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Dear Paul
ENVIRONMENT & TRANSPORT CABINET COMMITTEE, 17TH SEPTEMBER
REF: 14/ 00055 LORRY PARK NETWORK STUDY (PHASE 1)

I write on behalf of Dr Rehan ul-Haq, CEO of Monserat Properties Ltd (MPL), in response to your
report, attached for ease of reference, summarising the findings of the above study to be presented
tomorrow before the Environment & Transport Cabinet Committee.

MPL agree, as stated at para 7.7 of the report, there is an immediate need for one smaller lorry park
of circa 300 spaces which would go some way in addressing the shortfall in the number of overnight
spaces across the County when set against the current HGV demand.

Para 5.5 puts the level of

indiscriminate parking to be in the region of 400 spaces every night.

Table 2 in your report provides a useful summary of the constraints to development of the three
shortlisted sites, which is particularly concerning with regards the Westenhanger and White Cliffs
options.

Westenhanger
•

Visual and landscape impacts, being part within the Kent Downs AONB.

•

Potential cultural heritage impacts.

•

Strongly opposed by Mr Watkins, Leader of Dover Council, the district within which the site is
located.
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White Cliffs
•

Visual impact from Western Heights.

•

Strongly opposed by Mr Monk, Leader of Shepway Council, the district within which the site
is located.

The third option is an extension to Ashfield International Truckstop, which Table 2 states has the
potential for significant ecological constraints. MPL are not aware of the view held by Mr Clarkson,
Leader of Ashford Borough Council.

In short, there is clear doubt surrounding the acceptability in planning terms of each of the prospective
sites.

Para 6.2 of your report states Sellindge-Evegate/ Aldington was not one of the 31 sites considered.
MPL can understand why as the prime objective of the study was to identify potential locations for a
network of smaller lorry parks each with capacity for 300 to 500 spaces, refer to para 5.1.
Notwithstanding that the report goes on to show this approach represents a short term solution which
would fail to address the longer term problem caused by growth of traffic in general, and the volume
of HGVs in particular, as demonstrated at para 5.6. DfT data suggests an increase of just under 1%
per annum between 2010 and 2040 is expected in the volume of HGVs on the Strategic Road Network,
which includes the M20, and the findings of your own study suggest by 2060 the demand for overnight
lorry parking will be 3,300 spaces. In addition, as stated at para 5.2, during instances of Operation
Stack Phase 2, when the M20 is closed between Junctions 8 and 9, a holding area of around 2,300
spaces is needed.

To fully meet that requirement would necessitate the construction of upto 8

distributed smaller lorry parks, which your report fails to demonstrate is deliverable and does not
propose.

It is within this context which MPL reference the view expressed by the County Council in Growth
Without Gridlock, December 2010. Mr Carter in his foreword to that document stated funding must be
secured for a “long term solution to Operation Stack”, that long term solution taking the form of an
“Operation Stack lorry park between Junctions 10 and 11 of the M20” (chapter 5) capable of
accommodating “500 secure overnight parking spaces for HGVs and an overflow area for upto 2,500
additional HGVs during Operation Stack” (chapter 7).
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That view was carried forward in the Freight Action Plan for Kent 2012-16, dated October 2012, which
was adopted by the County Council to deliver on three key objectives, those being to find a long term
solution to Operation Stack funded by Central Government (Objective 1), taking steps to tackle the
problem of overnight lorry parking in Kent (Objective 2), and effectively managing the routing of HGV
traffic to ensure such movements remain on the Strategic Route Network (Objective 3).

With the above in mind MPL draws further attention to the initial work undertaken by the Government
Office for the South East presented in their Position Paper on the Current Proposal for Mitigation
Measures for Operation Stack, published in 2005, and the later work carried out by the County Council
presented in their Operation Stack Improvement Options Report of 2007. Both papers highlighted the
significant congestion and costs caused by Operation Stack, with the former establishing the need for
a lorry park off the M20 and the latter identifying Sellindge-Evegate/ Aldington as the optimum
location.

Those conclusions have been endorsed by Kent Police, the Highways Agency, Dover Harbour Board
and Eurotunnel, and attached is a copy of Table A042767/ 1 produced by WYG to summarise the
reports’ findings.

MPL recognises, in the current economic climate, expenditure on infrastructure must deliver a direct
benefit to the nation’s economy. A new lorry park at Sellindge-Evegate/ Aldington, to provide secure
overnight parking spaces for HGVs and an overflow area for additional HGVs during Operation Stack, is
best accessed direct from the M20 via a new interchange junction, or to save on costs via new slip
roads, to reduce vehicle travel time, distance, carbon dioxide emissions, and to keep lorries on the
Strategic Road Network, and off local roads, as much as possible. WYG Drawing A042767/ 3718/
C006A, attached, shows two options for the site each served direct from the M20 by a pair of new slip
roads on the north-westbound side of the carriageway.

Now phase 1 of the Lorry Park Network Study has been completed, MPL keenly look forward to recommencing with yourselves the design process for Sellindge-Evegate/ Aldington.
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Yours sincerely

Arnold Ashton
Associate

Enc

KCC Lorry Park Network Study (Phase 1) Report
WYG Table A042767/ 1
WYG Drawing A042767/ 3718/ C006A

cc

Mr Paul Carter, Leader of Kent County Council
Councillor David Brazier, Cabinet Minister for Environment & Transport, KCC
Ms Ann Carruthers, Project Manager of Lorry Park Network Study
Mr Paul Watkins, Leader of Dover District Council
Mr David Monk, Leader of Shepway District Council
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From:

David Brazier, Cabinet Member for Environment & Transport
Mike Austerberry, Corporate Director for Growth, Environment and
Transport

To:

Environment and Transport Cabinet Committee – 17 September
2014

Subject:

14/00055 Lorry Park Network (Phase 1)

Key decision

Expenditure of greater than £1 million

Classification: Unrestricted
Past Pathway of Paper: N/A
Future Pathway of Paper: Future Cabinet Committee Meetings
Electoral Division: Divisions in Ashford, Dover and Shepway districts

