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1.0  Introduction 

1.1 Dover District Council (óthe Councilô) commissioned Lichfields to update the Districtôs Economic 

Development Needs Assessment (EDNA) study, previously prepared by Lichfields and published 

in 2017. 

1.2 The EDNA provided the Council with, at that time, up -to-date National Planning Policy 

Framework (NPPF) and Planning Practice Guidance (PPG) compliant evidence on the economic 

development needs for the District over the remainder of the adopted 2010 Core Strategy plan 

period to 2026, and beyond to 2037, to align with parallel housing needs work through a 

Strategic Housing Market Assessment (SHMA) that was undertaken separately. The purpose of 

the EDNA was to inform a review of existing planning policies and decide on the extent to which 

these policies required updating to reflect evidence at that time.  

Scope of th is Update  Study  

1.3 The Council is in the process of producing a new Local Plan that will set out planning policies 

and proposals for new development in the District over the period from 2020 to 2040.  

1.4 The purpose of this study is to update the Districtôs economic evidence base to reflect the 

changing economic and policy landscape which has evolved significantly since the EDNA was 

prepared in 2017. In particular, it is necessary to consider the impact of the Covid-19 pandemic 

on the Districtôs economy and how this may affect local growth prospects over the new Local 

Plan period. Other factors that require specific consideration include:  

¶ Extension of the Local Plan time frame to 2040 (previously this was to 2037); 

¶ Impact of Brexit on the Districtôs economy and longer term growth potential; 

¶ Im pact of the new Class E in terms of potential loss of B uses on existing employment sites, 

the opportunities this may bring for office use in town centres/retail parks, and 

consideration of whether proposed uses on new employment sites should be restricted to 

specific uses within Class E; 

¶ The new Economic Growth Strategy for Dover District which provides an overall direction of 

travel for the Districtôs economy and identifies a series of strategic growth priorities and 

target activities;  

¶ Loss of the majority of White Cliffs Business Park to the Inland Border Facility (IBF) over 

the short term, and longer term opportunities the site might present to accommodate 

economic growth; and 

¶ Locations of proposed housing growth and the impact this could have upon the economic 

strategy. 

1.5 This EDNA Update has been prepared in line with the PPG and the methodology for 

determining future economic development needs, which at the time of drafting remains 

unchanged despite the introduction of the new Class E in September 2020. It includes 

consideration of economic development as defined by the NPPF, with a primary focus upon the 

typologies set out in the business Use Classes as outlined below: 
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¶ B2 general i ndustrial:  typically comprising factory and manufacturing space.  

¶ B8 storage and d istribution:  warehouses, wholesale and distribution. 

¶ The original EDN A report refers to ñB1 usesò, which under the new Use Classes Order have 

changed as follows: 

o Former Class B1(a) to E(g)(i);  

o Former Class B1(b) to E(g)(ii);  and 

o Former Class B1(c) to E(g)(iii).  

1.6 References to óemployment spaceô refer to all B class (and former B class) elements noted above. 

1.7 An important consideration for any work of this type is that it is inevitably a point -in-time 

assessment. This study has incorporated the latest data and other evidence available at the time 

of preparation between June-October 2021. The accuracy and sources of data derived from third 

party sources has not been checked or verified by Lichfields. 

1.8 Due to the timing of the study and its analysis, no specific consideration has been given to the 

impact of potential  planning reform, although the study does take account of the more 

immediate changes to the Use Classes Order (UCO) effective from 1 September 2020 and 

changes to permitted development rights from 1 August 2021. 

Dover District Economic Growth Strategy  

1.9 The Council has recently prepared a new Economic Growth Strategy to set out a vision and long-

term plan to unleash the distinctive strengths of Dover District to grow the local economy and 

create the conditions for local communities to prosper in a fast -changing world. The strategy has 

been prepared at a time of major change following  the UKôs departure from the European Union 

and the ongoing effects of the Covid-19 pandemic and seeks to position the District for growth 

that secures economic prosperity and increased productivity for all residents and businesses. 

1.10 The Strategy defines a new vision statement which is underpinned by five key themes that 

provide a framework for future activities and investments  (Figure 1.1). 

Figure 1.1 Dover District Economic Growth Strategy: Vision and Strategic Themes 

 

Source: Dover District Council 
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1.11 The NPPF is clear that planning policies should help create the conditions in which businesses 

can invest, expand and adapt. Significant weight should be placed on the need to support 

economic growth and productiv ity, taking into account both local business needs and wider 

opportunities for development. It emphasises the importance of aligning planning policies with 

local economic growth objectives, policies and strategies, so the emergence of a new Economic 

Growth Strategy for the District represents a timely backdrop to this EDNA Update.  

