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Dear Sir/ Madam

Representations on the Regulation 18 Consultation of the Medway Local Plan 2040

Berkeley Homes (East Thames Ltd)
Berkeley Modular Factory — Land North of Eschol Road, Hoo

Savills is instructed by Berkely Homes (East Thames Ltd) (BHET) to submit representations in response to the
Regulation 18 consultation on the draft Medway Local Plan 2040. The consultation closes on 315t October
2023. These representations are accompanied by a site location plan.

BHET has a current full planning application lodged with Medway Council (Planning Ref: MC/23/0104) for,
“Employment development to provide class B2, B8 uses, including office and research development comprising
Class E uses, and associated landscaping, external storage, access and infrastructure.”

Discussions on the principle of this proposal are well advanced and much of the evidence prepared to support
this application remains relevant to the issues being tackled in the emerging Local Plan and have therefore
informed this representation. The applicant is involved in discussions with the Council seeking to address
technical matters and it is intended that the application will be determined in the coming months. BHET is
working proactively to address matters raised during the application and is committed to delivering employment
uses on the site.

A site location plan is enclosed; however an extract showing the BHET application site is provided over the
page:
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About BHET and Berkeley Modular

Berkeley is pioneering the delivery of volumetric Modular housing and has an award-winning record of
accomplishment in delivering Modular Housing. This includes the Urban House at Kidbrooke Village, which
demonstrates their ability to realise the exceptional design capabilities of modular housing in the UK. Founded
in 2017, Berkeley Modular represents a major step forward for the UK housing industry. Combining Berkeley
Group’s homebuilding expertise with the advanced manufacturing technologies of the aerospace and
automotive sectors.

The current application reflects the BHET intention to establish an additional facility within the Kent area close
to its existing factory to create a functional relationship between the two facilities and boost the delivery of high-
quality homes across the UK.

The BHET Site

The Site comprises 14.27 ha of arable land to the northeast of Eschol Road, Hoo. The site is characterised by
a primarily flat landscape with a small number of scattered trees at field boundaries.

The Site is bound to the north by a stream running east-west towards the River Medway. The Hundred of Hoo
railway line lies around 100m beyond the stream. The eastern side of the Site has two National Grid electricity
pylons with power lines running north-south parallel with the eastern Site boundary. Much of the Site is located
within Flood Zone 1, there is an area of land adjacent to an existing ditch, flowing west to east across the Site,
which is located within Flood Zones 2 and 3.

The Site benefits from good access to the wider vehicular network with Eschol Road connecting to the A228
Peninsula Way, via Stoke Road and Ropers Lane. The A228 is a dual carriageway which continues south-west
before connecting to the A289, which goes on to link with the M2 at Junction 1.

The Site is located approximately 1.5 miles east of the centre of Hoo St Werburgh, 4.5 miles to the north-east
of the centre of Chatham as the crow flies (8 miles driving distance due to the river Medway) and around 7
miles from the M2 motorway. A full assessment of the site’s opportunities and constraints is provided within
the technical documents accompanying the planning application.
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The Kingsnorth employment area which incorporates the London Medway Commercial Park and Kingsnorth
Industrial Estate occupies land to the east and southeast of the Site. London Medway Commercial Park
accommodates several large-scale businesses, including Amazon, Wincanton, Sicame, KKB, I&A
Communications and Noatum Logistics.

The London Medway Commercial Park is an existing allocation in the current Medway Local Plan 2003 and is
proposed to be carried over into this new Local Plan.

The Regulation 18 Consultation

BHET'’s current interest in Medway is focused on the Eschol Road site and they are supportive of the potential
Kingsnorth allocation as a strategic employment site. However, BHET have considered the whole document
and comment as follows.

Vision

The Vision reads, in part, “By 2040, Medway is responding and adapting to climate change, providing for more
sustainable and resilient development... The quality of new development has enhanced Medway’s profile, and
driven up environmental standards in construction...”

