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EXECUTIVE SUMMARY AND IMPLICATIONS OF STUDY

1.
Introduction

1.1
Government guidance in PPG3 “Housing”, including recent revisions; PPS7 “Sustainable Development in Rural Areas”; and PPG4 “Industrial, Commercial Development and Small Firms” all stress the need for local authorities to undertake local needs assessments in order to establish the quantity, quality and type of employment facilities needed in order to develop appropriate employment policies for the emerging Local Development Documents and to meet employment floorspace requirements in the Structure Plan. 

1.2
In December 2004, the Office of the Deputy Prime Minister published Guidance Notes on Employment Land Reviews which again stresses the importance for local authorities to develop sound, balanced and up-to-date employment land portfolios in their Local Development Frameworks. It also states that employment land reviews should be an integral part of the preparations for Regional Spatial Strategies (RSSs) and LDFs. The Guidance sets out the key stages in the process for Employment Land Reviews.   

1.3
The West Sussex Structure Plan 2001-2016 specifies the amount of floor space to be provided within each authority over the plan period, 2001 to 2016. It states that development which would result in the loss of existing employment land or allocations should not be permitted where they are important in maintaining the supply of premises and jobs.
1.4
Similarly, the South-East Plan Part 1 as submitted states that local authorities should assess the employment needs of the local economy and workforce. Accessible and well-located industrial and commercial sites should be retained where there is a good prospect of employment use. Suitable sites and assessment of need, it states, should be identified through regular employment land reviews. 
1.5
Previous work and responses received from early consultation exercises on the Local Development Framework (LDF) indicated that there is also a growing concern over the loss of existing employment sites and new provision of additional floorspace for employment uses. In order to justify emerging policies on employment land, the retention of existing premises and establish the need for additional employment floorspace, and to comply with national, regional and sub-regional guidance, the Council considered it essential to undertake a comprehensive review of existing allocations and a forecast of the future demand for employment land. 

1.6
Local Planning Authorities are encouraged to work with neighbouring authorities to provide a comprehensive approach to employment land reviews at a sub-regional level. It was considered appropriate that Horsham District Council (HDC), Crawley Borough Council (CBC) and Mid Sussex District Council undertake a joint review in order to assess current provision and potential demand for future employment provision in the Gatwick sub-region.    

1.7
In June 2005, Atkins consultants were commissioned to undertake the work for the three authorities. 

2.
Aims and Methodology 

2.1
The fundamental objective of the study was to support and inform the three authorities in their work in order to formulate employment policies in accordance with the advice given at national, regional and county level. The study was also expected to assess existing employment land provision and forecast future needs within the three authorities, including the extent to which sites/buildings should be retained in employment use. Additionally, the study was expected to form the basis for the respective employment land portfolios for Crawley, Horsham and Mid Sussex in accordance with ODPM advice on employment land reviews as set out in the guidance notes. 

2.2
The consultants were expected to provide detailed analysis, conclusions and recommendations on existing employment land provision and future needs in the three authorities’ geographical area. 
2.3
Atkins Consultants suggested the following methodology to be used to meet the aims and objectives asset out in the study brief: 

· Review of existing documentation, policies and strategies

· Taking stock of the existing situation

· Creating a picture of future requirements

· Identifying a new ‘portfolio’ of sites

· Policy development, conclusions and recommendations

2.4
The study involved a large geographical area, including three separate local planning authorities but it was felt appropriate that the main findings were presented at a sub-regional level in a main report and more detailed conclusions for each authority.
3.
Key Findings

3.1
As part of the study, a comprehensive site appraisal was undertaken for each site identified. It considered the quantity, type, size, condition and age of employment premises. 

3.2
Horsham District contains 227 ha of employment land and approximately 45 ha of vacant employment land. There are a total of 1887 employment premises comprising of some 732,000 square metres of floorspace. Factory premises make up the largest group of employment use with 738 premises. There is also a large number of office premises in the District with some 685 premises. In total, 39 per cent of employment premises are factories, 36 per cent are offices and warehouses make up 25 per cent. 

3.3
Office premises tend to be medium sized (250 – 1000sq m), warehouses are generally medium-sized (250 – 500sq m) with a small number of large warehouses (over 2000sq m). There is a good mix of general industrial units in the District.  

3.4
A large proportion of the premises are in good condition. However, certain types of employment premises, most notably in recycling/environmental and untidy industries and heavy specialised industrial sites, are in a fair or poor condition.

3.5
The distribution, hotels and restaurants sector is the largest employer in Horsham, accounting for 25.1 per cent of the total. Distribution activities tend to be relatively land intensive but are however integral parts of a modern and diverse economy. The study concludes that ensuring an adequate supply of good quality sites and premises for small and medium sized B8 will be important in supporting the needs of other business sectors and the retail and service role provided by the urban areas of Horsham.  