Structure of the Report  

1.12 The remainder of this report is structured as follows:  

¶ Dover Economic Context and Trends (Section 2.0):  a review of recent economic 

conditions, trends and  key changes that have occurred since the EDNA was prepared in 

2017. 

¶ Commercial Property Market Signals and Intelligence (Section 3.0):  an analysis 

of the current stock and trends in employment space in the District and how different 

segments of the market have been performing in recent years. 

¶ Future Requirements for Employment Space (Section 4.0):  updated future growth 

scenarios for Dover District and associated employment land requirements over the new 

Local Plan period to 2040.  

¶ Review of Supply Portfolio  (Section 5.0):  a review of employment land in the District 

and the potential it offers to meet the needs for employment development identified as part 

of this EDNA update study. 

¶ Conclusions and Policy Implications (Section 6.0):  a summary of key planning 

policy implications to inform the Councilôs emerging Local Plan strategy with  regard to 

employment uses. 
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2.0  Dover Economic Context and Trends 

2.1 This section summarises recent economic conditions and trends in Dover District, focusing on 

key changes that have occurred since the previous EDNA was undertaken in 2017.  

Spatial Overview  

2.2 Dover District is located on the east coast of Kent at the narrowest point of the English Channel. 

In strategic accessibility terms, the District is connected to the national trunk  road network from 

both the M20/A20 route via Folkestone, Ashford and Maidstone and  the M2/A2 route via 

Canterbury and Faversham. The District is served by mainline rail  services to London, with 

Dover town, Deal and Sandwich all connected to High Speed 1. The town of Dover is positioned 

in close proximity to Channel Tunnel Rail Link services that can be accessed from Folkestone 

and Ashford (Figure 2.1). 

Figure 2.1 Spatial Context 

Source: Lichfields 

2.3 The District accommodates the three towns of Dover, Deal and Sandwich, as well as a large rural 

area that supports a variety of smaller villages. Around a quarter of the District is located within 

the Kent Downs Area of Outstanding Natural Beauty.  

Populati on  

2.4 In 2019, Dover District  had a resident population of 118,100, having increased by 7.3% over the 

previous 10 years since 2009. This population growth was lower than that  recorded across the 

South East (8.1%) and the UK (17.5%) over the same period. Dover Districtôs recent population 
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growth also under-performed the Kent -wide average which was equivalent to 10.2% over the 10 

years to 2019. 

2.5 The proportion of  the Districtôs population that is of working age (i.e. 16 to 64) has decreased 

slightly over recent years, from 62.1% in 2009 to 58.9% in 2019 as shown in Figure 2.2.  

Figure 2.2 Dover District Working Age Population (16-64) 

 

Source: ONS (2020) / Lichfields analysis 

2.6 This decline in working age population reflects national trends and is not unique to Dover, but if 

this trend continues it is likely to have implications in terms of the scale of the Districtôs labour 

supply that could be available to take up locally based job opportunities in future.  

2.7 According to latest ONS population projections, Dover Districtôs working age population is 

expected to increase by 11.3% from 2018 to 2040. This is significantly  higher than the increase 

projected for the wider area of Kent (7.9%), the South East (1%) and the UK (3.1%) over the 

same time period. 

Employme nt  

2.8 Based on the latest available Experian data, Dover District  accommodated 42,200 workforce 

jobs in 2021, representing a decline of 5% (-2,200) over the five-year period from 2016 (i.e. the 

baseline year for the 2017 EDNA). This rate of job decline is higher than that recorded in the 

South East (-2.2%) and the UK (-0.06%) during the same period.  

2.9 As shown in Figure 2.3 below, the Districtôs employment base has been gradually declining over 

this five-year period. Whilst 2021 recorded the lowest employment count at 42,200  workforce 

jobs, the trend of job decline had begun well ahead of the outbreak of Covid-19 in early 2020. 

Equivalent analysis in the 2017 EDNA also highlighted a long term trend of employment decline 

in the District during the first ten years of the Dover Core Strategy plan period (i.e. 2006 -2016), 

so it appears that this long term tr end has continued more recently. 

2.10 This economy-wide trend is also echoed for óB classô jobs; Figure 2.3 overleaf shows that office-

based sectors have driv en the majority of this decline. The proportion of B class jobs in the 

District has remained relatively  stable over this time, with approximately 13,400 B class jobs 

recorded in 2021 (32% of the total). 
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Figure 2.33 Total Workforce and B Class Job Change in Dover District, 2016-2021 

 

Source: Experian (April 2021) /  Lichfields analysis 

2.11 The largest employment sectors in Dover District  in 2021 remain unchanged from the position 

in 2016. When compared with the share of employment in the South East, the District is over-

represented in the wholesale and transport, public administration  and defence, utilities and 

manufacturing sectors, whilst being under -represented in professional and other private sectors. 

