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1.
Background
1.1
This matter relates to the approach of the Core Strategy towards employment issues and the provision of employment land in the period up to 2018.  It stems from both the development strategy approach and the provisions set out in Core Policies 10 and 11, including with regard to the types and sizes of employment premises and the protection of existing employment sites and premises.  The representations submitted in this context relate to several tests of soundness, primarily Test 4 (consistency with national policy), Test 6 (not coherent and consistent between documents/with neighbouring authorities), Test 7 (most appropriate policies against alternatives, founded on robust evidence base), and Test 9 (flexibility to deal with changing circumstances).  

2.
Main Issues

2.1
There are several key matters that it is considered should be the subject of evidence in the consideration of the soundness of Policies CP10 and 11, and the approach to the provision of employment land.  These have been identified as:

· The amount of employment floorspace proposed

· The location of employment floorspace

· The specific provisions in a Core Strategy of employment allocations at Brinsbury, Shoreham and Warnham

· The use of rural buildings

· The provision for new businesses

· The need for sustainable employment locations

· The flexibility and definition of Employment Protection Zones

2.2
As well as addressing the Council's position on these matters, this Position Statement provides an analysis of the amount of employment development already committed through planning permissions and current proposals, against the intended employment provisions.  It should also be noted that a number of site specific objections were made in relation to existing, or potential future, employment sites; these included objections to the non-allocation of a number of sites promoted by landowners or developers.  These sites have been included in the Alternative Development Sites and Boundary Changes document and are not considered further in this Position Statement; they will be addressed further, as appropriate, as part of the Examination of the Site Specific Allocations of Land document.
3.
Horsham District Council's Position


a)
Amount and Location of Employment Floorspace

3.1
The position with regard to the provision for employment floorspace is set out in paragraphs 4.48 to 4.50 of the Core Strategy (RDHor19), with reference to both the spatial vision for the District (particularly paragraph 3.13) and the overall development strategy (paragraph 4.9).  The basis for the amount of employment floorspace required is derived from the West Sussex Structure Plan 2001-2016 (RDSx2), which indicates in Policy NE1 that the District is expected to accommodate 190,000 square metres of new employment floorspace, subject to certain caveats and including existing commitments, by 2016.  Account has also been taken of the evolving South East Plan's provisions for employment and economic development but, unlike for housing development, the draft Plan (RDRg6) does not include any quantified provision by local authority area.  The draft Plan does, however, set the basis for the assessment of employment needs in the preparation of Local Development Documents in Policy RE2, and also for the Gatwick Area Sub-Region in Policy GAT4.

3.2
In preparing the Core Strategy for submission, an assessment was made of the potential additional requirement for employment floorspace over the whole period to 2018; it is indicated in Policy CP10 that the requirement could be as much as 215,000 square metres.  However, in accordance with Government guidance, particularly in PPG3 (RDNat6), PPS7 (RDNat10) and PPG4 (RDNat8), the Council commissioned, jointly with Crawley Borough Council and Mid Sussex District Council, Atkins consultants to undertake an 'Employment Land Review' as an assessment of employment needs and floorspace requirements to 2018 (RDSx4).  This study was undertaken in accordance with the 'Employment Land Reviews: Guidance Note' (RDNat25) in order to provide a robust evidence base for the provision of employment land and related planning policies in the three Districts/Borough.
3.3
The Employment Land Review study concludes that, in terms of the distribution of need to be provided by the three local authorities, within Horsham District the quantitative guideline should be 210,000 square metres by 2018 (paragraphs 10.7 and 10.8).  This floorspace requirement figure, determined on a broader basis, differs by 5,000 square metres from that indicated in Policy CP10 (and paragraph 4.49) of the Core Strategy.  It is considered that it would be appropriate, given the significance and value of the Employment Land Review study, for the provision in Policy CP10 to be consistent with the figure of 210,000 square metres used in the study.  A reduction of 5,000 sqm would not undermine the policy provisions in any way, particularly as it is made clear in the supporting text that the overall provision indicated is a yardstick and is not prescriptive or inflexible.
3.4
Part of the employment provision from the 2001 base date (to reflect the Structure Plan provisions) has already been completed and part is committed through planning permissions.  Table 2.6 of the Employment Land Review study indicates the position in each area at 2004 against the Structure Plan requirements and the net balance of required employment floorspace to 2018 is set out in Table 10.8.  Appendix 1 to this Position Statement provides an update to the position, based on the more recent (2005 monitoring information, but without any further update on the existing vacant floorspace.  The study concludes that there is an additional floorspace requirement in Horsham District of 52,379 sqm by 2018 (Table 10.9).  