BHET supports this part of the vision. Modular housing has a key role to play in achieving carbon reduction
and tackling climate change whilst also helping to meet the local and national housing growth targets.

BHET’s modular operations will modernise the production of housing to achieve higher standards of
sustainability. The BHET facility will support the move to low carbon housing, which is essential to achieving
the national aim of net zero by 2050.

The Vision continues, “Medway is a leading economic player in the region, supporting the growth of its business
base and attracting new investment. It has capitalised on its cluster of higher and further education providers
to raise skills levels across the workforce.”

The existing BHET Modular Factory One (BMF1) will have an interdependency with the new factory proposed
at Kingsnorth (BMF2). BMF2 will make a significant contribution to the local economy, providing new
investment, employment growth (250 staff directly employed) and make use of the clustering of existing and
new businesses at Kingsnorth.

The Vision continues, “Derelict sites at Grain and Kingsnorth on the Hoo Peninsula have been transformed into
thriving economic hubs.” BMF2 will continue to deliver that transformation, creating additional and
complementary economic activity and investment in the local area. BHET is committed to the delivery of
employment uses on the site demonstrated by their planning application submission. As such, BHET are
supportive of the economic aspects of the proposed Vision.

Strateqgic Objectives

BHET is supportive of the proposed objectives and considers BMF2 will play an important role in helping to
deliver them early in the Plan period.

Prepared for a sustainable and green future

For this objective, the consultation document reads, “To deliver on the Council’s commitment to addressing the
Climate Emergency, providing resilience to temperature and climate change through seeking adaptations and
mitigation measures, including opportunities to promote carbon reduction and support the transition to zero

s

carbon”.
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As discussed, BHET considers modular housing has a role to play in addressing the climate emergency
designated both nationally and locally by providing low carbon housing using a more sustainable construction
method By supporting its principle in the policies of the Local Plan, BHET will be helping to deliver this locally
set objective.

The consultation document continues that to help deliver this objective the Council will look, “To strengthen and
develop transport networks providing safe and effective choices for sustainable travel, including improved
opportunities for walking and cycling and enhanced public transport services.”

The site is a sustainable location that will give staff and visitors alike realistic choices for travelling sustainably
to the site. There are several Public Rights of Way (PRoW) within the vicinity of BMF2 which provide access to
the local walking network. Additionally, this location also benefits from an existing shared pedestrian / cycleway
on Eschol Road. At the site frontage, this facility is over 3m wide. This goes on to connect to the wider cycle
network, providing dedicated cycle routes to Hoo, and then on to Wainscott (Strood / Rochester). Part of this
route forms the National Cycle Route 179.

BHET strongly encourage and support the Council in identifying strategic transport improvements that could
be made on the Hoo Peninsula to support economic growth.

Securing jobs and developing skills for a competitive economy

The consultation document reads that to achieve this objective the Council will seek, “[TJo boost the
performance of the local economy by supporting local businesses to grow and innovate; and attracting inward
investment and re-locations, through the provision of a portfolio of good quality employment land that meets
the needs of businesses; and to secure and extend higher value employment opportunities; and reduce out-
commuting.”

BHET fully supports this objective as it considers that there is strong pent-up demand for industrial and
logistical commercial floorspace in the region. The current BMF2 application is supported by an Industrial and
Logistics Needs Assessment prepared by Savills.

The Industrial and Logistics (1&L) sector is the strongest performing commercial sector in the UK. As of 2020,
this sector employed 3.8 million people, contributing £232 billion in Gross Value Added (GVA) to the UK
economy. The sector is also highly productive with GVA per job currently at £58,000, 12% higher than the
average of all sectors. Its productivity is also predicted to grow at a faster pace, increasing by 29% between
2025 to 2039, compared to 18% across the UK economy as a whole.

Improving the UK’s labour productivity will become increasingly important in a post Brexit world given its
important bearing on attracting inward investment, ability to pay higher wages and higher tax revenues. The
I&L sector has continued to expand post the Covid-19 pandemic.