2.12 As shown in Figure 2.4 below, employment growth in Dover  District  over the last few years was 

only recorded within  a small number of sectors including healthcare (+100 jobs), agriculture, 

forestry, fishing & mining ( +100 jobs) and information & communication ( +100 jobs). All other 

sectors in the District registered employment losses over this period, with the most significant 

losses recorded in wholesale & transport (-900 jobs), education (-500 jobs) and construction    

(-300 jobs). Many of these jobs were lost during the period 2019 to 2021, and so are likely to be 

associated with both Brexit and Covid-19 related economic impacts. 

Figure 2.4 Change in Workforce Jobs by Sector in Dover District, 2016-2021 

 

Source: Experian (April 2021) /  Lichfields analysis 
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2.13 Within the wholesale & transport sector, it is the land transport, storage & post sub sectors 

which account for the majority of the job losses during this period in Dover District. Meanwhile, 

the wholesale sub sector recorded a small increase of 100 jobs during the 2016 to 2021 period. 

2.14 In t his context, the overall employment change in Dover District over the past few years since 

the 2017 EDNA was undertaken is summarised in Table 2.1 below. 

Table 2.1 Change in Jobs in Dover District, 2016-2021 

Use Type 2016 2021 
Change 

2.15 Total 2.16 % 

Total Workforce Jobs 44,400 42,200 -2,200 -5% 

Business/Employment Use 
Class Jobs (Industrial & Office) 

13,980 13,430 -550 -3.9% 

Industrial Jobs 5,395 5,330 -65 -1.2% 

Office Jobs 8,585 8,100 -485 -5.7% 

Source: Experian (April 2021) /  Lichfields analysis 

Workforce Productivity  

2.17 The productivity of Dover  Districtôs workforce can be measured using the indicator of Gross 

Value Added (GVA) generated per job. This indicator suggests that in 2021, workforce 

productivity in the District was higher than the Kent-wide average and across neighbouring  local 

authorities within East Kent. Indeed, Dover District  records the highest GVA per job of all five 

East Kent local authoritie s, as well as exceeding the Kent and UK averages. This is likely to 

reflect the fact that Dover District accommodates a sizeable share of high value sector activities, 

with a particularly significant concentration clustered at Discovery Park  (this is despite overall 

under-representation in professional services compared with the regional average). 

2.18 The District has also recorded the greatest improvement  in workforce productivity over  the last 

five years of all comparator locations, as shown in Table 2.2. During this period,  Ashford and 

Folkestone and Hythe both saw their workforce productivity  decline. 

Table 2.2 Change in GVA per Workforce Job, 2016-2021 

Location Total GVA (2021) 
GVA per Workforce Job 

2.19 2016 2.20 2021 2.21 Change 

Dover £2.35bn £52,640 £54,976 +4.4% 

Ashford £2.86bn £44,065 £42,604 -3.3% 

Canterbury £3.13bn £39,328 £39,856 +1.3% 

Folkestone and 
Hythe 

£2.15bn £47,772 £47,338 -0.9% 

Thanet £2.05bn £38,617 £39,666 +2.7% 

Kent £41.45bn £49,197 £49,617 +0.85% 

South East £272.23bn £55,480 £56,591 +2% 

UK £1,833.7bn £53,612 £53,107 -0.9% 

Source: Experian (April 2021) /  Lichfields analysis 

2.22 Against this backdrop, it is useful to consider which sectors are expected to make the largest 

contribut ion to GVA growth in the District over the new Local Plan period. As illustrated in 

Figure 2.5 overleaf, the highest performing sectors in the Dover economy measured by GVA per 

job include the Air & Water Transport sector (with an expected GVA per job of £410,000 by 

2040), followed by the Professional services sector and Wholesale. Manufacturing, also 

considered one of the top sectors, is expected to continue to grow over the Local Plan period and 
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contribute to a GVA per job of £69,500 by 2040. Of the top e ight sectors highlighted in Figure 

2.5, most are classified as óB class useô sectors.   

Figure 2.5 GVA per job for highest growing sectors in Dover District, 2016-2040 

 

Source: Experian (April 2021) /  Lichfields analysis 

2.23 The sectors with the lowest expected growth in relation to GVA per job primarily relate to 
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Extraction & mining and Fuel refining. Surprisingly sectors such as Finance, Accommodation & 

Food services and Computing & Information Services, which are growing in other parts of the 

UK, have a relatively low GVA per job in Dover District.  