3.5
The provisions of Policy CP10 in terms of the location of employment floorspace are derived from both the intentions of the adopted Structure Plan, particularly in relation to the two Strategic Locations west of Crawley and west of Horsham, and from the results of the assessment of the potential employment locations undertaken as part of the Employment Land Review study.  The policy enables the provision of additional employment floorspace through the extension, redevelopment or intensification of use on sites primarily, though not necessarily exclusively, in Horsham town and the other larger (Category 1) settlements.  The Employment Land Review study recognises that there are a limited number of sites in these locations, particularly for certain types of employment, with the potential to meet the identified requirements (paragraph 10.40).  It therefore indicates that the urban extensions of Horsham and Crawley should include employment floorspace provision (paragraph 10.42).  Provision of such development within both these Strategic Locations is an important component of the policy approach, not only to meet the requirements for the District but to contribute to the sustainability and mixed use nature of the developments.  It would, however, be premature to the detailed 'masterplanning' studies of these areas to be more specific about the nature and precise location of the provision appropriate in each case.  It is acknowledged that the two developments are different in nature and the form of the eventual provision may well vary considerably; for example, significant employment provision may be appropriate within a 'neighbourhood centre' for west of Crawley, but such an approach may not be appropriate for the west of Horsham.  However, in terms of the strategic provisions of the Core Policy, it is reasonable to treat the two areas together in the way indicated in Policy CP10.  
3.6
Policy CP10 also includes provision for employment development at Chichester College Brinsbury Campus, Shoreham Cement Works and Warnham and Wealden Brickworks site.  Whilst these are identifiable 'sites', they are also broad locations where there is a specific strategic employment justification for their identification.  The Brinsbury Campus covers an extensive area of land between Billingshurst and Pulborough and is a significant training and rural enterprise; the Council has recognised a key opportunity to facilitate the developing role of Brinsbury College as a 'Centre of Rural Excellence' through extending and enhancing the amount and type of facilities provided.  Given both the location and specific nature of the intended development, this is an exceptional proposal which requires recognition and provision within the Core Strategy, with the detailed policy requirements set out in the Site Specific Allocations of Land document (RDHor21).  

3.7
The former Shoreham Cement Works site is a major strategic site which for some time has been recognised as being capable of contributing to the broader regeneration initiatives for the Sussex Coast area.  Appropriate redevelopment, based on employment provision, is important in sub-regional terms and in securing the satisfactory restoration of the site with major environmental and landscape improvements compatible with its sensitive location in the Sussex Downs Area of Outstanding Natural Beauty.  The Employment Land Review study (RDSx4, paragraph 10.51) endorses its role 
in the medium to long term and the need to identify specifically its potential within the Core Strategy accords with the provisions of Policy SCT3 in the draft South East Plan (RDRg6), in terms of its relationship with the successful regeneration of the Sussex Coast Sub-Region.