Summary: This report summarises the work carried out to date to identify a potential
lorry park site in Kent that will become Phase 1 of a wider initiative to address the
issues caused by inappropriate overnight lorry parking and Operation Stack across
Kent. In the medium to longer term it is envisaged that a network of lorry parks will
be delivered. This current work seeks to identify the preferred location for the first of
these lorry parks.
Recommendation(s):
The Environment and Transport Cabinet Committee is asked to consider and make
recommendations to the Cabinet Member for Environment and Transport on the
proposed Record of Decision as attached at Appendix A that:
a)
b)
c)

d)
e)

the Council’s previous proposal to address the impacts of Operation Stack
through the construction of one large scale lorry park at Aldington as set out in
“Growth without Gridlock” (December 2010) is not pursued;
the site off the M20 Junction 11 at Westenhanger is the preferred location for
the construction of a lorry park as the first phase of the delivery of a network of
lorry parks across Kent;
scheme development work to take forward the delivery of this preferred site be
progressed immediately in conjunction with KCC Property and Infrastructure
Group including necessary officer or member decisions, dependent on the
particular governance requirements, regarding land acquisition and securing
planning consent for the project;
two strands of work, one on HGV parking enforcement and the other on HGV
signing in the event of Operation Stack being called, be progressed in parallel
with the development work to deliver the first lorry park, and;
consideration of progressing a second lorry park site as part of the network of
sites across the county with a view to delivering this second lorry park within the
next 5-6 years is brought back to Cabinet Committee at the appropriate time.

1.

Introduction

1.1 Due to its position as the gateway between the UK and Europe, Kent suffers
from issues caused by inappropriate overnight lorry parking as well as the
effects of Operation Stack when it is called. It has long been an aspiration of
the County Council to address these issues.
1.2 Over the last few years the County Council has been investigating the
possibility of delivering one large scale lorry park of 2,057 spaces, sufficient to
cater for Operation Stack. This initiative was one of the many projects identified
as a priority in the Council’s 20 year transport delivery plan “Growth without
Gridlock” (December 2010) and a site at Aldington requiring new slip roads from
the M20 between junctions 10 and 11, was identified.
1.3 Over the last two years however, in light of the national economic situation, it
has become evident that such a facility is unaffordable and hence
undeliverable. A facility on this scale catering for ad hoc occurrences of
Operation Stack could not provide the economic case to attract transport capital
funding from Government, nor could a viable commercial case be made that
would enable the repayment of a loan funding the facility. As a result of this,
alternative solutions to tackling both Operation Stack as well as inappropriate
lorry parking which happens across the county on a nightly basis, has been
sought.
1.4 The provision of a network of lorry parks across the county in addition to the
existing lorry parking provision in Kent is intended to address both these
matters. This would enable sufficient parking space for overnight parking and
would act, at least initially in part, as a holding area for Operation Stack when it
is called thus preventing the closure of the M20 between junctions 8 and 9.
1.5 This report sets out how this option of a network of lorry parks will address both
HGV related issues. It also outlines the work carried out to date, presents more
detailed information for the three shortlisted sites, and seeks comments on this
work as well as the proposed decision that the Westenhanger site at Junction
11 of the M20 should be the preferred site for the delivery of the first lorry park.
2.

Financial Implications

2.1 A decision on a preferred site will mean that capital within the Council’s Medium
Term Financial Plan can be drawn down to fund the next phase of detailed
development work.
2.2 KCC has secured £12.7 million reduced rate borrowing from the Public Works
Loan Board (PWLB) for the construction of this project.
2.3 Assessment work has shown that a lorry park would be commercially viable and
subject to the chosen operating model and arrangement with a private sector
operator, the lorry park could provide KCC with a revenue stream, in the
medium to long term, over and above the repayment of capital and borrowing
costs. This project therefore potentially offers KCC a future income stream.

3.

Policy Framework

3.1 By seeking to minimise the disruption caused by Operation Stack as well as the
perception it creates that Kent is not a good place to do business, the project
will positively help the Kent economy grow. Similarly by supporting the efficient
and safe movement of freight it is supporting not only the Kent, but also the
national economy.
3.2 By minimising the negative impact that inappropriate overnight lorry parking can
cause to Kent communities in terms of noise, nuisance, litter and anti-social
behaviour, the delivery of a new lorry park will help tackle disadvantage in those
affected communities and will help put the citizen in control.
3.3 Tackling these lorry parking issues is also embedded within KCC’s statutory
Local Transport Plan and within the Council’s 20 year transport delivery plan,
Growth without Gridlock.
4.

Other Implications

4.1 An Equalities Impact Assessment will be carried out for the preferred lorry park
site.
4.2 In relation to public health implications resulting from this proposal it is
anticipated that there will be improved welfare conditions for the lorry drivers
currently unable or unwilling to use official lorry parking and instead parking in
more inappropriate and unofficial locations as they will be able, or potentially
required to, use official lorry parking sites in the future. In addition, for those
residents who currently experience the anti-social behaviour, litter and noise
arising from this inappropriate lorry parking, we would expect to see an
improvement in terms of public health as a result of these proposals.
4.3 Depending on the lorry parking operating model and any contractual
arrangement with a lorry park operator, the circumstance may arise where the
Council’s property portfolio is expanded through KCC retaining ownership of the
lorry park site itself.
5.

Developing a solution to Inappropriate HGV Parking and Operation Stack

5.1 Preliminary investigation and development work has been carried out on how
best to tackle the issues of Operation Stack and inappropriate lorry parking over
a number of years. Initially, a solution to Operation Stack of a single large scale
lorry park was considered. The national economic situation, along with the fact
that such a lorry park would only be used on an ad hoc basis, would not raise
revenue and would offer poor value for money meant that alternative solutions
were investigated. In addition, while the frequency of Operation Stack cannot
be accurately predicted, it has been less frequent over the last few years with
Phase 2 (closure of M20 between Junctions 8 and 9) being enacted only once
since December 2009. This led to the conclusion that a network of smaller lorry
parks (300-500 spaces) would offer a more deliverable and realistic solution to
both lorry parking issues.