Business Base  

2.24 Dover District  is characterised as having a slightly smaller share of micro firms (0 to 9 workers) 

and a greater share of small-sized firms (10 to 49) compared to the average across Kent, the 

South East and the UK (Table 2.3). The District also accommodates fewer large sized firms 

compared with averages across the county, region and country.  

2.25 Compared with equivalent  data presented in the 2017 EDNA, Dover District  has increased its 

share of micro businesses from 87.6% in 2016 to 89.2% in 2020. The share of self-employed 

workers has also increased from 9.6% in 2015 to 12.3% in 2020.  
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Table 2.3 Key Business Characteristics 

Metric Dover Kent South East UK 

Number of Enterprises (2016- 2020) 9.0% 8.6% 6.7% 7.6% 

Business 
Size 
(2020) 

Micro (0 to 9) 89.2% 90.2% 89.6% 90.3% 

Small (10 to 49) 8.7% 8.1% 7.9% 8.5% 

Medium (50 to 249) 1.8% 1.4% 1.4% 1.5% 

Large (More than 250) 0.1% 0.3% 0.4% 0.4% 

Business Births per 10,000 Working 
Age Persons (2019) 

57.3 82.7 93.8 106.5 

Self-Employment (2020) 12.3% 13.2% 10.7% 9.9% 

Source: Inter-Departmental Business Register/Business Demography Statistics/Annual Population Survey (ONS)/Lichfields analysis 

2.26 In 2014, Dover District recorded a relatively low business start -up rate (as a proportion of 

working -age people); this has worsened by 2019, declining from 60 business births per 10,000 

working age people to 57.3 in 2019 (see Table 2.3). 

2.27 The number of recorded enterprises in Dover District  stood at 3,570 in 2019, having increased 

by 9% since 2016. As shown in the Figure below, the Districtôs business base has recorded 

consistent growth over the last few years, following a slight decline in 2018. 

Figure 2.4 Dover District Enterprise Count (2016-2020) 

 

Source: ONS 2020 / Lichfields analysis 

2.28 Following start -up, businesses based in Dover District  tend to underperform compared to 

national and regional equivalents with regard to business survival rates. Latest ONS data 

(shown in Figure 2.7 overleaf) shows that 5-year business survival rates in Dover District  

(38.5%) are lower compared to equivalents for Kent, the South East and UK as a whole.  

 

 

 

 

 

3,275

3,570

3,100

3,150

3,200

3,250

3,300

3,350

3,400

3,450

3,500

3,550

3,600

2016 2017 2018 2019 2020

E
n

te
rp

ri
se

 C
o

u
n

t



Dover Economic Development Needs Assessment Update : Final Report 
 

Pg 10 

Figure 2.57 Business Survival Rates 

 

 

 

 

 

 

 

 

 

 

 

Source: ONS 2018 / Lichfields analysis 

Labour M arket  

2.29 The local labour market is characterised by a lower share of the working-age population being 

economically active and a higher share claiming out-of-work benefits when compared to the 

Kent and South East averages. The resident labour force in the District also records a lower level 

of NVQ4 and above (i.e. higher level) qualification attainment when compared to Kent and the 

South East, which points towards a less highly skilled local workforce in Dover District 

compared to these various regional benchmarks (see Table 2.4).  

Table 2.4 Key Labour Market Characteristics 

Indicator Dover Kent 
South 
East 

UK 

Economic Activity Rate (2020) 79.1% 81.8% 81.6% 78.9% 

Out of Work Benefits Claimant Count (as a 
proportion of residents aged 16-64) (2021) 

6.4% 5.9% 5.3% 6.3% 

Resident 
Qualification Level 
(2020) 

NVQ4 and Above 39.8% 39.9% 44.9% 43% 

NVQ3 and Above 58.5% 58.1% 63.5% 61.2% 

NVQ2 and Above 80.6% 78.2% 80.6% 78.2% 

NVQ1 and Above 90.7% 88.9% 90.3% 87.8% 

Other or No Qualification 4.2% 4.2% 4.8% 5.6% 

Resident 
Occupation Group 
(2020)1 

SOC Major Group 1-3 42.3% 48.1% 53.4% 49.9% 

SOC Major Group 4-5 17.4% 21.9% 19.5% 19.3% 

SOC Major Group 6-7 19.4% 14.7% 14.9% 15.8% 

SOC Major Group 8-9 20.9% 15.1% 12% 14.7% 

Earnings by Residence £612.2 £607.1 £631.8 £585.5 

Earnings by Workplace £625.4 £545.7 £608.6 £585.5 

Source: Annual Population Survey (ONS) / Annual Survey of Hours & Earnings (ONS) / Lichfields analysis 
Note: 1 SOC 2010 Major Group 1 - 3 includes managers, directors and senior officials; SOC 2010 Major Group 4 - 5 includes 
administrative and trade occupations; SOC 2010 Major Group 6 - 7 includes service and sales occupations; and SOC 2010 Major 
Group 8 - 9 includes machinery, plant & process operatives and elementary occupations. 