The demand for 1&L floorspace is highly likely to continue to grow given the ongoing growth in online retailing
that is likely to remain above pre-pandemic levels due to increased home working and continued demand for
rapid parcel deliveries.

Freight flows are another key driver of I&L floorspace demand. Significant growth is forecast across all freight
modes. Brexit and Covid-19 have highlighted the level of interconnectedness of international supply chains and
their fragility when one or more links break. Companies have started building up greater resilience in their
operating models by moving operations either back to the UK (re-shoring) or closer by (near-shoring) to
minimise future supply-chain-induced disruptions.

When assessing I&L needs, Medway is not a market area of its own, but a constituent part of a wider Property
Market Area (PMA). Medway is part of the North Kent Functional Economic Market Area (FEMA), which
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includes Medway, Dartford, Gravesham, Maidstone and Swale, all linked by the M2 and there are strong
commuting links between these places from the residents of the area.

The Greater North Kent Partnership recognises the links between the local authorities that make up this FEMA
and is concerned with regenerating the industrial heartlands of these areas. Medway is identified as a major
centre for advanced manufacturing in low carbon technologies, as well as home to major energy, port and
logistics facilities.

In preparing the BMF2 application, Savills found that the 1&L market in the FEMA to be supply constrained
when floorspace availability is below 8%. However, Medway’s availability in 2022 was just 4%. In the Class B2
market, availability was even lower, with Medway having the lowest availability rate when compared with the
other geographies of only 0.4% in 2022. Rents significantly outpaced inflation over the previous decade.

Inevitably, demand now outpaces supply. In the case of Class B2 floorspace, demand has been double the
supply in the ten years up to 2022.

This will have the effect of increasing rents to a level that suppresses potential investment in the area with firms
unable to afford to move into the area despite the many locational advantages Medway has and existing firms
unable to expand. As such, not having adequate commercial floor space allocated in the Local Plan would run
contrary to the economic objective. Furthermore, displaced firms, potential or existing, would need to travel
further, which is contrary to the Council’s planned response to the climate emergency.

Savills has reviewed the evidence informing this review of the Local Plan, the Employment Land Needs
Assessment (ELNA) prepared in 2020. Savills considers that the labour demand forecasting model used in the
ELNA should be used with caution when considering future I&L land needs, as they tend to underestimate
demand. This is because the model does properly reflect the diversity of the modern I&L job market in regards
higher skilled professional roles.

The model also predates the sectors strongest year in 2021. Over the course of 2021, Savills Big Shed Briefing
(which assesses I&L premises above 100,000 sqft) found that gross take-up had reached a new annual record
of 5.12 million sq. m, 86% above the annual average. Strong take-up has meant that the supply of premises
nationwide has fallen at its fastest pace ever recorded.

In Medway alone, Savills estimates that Medway will require 21 ha of B2 land to 2037, which is well above the
ELNA’s estimate of 3.2 ha to 7.8 ha for B1/c and B2 uses. The allocation of sufficient land for employment uses
within the Local Plan is therefore imperative to ensure identified need is met. The potential allocation of the
BMF2 site is therefore fully supported as contributing to delivering new employment floorspace within Medway.

The consultation document continues to explain that the Council wishes to “.. gain wide recognition of Medway
as a centre for learning and its student base; and realise economic and place-making opportunities associated
with the cluster of universities and colleges in Medway.

The I&L sector provides diverse and well paid jobs, with average pay in the sector higher than the UK average.
There is today a higher share of Professional and Associate Professional and Technical roles. These roles are
typically associated with higher-skilled engineering and technological professions in response to increased
automation and robotics in the sector and more advanced supply chain processes.

These office-based roles are increasingly co-locating alongside production and logistics uses as it is convenient
for these people to be closer to the operations they control and analyse. BHET will need a wide range of these
skills in the people who will staff BMF2.

