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Matter 5 - Are the policies to manage and promote the Local Economy and
Employment Areas and Allocations sound?

5.1 Policy SA9 allocates land for a new science and technology park; it is
located to the north of the A2300, whereas the District Plan policy DP9 is for
a high-quality business park to the south of the A2300.

(i) Is there a compelling economic case for the implementation of this
scheme?

There is a compelling and fundamentally sound economic case for the
implementation of the Science & Technology Park, as set out in Policy DP1 of the
Adopted District Plan, and proposed allocation by Mid Sussex District Council under
Policy SA9 of the Site Allocations DPD.

In line with para 35 of the National Planning Policy Framework Feb 2019?, the site
allocation is compliant with national policy, justified as based on sound evidence, and
effective in delivering the Science & Technology Park for the region, aligning with
aspirations of the Adopted District Plan 2018 and the Greater Brighton City Deal?,
and the Council’s own Economic Strategy 20183,

National Planning Policy Framework Feb 2019 in para 81 requires LPAs to "set out a
clear economic vision and strategy which positively and proactively encourages
sustainable economic growth, having regard to Local Industrial Strategies and other
local policies for economic development and regeneration;”

The STP allocation in the DPD achieves this, whilst aligning with para 82 which
requires MSDC to set out planning policies that "address the specific locational
requirements of different sectors. This includes making provision for clusters or
networks of knowledge and data-driven, creative or high technology industries; and
for storage and distribution operations at a variety of scales and in suitably
accessible locations.”

Policy DP1 of the 2018 Adopted District Plan was an aspirational allocation, that
aimed to show support for an STP in a broad location, Policy SA9* of the Site
Allocations DPD allocates the defined location of the Science and Technology Park,
consistent with national and local policy. The adopted District Plan 2018 was
supported as part of its evidence by the Chilmark Burgess Hill Employment Sites
Study (E3) which concluded that there was a need, potential, feasibility and market
demand for a Science and Technology Park of this scale in this location.

Ihttps://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF
_Feb_2019_revised.pdf

2 https://londonroadlat.files.wordpress.com/2016/03/greater_brighton_city_deal.pdf

3 https://www.midsussex.gov.uk/media/1835/economic-development-strategy.pdf

4 https://www.midsussex.gov.uk/media/5706/dpd1-site-allocations-dpd-submission-draft-regulation-19.pdf
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For clarity, in the Adopted District Plan 2018, Policy DP9:> : "Strategic Allocation to
the north and north-west of Burgess Hill” relates solely to the strategic employment
allocation of 25ha of Business Park land 10 ha in Northern Arc, a 3500 unit
residential led development currently under construction, (the employment area has
subsequently reduced through applications), and 15 ha at The HUB, which is
currently partially completed and part under construction.

The DP1 STP and provision of DP9 are therefore different sites. Figure 5: Key
diagram of the Adopted 2018 District Plan illustrates this.

Policy SA1 of the DPD seeks to allocate an additional 7 employment sites SA2-SAS8 in
the DPD that provide the 17 hectare of employment floorspace required. The STP in
SA9 is therefore in addition to this requirement and is a regional aspiration.

The Site Allocations DPD process has resulted in only one site for the STP being
promoted and supported at Reg 19 stage, and the Project Newton Project Team have
provided a suite of evidence documents to demonstrate the site is deliverable and
can be implemented, successfully drawing on the expertise of our clients, with
proven track records in delivery, and the wider Project team assisting with technical
expertise and market intelligence.

The economic need for Policy DP1 was based on an evidence base including the
Northern West Sussex Economic Growth Assessment (E1) and (E3) Chilmarks’
Burgess Hill Employment Sites 6. To support the Site Allocations DPD an updated
September 2020 version EGA (E2)’ confirms the following in regard to the STP. Para
10.57 "Employment development of a strategic scale is also proposed at Burgess Hill
in Mid Sussex, through the form of a Science and Technology Park west of Burgess
Hill on the A2300. This was allocated as a broad location in the Mid Sussex District
Plan (policy DP1) with the exact site identified in the Reg18 Site Allocations DPD that
was recently subject to consultation. This represents around 50ha in size and is likely
to accommodate approximately 2,500 jobs across the B1/B2 use classes.”