5.2 It should be noted however, that in order to cater for Operation Stack Phase 2
which closes the M20 between J8 and J9 (up to 2,300 spaces), the full network
of lorry parks would need to be in place. In reality, new lorry parks will be
delivered one at a time over a period of time.
5.3 At present across the four main lorry parking facilities in Kent there is capacity
for 880 HGVs. This suggests up to a further 1,400 spaces would be needed to
hold Operation Stack traffic. Both Port of Dover and Eurotunnel are currently
expanding their holding areas and while this cannot be used as overnight
parking, in the event of Operation Stack, it could act as a “buffering” area for
HGVs either putting off the point at which Stack is called, or holding vehicles
when Stack is on. These expansions will add a total of 520 spaces.
5.4 Given this level of provision, to be in a position to be able to hold the expected
maximum number of Operation Stack HGVs, a further 900 parking spaces
would be required. This could be provided across 2 to 3 new lorry parks.
5.5 The above considers how Operation Stack could be addressed through a
network of additional lorry parks in the county. In terms of overnight lorry
parking, through discussion with the operators of Ashford International
Truckstop and Stop 24 we know they are full and turning HGVs away 5-7 nights
per week. Based on survey work carried out for DfT in 2005 and again in 2011,
we understand that there are in the region of 300-400 HGVs parking
inappropriately each night in the county. Preferred sites tend to be lay-bys and
industrial/business parks.
5.6 We also know that traffic is set to grow meaning that lorry parking and
Operation Stack issues are likely to increase over time. Forecasts by the DfT
indicate that general traffic growth on the strategic road network is set to grow
by 46% between 2010 and 20401. Within this the growth rate for HGVs is
anticipated to be 21.5%, equivalent to 0.8% per annum. Port of Dover and
Eurotunnel both predict higher growth rates as this includes higher percentages
of international freight. In addition to this, legislation on sulphur emissions from
shipping is set to come into operation in January 2015 and it is anticipated that
this will further increase the movement of freight vehicles through Kent as the
cost of shipping increases making the shorter Channel crossings even more
attractive than they currently are.
5.7 These factors demonstrate that demand for lorry parking will only increase in
Kent.
5.8 For a network of lorry parks to provide a potential solution to Operation Stack,
an information system on the strategic road network would need to be put in
place to direct HGV drivers to holding lorry parks. Subject to approval to
proceed with delivering the first of these lorry parks, a parallel piece of work will
be undertaken to develop this aspect. Similarly, work would be undertaken to
ensure enforcement of inappropriate HGV is maximised where possible. Both
of these additional workstreams will be vital if the network of lorry parks
proposal is to achieve the outcomes KCC seeks.
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5.9 Having established the benefits of providing a network of lorry parks, over the
last 12-18 months preliminary investigatory work has been undertaken. This
work has included:
•
•
•
•
•

Site identification and assessment;
Assessment of demand for additional lorry parking;
Commercial viability assessment;
Engagement with lorry park operators and freight sector to test and
enhance the robustness of the work carried out, and;
Consideration of enforcement of inappropriate lorry parking.

This work is detailed below.
6.

Lorry Park Site Identification

6.1 The specifications for identifying potential lorry park sites in Kent were:
•

sites should be capable of catering for a minimum of 300 spaces;

•

sites should be close to the main strategic corridors through Kent
(M20/A20 and M2/A2 corridors);

•

•

there should be no requirement for major infrastructure improvements in
order for the site to be delivered e.g. no requirement for new slip roads or
significant alternations to motorway junctions;
extension of existing lorry parking facilities should be considered.

6.2 The starting point for this work was to review all previous work considering
potential sites for lorry parks including Operation Stack lorry parking facilities in
the county. This led to a long list of 54 possible sites. Discussions took place
with the relevant local planning authorities (Ashford, Dover, Shepway, Swale,
Tonbridge and Malling, Gravesham, Maidstone, Medway), Kent Police, the
Highways Agency and a number of KCC internal consultees which resulted in
31 sites going forward for further assessment. These sites did not include the
Aldington site that was previously considered for a large scale Operation Stack
lorry park on the basis of high land costs and need for the construction of slip
roads to the M20. The work then assessed each site against a number of
criteria under the broad headings of:
•

Transport (access to site, strategic network junction capacity)

•

Site characteristics (topography, capacity)

•

Environmental considerations (designations, AONB, heritage, drainage)

•

Planning considerations (current land use, local plan allocations, proximity
to residential).

6.3 This assessment gave the top sites for the two strategic corridors through the
county shown in the tables in Appendix B and on the plan in Appendix C. Five
sites are on the M20/A20 corridor and three on the M2/A2 corridor reflecting the

higher percentage of HGV that use the M20/A20 corridor. It should be noted
that for a number of these sites, their capacity could be increased if necessary.
7.

Assessment of demand for additional lorry parking

7.1 The second part of the study work undertaken was to take these eight sites and
carry out an outline demand and commercial analysis to ascertain to what
extent each site would be commercially viable. This work centred on
consideration of likely lorry driver behaviour and various factors potentially
influencing lorry park use as well as assessing future HGV parking demand.
7.2 As part of demand assessment, pricing needs to be considered. A recent study
carried out by the South East Local Enterprise Partnership showed that 78% of
those responding had a preference for a charge of under £20. At the same time
the key facilities required were toilets, showers, secure parking that is close to
their route as well as a hot food outlet. While unofficial parking continues to
happen across Kent, the fact that the existing lorry parks are busier than ever
shows that the greater proportion of drivers do have parking costs covered.
Evidence from lorry park operators is that the vast majority of payments are
made via fuel cards or company account. Overall, 76% of drivers have their
overnight stay paid for them in some form. It is the remaining 24% who are
most likely to park unofficially.
7.3 Another factor potentially affecting demand is the UK HGV Road User Levy. As
of April 2014, HGVs using UK roads are required to pay a time based charge
related to vehicle weight. DfT initially anticipated an income of £20 million per
annum via this charge however figures just released show that for the first 4
months of the scheme £17 million has been raised. This would demonstrate
that the international freight market is healthy and growing at a rapid rate. In
addition, where annual permits are purchased which give unlimited use of UK
roads, this could have the implication of little incentive to keep time in the UK to
a minimum and hence greater need for lorry parking in Kent.
7.4 As well as considering factors that may currently influence driver behaviour,
work was carried out to assess the level of demand for truck parking in future
(2014 to 2060). HGV volumes were obtained from the Highways Agency and
growth factors were applied from the DfT, Eurotunnel and Port of Dover in order
to forecast volumes to 2060. The latter two were used to account for growth in
international traffic which was used as the basis for demand for overnight
parking.
7.5 Along with data on existing HGV capacity, this information was used to develop
a demand model. Table 1 below shows the outcome of this modelling work in
terms of forecast HGV volumes and therefore lorry parking demand for the M20
and A2/M2 corridors. The model calculates demand for parking every 5 years
and shows a 330% increase over the time period to 2060 from demand for just
below 1,000 spaces to just over 3,300 spaces.

