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Introduction

This evidence summary has been prepared to support preparation of the
Development Management Plan Regulation 18 consultation.

The overall purpose of the paper is to provide an up-to-date review of employment
areas in Reigate & Banstead, assessing their role and characteristics and appraising
future opportunities and pressures.

In doing so, the paper provides the evidence to confirm whether, in line with the
NPPF, the ongoing protection of sites for employment uses is appropriate. This
evidence will therefore inform the designation of, and policy approach to, employment
areas within the emerging Development Plan.

The Councilds adopted Core Strategy sets ou
employment needs over the plan period, focussed on retaining and making best use
of existing employment land, particularly within town centres and industrial areas.

Policy Context

Reigate and Banstead Local Plan Core Strategy (adopted July 2014)

The Core Strategy® forms the principal spatial planning document for the Council
covering a wide range of planning issues. It sets out the scale and broad location of
new development over the next 15 years, up to 2027.

The Core Strategy recognises the economic role of the borough, particularly in

relation to its strategic relationships with London and the Gatwick Diamond area and

seeks to promote continued sustainable economic growth and prosperity in the

borough. Policy CS5set s out t he Council 6snraspectaft egi ¢ ¢
regeneration but also in terms of providing for the needs of current and future

businesses.

The policy establishes a commitment to plan for the delivery of additional floorspace
to meet growth needs, focussed on retaining and making the best use of existing
employment land, particularly within both town centres and industrial areas. It also
recognises the need to avoid the protection of sites where they have no reasonable
prospect of being used for employment over the life of the plan.

The Core Strategy also sets out that the Council will plan for a range of employment
premises to cater for the needs of business, taking a flexible approach to meet their
changing needs as well as supporting the provision of affordable business units to
support small businesses and start-ups.

! Available at: http://www.reigate-banstead.gov.uk/info/20088/planning_policy/24/core _strategy
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Borough Local Plan 2005

1.9  The Borough Local Plan 2005 incorporates a suite of policies aimed at managing the
use and development of employment land and premises within different areas of the
borough. The Local Plan and Proposals Map also includes a number of separate
designations which together constitute Employment Policy Areas, these include:

q Town Centre Business Areas

i Areas for Small Business

1 Employment Areas and Land Reserved for Industrial, Storage and
Distribution

National Planning Policy Framework

1.10 The National Planning Policy Framework?® (Paragraph 17) clearly sets out that
planning should fiproactively drive and suppo
deliver the homes, business namyd neadsd.rial ut

1.11 Chapter 1 of the document identifies a commitment to securing economic growth
and, in particular, paragraph 20 makes clear that planning should proactively help to
meet the development needs of business. The NPPF also makes clear that planning
policy should not over-burden investment in business and should seek to address
any impediments such as lack of infrastructure and support services or poor
environment. Through Local Plans, authorities are directed to identify strategic sites
for inward investment, support existing business sectors and facilitate flexible working
including the integration of residential and commercial uses in the same units. The
NPPF also promotes flexible policies able to accommodate unanticipated needs and
respond to changing circumstances.

112 Paragraph 22 of the NPPF discourages the i

allocated for employment use where there is no reasonable prospect of a site being
use f or t hlastateptioat appicatons for alternative uses should be treated
on their own merits where it can be demonstrated that there is no realistic prospect of
employment use. Allied to this, paragraph 51 encourages local planning authorities to
approve the change of use of commercial buildings to residential (including
associated works), provided there are not strong economic reasons why such
development would be inappropriate.

1.13 Chapter 2 of the NPPF deals with the role of planning in ensuring the vitality of town
centres. In relation to employment, paragraph 23 encourages local planning
authorities to ensure that the needs for main town centre uses i including offices i
can be met in full and are not compromised by limited site availability. It also states
that Local Plans should include policies to guide the consideration of proposals for
main town centre uses which cannot be accommodated in or adjacent to town
centres.

2 Available at: http://localpl.reigate-banstead.gov.uk/
3 http://planningguidance.communities.gov.uk/blog/policy/achieving-sustainable-development/
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Local Economic Characteristics

Reigate & Banstead occupies a strong strategic location for business. It is central
within the Gatwick Diamond economic area and at the heart of the Coast to Capital
Local Enterprise Partnership. The borough enjoys excellent transport links to central
London, the wider south East and national and international destinations via the
M23/A23 corridor, Brighton mainline and Gatwick Airport.

As set out in the Bor oug h'as E@uomic Devejopneft
Framework (2015-2020)°, the borough is home to over 6,000 different businesses,
providing approximately 75,000 full and part-t i me | obs. The ©bo
highly productive, with each job generating around £57,000 of gross value added,
compared to £44,500 across the Gatwick Diamond.

Despite the presence of major national and international employers in the borough,
the vast majority of businesses are small (10-49 employees) or micro businesses (up
to 9 employees), which together represent over 98% of all businesses in the borough.

Business birth rates 1 at approximately 80 per 10,000 working age adults i are
healthy compared to nationally but low relative to other parts of Surrey, suggesting
there is room to increase innovation and entrepreneurship. The survival of new
businesses in the borough is however good, with over 50% of new businesses
surviving for more than 5 years, higher than the county or national average. In total,
over 40% of the businesses in the borough have been operating for more than 10
years.

To help support and influence the future attractiveness of the borough, the

Life |

roughao:

performance of our businesses and the achievements of residents, the Counci | 0s

Economic Development Framework 2015-2020 sets out a number of actions and
interventions. Several of these focus on ensuring businesses are attracted to the
borough, and the right space is available to accommodate them, by:

1 Protecting, regenerating and developing existing business areas to ensure
they remain responsive to business needs

1 Improving our town centre commercial locations

1 Exploring and promoting further locations for employment, including a

strategic employment site around Horley/Gatwick

The Framework also includes a number of actions geared to providing support to
businesses, young people and the unemployed.

