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THE EAST MIDLANDS:

OVERCOMING CHALLENGE,
DRIVING OPPORTUNITY
The East Midlands regional economy is at an historic turning
point, with a strategic response now required to address
challenges and exploit long-term opportunities. As it recovers
from the impact of COVID-19, its industrial base is also
confronting the continuing digital revolution and adapting to a
zero-carbon future. To harness its true potential, it must also
raise skill levels and improve connectivity.
The East Midlands Development Corporation (EMDC) will be the catalyst for turning significant
challenge into historic opportunity. It will provide the capacity, coherence, confidence and drive
which enables a series of large-scale developments to deliver regional and national impacts.
The EMDC Comprehensive Spending Review (CSR) 2020 programme has brought together
all upper tier authorities across the East Midlands together with university, LEPs and business
leaders.

THE EAST MIDLANDS DEVELOPMENT CORPORATION:

THE PATHWAY TO PROGRESS
CORPORATION
The EMDC will supercharge a new era of
growth for the regional economy by enabling
projects which build directly on the potential
of HS2; the region’s status as a major UK
trade and logistics gateway; and its historic
strengths in R&D and industrial innovation –
particularly research and innovation related
to the emerging low carbon economy.
Those projects will contribute substantially to
levelling-up the regional economy by driving
clean, inclusive growth, significantly improving
connectivity, and enabling real-world
technologies which open up new markets
and give the UK competitive advantage.

Our CSR 2020 programme proposals
will drive early momentum for these
opportunities by creating an interim body
which will pave the way for the statutory
Development Corporation.
This interim vehicle will:
• P
 rovide detailed, deliverable investment
plans
• Establish commercial arrangements
• Invest in enabling infrastructure which
unlocks the key sites
• A
 cquire and assemble the land needed for
coherent delivery of homes and jobs

• E
 stablish a National Skills Academy
focused on future economic need
• F
 und ZERO, an international centre for the
development of commercial applications
to meet the climate change challenge
 emonstrate economic ambition, drive
• D
market confidence.
The EMDC programme is focused on
ambitious long-term outcomes which will lift
regional economic performance to a point
where it makes a greater contribution to UK
output. Those outcomes are:
An exemplar community at Toton &
Chetwynd centred on the HS2 Hub – A
destination for knowledge-driven jobs and
an exemplar carbon zero community which
mixes next generation living, working and
connectivity, and builds a new ‘Garden of
Innovation’.
Symbolic transformation of the UK’s
last coal-fired power station into an
international centre for next-generation
carbon zero technologies – The Ratcliffeon-Soar Power Station, due to close in 2025,
would host ZERO, a demonstrator for the
development of market-ready carbon zero
technologies for energy, industry, housing,
transport.
An Inland Freeport centred on the UK’s
largest 24-hour airfreight hub – East
Midlands Airport is a global freight gateway
which sits alongside a major multi-modal
logistics interchange and is close to worldclass industries such as aerospace and
automotive.

The East Midlands was the cradle of the UK’s
Industrial Revolution, an historic economic
transformation. It is fitting that it should now
be the place which overcomes some of the
challenging environmental legacies that this
fossil-fuelled revolution left behind.
It is also a deliverable strategy, with a
number of factors aligning to make this
new transformation possible: the arrival of
HS2, which will supercharge connectivity
and enable new housing and commercial
investment; the decommissioning of
Ratcliffe-on-Soar Power Station, a
strategically-positioned 700-acre investment
site with grid infrastructure; the UK’s largest
airfreight gateway at East Midlands Airport;
and the presence of specialist low-carbon
expertise in the region’s major businesses
and universities – who have a history of
collaboration.

The EMDC model itself is the key to
exploiting potential at this transformational
scale: through vision, capacity and
professional expertise, it will reverse the
coordination challenges that have held back
regional economic momentum. Critically,
it will also provide confidence to investors
looking for clear opportunities driven by
committed teams working to a long-term
goal.