2.30 The District continues to see improvement in qualification attainment across all levels when 

compared with equivalent analysis carried out as part of the 2017 EDNA, with the largest gains 
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achieved in NVQ3, NVQ2 and NVQ4. Linked to this, the share of working-age population that 

have óother qualificationsô or óno qualificationsô fell by 6% (Figure 2.8). 

Figure 2.68 Changes in Qualification Attainment Levels in Dover District, 2016-2020 

 

Source: Annual Population Survey (ONS) / Lichfields analysis 
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within higher skilled roles represented by SOC Major Group 1 - 3 compared to Kent, the South 

East and the UK.  However, the number of District residents employed in  SOC Major Group 1-3 

has increased significantly since 2015 from 31% of residents to 42.3% in 2020, slowly closing the 

gap with Kent. There remains a higher share of residents employed in more elementary roles 

represented by SOC Major Group 6 - 7 and 8 - 9, which includes a range of care, service, sales, 

process plant, machine operative, and elementary types of occupations, although the share has 

declined since 2015.  

2.32 This resident occupation profile for Dover District also aligns with average resident earnings 

which are higher than the Kent average but much lower than the South East benchmark (see 

Table 2.4). 

2.33 However, as shown in Figure 2.9 overleaf, the District does have a substantially higher level of 

workplace earnings compared with other local authorities in  East Kent, with Dover  District  

achieving the highest weekly workplace earnings in the sub-region in 20 20 at £625; a similar 

trend  was observed in 2015 at the time of the previous EDNA. This suggests that the Districtôs 

economy does offer a reasonable share of higher paid roles1, although given the lower levels of 

resident earnings, it is likely that many of these roles are filled by workers commuting into 

Dover District  from elsewhere in the sub-region. 

                                                                                                                                                                                                                                              
1 It is expected that a significant share of these higher paid roles in Dover District are located at key locations such as Discovery 
Park in Sandwich, which supports a large cluster of higher value enterprise in such fields as life sciences, pharmaceuticals, 
biotechnology, science and technology, amongst others 
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Figure 2.9 Gross Weekly Earnings by Local Authority, 2020 

 

Source: Annual Survey of Hours & Earnings (ONS) / Lichfields analysis 

Deprivation  

2.34 The Indices of Multiple Deprivation  (IMD)  provide a set of relative measures of deprivation for 

local authority and  Lower Super Output Areas (LSOAs) across England. In 2019, Dover District  

was ranked as the 113th most deprived district out of 326 districts in England (where 1 is the 

most deprived). This shows a decline in the rankings  from the equivalent data released in 2015 

in which  Dover ranked 126th most deprived district in Engla nd.  

2.35 7.5% of LSOAs in Dover District fell within  the 10% most deprived in England, compared to 6% 

of LSOAs during 2015, indicating  a slight worsening of relative deprivation in Dover  District  

over recent years. As shown in Figure 2.10 overleaf, the geography of local deprivation has 

remained largely unchanged. 

2.36 Out of the 67 LSOAs in Dover District, 12 LSOAs fall  within the 10 -20% most deprived areas in 

England. These areas are shown in Figure 2.10  and are focused mostly in and around the Dover 

urban area. These include areas around the Port of Dover, the town centre, Coombe Valley 

Road, Buckland Valley Road and within the town centre of Deal on Hamilton Road.  

2.37 Those deprived LSOAs within Dover town centre are also considerably more deprived in sub-

domains of the IMD , falling within the top 20% most deprived in relation to  income, 

employment, education and crime. 
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Figure 2.10 Indices of Multiple Deprivation for Dover District, 2015 & 2019  

 
Source: English Indices of Multiple Deprivation (2015 and 2019) /  Lichfields analysis 

Covid -19 Impacts  and Implications  

2.38 The outbreak of Covid-19 and resulting pandemic developed rapidly with far reaching impacts 

on the economy and business across the country. Lockdown measures led to unprecedented 

shut downs of large parts of the economy simultaneously, with effects being transmitted rapidly 

across most sectors. With  restrictions  only starting to ease, it is difficult to anticipate the full 

extent of the economic impact  at the time of writing. Various macro scenarios and forecasts 

continue to emerge to help understand the potential outcomes and impacts of Covid-19 on the 

UK economy, and we examine local implications of these for Dover District  as part of this EDNA 

Update (see chapter 4.0).  

