West of Horsham Masterplan SPD - Background Paper

The Seventh Principle – Employment and Business Opportunities
1.0
Introduction
1.1
This background paper aims to build on the Eighth Principle presented within the West of Horsham SPD. The aim of the paper is to set out in more detail the background to the Employment and Business Opportunities issues for the Preferred Option Masterplan (and Alternative Option (Option 2), as the issues are the same for both Masterplans).
2.0
Policy Background
2.1 The Seventh Principle sets out the Council’s reasons for proposing to provide a range of small scale units for B1a and b uses within the development site, which will include a serviced workspace facility and support for home based business. 
2.2
There is a clear policy framework in place to shape the nature of employment provision within the Strategic Development Location. Policy CP11 (Employment Sites and Premises) of Horsham District’s adopted Core Strategy makes allowance for 210,000 square metres of employment floorspace within the period 2001-2018 across the District as a whole. This figure is derived from the guidelines set out in the West Sussex Structure Plan. CP10 (Employment Provision) states that employment within the West of Horsham should be mixed-use in nature and that it should contribute to the economy at a local scale rather than a District scale. 

2.3
The Horsham District Annual Monitoring Report (AMR) 2005/6 shows that the Council are well on track to meet their floorspace requirements by 2018, as 129,300 square metres has either been completed or has been granted planning permission. Employment development within the West of Horsham site will contribute to meeting some of the remaining needs. 
2.4
A wide range of issues were raised in public consultations such as where will the people who live in the new development work. It was also was emphasised that employment and business requirements should reflect solely the local need.  It was noted that there is already a retail park in Broadbridge Heath, and also a Tesco superstore, both of which already provides a high number of jobs. Through consultation it was identified that a mix of community facilities, retail provision and employment provision would be the most sustainable approach. It was felt that there would be more demand and scope for retail provision on the Denne side of the development (see Principle 9).

2.5
The principle set out in policy CP10 and echoed in the consultation is supported and developed more precisely by the Inspector’s Report into the Core Strategy, which noted that “…employment land there [West of Horsham] should … merely provide the opportunity of working locally (and not to provide more generally for the District’s economy)…”.

2.6
It should also be noted at this point that the overall opportunities for employment will also include the provision of A uses (such as shops, restaurants and pubs) and D uses (such as clinics, libraries, cinemas and gyms), not just exclusively the business B1a and B1b uses that are addressed in this section. See the 9th Principle for further details on shopping and retail provision and the 5th Principle for details of community services provision. It is within the context of these policies and information that the available evidence has been analysed and the employment provision options have been considered. 

3.0 The Business Park / Science Park concept 
3.1
This was not considered suitable for the Strategic Allocation, because of the clear policy steer for a mixed-use development that reflected the needs of the local economy. The preferred location for a Business/ Science Park type of employment provision would be more centrally located within the Gatwick Diamond, which is an area identified by the Surrey and West Sussex Economic Partnerships to facilitate and co-ordinate the actions necessary to maintain strong economic growth in this area. This approach is supported by the Regional Development Agency (SEEDA), the Regional Assembly (SEERA), the Government Office of the South East (GOSE), local government and a number of locally based business and economic bodies in this part of West Sussex and Surrey.

3.2
Whilst the Strategic Allocation is within the Gatwick Diamond which is identified for economic growth, there are more suitable locations within the District and the sub-region where the objectives for the Gatwick Diamond can be met. Because of the strong policy steer, both towards growth within the Gatwick Diamond and the need for employment provision within the Strategic Allocation to reflect the needs of the local economy, and the clear direction given in public consultation, that this type and level of provision would not be suitable within the development. 

4.0
Industrial Estate 

4.1
Whilst The West Sussex Economic Partnership Commercial Property/Inward Investment Statistics Report identified a broad interest in sites for mainstream manufacturing across the District and the sub-Regional level, it was considered that the existing Lawson Hunt Industrial Estate (an Employment Protection Zone) meets the current local need in terms industrial and manufacturing employment provision. 

4.2
This coupled with both the general shift in employment from B2 general industrial uses to B1 and A uses and the Adopted Core Strategy policy requirements for a mixed-use development that reflected the needs of the local economy, meant that new provision of such a facility would not be suitable for this Strategic Allocation. Because of the reasons above and the constrained nature of the Industrial Estate it is felt that there are more suitable sites elsewhere within the District to meet the identified needs of B1c, B2 and B8 uses. These are identified in other LDD’s. 

5.0
Mixed business uses pepper potted around development site in flexible units to include the Hub / Hive / Enterprise Centre concept 

5.1
A joint Employment Land Review (ELR) was undertaken in 2005 across Horsham and Mid Sussex Districts and Crawley Borough. The results of the study illustrated that Horsham is an attractive location for businesses, particularly small and medium-sized companies. Employment sites in the urban areas are particularly sought after. This is however limited to land available for immediate occupation and sites and premises in more sustainable locations. It should therefore be protected as afar as possible so that any future needs from both existing and potential inwards investment can be met over the plan period. 

5.2
The West Sussex Economic Partnership Commercial Property/Inward Investment Statistics Report also identifies Horsham District as a popular location for prospective employers looking for opportunities. Their commercial property website went ‘live’ in April 2005 and has now had over 7,000 searches with shop, offices and industrial units being the most requested details (other categories include, storage, mixed/commercial, leisure, motor related, restaurant & takeaway, retail warehousing and showrooms) and the Gatwick Diamond the location of choice.  