Road

Table 1 – Daily HGV Forecasts

Year
Volume
M20
Demand
Volume
A2/M2
Demand
TOTAL Volume
TOTAL Demand

2015
6,201
706
1,215
287
7,416
994

2020
7,115
810
1,395
330
8,510
1,140

2025
2030
8,209 9,674
935
1,102
1,609 1,896
381
449
9,818 11,570
1,315 1,550

2035
11,209
1,276
2,197
520
13,407
1,796

2040
13,346
1,520
2,616
619
15,961
2,138

2045
15,344
1,747
3,007
711
18,351
2,459

2050
16,941
1,929
3,320
785
20,261
2,714

2055
18,704
2,130
3,666
867
22,370
2,997

7.6 Figure 1 below indicates when need for an additional (550 space) lorry park
would arise over time. It can be seen from this figure that over the period to
2060, based on the growth assumptions made, there would be sufficient
demand to justify 5 lorry parking sites. Given that just over 80% of HGV flow is
on the M20/A20 corridor, this would suggest that the first lorry park delivered
should be on that corridor.

Figure 1 – Aggregated Daily Demand – All Corridors
7.7 In summary, from the work carried out, it is apparent that there will be sufficient
demand for a network of lorry parks in Kent over time and that there is an
immediate demand for one lorry park.
8.

Commercial Viability Assessment

8.1 Given that the bulk of funding for this project will be via a loan, it is essential that
we understand the commercial viability of the proposals. Work was therefore
carried out using a financial analysis tool to identify the likely rate of return (IRR)
that would be expected from each lorry park and its net present value. The IRR

2060
20,651
2,352
4,048
957
24,698
3,309

provides an indication of the efficiency of the investment, which can be
compared to the rate of return from other investments. The net present value
provides an estimate of the magnitude of return.
8.2

As the construction and operation of the lorry parks is potentially a commercial
venture, the discount rate of 7.5% based on Treasury Green Book guidance has
been used. The financial analysis is based on a snapshot of each of the sites
being built in 2016 and not on the basis of the sites being built on a sequential
basis.

8.3 This work used a number of assumptions including HGV growth forecasts, lorry
parking demand forecasts, cost of construction and operation, pricing strategy,
discount rates, life of lorry park and operating period. Assumptions include a
parking charge of £15 per night reflecting the basic but essential service
provision envisaged, and added value revenue derived from assumptions of £3
spend for day parking and £6 per night parking. These estimates are
considered to be reasonably conservative. The costs within the model include
capital, operating and maintenance costs.
8.4 Outputs of this work demonstrated considerable variation between sites for the
25 and 40 year investment periods in terms of Internal Rate of Return and Net
Present Value. The next phase of work was to consider this information along
with the site assessment work to determine a shortlist of sites.
9.

Detailed Development Work for Shortlisted Sites

9.1 Considering both the site assessment and commercial viability work led to a
further shortlist of the three sites below. These site locations are shown in
Appendix D, E and F.
•
•
•

Westenhanger, adjacent to Stop24, M20 J11
Extension to Ashford International Truckstop
White Cliffs Business Park, Dover.

9.2 The White Cliffs Business Park site was the best performing M2/A2 corridor site
when considering both site assessment and commercial viability although
performing less well than the M20/A20 corridor sites. While the Lympne site
performed well under the 40 year assessment scenario the limitation on site
capacity and the 2.8 miles from the strategic road network including passing
through a small community were key factors in its exclusion from the final short
list of 3 sites. Westenhanger and Ashford International Truckstop Extension
were included as the top performing M20/A20 sites.
9.3 Further assessment work has been carried out which included preliminary site
layout designs to better determine site capacity, desktop environmental impact
for each site for which details are provided in Appendix G, and site specific
commercial analysis rather than the corridor assessment approach that had
previously been used. This additional work has helped develop more detailed
costings for each site and is presented in summary in Table 2 below.
9.4 The additional work on site design considering drainage, landscaping, visual
impact and environmental constraints has reduced the number of parking

spaces feasible within the site areas being considered. An updated commercial
assessment using reduced parking space numbers to keep this within the value
of the PWLB loan was undertaken. This commercial assessment also used an
overnight parking charge of £20 as discussions with the market has gauged that
this level of charge will be more realistic. The outcome of this analysis is also
shown in Table 2 below.
9.5 To support this additional work, further engagement has taken place with the
relevant district authorities, Kent Police and Fire and Rescue as well as the
operators of Stop24 and Ashford International Truckstop. These discussions
have again, helped provide robustness to the site assessment and financial
analysis work.

Table 2 Summary of Shortlisted Sites
No.
Land
Spaces Cost*
Site
Westenhanger
300
£422k

Construction
Cost
£10.8m***

IRR**
23.5 –
23.8%

Extension to Ashford
International
Truckstop

278

£4.8m

£9.4m

17.6 –
18.2%

White Cliffs Business
Park

237

£2.5m

£10.3m

8.7 –
10.8%

Traffic
NPV** constraints
£6.9m- Access from
£9.4m M20 J11
which is under
capacity. No
additional
highway
works needed
£4.7m- Access 1.4
£6.7m miles from
M20 J10
which is over
capacity at
peak times

£526k2.3m

Access off A2
into business
park but need
to ensure no
HGV access
through
Whitfield

Planning/environmental constraints
Key issues likely to be visual and
landscape impacts due to location
immediately adjacent to and within the
setting of Kent Downs AONB. Potential
cultural heritage impacts. Land currently
unallocated in Local Plan.
Current Local Plan review may determine
lorry parking as appropriate land use for
this location. Currently zoned for mixed use
development. Part of land Flood Zone 2 (1
in 1,000 year flooding). Land owner also
owns Truckstop and is willing to expand
operation in short and medium term but
wishes to retain ownership. Significant
ecology potential therefore considerable
mitigation likely.
Potential visual impact of site particularly
from Western Heights. Likely increased
capacity to Southern Water sewer required.
Potential question of compatibility of lorry
park use within business park.