BHET is committed to ensuring career pathways for young people, with at least 5% of its employees and people
working on their sites are a graduate, apprentice or sponsored student, with a commitment to work with their
supply chain to support early careers.
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Furthermore, this increased occupational diversity means the I&L sector can play a significant role in re-
employing people that have lost jobs in other sectors of the economy, for example following the closure of the
Kingsnorth Power Station).

In summary, BHET supports the economic objective of this Regulation 18 Consultation, as it would encourage
the Council to be ambitious in its allocation of commercial floorspace and ensure that a number and variety of
sites are allocated to meet the pent up demand in the area. It is vital that the Council allocates a sufficient
number of sites within the Local Plan and BHET therefore fully supports the potential allocation of the BMF2
site.

Potential Employment Sites

Given the scale of demand that exists in Medway for I&L floorspace alone, the proposed employment
allocations are fully supported, particularly given, “The majority of the land would be needed for warehousing
and distribution activities.”

The possible strategic allocation at Kingsnorth is absolutely critical to maximising the opportunities that this site
presents. The consultation document recognises the potential of this employment site, “with unique
opportunities in specialist sectors, such as energy and green technology, and making use of wharfage facilities.”

BHET considers the Kingsnorth extension to be the most appropriate place for new commercial floorspace in
the boundaries of the district. In preparing the application for BMF2, BHET instructed a Competing Supply
Review which considered comparable employment sites proposed to the Council for the 2019 SHLAA and
assessed their merits against the application site.

The BMF2 site is 14 hectares with a proposed building of some 30,382 sgm of employment space. Including
the application site, only four sites submitted in 2019 had sufficient available space to accommodate BMF2.
This further illustrates the paucity of supply in Medway for employment uses and the need for the Council to be
ambitious in its allocations.

The BMF2 site has the best connections to motorways, freight handling rail terminals, major ports and the
largest available workforce within the average drive time to work in Medway when compared to the alternative
available sites. This means it provides the best commercial benefits to the factory, both for supply chains and
for the workforce and for delivering a sustainable development. The Kingsnorth allocation is a logical extension
to an existing employment area.

The Council’s concerns regarding the existing transport infrastructure are noted and BHET is supportive of the
Council in seeking to identify solutions to ensure that the potential impact of the potential strategic employment
allocations are mitigated. BHET is committed to working with Medway and National Highways to ensure
appropriate solutions can be identified for the Hoo Peninsula to realise its full development potential.

For these reasons, BHET remain fully committed to BMF2 in this location and so fully support this consultation
identifying Kingsnorth as a potential employment allocation, as it is the draft Hoo Development Framework.
The BMF2 site, which forms part of this proposed allocation (SHLAA ref. HHH35), has the best connections to
motorways, freight handling rail terminals, major ports and the largest available workforce within the average
drive time to work in Medway when compared to the alternative available sites.

BHET remain committed to delivering BMF2 as soon as possible and are targeting 2027-28 for completion. It
will provide 250 new jobs early in the Plan period and therefore should be supported as an allocation for
employment uses within the Local Plan.

Summary

BHET are supportive of the Visions, Objective and Potential Employment Allocation at Kingsnorth in this
consultation. It considers that there is a need for the Council to be ambitious in its Development Strategy and
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seek to allocate additional employment land above and beyond the needs previously identified in the ELNA
which is already out of date, being based on pre-pandemic assumptions and modelling.

BHET is fully committed to delivering BMF2 at the earliest opportunity and would welcome the opportunity to
meet with Council officers to discuss further work and information that would be helpful to reassure the Council
that this part of the potential Kingsnorth employment allocation is available, achievable and deliverable.

BHET reserves the right to comment further on subsequent versions of the Local Plan as they are made
available for consultation. Should you have any queries in the meantime please do not hesitate to contact me.

Yours faithfully,

Julia Mountford BSc MSc MRTPI
Director
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