5.3
The ELR found that the Horsham economy is weighted toward smaller occupiers (with the notable exception of the public sector) particularly when compared to the rest of West Sussex and the South East. There is a strong representation of firms employing between one and ten people. Growth in this sector has been particularly strong over the last decade and is likely to continue to be a key source of growth in the future. Accommodating such needs will be particularly important as Horsham is underrepresented in medium and large businesses. However the importance accommodating for the needs of the established larger companies should not be overlooked and be accommodated where suitable. 
5.4
This broader trend is also borne out in the West Sussex Economic Partnership Commercial Property/Inward Investment Statistics Report which shows the number of Inward Investment and relocation enquiries that the Partnership has handled from April 2003. Of the 263 inquiries received across the County 136 have been for Inward Investment and 126 have been for Retention/ Start-up, with Horsham District being the most requested location. 

5.5
As part of the ELR a survey of over 600 existing businesses located within the study area was carried out. A total of 200 businesses contacted were located within the Horsham District.  The ELR suggests that small businesses are most likely to think that their premises are not suitable for their ongoing operations. This is somewhat expected, the study concludes, given the expansive nature of small firm, particularly small start-ups.  Of these respondents who considered their current premises unsuitable, the most common reason for this was that their current site/premises is too small. Over a third of respondents are planning to expand in the next ten years, and nearly two-thirds think that their expansion plans will require additional floorspace with an average expectation of an additional 390 square metres (4196.4 square feet) of floorspace. 

5.6
This floorspace requirement for small firms in the District is consistent with the enquiries to the West Sussex Economic Partnership’s website which also identified floorspace requirements. For Horsham District the most consistently requested floorspace was 0-5000 square feet (0-464.5 square metres), with 5000-10,000 square feet (464.5-929 square metres) being the second most requested. This information is of significance when considered alongside Horsham District Council’s MicroBiz Survey (2006), which highlighted the fact that within the District there are approximately 6,000 small privately-owned businesses. The MicroBiz Survey questioned a sample of these businesses and found that over a quarter of these believe they will be looking for commercial properties within the next three years. Of these businesses 48.2% supply or service the local markets. It is felt that encouraging and facilitating these types of businesses we are meeting the targets of policies CP7 and CP10 as set out above. 

5.7
The ELR further breaks down the 210,000sq m Core Strategy provision and identifies an indicative market-led floorspace requirement for Businesses (Use Classes B1a and B1b) to be 94,500 square metres (gross). Figures from West Sussex County Council Planning Services indicate that of this allowance 15,386 square metres has already been completed and occupied. The difference between these two figures therefore gives us the indicative maximum level of requirement post 31st March 2006 up to 2018 for the District, which is 79,114 square metres.

5.8
Because of the reasons and evidence stated above the preferred option for employment provision within the West of Horsham development is mixed business uses in smaller, flexible units to include the Hub / Hive / Enterprise Centre concept.

6.0
Delivery of preferred option
6.1
In order to meet the requirements for a mixed use development, we believe that there should be a level of integration between the different uses. We expect that some employment units will need to be co-located and linked with retail and other non-residential uses within the development. These may be grouped within the new neighbourhood centre for Broadbridge Heath and linked with other non-residential use on the Denne side of the A24. there will also be the need to provide for employment opportunities around the development. The location of such employment opportunities depends in part on what form the employment provision would take. The options for this are:

· Work Hubs

· Serviced Workspaces

· Home-working

· Purpose-built live/work units

6.2
The Work Hub concept is based around a shared-facility to offer support and interaction between home-based and fledgling businesses. It is considered to be more of a network than a location, although a suitable location is required. 

6.3
The Serviced Workspaces approach offers a variety of workspaces from offices to studios, let on flexible leases with no tie-ins and usually operate on one months notice. The services provided include cleaning, insurance, receptionist provision, meeting rooms for hire and professional guidance. This is aimed at start-up and fledgling businesses. It builds on the level of provision usually offered by work hubs. 
6.4
Home-working covers businesses and workers who are not occupying purpose built accommodation. Support for this approach includes the provision of high-speed broadband internet and the provision of supporting networks and facilities (such as Work Hubs or Serviced Workspaces). 

6.5
Due to difficulties other Local Authorities have experienced with managing and retaining the use of purpose-built live/work units we do not feel this is the most suitable approach to take for this development. 

6.6
Because of the evidence that we have looked at and the complementary nature of the uses, we consider that the delivery approach of the preferred option should be to facilitate home-working which will be supported by serviced workspaces and/or work hubs.

7.
Overall Conclusion 

7.1
The ELR and WSEP partnership information identifies trends happening at a sub-regional level, it is then broken down further to the district or borough level. This information, coupled with information collected through the public consultation exercises (part of which is set out earlier in this chapter), the work undertaken at the district level within Horsham (such as the MicroBiz Survey and the Home-based Business Survey (2002)), has been translated into what is suitable for meeting both appropriate local economic requirements and the District’s planning policy. This work has been augmented with further discussions and consultation with the key stakeholders. 

7.2
This evidence base has identified the preferred option. However there will need to be further work undertaken to establish the precise level and nature of floorspace provision and the tenure provision.