3.6
Another key sector in Horsham is banking, finance and insurance sector where demand for employment has grown strongly over the last decade. It now accounts for ¼ of all employment in the District. This trend is likely to continue. Manufacturing still remains an important sector and employment levels have grown steadily over the last decade. Public sector employment also remains significant. 

3.7
The study 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 significantly underrepresented in medium and large businesses. However, the importance of accommodating for the needs of the established larger companies shall not be overlooked.

3.8
A survey of over 600 existing businesses located within the study area was carried out.  A total of 200 businesses contacted are located within the Horsham administrative boundary. 

3.9
39 per cent of businesses are relatively new to the area with the highest proportion in the banking, finance and insurance sector. Small businesses are far more likely to be new to the area with 42 per cent having been there for five years or less. 

3.10
On average, respondents businesses occupy around 240sq m of floor space. Businesses in the distribution and wholesale sector and transport and communications sector tend to occupy the greatest amount of floorspace, averaging 430 and 390sq m respectively. Nearly 82 per cent of respondents dedicate at least some floorspace to office activities. 

3.11
On average, respondents paid an annual rent of £320 per square metre. Only 10 per cent of respondents thought that their current rental levels/costs were poor value for money. Those in the banking, finance and insurance and transport and communications sectors rated their rental levels/costs the best. Those in the other services and distribution and wholesale sectors were the least pleased.

3.12
Over ¾ of respondents believe that their current premises are suitable for the ongoing operation of their business. 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 firms, particularly small start-ups. Of those respondents who considered their current premises unsuitable, the most common reason for this was that their current site/premises is too small (70.8 per cent). 

3.13
37.5 per cent of respondents are planning to expand in the next ten years. Expansion plans are strongest in the manufacturing sector. 65 per cent think that their expansion plans will require additional floorspace with an average expectation of an additional 390sq m of floorspace. 

3.14
The study estimates that there will be substantial expansion requirements both of the indigenous businesses in Horsham and from inward investment over the next ten years. The need generated from the high proportion of existing companies looking to relocate within the District amounts to almost two thirds. A large proportion of businesses are looking to relocate elsewhere in the sub-region with Crawley being the most desirable location.

3.15
The study concludes that there is limited floorspace available for immediate occupation in the District but cites the recently disused Wealden Works at Warnham and Wealden Brickworks and the disused Shoreham Cement Works, which could provide an opportunity for a range of employment types and sizes. There is likely to be high demands for additional floorspace for B-class uses, particularly for small to medium-sized premises. However, the study concludes that the size of premises is not the only criteria sought by small businesses; location and leasing terms may be equally important to them.

4.
Policy Interpretation

4.1
The results of the Employment Land Review study illustrate that Horsham is an attractive location for businesses, particularly for small and medium-sized companies. Employment sites in the urban areas throughout the study area seem to be particularly sought after. There is however limited land available for immediate occupation and sites and premises in more sustainable locations should therefore be protected as far as is possible so that any future needs from both existing and potential inward investment can be met over the plan period. 

4.2
The study makes recommendations with regards to future expansion of existing sites. It concludes that there is potential to meet a proportion of the needs forecast on existing sites but that additional land is likely to be needed. A large proportion of the Structure Plan requirement is likely to be located in the two strategic locations west of Horsham and west of Crawley. Employment provision in the Strategic Location west of Crawley is justified as being close to Gatwick and major employment areas in Crawley. It also supports economic growth in the north east of the County and is therefore likely to see a different type of employment provision than that at the other Strategic Location west of Horsham.

4.3
The findings and recommendations of the study have assisted in developing the appropriate employment Core Policies (CP10 and CP11) to ensure the future well-being of the local and sub-regional economy. The need to identify new allocations for employment uses and to protect some of the existing allocations of employment land is reflected in the relevant Core Policies in the Core Strategy (both on employment and the Strategic Locations). The sites are allocated in the Site Specific Allocations of Land document and the more specific policies on the protection of existing employment land and provision of new employment uses are expressed in more detail in the General Development Control policies on Employment (currently under preparation). 

5.
Conclusion

5.1
The Employment Land Review Study has helped to inform the Core Strategy, the Site Specific Allocations of Land document. It has provided a basis to ensure that future needs of businesses, both existing and potential inward investment are met whilst finding the appropriate balance between housing and employment provision. The findings of the study have furnished the Councils with an understanding of the future needs of businesses and the land available for future expansion/allocation.   

Further information on the study, including a full copy on CD-Rom, can be obtained from the Strategic & Community Planning Department on 01403 215398.