The EGA confirms that the STP is justified based on LEP aspirations for the region
“10.58 The rationale for a Science and Technology Park in this location was identified
by the Coast to Capital LEP in their Strategic Economic Plan (2014), recognising that
such a development could impact positively on the wider region and beyond,
supporting high end economic and business growth across the Coast to Capital and
South East LEP areas.”

Para 10.59 of the EGA confirms that the site provides a unique role and the STP is
not in competition with the employment land supply of 17ha of employment land
allocated in the DPD under SA2-SA8. "The scale and nature of proposed (B class)
uses on the Science and Technology Park site suggests that any future development
could feasibly accommodate occupiers seeking a location within the wider NWS
commercial property market area, albeit the focus on science and technology activity
means that the site is likely to serve the needs of specific sector based occupiers
rather than ‘general market’ needs.”

5 https://www.midsussex.gov.uk/media/3406/mid-sussex-district-plan.pdf
5 https://www.midsussex.gov.uk/media/3214/ep36_bhempsitesstudymarch2015.pdf
7 https://www.midsussex.gov.uk/media/5809/e2-northern-west-sussex-ega-update-2020.pdf
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In line with DP1 p23 of the Adopted District Plan®, our Science and Technology Park
proposal looks to deliver the 2500 jobs in this location.

The Inspector who examined the 2018 District Plan® assessed and considered at that
time the compelling economic case for the aspirational Science and Technology Park
within the region and his report concluded that it complied with para 35 of the NPPF.
Page 22 of the Adopted District Plan states "The Coast to Capital Strategic Economic
Plan (2014) supports both the business park proposal and the proposal for a high
quality Science and Technology Park , the latter creating 100,000mZ2 of employment
floorspace and 2,500 new jobs ..... The Strategic Economic Plan (page 50) states that
provision of these developments "“will create more sustainable communities within
Mid Sussex by improving job prospects within the District and reducing the need for
commuting”.

MSDC have also committed to the delivery of the STP in their corporate wide
Economic Development Strategy 2018.

This aspiration for an STP is still supported by the Coast 2 Capital LEP and Appendix
1 of this statement confirms the continued support from the LEP to working with the
STP project team and supporting delivery, based on continued partnership working.
The role of innovation and science is also recognised in the LEP’s new 2018-2030
strategy “Gatwick 360" which states'® that “Existing business space can be improved
to help attract high-value business into the area. Alongside that, there’s a demand
for new, high-quality business and science parks that can build on our sector
strengths and encourage strong business clusters.”

The project team have been working in partnership with C2C as part of their Local
Industrial Strategy (LIS) workshops and regularly share information and updates as
part of the Regulation 18 and Regulation 19 stages of the Site Allocations DPD
process. We are also sharing and discussing updates of our own evidence base and
market discussions, and joint opportunities for any inward investment.

The Coast 2 Capital LEP are also engaged with the project team, in regard to
discussions on delivery, planning timelines, branding, phasing and highways
infrastructure and associated benefits for the region. (see Appendix 2 for Letter of
Support dated 29" April 2021.

The ‘golden threads’ that underpin the Science and Technology Park, such as
sustainability, enhancing employment based links with education, improved transport
links, innovation and green technology, and provision of a high quality public realm
have also been discussed, ensuring that the regional provision of the STP at this
scale will align with the objectives of the Coast 2 Capital LEP, especially in a post-
Covid world, with new enhanced economic opportunities provided in the STP to
benefit the wider region.

