Addendum to EDNA

The Mole Valley Economic Development Needs Assessment (EDNA) was produced by the
Council in March 2017 with a base date March 2016.

The EDNA forms part of the evidence base underpinning the spatial land allocations policies
int he emerging Local P lwaich wid guide develepmémbin tee D\étect | ey 6
to 2033.

It concluded that the identified economic development needs of the District to 2033 could
largely be met in the currently available and planned floorspace. In particular it did not
suggest a need for additional land allocations for Class B use however noted that careful
monitoring of the supply and demand for office accommodation should be undertaken,
particularly in light of potential floorspace losses to residential use under the Prior
Notification regime.

This addendum reassesses the soundness of conclusions reached in the EDNA. It
highlightspot ent i al &6di sr upt or s bighlights additomnakinfoamatiorsto s unde
have emerged since the original analysis, and whether or not these alter the conclusions.

1. Interim Policy Statement (IPS) on Employment Land, December 2017

Agreed by full Council on 5" December 2017, the IPS is a material consideration in
determining applications for planning permission involving the loss of employment land. It
identifies three core principles against which such applications will be considered.

CORE PRINCIPLE

The Council recognises the need to retain the majority of existing safeguarded
employment land toprovide for a healthy and growing economy with flexibility to meet
evolving commercial floorspace needs over the Plan periodwilt prioritise the retention

of employment land benefiting from googbublic transportaccessibility as well as
proximity to localshops and services, particularly whefland is located on a business park
or research park andorms part of a cluster of employment uses.

CORE PRINCIELE

The Counciwill considerapplying greater flexibility for alternative land uses whee

existing employment land iccupied by a single user and sited in an isolated or poorly
accessible locatiomy public transportwithin the built up area. Mixed use redevelopment
of such sites will be considered more favourably than those schemes which restlta
loss of all employment floorspace.

In promoting any alternative land use the developer must first demonstrate that all
avenues for continued or alternative employment uses have been exhausted. Both
marketing and viability reports will be needed tfustify this position Aposition
statement from the last known occupier(s) stating reasons f@cation will be required.

CORE PRINCIRRE



To maintain a successful, sustainable and diverse rural economy then€il will resist the
loss of employmentand in the rural aeas to other uses Extensiongo business
floorspace in the wral areas will be consideredavourably subject to compliance with
other policies of the PlanTourism related development will be encouraged provided the
scale and impact bthe development is apropriate for its rural setting and the
development is consistent with other policies of the Plan.

2. Adoption of the Mole Valley Economic Prosperity Strategy, March 2018

The Council 6s Economic Prospé&MardhgolSWhistamgy was
statutory document it identifies the Council's strategic approach to guide and support
economic growth in the District.

In keeping with the Interim Policy Statement on Employment Land the strategy identifies that
colleagues in Economic Development will work closely with those in Planning Policy to
ensure that employment land benefiting from good public transport accessibility as well as
proximity to local shops and services is retained and safeguarded in the next Local Plan,
particularly where land is located on a business or research park and forms part of a cluster
of employment uses.

Additionally the strategy seeks to explore the possibility for the provision and development of
facilities to accommodate firms engaged in science, research and development of new
technologies.

3. Impact of Permitted Development Rights on office floorspace stock

The Technical Appendix (Appendix 2) to the EDNA identifies at Table 1le potential losses to
the office floorspace stock to residential use arising from Prior Notification approvals. At
August 2016, some 16,218m? of office floorspace had achieved prior approval although its
conversion to residential had not yet commenced (EDNA App 2 Annexe 8). Inthe 2 years
to end-March 2018 some 4,462m? Class B1 floorspace has been converted via prior
approvals. Unimplemented PN approvals at end-March 2018 stood at 26,675m? (see
Annexe 1). Taken together these figures represent some 12% of the estimated total office
floorspace at March 2016.

Despite the amount of prior approvals granted for office conversion, only some 14% of the
offices which have gained prior natification approval have to date either commenced or been
completed. We have been advised that some will not be implemented (i.e. Regent House,
Dorking).