IRR = Internal Rate of Return NPV = Net Present Value
* Based on open market value
** Figurers represent 25 year and 40 year loan period and £20 overnight charge
*** Plus £61k for footpath connection or £2.6m for railway pedestrian overbridge if connecting to the existing Stop24 site

9.6 Overall, it can be seen that the Westenhanger site has the highest IRR and NPV
of the 3 sites. The main reasons for this is it will be less expensive to deliver
and provides marginally more spaces than the other 2 sites and hence provides
a greater return in relation to cost. This will be aided by the fact that the
Westenhanger site is in an ideal location in terms of access to the strategic road
network. Similarly worth noting is the fact that the land owner of the Ashford site
has indicated that they wish to retain ownership with a view to expand the site in
terms of future development. This site therefore is only likely to provide a short
to medium term option whereas there is no similar constraint at Westenhanger
making it the preferred site for the first lorry park providing a longer term
investment.
9.7

Key considerations for the Westenhanger site are likely to be visual and
landscape impact of a lorry park in this location particularly in relation to the
Kent Downs AONB.

10. Potential Operation Models
10.1 The recent engagement with Stop24 and Ashford International Truckstop, as
well as two other lorry park operators, has assisted with work to consider future
operating models for the lorry park. These include:
•
•
•

KCC selling all interests in the lorry park to an operator,
KCC entering into an agreement with an operator paying the Council a
future income, or
KCC retaining ownership and operation of the lorry park.

10.2 Each option has varying levels of risk for KCC and any private sector partner.
Each option also has differing trading and tax implications which also need to
be considered in detail. This work, in collaboration with KCC Finance Team,
will be advanced in more detail once a preferred site is chosen as part of overall
scheme development.
11. Financial review
KCC Finance Team has undertaken an initial review of the financial modelling
analysis and support the methodology used and the resulting recommendation
put forward. However this is subject to further detailed analysis, including
sensitivity analysis, being undertaken in relation to the operating model to be
adopted and the revenue implications for KCC during the initial years of the
project.
12. Next Steps
12.1 Once a preferred site is selected, the next phase of work will commence that will
include land acquisition, scheme design, environmental impact assessment and
a number of other assessments that will support the submission of a planning
application for the preferred site. The following outlines the key milestones:
•
•
•

Public consultation on preferred site – January - February 2015
Preliminary design completed - November 2015
Planning consent – June 2016

•
•
•

Detailed design completed – December 2016
Construction start on-site – October 2017
Construction complete – May 2018

12.2 In parallel with the lorry park development work it is proposed that 2 additional
strands of work are progressed. These are:
a)

b)

HGV Parking Enforcement – in conjunction with the district authorities who
have delegated authority for parking enforcement, work to ensure that
everything that can be done to effectively enforce on inappropriate lorry
parking in the county is being done, and;
Strategic Road Network signing for Operation Stack – this project will work
with the Highways Agency and other partners to develop an information
system that will direct HGV drivers to lorry parks in the event of Operation
Stack being called. The objective of this is to avoid the situation of the
M20 being closed to accommodate HGV parking.

12.3 Following on from the delivery of the first lorry park, on the assumption that the
Council continues to pursue this strategy, work on delivering the second in the
network of lorry parks would be undertaken. Given that Local Growth Funding
is available until 2021 it would seem appropriate to begin the process to bid for
funding for the next lorry park in the next 18-24 months. At the same time it
would be hoped that the Government would have made its decision on the
preferred corridor for a new Lower Thames Crossing which could be a
significant influence on the location of a second lorry park. Furthermore, Local
Plan reviews will have moved on which may also help influence the location of a
future lorry park. The current intention would be to deliver a second lorry park
within the next 5-6 years.
13. Conclusions
13.1 This report sets out the reasons why the option of one large scale lorry park to
tackle the impacts of Operation Stack as set out in Growth without Gridlock
(Dec 2010) is no longer being pursued and instead the option of delivering a
network of small scale lorry parks across the county to tackle both the impacts
of inappropriate lorry parking as well as in part, Operation Stack, is being
investigated.
13.2 The report summarises the considerable work that has been undertaken in
identifying potential lorry park sites across the county. This work has sought to
establish the suitability of sites for a lorry park from the planning, environmental
and transport perspectives as well as considering the commercial viability of
each. It recommends that the first of the lorry park sites to be delivered should
be the site at Westenhanger adjacent to M20 Junction 11.
13.3 In parallel to the lorry park development work it is proposed that 2 other strands
of work are undertaken. The first is working with the district authorities to
ensure we are doing all we can in terms of HGV parking enforcement to
minimise inappropriate overnight lorry parking, and the second is to establish a
strategic road network signing system that would direct HGVs to lorry parks
when Operation Stack is called.

13.4 Finally, it is intended that a second lorry park in the network across the county
be delivered within the next 5 – 6 years. Work to progress this will be brought
back to Cabinet Committee at the appropriate time.
14. Recommendations
The Environment and Transport Cabinet Committee is asked to consider and make
recommendations to the Cabinet Member for Environment and Transport on the
proposed Record of Decision as attached at Appendix A that:
a)
b)
c)

d)
e)

the Council’s previous proposal to address the impacts of Operation Stack
through the construction of one large scale lorry park at Aldington as set out in
“Growth without Gridlock” (December 2010) is not pursued;
the site off the M20 Junction 11 at Westenhanger is the preferred location for
the construction of a lorry park as the first phase of the delivery of a network of
lorry parks across Kent
scheme development work to take forward the delivery of this preferred site be
progressed immediately in conjunction with KCC Property & Infrastructure
Group including necessary officer or member decisions, dependent on the
particular governance requirements, regarding land acquisition and securing
planning consent for the project;
two strands of work, one on HGV parking enforcement and the other on HGV
signing in the event of Operation Stack being called, be progressed in parallel
with the development work to deliver the first lorry park, and;
consideration of progressing a second lorry park site as part of the network of
sites across the county with a view to delivering this second lorry park within the
next 5-6 years is brought back to Cabinet Committee at the appropriate time.