3.8
The Warnham and Wealden Brickworks site represents a significant area where there are opportunities for investment and development following rationalisation of existing uses.  The location is accessible but is outside any defined built-up area.  It is also a site where the mineral extraction (clay) and brick making uses have prevailed in the past and which therefore merits specific recognition in the strategic employment provisions of the Core Strategy.  The more detailed provisions for the site and the areas suitable for redevelopment are set out in the Site Specific Allocations of Land document.  
3.9
It is therefore considered that the provisions in the Core Strategy (Policy CP10) for employment land and floorspace are appropriate and sound in terms of the amount and location of proposed floorspace by virtue of:

· being consistent with national and regional policies in the approach taken and proposals indicated (Soundness Test 4);
· having taken account of the policies of neighbouring authorities, particularly Crawley Borough Council relating to west of Crawley and Adur District Council relating to Shoreham Cement Works (Soundness Test 6);

· having been prepared on a robust evidence base through the findings of the comprehensive and up to date Employment Land Review (Soundness Test 7); and

· being flexible in the light of the varying provisions indicated, the wording of the policy (that provision “includes” the types of development mentioned), and the recognised need for further study of the specific development form in the two Strategic Locations (Soundness Test 9).

b)
Rural Buildings/New Business/Sustainable Employment Locations

3.10
The approach towards sustainable economic development in rural areas is set out in the Core Strategy in Policy CP15.  However, in recognition of the potential contribution which appropriate development within the rural parts of the District may make to overall employment provision, reference has been included in Policy CP10 to the principal source of such provision, the re-use of agricultural or other rural buildings.  The presumption, in accordance with Government guidance in PPS7 (RDNat10), is on prioritising the re-use of existing buildings in the countryside.  The consultants' conclusions in the Employment Land Review study (RDSx4) identify a number of factors to define the criteria for economic development in rural areas, starting with the presumption in favour of maximising the re-use/conversion of existing buildings in the countryside (paragraph 10.76).  Other criteria are reflected in the relevant policies in the General Development Control Policies DPD.
3.11
The emphasis of Policy CP11 is on securing the appropriate provision in terms of employment premises and sites to meet the needs of the local economy.  These needs have been examined in the Employment Land Review study and are intended to relate to new businesses wishing to set up in the area as well as existing local businesses.  There is, however, a clear commitment to ensuring that, as far as possible, local businesses have the opportunity to expand or relocate in the District; indeed, many new businesses may start up within the District before becoming established and requiring alternative premises.  The Council has itself sought to facilitate such opportunities through the provision and management of small units at Blatchford Close, Horsham and the development of the site at Oakhurst Business Park.  It is difficult to forecast requirements for new businesses but the assessment of future requirements undertaken as part of the Employment Land Review assists by drawing on the analysis from appropriate sources (paragraph 8.8) and indicating floorspace requirements by both Use Class and premises size mix (Tables 8.1 and 8.2).  The provisions of Policies CP10 and CP11 are in accordance with the conclusions indicated.  

3.12
The potential employment locations identified in the Employment Land Review study were assessed by the consultants against defined criteria, which include access requirements and sustainable development criteria (paragraph 8.20-8.35).  The conclusions from the assessment have influenced the provisions of the Core Policies but it is also important to take account of other objectives in determining the employment provision to be made, such as the regeneration and restoration benefits from the development at the Shoreham Cement Works site.  The overall approach accords with Government advice in PPS1 (RDNat5), paragraph 27, by virtue of promoting a positive planning framework for sustainable economic growth (criterion (ii)) and seeking actively to bring vacant and underused previously developed land back into beneficial use (criterion (viii)).  The provision of improved access for all to jobs (criterion (v) is also a key consideration and will be more challenging for the developments outside the main built-up areas; however, it is possible for the detailed development provisions in these cases to secure the maximum improvements in terms of accessibility, for example by extending the transport services already provided by Brinsbury College.  Criterion (v) of PPS1 already recognises the improved access for all objective will be more difficult in rural areas. 
3.13
The policy provisions in relation to the use of rural buildings, provisions for new businesses and the need for sustainable employment locations are sound against the relevant tests (Test 4, because they are in accordance with national planning policy; Test 7 by virtue of them being based on robust and credible evidence in the Employment Land Review study; and Test 9 because they are flexible enough to deal with changing circumstances). 