So far as extant prior approvals are concerned, it is estimated that a further 9,142m? has a
high probability of implementation, (namely Kuoni House/Deepdene Lodge (5,034m?) and St
Martinoés W3 inRorkindg, asavéliGasrtHazeldean (523m?) and Cleeve Court
(2,245m?) in Leatherhead). A further 825m? is currently undergoing conversion to residential
at Vine Court, Dorking under a planning permission achieved post-prior approval.
Implemented prior approvals (including Vine Court), plus those with a high probability of
implementation total 14,429m?.



Balanced against this, some 2,551m? of additional office floorspace has received planning
permission since March 2016.

The extent to which implementation of prior approvals will occur remains uncertain at this
stage although the rate is such to suggest that a significant number will never be
implemented. On-going monitoring will be required. The best estimate of net potential loss of
office floorspace over the next few years is thus some 11,878m? representing approximately
4.6% of the total estimated office stock at end of March 2016.

4. Update on Employment Land Availability

Having regard to potential further losses via prior approvals and a level of vacancy to
facilitate an efficiently functioning market place (usually between 5-10% of floorspace stock),
this section looks at the capacity of existing employment sites in the District to accommodate
additional development on vacant or under-utilised parcels of land should the need for
additional office accommodation arise over the plan period.

The boundaries of identified employment sites have been revised to reflect land use

changes since inception.

attached (annexe 2).

Revised boundary plans of Safeguarded Employment sites are

Within these sites consideration has also been given to the potential for intensification of
use. Table 1 below estimates the quantum of additional floorspace which could be

accommodated on under-utilised employment sites in the District.

Should demand for

further Class B floorspace provision arise, either as a result of increased occupier demand or
unexpected losses, then under-utilised sites within the District would appear to hold the
capacity to meet this need.

The sites below provide opportunity for additional office floorspace development of
approximately 27,500m? or some 12,380m? for industrial / storage floorspace.

Table 1: Potential capacity of under-utilised land on employment sites in Mole Valley

Employment Site

Area of under-

Capacity for

Capacity for

Source

utilised land office floorspace industrial /
storage
(60% plot ratio) floorspace
40% Plot Ratio
Ha M? (40% )
M2
ERA, Cleeve 1.47 8,820 5,880 Surplus land proposed
Road for housing,

’ MO/2016/1280
Leatherhead dismissed on appeal
Pixham End 1.4 8,400 5,600 Greenfield call for
Southern Parcel sites. Owner identifies

(Area of parking / site as under-utilised
hardstanding t with potential for
:; Sthagf ;r.]tge)o intensification
u i
Land adjacent to 0.6 7,947 - Site of extant planning

KBR, Springfield

permission for




Drive 7,947m’ B1, (not
included in EDNA as
unlikely to come
forward)

Land at Dorking 1.86 2,250 - Potential for
Station i possible Intensification 1 (DK-

. 024)
extension of
Biwater House?
Station Road 0.43 - 900 Potential for

Intensification -
submitted in
Brownfield Call for
Sites (DK-002)

Depot, Dorking

Given the above analysis, it is considered that the conclusions of the EDNA 2017 remain
robust.

Vacancy Update: Office Floorspace (Bla/B1b)

At March 2016, the base date for the EDNA, vacant office floorspace in the District identified

in Technical Appendix Table 3a, was estimated at 23,990m?. In February 2018 MVDC

successfully defended an appeal seeking to release employment land at the ERA site,

Cleeve Road, Leatherhead for residential development. Evidence to the Inquiry identified

vacant floorspace i n t hatthdt@medlzdtherhead, Boakhamer head 6 a
Ashtead and Fetcham) totalling 37,690m?, the refurbishment of some of which would be

necessary before being available to the market (See annexe 3). In contrast Table 3b of the

EDNAG6s technical appendi ces i dheGreater iestterheach c ant of
area at 16,346m>.

The amount of vacant office floorspace in 2018 is therefore considerably greater than that
estimated in 2016 at more than double the original estimate. No floorspace identified as
vacant in Feb 2018 (ERA appeal) has been let in the intervening 3 months. On 6" June 2018
the Council resolved to grant planning permission for housing development on the site
occupied by the vacant former Leatherhead Food Manufacturing building at Randalls Road.
This will deduct some 9,421m?from the vacant floorspace total.