15. Background Documents
15.1 Kent Lorry parks Feasibility Study, Final Site Assessment Report, Aecom, 28
February 2014
15.2 Kent Lorry Parks Feasibility Study, Demand Analysis and Business Model
Report, Aecom, 28 February 2014
15.3 Kent Lorry Parks Feasibility Study – Phase 2 Report, Aecom, 28 February 2014
16. Contact details
Report Author:
Ann Carruthers, Transport Strategy Delivery Manager
03000 413347
ann.carruthers@kent.gov.uk
Relevant Director:
Paul Crick, Director of Environment, Planning and Enforcement
03000 413356
paul.crick@kent.gov.uk

Appendix A
Appendix B
Appendix C
Appendix D
Appendix E
Appendix F
Appendix G

Proposed decision sheet
Ranked Shortlist following Site Assessment
M20/A20 and M2/A2 Top sites Plan
Westenhanger Site Location Plan
Ashford International Truckstop Extension Site Location Plan
White Cliffs Business Park, Dover Site Location Plan
Summary of Environmental Constraints for 3 shortlisted sites

APPENDIX A

KENT COUNTY COUNCIL – PROPOSED RECORD OF DECISION
DECISION TO BE TAKEN BY:
David Brazier - Cabinet Member for Environment and
Transport

DECISION NO:
14/00055

For publication

Subject: Lorry Park Network (Phase 1)

Decision: As Cabinet Member for Environment and Transport I agree that:
a) the Council’s previous proposal to address the impacts of Operation Stack through the
construction of one large scale lorry park at Aldington as set out in “Growth without Gridlock”
(December 2010) is not pursued;
b) the site off the M20 Junction 11 at Westenhanger is the preferred location for the
construction of a lorry park as the first phase of the delivery of a network of lorry parks across
Kent;
c) scheme development work to take forward the delivery of this preferred site be progressed
immediately in conjunction with KCC Property and Infrastructure Group including necessary
officer or member decisions, dependent on the particular governance requirements,
regarding land acquisition and securing planning consent for the project;
d) two strands of work, one on HGV parking enforcement and the other on HGV signing in the
event of Operation Stack being called, be progressed in parallel with the development work to
deliver the first lorry park, and;
e) consideration of progressing a second lorry park site as part of the network of sites across
the county with a view to delivering this second lorry park within the next 5-6 years is brought
back to Cabinet Committee at the appropriate time.
Reason(s) for decision:

Decision required to establish agreed way forward in tackling the affects of inappropriate overnight
lorry parking and Operation Stack and to enable project delivery to progress to next phase of work
including land acquisition, public consultations, feasibility and detailed design, and further
development work to produce a planning application and associated supporting documents for
proposed lorry park.
Cabinet Committee recommendations and other consultation:
Any alternatives considered:
1.1 Alternatives considered include the delivery of one largescale lorry park sufficient to cater for
Operation Stack by providing in excess of 2,000 HGV parking spaces. This initiative was one
of the many projects identified as a priority in the Council’s 20 year transport delivery plan
“Growth without Gridlock” (December 2010) and a site at Aldington requiring new slip roads
from the M20 between junctions 10 and 11, was identified.
Over the last two years however, in light of the national economic situation, it became evident that
such a facility was unaffordable and hence undeliverable. Also, a facility on this scale catering for
ad hoc occurrences of Operation Stack could not provide the economic case to attract transport
capital funding from Government, nor could a viable commercial case be made that would enable
the repayment of a loan funding the facility.

Prior to this consideration was given to transferring more freight onto rail to avoid HGV movements
through Kent and hence reduce the need for lorry parking in the county. Issues of interoperability
between UK and European rails networks and the fact that in many instances rail is only economic
for freight where large quantities are being transferred from one origin to one destination, means the
opportunity for such mode shift is limited, particularly in the short to medium term.
.
In terms of location of a smallscale lorry park that could form the first of a network of lorry parks in
the county to address both inappropriate overnight lorry parking and Operation Stack, over 50
different sites were considered. An assessment process considering site suitability (planning,
environmental and transport constraints) and commercial viability was applied to support the
identification of a preferred site.
Any interest declared when the decision was taken and any dispensation granted by the
Proper Officer:

.........................................................................
signed

01/decision/glossaries/FormC

..................................................................
date
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APPENDIX B
SITE IDENTIFICATION – RANKED SHORT LIST FOLLOWING SITE ASSESSMENT
Site
ID

Name/Description

Locat
ed On

Nearest
Trunk Road/
Junction

Authority
/ District

Size
(Ha)

57

White Cliffs Business Pk

A2

A2/A256

A2/Coxhill Rd

Dover

Dover

3

24

1872

2

20

A2/Coxhill Road,
Shepherdswell (west)

A2

A2/Coxhill Rd

Dover

4

530

3

Number
of Truck
Parking
Spaces*

Site
Ranking

21

A2/Coxhill Road,
Shepherdswell (east)

A2

Number
of Truck
Parking
Spaces*

234

Site
Ranking
1

Table 1 – Top Ranked Sites Along the M2/A2 Corridor

Site
ID

Name/Description

Located
On

8

Site opposite STOP
24 Westenhanger

M20

Lympne Industrial
Estate

Ashford Int’l Truck
Stop Extension

56
6
12
5

East of Stanford

Maidstone MSA,
Hollingbourne

Authority
/ District

Size (Ha)

J11 M20

Shepway

6

468

1

M20

B2067

Shepway

156

2

A2070

J10 M20

Ashford

2 (more
space under
developed)

11

858

3

B2068

J11 M20

Shepway

16

1248

4

M20

Nearest
Trunk
Road/
Junction

J8 M20

Table 2 – Top Ranked Sites Along the M20/A20 Corridor

Maidston
e

11

858

5
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M20/A20 and M2/A2 Top Sites

Appendix C

Maidstone MSA

A2/ Coxhill Rd,
Shepherdswell
(west)

Ashford International
Truck Stop Extension
Lympne Industrial Estate

East of Stanford
Westenhanger site
opposite STOP 24

A2/ Coxhill Rd,
Shepherdswell
(east)

White Cliffs
Business Park
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Appendix E

APPENDIX F
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APPENDIX G

Ashford
Westenhanger
Whitfield
Green - No major issues

Amber - Some concerns should be able to mitigate

Red - Require more detailed consideration with regards to mitigation

Geology & Soils

Community Effects

Cultural Heritage

Landscape and Visual

Noise

Air

Flood Risk/Drainage

Ecology

Infrastructure Audit

Assessment

Location

Transport Impact

Desktop Environmental Study – Summary Table

APPENDIX G

ASHFORD SITE
Traffic Impact
Assessment

RAG Status
AMBER

Comments
Minimal impact in terms of

Further detailed assessments required and will include the

operation of surrounding

improvements. The detailed assessments will be

Boulevard/Waterbrook Avenue

base data at the junctions (i.e. observed queue lengths, journey

additional peak hour traffic and
junctions. A2070/The

junction currently operates over
capacity during the PM peak.
Infrastructure
Audit

AMBER

Further Work

Access route is acceptable in

terms of geometry and safety.