c)
Employment Protection Zones

3.14
Policy CP11 sets out the principle of identifying and defining Employment Protection Zones (EPZs) in order to protect and enhance the District's most sustainable and valued 'industrial' areas.  As the policy indicates, the more detailed policy for EPZs is set out in the General Development Control Policies DPD, together with the precise definition of the areas involved (shown on the revised Proposals Map).  The proposed approach of defining EPZs is in accordance with the terms of Policy NE5 of the adopted West Sussex Structure Plan 2001-2016 (RDSx2) and reflects Government guidance in the Employment Land Reviews: Guidance Note (RDNat25), paragraph 7.11.  In addition, the consultants' Employment Land Review study (RDSx5) concludes that all the existing employment sites surveyed as part of the study are both suitable for employment and required to meet future business needs; as such they should be safeguarded against loss to other uses (paragraphs 10.70 - 10.73).  Whilst the detailed policy requirements and site boundary definition are matters for other DPDs, the principle of protecting existing employment areas in this form is an important strategic concept requiring recognition in the Core Strategy.  In the absence of such a strategic approach towards existing employment sites, it is possible that there would be a need to identify further additional capacity at other potential employment locations which in itself would have strategic implications.

3.15
The extent of flexibility required in the application of EPZs is essentially a matter for determination in relation to the relevant policy of the General Development Control Policies DPD.  However, the wording of Policy CP1 allows for sufficient flexibility by reference to the retention of sites or premises being justified by the need to protect the stock of premises in the area; the demonstration of need, as articulated by the relevant Development Control policy enables the appropriate flexibility to respond to changing circumstances.
3.16
The principle of defining EPZs is, therefore, appropriate to the Core Strategy and is sound against the relevant tests (Test 4, because it is in accordance with national policy; Test 7 by virtue of being based on robust and credible evidence; and Test 9 because it is flexible enough to deal with changing circumstances).

4.
Possible Changes

4.1
In considering the amount of employment floorspace provision necessary in the period to 2018, it is appropriate to ensure consistency between the figure in Policy CP10 and the requirements identified in the Employment Land Review study.  It would, therefore, be reasonable to amend Policy CP10 to refer to 210,000 square metres of employment floorspace in the period 2001-2018.

Appendix 1
Update to Tables 2.6/8.6 and 10.8 of the Employment Land Review study 2005

Table 2.6/8.6: Policy NE1 Floorspace Monitoring 2005 (sq m net)

	
	Horsham

	NE1 Requirement
	190,000

	Total built
	59,444

	Balance required
	130,556

	Existing provision
	92,098

	Balance to be provided
	38,458


Source: WSCC, CIDS, August 2005 (updated annually)

Table 10.8 Net balance of required employment floorspace to 2018 (sq m net)

	
	Horsham

	Gross floorspace requirement (A)
	210,000

	Total built (B)
	59,444

	Balance required (A – B)
	150,556

	Existing provision (small sites) (C)
	66,141

	Existing provision (large sites) (D)
	25,957

	Existing vacant floorspace (E) *
	42,225*

	Additional floorspace required to be identified (A – B – C – E)
	42,190


Source: WSCC, CIDS, August 2005 (updated annually)

*Existing vacant floorspace (E) has not been updated from the figures published in the 2005 Employment Land Review study

(C): small planning commitments identified by WSCC CIDs assumed to be required and suitable for employment use during plan period

(D): large planning assumed at this stage not to be suitable for employment use during period but reviewed along with other potential ‘new’ employment locations identified during study by Atkins
(D):  Large planning assumed at this stage not to be suitable for employment use during period but reviewed along with other potential ‘new’ employment locations identified during study by Atkins
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