Vacancy rates affect the result of forecast methods 2 and 3 in the EDNA, namely floorspace
requirements arising from increases to working age population and job demand led
floorspace requirements.

At March 2016 Class B1(a/b) vacant premises and planning permissions (District wide)

totalled 30,298m?. Using the latest vacancy figures (excl. Leatherhead Food RA) this rises to

42,221m* The greater vacancy totalp us hes B1 f | o oat 80p6aMethod®@youtr p| us 6
to 37,973m? from 26,050m?. Deducting a 7.5% vacancy reserve of 19,492m? leaves an

office oversupply of 18,481m? Deducting a best estimate of forthcoming net losses from PN

of 11,878m?, from this figure leaves an over-supply (above 7.5% vacancy) of 6,603m? at

2026.



Job demand led floorspace requirements (forecast method 3), likewise revised and
excluding the Food RA floorspace, results in an office floorspace requirement (above 7.5%
vacancy) of some 11,949m? by the end of the plan period (2033).

For completeness, forecast method 1 (Trend Based) within the EDNA identified a 25,226m?
office floorspace Gurpluséby the end of the plan period which reduces to 5,734m? once a
7.5% vacancy rate is set aside for market churn. The loss of floorspace through Prior
Notifications and Food RA would bring the vacancy rate below the 7.5% benchmark.

Vacancy Update: Industrial Floorspace B1c/B2/B8

Note: the floorspace stock of 220,600m? used in the EDNA is significantly greater than that
given for industrial floorspace in Co-Star at 64,064m? NIA. The reason for this discrepancy
is being investigated by the EP team.

The EDNA identifies floorspace requirements in the industrial/warehousing sector as a result
of increases to the Working Age Population (Forecast method 2) as 2,128m? to 2026.

Vacant industrial floorspace at March 2016 was 6,408m? (2.9% of stock). In addition, there
were extant planning permissions for a further 4,315m? (2% of stock). The resultant total
available industrial floorspace of 10,723m? (4.9% of stock) was adequate for future growth,
albeit that this would leave the vacancy rate a little below that often identified as facilitating
market churn (5-10%).

Vacant industrial floorspace appears to have reduced. 3,020m? of industrial floorspace was
advertised across Estates Gazette, Hurst Warne and Huggins Edwards Sharp at May 2018 i
a reduction of some 50% leaving vacancies representing 1.4% of 2016 floorspace stock
(220,600m?).

B1c/B2/B8 vacancy is now below the 7.5% vacancy rate desirable to allow market churn.

CONCLUSION:

In the light of potential Prior Notification losses (office to residential) and the loss of the Food

Manufacturing site from the supply of employment land, the evidence now indicates a

broadly balanced employment land market whereby the continued safeguarding of well-

located employment land is justified and should be encouragedi n | i ne with the Col
Interim Policy Statement on Employment Land.

Where the opportunity arises, a modest switch from office to light industrial / industrial
floorspace would better fit the economic floorspace needs of the District over the plan period.

Several under-utilised employment sites have been identified on which development

densities could be increased either to provide for future growth in floorspace needs or to

offset any unforeseen losses. Capacity for some 27,500m? office floorspace or 12,380m?

industrial/storage floorspace has been identified. This has the potential to provide for the

floorspace needs of firms engaged in science, research and the development of new

technol ogies which the Counci |l 6s atEactaonthe mi ¢ Pr os p e
District.



ANNEXE 1

PRIOR NOTIFICATION APPROVALS AT 29/04/18 OFFICE TO RESIDENTIAL NOT

STARTED AT 31/03/2016 AND THUS NOT TAKEN INTO ACCOUNT IN THE 2017 EDNA.