8 https://www.midsussex.gov.uk/media/3406/mid-sussex-district-plan.pdf

% https://www.midsussex.gov.uk/media/2216/mid-sussex-lp-report-mar-2018.pdf

10 https://www.coast2capital.org.uk/storage/downloads/coast_to_capital_strategic_economic_plan_2018-
2030_pdf-1535099447.pdf
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With regard to need, Vail Williams are aware from our market activity and historic
client searches that it is difficult for a major occupier to find a large facility or site
(existing or land to build) on sites of 5 ha (12.5 acres) or more. For example, sites
along the M23/A23 and southern M25 corridors, when they have become available,
have been purchased for speculative B8 development, and this is generating the
highest return for developers. This has left a void of alternative suitable sites for
those seeking manufacturing, assembly, high technology and office uses.

Vail Williams and the wider Project Newton team have been developing initial
marketing for the Science and Technology Park, which will assist in providing further
information to potential occupiers. See Appendix 3 for marketing brochure.

This STP site is able to offer the quantum of space required by some larger regional
and national occupiers. It can also provide a critical mass that can compete with
other Science and Technology Parks, which are located out of region in locations such
as Southampton, Harwell, Oxford and Cambridge. The Surrey Research Park in
Guildford is the nearest park to the STP but it is fully occupied, save two small office
suites being advertised on their web site. A web based search for “Science and
Technology Parks UK”, (see google map extract below) clearly demonstrates the void
in provision in this part of the south east, hence the C2C LEP’ support for such
provision.
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In regard to a specific compelling economic case, whilst there are other local
Strategic Employment Locations (SEL) across the region, there are none of the
nature and type, that will compete with, or provide an alternative to, the STP. The
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EGA recognises these SEL, including Horley Business Park (Reigate & Banstead
Borough Council) and Land North of Horsham (Horsham District Council).

In addition, there is an emerging SEL at Gatwick under Crawley’s Regulation 19 Draft
Local Plan. For further comparison of the other SEL in region see Appendix One.

However, the scale, and STP definition required under the DP1 policy in the MSDC
District Plan are recognised as different in the Northern West Sussex Area EGA which
covers Crawley Mid Sussex and Horsham (E2)!! which states that -:

"10.59 The scale and nature of proposed (B class) uses on the Science and
Technology Park site suggests that any future development could feasibly
accommodate occupiers seeking a location within the wider NWS commercial
property market area, albeit the focus on science and technology activity means that
the site is likely to serve the needs of specific sector based occupiers rather than
‘general market’ needs.”

The compelling and fundamentally sound economic case for SA9 remains unchanged
from DP1 and the updated MSDC evidence base supporting the SA9 allocation,
including the STP market information on market demand (positioning document
section 12), target occupiers (13) target occupying sectors (14) and market testing
(15).

1 https://www.midsussex.gov.uk/media/5809/e2-northern-west-sussex-ega-update-2020.pdf
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Appendix One : Alternative SELs within region compared to STP

Reigate and HOR9

Banstead

Horsham SD1 &
SD2

Crawley EC4

Mid Sussex = DP9

Mid Sussex  DP1

Project Newton

Allocated in
Development
Management Plan

Allocated and
works
commenced

Local Plan Reg 19
consultation
ongoing

Allocated and
permission for
50,000 sqgm
employment
floorspace in 2015

Allocated under
DP1 and emerging
SA9 of site
Allocations DPD

Office-led with
complimentary
commercial, retail
and leisure uses. 5
ha of public open
space

15 miles

Includes 500,000 11 miles
sq ft of new

employment space

24.1 ha industrial 13 miles
land,
predominantly B8

use

25 ha land for
business park

600m

49 ha

Land west of Balcombe Road, Horley adjacent to the M23 spur road to Gatwick Airport, which previously was
designated as part of the Rural Surrounds of Horley in the 2005 Borough Local Plan, provides a singular
opportunity to address this need. However, this requires sensitive consideration of environmental and other
factors such as traffic to ensure that the development of this site achieves its full sub-regional potential whilst
respecting other longstanding planning policy objectives and to meet the planning constraints as identified in
the policy. No alternative sites have been identified within the borough that have the potential to deliver
strategic employment floorspace in a highly desirable and accessible location within the short to medium term.
3.3.159 The planning of a successful office-led strategic business park of this scale will require careful attention
to key components as set out in the following policy.

