of
sustainability and climate change resilience.
They were built in response to a range of
urban and health issues associated with

Victorian overcrowding and poor social
conditions.

The government has established a
Development Corporation at Ebbsfleet
to address the challenges of building for
and living within the 21st Century. The
drive to provide access to high-quality
and affordable homes is underpinned by
the ambition to enable residents to live
happy, healthy and sustainable lives within
Ebbsfleet.
The way we travel within Ebbsfleet is critical
to meeting these ambitions for sustainability,
health and happiness, and this Sustainable
Travel Strategy sets out guidance to inform
the planning and design of the city going
forwards.

Ebbsfleet’s new residents
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Over 2300 homes have now been
completed in Ebbsfleet across five new
neighbourhoods of Springhead Park,
Weldon, Cable Wharf, Ebbsfleet Cross
and Castle Hill.
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Our people and budgets
The EDC Board is Chaired by Simon Dudley. The EDC Board members
and their current terms of office are as follows:
Name

Appointment End Date

David Holt, Deputy Chair

20 January 2022

Neil Cameron QC

14 February 2024

Cllr Jeremy Kite CBE

20 April 2024

Simon Dudley, Chair
Cllr John Burden
Louise Hardy

Bob Lane OBE
Lord Moylan

Ian Piper (EDC CEO)
Nick Shattock

Cllr Mike Whiting

20 January 2025

14 February 2024
20 January 2022
20 January 2022
31 August 2023

Permanent appointment as EDC CEO
31 August 2023

14 February 2024

ORGANISATIONAL STRUCTURE
The EDC’s work is organised
around four Teams

Headed by our Chief Executive, Ian Piper, the Corporation’s Directors’ Group also comprises the
EDC’s Finance Director, Chief Planning Officer and Director of Projects.
The EDC’s permanent headcount for 2021/22 is based on c.41 posts, with additional specialist
support from external contractors as required.
The majority of the EDC’s work is cross-cutting, with delivery through project teams that involve
staff from across the Corporation – often also including partner organisations.
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Ebbsfleet Development Corporation
2021/22 Budget Summary
2021/22 Revenue expenditure
Description

Amount £’000

Pay

3,020

Non Pay – operating costs

2,500

Estate Management

500

Programme – project feasibility

1,300

Total

7,320

Funded by :
MHCLG Grant

5,820

Receipts

1,500

Total

7,320

2021/22 Capital expenditure
Description
TBC

Full Year Budget /
Forecast out-turn
£m

20.5

Funded by :
MHCLG Grant
Receipts
Total

16.0
4.5
20.5

13

Risk Management
The EDC has a Risk Management Strategy
in place, which defines the procedures, tools
and processes put in place to manage risks
related to the delivery of the Garden City. The
key elements of the EDC’s risk management
arrangements are:
•

Responsibility for the management of risk
across the Corporation resides with the
EDC’s Chief Executive, with oversight from
the EDC Board;

•

The EDC Board owns and approves the
Risk Management Strategy, reviews the
Strategic Risk Register periodically and
sets the risk appetite for the EDC;

A Risk Sub-Committee comprising EDC
officers meets regularly to review risks and
consider mitigations;

•

The Corporation’s Audit & Risk Assurance
Committee is responsible for assessing and
challenging the overall effectiveness of the
risk management processes; and

•

The Investment & Infrastructure Panel is
responsible for regularly reviewing and
monitoring the capital programme and
project risks.

•

A summary of the EDC’s top risks as at April
2021 is set out below:

Strategic Risk

Summary of EDC Mitigations

Continued Covid-19
uncertainty and the
impact this may have
on economic activity
and housing delivery

•

Delivery of the
Garden City Ebbsfleet
Central vision

•

•
•

•
•
•

Failure to achieve
EDC output targets
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•

•
•

Hold regular meetings with housing developers / builders to ensure
housing targets are being met;
Facilitate diversification of housing products;

Consider bringing forward EDC investment plans i.e. speeding up
expenditure where practical / possible.
Continue to ensure that the EDC has sufficient commercial and
technical expertise to resource the project;

Engage with Government to ensure support for future public sector
funding;
Work with partners to mitigate against the impact of part of the
Ebbsfleet Central land being designated as an SSSI;

Work closely with LRCH to dovetail the London Resort proposals into the
Garden City including the impact of the access road through Ebbsfleet
Central.
Deliver the 20/21 EDC investment programme and regularly review
progress;

Work closely with MHCLG and the Government on the 2021 Spending
Review to ensure sufficient future financial resources are obtained to
deliver Ebbsfleet Garden City.

Springhead Bridge, Springhead

Ebbsfleet’s first new bridge was
completed in June 2020, providing
a much needed new connection for
resients to Ebbsfleet station, and the
future Ebbsfleet central area.
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