Remedial works required to bring

consideration of nearby committed developments and highway

calibrated/validated, as appropriate, based upon more thorough
times). Further consideration will be given to site issues arising from
consultation with Kent Police, Fire Service and HA.

Complete formal adoption process of highway land ownership,
TRO’s and waiting restrictions, lighting assessment etc.

Waterbrook Avenue to acceptable
standard
Ecology

RED

Site has significant biodiversity
potential.

Further specific surveys required - to include invertebrate, badger,

great crested newt, reptile, bat, dormouse, water vole and breeding
birds.

APPENDIX G
ASHFORD SITE
Flood

Risk/Drainage

RAG Status
AMBER

Comments

Further Work

Flood Zone 2. Infiltration not

Further investigation should be carried out to the drainage channel

cohesive ground conditions.

should be developed to ascertain the best combination of car

considered feasible due to

Possible attenuation required

to the north of the site to confirm its suitability for discharge. Options
parking space loss, permeable paving (with sub-base storage for

controlled discharge) and surface water treatment to enable the best
cost solution.

Air Quality

GREEN

Not expected to breach UK air

(On Site) No further assessment is deemed necessary, since there

values.

(Off Site) Assessment to a DMRB Simple level is recommended.

quality objectives and EU limit

Worst option under TAG Unit A3

are no sensitive receptors within the on-site study area.

on local air quality appraisal.
Noise

AMBER

(On Site) Sensitive receptors

(On Site) Undertake noise assessment since there are sensitive

receptors within the on-site study area. Define the ambient noise at
(Off Site) 40 properties within 40m
of the site.
sensitive receptors close to the site.
(Off Site) Detailed assessment under DMRB.

Landscaping and
Visual

Cultural Heritage

GREEN

Area around the site is of low

sensitivity and likely to be subject
to future development

AMBER

Potential for Roman Roads.

If development goes ahead then there will be no significant effects
as a result of the HGV park

Further assessment work required to evaluate the risk.

APPENDIX G
ASHFORD SITE
Community
Effects

RAG Status
AMBER

Comments
No significant impact to the
majority identified features.

Stopped up Public Right of Way

Further Work
Community effects assessment to be based on outcome of transport

assessment.

crosses site.
Geology & Soils

AMBER

Area of least value. Some

sensitivity in terms of geological

Further assessments required to be undertaken, to include

contamination (as part of the geotechnical design) and minerals

strata and related hydrogeological safeguarding.
resources.

Westenhanger
Traffic Impact
Assessment

RAG

Status
GREEN

Comments
Minimal impact in terms of

additional peak hour traffic and

Further Work
Further detailed assessments required to be undertaken if site chosen

and will include the consideration of nearby committed developments and

operation of surrounding junctions highway improvements. The detailed assessments will be

calibrated/validated, as appropriate, based upon more thorough base

data at the junctions (i.e. observed queue lengths, journey times). Further
consideration will be given to site issues arising from consultation with
Kent Police, Fire Service and HA.

APPENDIX G
Westenhanger
Infrastructure
Audit

Ecology

RAG

Status
Green

Comments
Acceptable access route to the

proposed site with no geometric

changes to existing carriageway.
AMBER

Site has some biodiversity

potential. Potential for existing
pond to be kept on site or

Further Work
Parking restrictions, possible safety improvements to cycle lane, lighting
level survey. Currently A20 is designated an on-road cycle route.

Further specific surveys required - to include badger, great crested newt,
reptile, bat, and water vole.

relocated off site
Flood

Risk/Drainage

RED/

AMBER

Flood Zone 1. Located in within a

Further investigation should be carried out to the drainage channel to the

aquifer zone. Any infiltration will

unsuitable then a BRE365 infiltration test should be undertaken. Options

source protection zone and major
require significant treatment.

north of the site to confirm its suitability for discharge. If this transpires as
should be developed to ascertain the best combination of car parking
space loss, permeable paving (with sub-base storage for controlled

discharge) and surface water treatment to enable the best cost solution.

APPENDIX G
Westenhanger
Air Quality

RAG

Comments

Status
GREEN

Further Work

Not expected to breach UK air

(On Site) - No further assessment is deemed necessary, since there are

values.

Hillhurst Farm is not either a community or residential receptor.

quality objectives and EU limit

no sensitive receptors within the on-site study area. However, confirm that

Best option under TAG Unit A3 on (Off Site) - Further assessment is not deemed necessary since the only
local air quality appraisal.

three receptors in the off-site study area are more likely to be affected by
traffic on the M20 where it is considered that there will be no significant

change in traffic flow. Kent guidance however, states that an Air quality
assessment is required for applications of car parks of more than 100

spaces. Therefore, further consultation with the district council is advised.
Noise

GREEN

No major effect on sensitive
receptors in the short term

(On Site) Undertake noise assessment since there are sensitive receptors
within the on-site study area to define the ambient noise at sensitive
receptors close to the site.

(Off Site) Simple assessment under DMRB.
Landscaping and
Visual

RED

Location of AONB, substantial and Detailed consideration relating to design of landscape buffer and other
robust mitigation required. A

number of visual receptors around
the site

potential mitigation measures.

APPENDIX G
Westenhanger
Cultural Heritage

RAG

Status
RED

Comments
Close proximity of Registered

Park and Garden. Identification of

Further Work
Detailed assessments to be undertaken

“Little Sandling” building as well
as the nearby roman road
Community
Effects

Geology & Soils

AMBER

Increase in volume of traffic, link
roads. Currently A20 is

designated an on-road cycle route
AMBER

Westenhanger lies within a

principle aquifier and on a zone 3
Source Protection zone

Whitfield

Further assessment to be based on outcome of transport assessment.

RAG

Status

Comments

Further assessments required to be undertaken, to include contamination
(as part of the geotechnical design) and minerals safeguarding.

Further Work

APPENDIX G
Whitfield
Traffic Impact
Assessment

RAG

Comments

Status
AMBER

Further Work

Minimal impact in terms of

Further detailed assessments would be required if this site were chosen

operation of surrounding

developments and highway improvements. The detailed assessments will

additional peak hour traffic and
junctions.

Serves HGVs on the A2 which is
currently not the signed route for
freight traffic to/from the port of

Dover and will create additional

HGV mileage for vehicles using

and these would include the consideration of nearby committed

be calibrated/validated, as appropriate, based upon more thorough base

data at the junctions (i.e. observed queue lengths, journey times). Further
consideration will be given to site issues arising from consultation with

Kent Police, Fire Service and HA. Consideration needed to ensure HGVs
do not access site through Whitfield.