2.39 Latest government data shows that the Covid-19 pandemic has had a significant effect on the 

Districtôs economy, with impacts still unfolding as the economic disruption continues . Across 

the local economy overall, 17.7% of Dover Districtôs working residents had been furloughed 

through the Coronavir us Job Retention Scheme (JRS) at the height of the pandemic in May 

2020, and while local unemployment has risen sharply, the full effects are likely to be masked by 

the extension of government support schemes such as the JRS. 

2.40 As a result of Covid-19, the claimant count has significantly increased throughout the pandemic . 

The latest claimant count unemployment rate amongst residents (at April 2021)  shows that 

6.4% of those aged 16-64 in Dover District were claiming out-of-work benefits, higher than in 

Kent and the South East (5.3%). As shown in Figure 2.11 overleaf, the claimant count spiked in 

both Dover District  and Kent in May 2020 during the first lockdown ; this is also reflected by the 

total take-up of the JRS (Job Retention Scheme) in the area which saw a peak in May 2020. The 

JRS shows a gradual decrease over the following months  as restrictions are slowly lifted and 
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vaccinations are carried out. The claimant count still however remain s double that of  pre-

pandemic (January 2020) figures. 

Figure 2.11 Claimant Count and Job Retention Scheme Take-Up 

 

Source: ONS (2021) /  Lichfields analysis 

2.41 The óreal timeô nature of the evolving economic situation emphasises the need to keep on top of 

data and intelligence as it emerges, to monitor impacts as they unfold, and use this to review the 

Councilôs economic development response on a timely basis. 

2.42 With regards to planning for economic growth and employment space, it is arguably still too 

early to understand how the pandemic and resulting structural changes may affect how 

businesses operate and the resultant demand for employment land. Notwithstanding the 

ongoing uncertainty,  it is likely that the Covid -19 pandemic will induce and accelerate some key 

structural economic changes that will influence patterns of local economic growth and 

development, some of which are summarised below: 

¶ Growth of key  sector s:  based on the economic response to Covid-19 over the last 18 

months, there are a number of sectors (summarised below) that appear to face particular 

growth opportunities as the UK economy continues to recover and moves to a post-Covid-19 

economy. 

¶ A shift  from larger cities :  public transport represents one of the key barriers to a full 

return to the workplace . Allied with increased demands for public and private open space, 

together with more general issues relating to the affordability of housing, it is possible that 

an increasing number of people will look to relocate away from London and other large 

cities to locations that offer other quality of life factors . A shift towards greater levels of 

home-working may facilitate this. Areas such as Dover Distric t which balance an attractive 

coastal environment  with  strong transport links could be well placed to benefit from t hese 

economic drivers. 
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¶ Increased home -working/reduced office demand:  in the short-term,  ongoing social 

distancing requirements will mean that fewer people will be able to work from  formal  office 

spaces. In the medium to longer term, people might look to the success of home working as 

a justification to shift  to new working arrangements on a more permanent basis. This may 

reduce the overall demand for office space and trigger a shift in occupier requirements for 

more flexible workspace that enables employees and partners to come together to 

collaborate and share ideas. 

Table 2.5 Covid-19: Key sector growth opportunities 

Sector Rationale 

Health / life-
sciences / med-
tech 

Covid-19 has fundamentally been a health crisis. It has been fought by front-line health workers 
and its resolution lies in a health solution. Significant investment has been made in life-sciences 
to develop a vaccine and it is likely that there will be a greater focus on this sector in future in 
terms of both public and private investment. 

Logistics The logistics sector has been instrumental in keeping the country and its economy operational 
through the pandemic and it is likely that this will also be given a greater emphasis in the 
future. This may particularly be the case if some decentralisation of population and economic 
activity does occur. 

Energy / 
Environmental 

.ǳƛƭŘƛƴƎ ōŀŎƪ ŀ ƎǊŜŜƴ ŀƴŘ ǊŜǎƛƭƛŜƴǘ ǊŜŎƻǾŜǊȅ ƭƛŜǎ ŀǘ ǘƘŜ ƘŜŀǊǘ ƻŦ ǘƘŜ ƎƻǾŜǊƴƳŜƴǘΩǎ /ƻǾƛŘ-19 
policy response, recognising the opportunity the pandemic provides to shift to a greener 
economy and support wider sustainable development goals. Specific proposals include 
increased investment in low carbon innovation and industries; focusing on those sectors that 
can support the environment; and ensuring that companies receiving government support are 
operating in a manner consistent with climate goals. 

IT / 
Communications 

Home working and social restrictions have required us to look to technology to a much greater 
degree. It is likely that online/teleconferencing platforms will continue to grow after Covid-19 
passes. Similarly, increased home working and growth in key sectors such as life-sciences, green 
energy and logistics will all rely on continued advances in IT. 