Figures in Red = office floorspace lost since 31/03/2016

Potential
Office | current
Approvals DORKING space2 bosition at
lost m 01/04/2018
2013/1099 119-123 High St, Dorking 1st and 0
2nd flrs Expired
1 Paper Mews, 290-294 High St,
2017/0467 ) 42
017/046 Dorking 8 still offices
2014/1048 253-255 High St, Dorking 0 )
Expired
Commenced -
2015/0177 Vine Court, Chalkpit Lane, Dorking 825 though PP being
implemented
296 High St, Dorking (1% and 2™ Expired Stil
2014/1479 Floor Paper Mews) 0 O)f(f‘i)éfs I
2015/2069 286-288 High St, Dorking 140 Completed
Offi - advised
2016/0650 Regent House, Station App, Dorking 1979 W”,I?fi b: vise
implemented
PN Granted
i planning appl.
2016/0734 2018/0152 gg?kr}'n'"'ouse and Deepdene Lodge, 5034 | Ref.2016/2075
9 ref 12/01 New
PN appln
granted 16/03/18
2016/0642 Haybarn House, South St, Dorking 577 Commenced
9 units Granted
2017/1548 2018/0434 Spring Court, Station Rd, Dorking 952 23/10/17 PN not
req'd for 14 units
26/4/18
2018/0159 1st & 2nd floors St Martins Walk, 1340 PA Granted
Dorking 29/03/18
Dorking Total potential loss 11,275
Actual Loss 717
Leatherhead
2017/2293 The Chapel, Reigate Rd, 660 PN not req'd

Leatherhead

14/02/2018




Prime House, Challenge Court,

2015/1359 Barnett Wood Lane, Leatherhead 1090 Completed
2014/0074 3 North St, Leatherhead 157
Completed
2015/0657 30-32 The Crescent 62
TBC
2015/0600 34-42 The Crescent, Leatherhead 120 Commenced
March 17
2014/1918 Emlyn House and Claire House, 0
Brldge St Expired
. Still Offi
2015/1030 26 Bridge St, Leatherhead 555 (l\/llountI(CB?Zen
HA) Still offices
2016/1074-6 superceded by Stocks House, 9 North St, 1064
2017/0025-7 Leatherhead
Commenced
. . Commenced Oct
2016/1249 36 Bridge St, LOh 308 16
9 then 12 units
granted 09/11
PA not req'd for
. conversion to
MO/2017/0715 MO/2017/1663 Hazeldean, 5, Station Road, registered nursey
MO/2017/2183 Leatherhead, Surrey, KT22 7AA 523 30/01/18
Alpha and Beta Bilton Centre,
Springfield Drive, Business Park 5, Granted
Research Area, Leatherhead, 01/06/2017 Still
MO/2017/0771 Surrey, KT22 7NH 4634 Offices
Thornetts House, Challenge Court,
Barnett Wood Lane, Leatherhead, Still Offices
MO/2017/0739 Surrey, KT22 7DE 737 (Taylor Wimpey)
Cleeve Court, Cleeve Road,
MO/2017/0862 Leatherhead, Surrey 2245 Offices
Part of British Food Manu Research
Assoc, Randalls Way, Leatherhead, No change
PN: MO/2017/0827 Surrey, KT22 7RY 1250 recently vacated
Trident House, Kingston Road, Not yet
MO/2017/1261 Leatherhead, Surrey, KT22 7LT 1238 commenced
Connect House, Kingston Road,
MO/2017/1262 Leatherhead, Surrey, KT22 7LT 1130 Offices
Stokes House, Cleeve Rd, Granted
2017/1518 Leatherhead KT22 7SB 3382 18/10/17
Castlebank House, Oak Rd,
2017/1715 Leatherhead KT22 7FY 150 Completed
Potential Loss 19305
Actual Loss 2889
Other Areas
2014/0708 39A High St, Bookham 0
Expired
2016/0196 Photo Me offices, Church Rd, 814

Bookham

Commenced




Ground Floor, Barrington House,

2014/1745 Guildford Rd, Westcott 70 Offices
2014/1573 Holmwood Farm Grange, North 42 Commenced Aug

Holmwood 16
2015/1461 Burley Corner, Moorhurst Lane, 170

Beare Green

Wellwood, Wellhouse Lane,

Brockham, Betchworth, Surrey, RH3 103 Granted July
2017/0918 7HH 2017

PN not req'd

MO/2017/1814 1st Floor 17 High Street Bookham 183 07/12/17
Other Areas Total Potential
Loss 1382

Actual loss

856




ANNEXE 2 SAFEGUARDED EMPLOYMENT SITES
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Leatherhead Business and Industrial Parks
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