A new high quality business park shall be provided in the area indicated on the concept Masterplan Map for
approximately 46,450m2 (500,000ft2 ). Sufficient floorspace is to be provided in the first phase of the
development to meet demand including the needs of existing employers within the District that wish to
relocate.

There remains significant remaining need for a minimum of 24.1ha new industrial-led employment land in
Crawley, principally within the logistics and warehouse sectors. Therefore, a Strategic Employment Location is
allocated at land East of Balcombe Road at Gatwick Green.

This strategic allocation is a greenfield site lying between Bedelands Nature Reserve on the east side of Burgess
Hill and the Goddards Green Waste Water Treatment works to the west and largely comprises land known as
the Northern Arc

Strategic allocation for Science & Technology Park. Based of Greater Brighton City Deal 2014, and C2C LEP SEP
2014. Supported by MSDC as preferred Location “North of the A2300”. Provision of STP supported in MSDC
Economic Strategy 2018.
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Appendix Two : Letter of Support from Coast to Capital LEP

| Suzanne Holloway Unit 4
oast to

6-8 London Road

H Crawley
qpl G RH10 8JE
DATE: 29% April 2021

Re: Creation of new business space within Coast to Capital LEP Region

Dear Suzanne

As requested, | set out Coast to Capital’'s general position on the provision of new business
space within our region. This position is publicly available through various source documents
on our website and media channels.

There is a shortage of high-quality fit for purpose business space in our region, together with
space for innovation and technolaqy based industries. The regional economy has been
significantly impacted by Covid19 and Coast to Capital supports the provision of new
business space that will attract inward investment and employment growth. We particularly
support interventions that have a positive impact upon the Crawley and surrounding
economy, which has been disproportionately challenged by Covid 19.

Coast to Capital also supports the attraction of high value and high skill employment
opportunities to the region and new businesses that want to benefit from our local labour
markets.

| hope this clarifies our position on this matter.

Yours sincerely

Anthony Middleton

Chief Operating Officer Coast to Capital LEP

Project Newton



Appendix Three : Science Park Marketing Brochure
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~——o Technolo gy the heart of South East England suitable for a wide range of business

|oo uses with a technology or science bias.

Description

The Master Plan provides for a total of 120,000 sq m (1,300,000 sq ft) of
employment accommodation plus ancillary uses. A wide range of business
sectors that have a science or technology bias can be accommodated.
Buildings would be built to demand and could be for manufacturing,

assembly, laboratory/R&D use, offices and incubation units.
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Location

The site is prominently positioned north of the A2300, a short
distance from the A23, in Mid Sussex, with excellent travel
communications. The A23/M23 provides a direct route to Gatwick
Airport, M25 motorway to the North, and Brighton to the South.
The adjacent Northern Arc neighbourhood in Burgess Hill is under

construction providing up to 3,500 new homes.

Planning

The site has a draft allocation in the Development plan documents
within the adopted Mid Sussex District Plan (2018) under Policy DP1
‘Sustainable Economic Development' for a high quality Science and
Technology Park. A planning application is due to be submitted for

development following Reg19 approval.

Promoters

A development promoted by the landowners, Wortleford Trading
Company Limited and Dacorar (Southern) Limited. Glenbeigh are

Development Managers.

Developer:

Sofai Farm

glenbeigh

For further information
please contact:

Andrew Osborne

aosborne@vailwilliams.com
07768 724345

uzanne Holloway

sholloway@vailwilliams.com
07796 938554

01293 612600

vailwilliams.com

For more information, visit our website:
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Financial Act 1989: Unless otherwise stated, all parties must
satisfy themselves independently as to the incidence of VAT in
respect of any transaction.