GOVERNMENT’S ROLE:

LEVELLING-UP
IN ACTION

Our ambitions for the EMDC project are
of an historic magnitude. Without bold
government intervention, old hurdles to
progress will remain, and growth ambitions
will not be met:
• H
 ousing and business space delivery would
be slower and at lower levels without the
leadership, focus, specialist skills and visible
momentum of the Interim Vehicle.
• C
 oordinated and timely delivery of
plans for Toton & Chetwynd will not be
possible without a link road and early land
acquisition.
• Z
 ERO is a visionary project which requires
significant upfront investment to prime
delivery whilst key areas of focus and
operating models are refined.
•T
 he National Skills Academy’s scope and
significance is such that it requires funding
over and above that available via Local
Authority and partner budgets.
Central to the EMDC concept is a structure
and purpose which overcomes challenges
posed by the current system:
• C
 omplex local authority boundaries and
responsibilities mean strategic intervention
is required to bring forward a coherent plan
for priority regeneration of key regional
development sites.

• F
 ragmented land ownership at Toton
and Chetwynd hinders coordinated
infrastructure investment. Intervention
enables investment aligned to strategic
goals.
• N
 ew transport infrastructure and green
spaces – critical to connectivity and quality
of life – would be limited without a strategic
masterplan, which will maximise impact and
value.
• Z
 ERO will marshal resources for R&D
in a way which ensures a focus on the
delivery of applied solutions capable of
transforming connectivity, productivity and
place.
•T
 he Development Corporation’s strategic
priorities will provide a repeatable model
for zero carbon regeneration, development
and integrated placemaking.
• G
 rowth enabled by HS2 could cause
congestion which strains existing
infrastructure. The Interim Vehicle will
mitigate these impacts by coordinating
responses across boundaries.
• R
 egional inequalities would be locked-in
without intervention. The Interim Vehicle
can correct this under-performance by
prioritising interventions and coordinating
delivery.

INITIAL INVESTMENT:

BUILDING VISIBLE
MOMENTUM
The initial investment will deliver:
• 1500 new homes
• 500 new jobs
• £25m Gross Value Added (GVA)
Growth per annum
Initial Investment
It will also provide visible momentum behind
an historic intervention designed to both shift
the dial of regional economic performance
and make decisive progress towards zero
carbon innovation and growth via industrial
and academic collaboration which delivers
viable, real-world solutions.
Both HM Treasury Green Book and
Departmental Guidance, including MHCLG,
suggest early intervention will deliver a
Benefit Cost Ratio of 2:1 based on land value
uplifts and the impacts of each project.
 his initial investment is a critical step which
T
paves the way for a transformational longterm programme which is expected to deliver
84,000 jobs, at least 4,500 homes and a
£4.8bn uplift to the East Midlands’ GVA.

1,500
new homes

500
new jobs

£25m
additional GVA

Overall Ambition

at least 4,500
new homes

84,000
new jobs

£4.8bn
additional GVA

FINANCIAL PROFILE:

UNLOCKING
OPPORTUNITY

The EMDC CSR 2020 projects have a total
current-price cost of £235m. These costs
have been based on estimates developed
by professional expertise, including cost
consultants, chartered surveyors, consulting
engineers and infrastructure specialists.
Specialist advice has also been provided
about land acquisitions. Land assembly costs
will be recovered as sites are developed and
any uplift in value resulting from investment
by EMDC will also be captured.
The estimated total cost of ZERO reflects its
capacity to deliver benefit at societal level,
with early investment required to finalise
detailed feasibility studies.
Grant Thornton has advised on establishing
the Interim Vehicle, with costs for the
corporate team and deliverables split
between the three key sites, and costs for
specialist expertise assessed according to
site-specific requirements.
Total private sector investment levered
by the EMDC CSR 2020 programme is
estimated to be some £300 million.