Tourism / 
Hospitality 

Although this sector has faced some of the most substantial economic disruption so far, there is 
the potential that it will grow significantly, particularly if people remain cautious about 
international travel and choose to holiday in Britain instead for the foreseeable future. 

Source: Lichfields analysis 

2.43 These ongoing structural changes present both challenges and opportunities for places like 

Dover District  which has traditionally accommodated a  relatively modest office market  over 

recent years. The District stands to benefit from a shift towards more localised working patterns 

should home-working and agile working become more prominent, and the successful life 

sciences cluster developing around Discovery Park also leaves Dover District  well placed to 

capture future growth opportunities accelerated by the Covid -19 pandemic and public health 

response. 

Implications of Brexit  

2.44 The Brexit deal agreed with the EU in December 2020 avoided further economic challenges 

associated with a óno-dealô Brexit, however it is still early days and there remains considerable 

uncertainty regarding macro and local economic impacts from the trade agreement and the UK's 

future trading relationship with the EU . There is evidence of ongoing friction in trade and travel 

with Europe  as different sectors of the economy work through the practicalities of the new 

trading arrangements and restrictions. This could pose key challenges to any business that 

trades with or via Europe, regardless of their location within the country.  

2.45 Areas with a large presence of óhigh Brexit risk sectorsô are likely to be most exposed to short 

term impacts, typically with strong local reliance on sectors such as manufacturing, wholesale, 

fuel refining, extraction and mining, insurance and air and water transport. Re cent analysis by 

Experian suggests that Kent as a whole has relatively limited exposure to these highest risk 
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sectors, but also that up to 20% of Dover Districtôs local GVA (economic output) is concentrated 

within those sectors considered to be at highest Brexit risk (Figure 2.12). 

Figure 2.72 Local Area Brexit Risk 

 

Source: Experian 2021 

Summary  

2.46 Based upon the analysis presented above, the key findings can be summarised in the form of a 

SWOT analysis set out in Table 2.6 overleaf. 
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Table 2.6  Dover Economic Characteristics SWOT 

Strengths ¶ 5ƻǾŜǊΩǎ ǿƻǊƪŦƻǊŎŜ ǇǊƻŘǳŎǘƛǾƛǘȅ όƳŜŀǎǳǊŜŘ ōȅ GVA) exceeds regional and 
national averages, and many of the districts within Kent 

¶ Higher than average earnings (workplace and resident based) 

¶ Recent improvements in qualified workforce in Dover, slowly catching up to 
Kent and the South East particularly at NVQ level 4 and above 

¶ Proximity to key infrastructure assets within the Kent area including high speed 
one and channel tunnel rail link services 

Weaknesses ¶ Declining working age population and overall population in recent years 

¶ Lower share of the working-age population economically active compared to 
regional and national averages 

¶ Relatively low levels of business start-up and survival 

¶ Higher share of out-of-work benefit claimants when compared to the Kent and 
South East averages, and this has accelerated as a result of Covid-19 

¶ Pockets of deprivation continue to persist and worsen, particularly in and 
around the Dover town urban area 

Opportunities ¶ Growing number of residents in higher paid occupations (SOC Major Group 1-3), 
slowly closing the gap with Kent 

¶ Despite recent job losses, the local workforce is expected to grow by 2040 
ǊŜǎǳƭǘƛƴƎ ƛƴ 5ƻǾŜǊΩǎ ǿƻǊƪŦƻǊŎŜ ōŜŎƻƳing more productive in the future 

¶ High and growing levels of self-employment present opportunities for increased 
entrepreneurial activity in the District 

¶ Latest ONS population projections expect working-age population in Dover 
District to increase in future years, bucking recent trends 

Threats ¶ Resident skills are insufficient to take advantage of new jobs created within high 
value sectors 

¶ Recent job losses in sectors such as wholesale & transport and education that 
have traditionally provided key sources of employment for the District  

¶ Ongoing business disruption caused by Brexit could threaten short term 
productivity and growth within key sectors locally (such as transport, wholesale, 
manufacturing etc) 

¶ Ongoing social distancing restrictions associated with Covid-19 pushes back 
economic recovery for key employment sectors including tourism and 
hospitality 
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3.0  Commercial Property Market Signals and 
Intelligence 

3.1 This section provides an overview of the existing stock of employment space in Dover District , as 

well as recent trends and changes to this stock of employment space. It then provides an 

overview of the local commercial property market, including recent trends in demand and 

supply. The analysis draws on data from the following sources: 

¶ Latest commercial floorspace data from the Valuation Office Agency (VOA); 

¶ Monitoring data on commercial floorspace from Kent County Council  (this is presented 

by B Use Class (some of which now fall within Class E) reflecting its historic nature); 

¶ CoStar property market data; and 

¶ Discussions with a number of commercial property agents currently active in the 

District and wider sub -region. 