Designed and produced by www.tlgd.co.uk. May 2021.
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Expertise
Related Services

Property Acquisition

& Disposal

A commercial property search,
acquisition and disposal service
that obtains the best possible
outcome for our clients.

Business Rates

Helping you to unravel the
increasingly complex world of
Business Rates.

Occupier Advisory

A tailored service to manage your
diverse property interests
throughout the UK and Europe.

Property Development

We advise on a wide range of
development projects including
the sale or acquisition of land and
buildings. We create promotion,
option, and development
agreements, advise on scheme
layout and provide viability
appraisals to support planning
applications, appeals and local
plan enquiries.

Dilapidations

Combining our exceptional
negotiation skills and
understanding of your objective,
we settle liabilities in your favour
using our expertise and strategic
advice across a broad range of
property types.

Dispute Resolution
Representing your interests to
bring commercial property
disputes to the best possible
conclusion.

Facilities Management
Improving efficiency to make
sure your building provides the
environment and services that
will satisfy the business
requirements of the occupiers
whilst reducing costs and
ensuring full compliance with
regulations.

Property Investment

Using our market knowledge and
network of contacts to help you
find investment or selling
opportunities.

Lease Advisory

Commercially astute and
detailed strategic advice on all
aspects of commercial property
leases for both landlords and
tenants.

LPA Receivership

Our highly specialist service for
when the secured property
assets of lenders have become
compromised by mortgage
arrears.

Marine & Leisure

Covering all aspects from
valuation, acquisition & disposal
through to lease advisory work.

Property Valuations
Providing accurate assessments
across different sectors through
highly experienced surveyors.

Vail
Williams

Property Management and
Monitoring

Our job is to plan, budget,
oversee and document all aspects
of your project ensuring that each
element is on schedule and meets
all necessary regulations and
standards. We will also help you
select and manage the
contractors and monitor their
progress.

Planning Consultancy

Expert advice for negotiating the
complexities of the town planning
process.

Property Asset Management
An extension of your team,
providing the reassurance that
your property portfolio is being
well managed from a landlord’s
perspective.

Service Charge

Providing advice that can lead to
valuable cost savings in this often-
overlooked area.

Treasury Management
Ensuring your property portfolio
delivers maximum value through
tight credit control and
management of supplier
relationships.



Our offices:

Birmingham

Edmund House

12-22 Newhall Street
Birmingham B3 3EF

T: +44 (0)121 654 1065

Crawley

Unit 4 Peveril Court
6-8 London Road
Crawley

West Sussex RH10 8JE
T: +44 (0)1293 612600

Woking

One Crown Square
Woking

Surrey GU21 6HR

T: +44 (0)1483 446800

Heathrow

450 Bath Road

West Drayton
Heathrow UB7 OEB

T: +44 (0)20 8564 8300

London

2" Floor, 33 Cavendish Square
Marylebone

London W1G OPW

T: +44 (0)20 3589 0050

Portsmouth

Lakeside North Harbour
Western Road
Portsmouth PO6 3EN

T: +44 (0)23 9220 3200

Reading

550 Thames Valley Park Drive
Reading RG6 1PT

T: +44 (0)118 909 7400

Southampton
Savannah House

3 Ocean Way
Southampton

S014 3TJ

T: +44 (0)23 8082 0900

Bournemouth

170 Magna Road
Bournemouth
Wimborne BH21 3AP
T: +44 (0)1202 558262

Our services:

e  Building Consultancy

e  Business Rates Consultancy

e Commercial Property Investment
e  Lease Advisory

e  LPA Receivership

e Marine and Leisure

e  Occupier Advisory

e  Property Acquisition and Disposal
° Property Asset Management

e  Property Development Consultancy
e  Property Planning Consultancy

e  Property Valuation

Visit us:

m Vail Williams

www.vailwilliams.com

Vail Williams LLP, a Limited Liability Partnership, registered in England (number 0C319702). Registered office: 550 Thames Valley Park Drive,
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