CRITICAL FIRST STEPS:

SUPPORTING AND
DELIVERING THE 2020
CSR PROPOSITION
The process starts with the five key steps
which form this 2020 CSR proposition:
1. The Interim Vehicle is pivotal to projectspecific objectives, commercial confidence
and region-wide economic ambitions: if
funding is reduced, the capacity does not
exist. Various models have been evaluated
by partners and government and the
appropriate structure has now been identified.
2. The Toton & Chetwynd Link Road to
open up the first phase of development.
It cannot be delivered without the full
requested funding. It is also central to the
‘Access To Toton’ strategy developed
to maximise the connectivity value of
investment in the Toton HS2 Hub. It will be
implemented by Nottinghamshire County
Council as highway authority working with
the EMDC interim vehicle.
3. Land assembly at Toton & Chetwynd –
pooling public sector land and acquiring
other strategic assets, including formally
integrating the Chetwynd MoD barracks
into the site.
 ERO – Creating an international centre
4 Z
on a radically new scale to develop
commercial low emission solutions at
speed and linked to a large industrial
development fund. ZERO will be critical in
achieving decarbonisation and emissions
targets and will put the UK at the forefront
of applied innovation in sustainable future
technologies.

T
 he business case for ZERO reflects
the investment required to go from the
conceptual stage to a detailed delivery
plan involving researchers, engineers, policy
and behavioural specialists – including
application-focused technologists and an
unrivalled set of solution demonstrators.
Reducing funding would impact on
confidence and miss the opportunity to
accelerate the delivery of much needed
solutions. This is a symbolic transformational
ambition defined by expertise in problemsolving and real-world outcomes. Regional
universities, industry, local partners and the
Energy Research Accelerator are already
developing a feasibility study. Turner &
Townsend has identified a programme to
progress the proposals.
5. Creating a National Skills Academy
is a central part of our programme,
ensuring growth opportunities created
in the East Midlands can be extended to
all communities. It is therefore a priority
for partners, and fundamental to our
inclusive ambitions. It will be delivered by
a collaboration between our university
partners & a local secondary school to
develop low carbon economy skills: training
key workers, linked to knowledge sector,
also providing retraining & social mobility to
support sustained inclusive growth.

Risk Management
Robust governance and delivery
arrangements have been identified for the
proposed EMDC and its associated Interim
Vehicle, ensuring efficient and effective
delivery of CSR 2020 projects. Through
a shared vision with partners, they have
already prepared responses to key delivery
risks:
• S
 ite Assembly – Nottinghamshire County
Council has already acquired a strategically
important part of the Toton site. CSR
funding will enable aligned landholdings,
including MoD property at Chetwynd, to be
assembled.
• Planning consent – required for the link
road, but the proposed scheme will also
form part of local planning policies, and
the emerging Supplementary Planning
Document.
• C
 ost management – appropriate
allowances have been made in the project,
both in cost estimates and feasibility
advice to help develop the projects.
• D
 ependence on third parties to take
forward early investments – local partners
have close working relationships, for
example, the University of Loughborough
and the owners of Ratcliffe Power Station
site.
• M
 arket/economic uncertainty – mitigated
by the involvement of public sector in
infrastructure for early win projects;
development plots ready as Covid-19
recovery accelerates.

SUMMARY:

A REGION LEVELLED-UP
AND LIFTED
A series of major development opportunities
have been identified which offer longterm potential to drive inclusive growth
which better connects communities to
the emerging low carbon economy. These
projects offer individual benefits and the
collective potential for viable, next generation
solutions for living, working and travelling.
They also address UK-wide strategic policy
objectives related to skills, housing, transport,
innovation and zero carbon.
A ‘purpose-built’ structure is required to
lead progress and attract significant private
sector investment. The model identified is the
East Midlands Development Corporation,
which will have the capacity, skills and
coherence to act at a regional scale.

To build momentum ahead of the creation of
a statutory body, an Interim Vehicle is needed
to drive the early, enabling interventions
such as infrastructure, land assembly and
preparation/scoping.
This will not only enable the statutory body
to hit the ground running but will build
confidence that the levelling-up agenda
will create long-term opportunities for
communities and investors.
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