Stock of Employment Space  

3.2 Dover District contained around 526,000sq.m of employment space in 2020 according to the 

latest VOA data. This comprised 73% in industrial use (i.e. manufacturing and distribution) and 

27% in office use.  

3.3 The Districtôs stock of employment space grew by 3.9% over the four years between 2016 and 

2020, compared to an increase of 3.1% between 2000 and 2016. During the most recent four 

years (2016 to 2020), a decline in employment space was recorded across Kent and the South 

East as a whole (-2.8% and -0.3% respectively).  

3.4 As shown in Figure 3.1 below, growth in the short term has been driven by industrial floorspace , 

with  office floorspace remaining relatively stable during this period . These recent patterns differ 

considerably from the equivalent analysis presented in the 2017 EDNA which showed a 

relatively strong increase in office floorspace to 2016 and a slight decline in industrial 

floorspace2. 

Figure 3.1 Change in Office and Industrial Space in Dover District, 2015/16-2019/20  

 
Source: VOA Business Floorspace Data (March 2020) / Lichfields analysis 

                                                                                                                                                                                                                                              
2 It should be noted that the 2017 EDNA identified some volatility issues with the VOA data covering the period to 2016 which 
were understood to relate to the reclassification by the VOA of floorspace formerly occupied by Pfizer at Discovery Park 
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3.5 The stock of industrial space in Dover District now represents the third largest  of the five East 

Kent local authorities  (as opposed to the second smallest as recorded in 2015/16), as a result of 

the Districtôs increase in industrial  floorspace over the last few years. The total stock of 

commercial office space remains the largest in 2019/20 within the East Kent sub-region, 

although the ógapô between Dover District and other neighbouring authorities has reduced over 

the last few years, with Folkestone & Hythe and Ashford in particular recording notable 

increases in their office stock since 2015/16. 

Figure 3.2 Stock of Office and Industrial Space by East Kent Local Authority, 2019/20  

 

Source: VOA Business Floorspace Data (March 2020) / Lichfields analysis 

Spatial D istribution  

3.6 The spatial distribution of  employment space in Dover District  is illustrated in Figure 3.3 

overleaf using latest available property data from the VOA. This identifies the significant  

concentration of employment space found in Dover town which accommodates approximately 

33% of all employment space in the District as at 2020. Office space tends to be clustered in and 

around the town centre and to the north of the town at Whitfield/White Cliffs Business Park.  

3.7 Since 2010 (i.e. the source data used in the 2017 EDNA), the VOA data shows a decline in the 

stock of factory and workshop floorspace in Dover town, accommodating 18% of the Districtôs 

industrial floorspace as opposed to a quarter (25%) in 2010. Meanwhile the spatial distribution 

of office floorspace and warehouse floorspace has remained the same as in 2010 for Dover town .  

3.8 The town of Sandwich also plays an important role in accommodating the Districtôs employment 

floorspace, equivalent to just over a quarter (27%) of total floorspace in 2020, with the 

Discovery Park Enterprise Zone to the north of the town playing a key role in supply. It also 

accommodates a slightly higher share of the Districtôs office floorspace (47%) compared to 

Dover Town (46%).   

3.9 Elsewhere, smaller clusters of employment space are located in and around the settlements of 

Deal, Aylesham and Eythorne, as well as within the more rural areas of the District closer to 

main road networks.  
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Figure 3.3 Spatial Distribution of Employment Space in Dover District, 2020  

 

Source: VOA Business Floorspace Data 2020 / Lichfields analysis  

Table 3.1 Spatial Distribution of Employment Space in Dover District, 2020 

Location Office 
Factories & 
Workshops  

Warehouses 
Total 

Employment 
Space 

Dover Town 46% 18% 40% 33% 

Deal 4% 7% 3% 5% 

Sandwich 47% 17% 19% 27% 

Rest of District 3% 58% 39% 35% 

Source: VOA Business Floorspace Data 2020 / Lichfields analysis (totals rounded) 

3.10 A detailed map showing the spatial distribution of VOA business floorspace in the District is 

included in Appendix 1. 

 

















































https://www.doverdistrictlocalplan.co.uk/uploads/pdfs/housing-and-economic-land-availability-assessment-dec-2020.pdf
https://www.doverdistrictlocalplan.co.uk/uploads/pdfs/housing-and-economic-land-availability-assessment-dec-2020.pdf


















https://lichfields.uk/media/6020/guide-to-changes-to-the-use-classes-order-in-england_july-2020.pdf
https://lichfields.uk/media/6020/guide-to-changes-to-the-use-classes-order-in-england_july-2020.pdf

