M20/A20.
Infrastructure
Audit

AMBER

Existing infrastructure in good
condition. There are

considerations relating to the

Highway Land ownership of Spur Road, confirmation that drainage system

is adequate, Street lighting meets required class etc.

completion of the Spur Road that
need to be taken into account.
Ecology

GREEN

Limited biodiversity potential.

Potential for existing pond to be
kept on site or relocated off site

Further specific survey required - badger.

APPENDIX G
Whitfield
Flood

Risk/Drainage

RAG

Comments

Status
RED/AMB
ER

Further Work

Flood Zone 1. There is no

In order to confirm if infiltration is possible a BRE365 infiltration test should

the vicinity to drain the site to.

combination of car parking space loss, permeable paving (with sub-base

apparent suitable watercourse in
Located in a source protection
zone so infiltration will require

significant treatment. Southern
Water public sewer is in close

vicinity but will require significant
investment to accommodate
flows.

be undertaken. Options should be developed to ascertain the best

storage for controlled discharge) and surface water treatment to enable
the best cost solution to be found.

APPENDIX G
Whitfield
Air Quality

RAG

Comments

Status
GREEN

Not expected to breach UK air

Further Work
Further assessment is advised since there is a school within the on-site

quality objectives and EU limit

study area.

under TAG Unit A3 on local air

Air quality monitoring within the study area is recommended in order to

values. Option in the middle
quality appraisal. However,

assumes traffic model directs
HGVs from M20/20 therefore

Simple assessment under DMRB.

enable the validation of the air quality modelling.

Consider the potential effects on the A20 AQMA.

creates the greatest increase in

journey length so has potential to
have impact on regional air
quality.
Noise

AMBER

(On Site) There are sensitive

receptors within the on-site study
area.

(On Site) Assessment to NPPF guidelines.

(Off Site) Detailed assessment under DMRB.

APPENDIX G
Whitfield
Landscaping and
Visual

RAG

Comments

Status
AMBER

Area likely to be subject to future

Further Work
Detail assessment of impact and agreement on appropriate mitigation

development but screening would options.
still be appropriate. Effects likely
to be greater than for Ashford,

due to the elevated location and
general visibility of this site,
particularly from Western
Heights.
Cultural Heritage

AMBER

Potential issues with regards to

Assessment to evaluate the likelihood and risk of uncovering these

Community

AMBER

Not predicted to have a

Community effects assessment to be based on outcome of transport

Effects

Geology & Soils

and uncovering Roman features
significant direct impact on the

assessment.

Whitfield lies within a principle

Further assessments required to be undertaken, to include contamination

majority of identified features.
AMBER

features.

aquifer and on a zone 3 Source
Protection zone

(as part of the geotechnical design) and minerals safeguarding.

WYG Table A042767/ 1
Review of GOSE and KCC Considerations for Operation Stack Lorry Park
Access & Operation
Sellindge-Evegate
(South)

Access would be provided directly from the
M20 and could utilise the existing Church
Road tunnel under the M20.2

The site is enclosed on three sides by the
M20, a transformer station and the
Channel Tunnel high speed rail link.1

The site was previously used during the
construction of Channel Tunnel Rail Link.

The site is outside the Kent Down AONB.
There are no Ancient Trails or Heritage
areas impacted by the site.3

Access would be provided directly from the
M20.2

The site is bordered on its northern side by
the A20 and on its southern side by the
M20.

Sellindge-Evegate
(North)

M20 Junction 11,
Stanford

A249 Detling

A2 Lydden

Western Heights

Ecology
There is water on the site and as such
potential for Great Crested Newts.2

There is water on the site and as such
potential for Great Crested Newts.2

Access would be provided directly from the
M20. M20 Junction 11 does not have
capacity for the arrival of lorries and so a
new direct access off the M20 would be
required.2
The new access would need to be 2km
away from M20 Junction 11 (inline with
Design Manual for Roads & Bridges
TD22/06).

Serious Environmental constraints.1 The
site is located within a SLA and the Kent
Downs AONB.2

Acceptable to Operators.

Site
Accepted

Rejected by Operators.2
Medium Impact on Local Community.2

There is water on the site and as such
potential for Great Crested Newts.2

Community.

The site includes areas of ancient
woodlands and is a designated SSSI. The
site lies at the foot of the North Downs
Way and abuts other ancient Trails.3

Very poor. Distant from the M20, the
Channel Tunnel and Dover, creating
operational problems. Concerns over lorry
traffic on Detling Hill. Lorry traffic would
cause congestion problems at the M20 and
M2 junctions.2

The site is located within the Kent Down
AONB and SLA.2

There is water on the site and as such
potential for Great Crested Newts.2

The Police, Highways Agency, Dover
Harbour Board and Eurotunnel have
rejected this site.2

Very poor. Lorries direct onto the M22 and
A2 would cause problems at Brenley Corner
and the A249.
The A2 is single
carriageway between Lydden and Dover.
Eurotunnel traffic would be subject to a
detour.2

The site is located within an AONB.2

Unknown

The Police, Highways Agency, Dover
Harbour Board and Eurotunnel have
rejected this site.2

The site would be a buffer zone for the
Port of Dover and would not deal with
lorries bound for the Eurotunnel.1

The site is located within the Kent Downs
AONB with many environmental issues.1
The site is adjacent to the Samphire
Coastal Country Park, in the line of sight of
Dover Castle, and is within a designated
Heritage Coast.3

Site
Rejected

Acceptable to Operators.2
Medium Impact on Local
Stanford Village is nearby. 2

Unknown

Conclusion

2

Low Community Impact.2

- GOSE - Position Paper on the Current Proposals for Mitigation Measures for Operation Stack
- Kent County Council - Operation Stack Improvement Options
3
- Monserat Properties - Stacking Things Up: A Multiple Evaluation of the GOSE Options, Re: M20 Problems/ Operation Stack
2

Stakeholders

The site is outside the Kent Down AONB.
There are no Ancient Trails or Heritage
areas impacted by the site.3

The topograohy of the site may lead to
access/ egress issues.1

1

Landscape

The site is proposed by Dover Harbour
Board, and would be a commercial venture
with drivers having to pay to use the lorry
park. This could cause lorries to lay-up
elsewhere.1

Site
Rejected

Site
Rejected

Site
Rejected

Site
Rejected