“ Available at: http://www.reigate-banstead.gov.uk/info/20280/plan _monitoring/35/population_and_socio-
economic_statistics

° Available at: http://www.reigate-banstead.gov.uk/downloads/file/2328/economic_development framework final
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2. Reviewing Employment Areas

Areas to be assessed

2.1 The review covers industrial employment areas currently designated within the
Borough Local Plan (BLP) 2005. This includes:

1 Pitwood Park 1  Holmethorpe Industrial Estate

1 Kingswood Station M Salfords Industrial Estate

1 Albert Road North Industrial 1 Reading Arch Road Industrial
Estate Estate

1 Wells Place i Balcombe Road Industrial Area

Figure 1: Map of BLP 2005 Employment Areas

Legend
I Employment Area
—— Aroads
—— Motorway
—— Railway lines
Urban Area
Rural Surrounds of Horley
"] Metropolitan Green Belt

© Crown Copyright and database right. Ordnance Survey licence number 100019405 Scale 1:60,000
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Characterisation Process

Three main topics were assessed for each of the employment areas, with a number
of criteria/issues appraised within each as set out below. Together these provide an
understanding of the key characteristics of each site, the employment provision it
makes and business base it supports, and a perspective on its market performance.

- Location and connectivity

Connectivity and profile - Environment and facilities

- Constraints
Accommodation - Amount, type, size and quality of premises
Characteristics - Density

- Type of businesses

Business/Occupier Profile
- Use classes

- Occupancy
- Development activity interest
- Future opportunities and pressures

Market Performance and
Perception

In many cases, the characterisation process identified distinct sub-areas within each
of the employment areas which demonstrated similar characteristics in terms of the
type/size/quality of premises or the mix of uses within them. These sub-areas are
illustrated within the detailed appraisal sheets for each site provided in Appendix 1.

The appraisal of each site involved a combination of desk based research and field
survey work carried out in February 2016. Evi dence from t he
industrial estates monitor was also drawn upon.

Further details of how the key characteristics of each business area were appraised
and classified are set out below.

Scale

The scale of each of the employment areas (i.e. the amount of employment
floorspace available) was classified using the following thresholds:
1 Very Small: <5,000sgm
Small: 5-10,000sgm
Medium: 10-20,000sgm
Large: 20-50,000sgm
Very Large: >50,000sgm

= =4 =8 A

Strategic Connectivity and Profile

For each of the employment areas, an assessment was also undertaken of their level
of connectivity and overall profile as an employment site. This assessment
particularly took into account level of access to key transport routes/strategic road
network and the overall prominence of the site (both visually on key corridors but also
in terms of market perception). Consideration was also given to the quality of the

Counc
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environment and any constraints affecting the operation or efficiency of the business
area. As an indicator, sites were categorised using the following principles:

1

T

(0]

o

(0]

High: Sites which:
Have a very high accessibility to key strategic roads corridors and
transport routes (i.e. are directly on or adjacent to such routes)
Have strong visual prominence on main road corridors
Are well-regarded and positive perception within the local market
Offer a good quality business environment with limited constraints to
efficiency or business operation

Low: Sites which:
Have limited, constrained or very indirect key strategic roads corridors
and transport routes
Have limited prominence within the local area (e.g. tucked away in a
residential area)
Have low profile within the local market or particular negative perception
Generally provide a low quality business environment or suffer from
particular constraints which limit business operation

Accommodation Quality

The quality of premises within each of the business areas was appraised based on
the following descriptors. These broadly follow recognised classifications within the
property industry:

T

Primary 1 High quality, often recently built premises, flexible and fit for
modern business without any expenditure, good servicing and parking
provision

Good secondary i Good quality, well maintained, fit for modern business
with limited capital expenditure, appropriate servicing and parking
Secondary i Average quality, generally well maintained but would benefit
from some capital investment to suit modern business, appropriate servicing
and parking

Tertiary 17 Dated premises, poorly maintained and nearing the end of
economic life and likely to require significant capital expenditure to bring up
to acceptable standard, servicing and parking arrangements below
expectations.



3. Summary of Site Characterisation

3.1  The following table summarises the key characteristics and findings in relation to each of the employment areas

and analysis of each of the individual areas (and sub-areas within them) is set out in Appendix 1.

assessed. More detailed discussion

Strategic Accommodation Mix _ _
Site Connectivity | Scale o : . Busmess/(_)ccumer Market Performance/Perception
and Profile Description Size Quality Profile
Significant recent speculative
Predominantly medium Mi_xed. P_redomipantly light development activiFy.
(250-750sqm) but with . .|nd.ustr|al services and Good demand particularly for the newer
Holmethorpe Medium Varied notable component of Varied across d|§tr|but|on operations but schemes.
small units (100- all grades with notable proportion of Historically good demand, vacancies
250sqm). office-based businesses steadily falling (currently ¢.15% of
and manufacturing. floorspace/20% of units) post recession,
although some long-term vacancies
Predominantly Vacancies consistently low or nil over
modern purpose built E . . . o the_ p_ast decad_e. __ N
Wells Place industrial/warehouse xclusively large Excl_uswely Predomlnantl)_/ distribution EX|§t|ng occupier (_axpandlng/mvestlng in
units with high office (>1,000sgm) primary operations. their accommodatlon._ _
component _Extant _plann_lng permissions for further
industrial units
Significant recent development (last 10
years) and evidence of on-going
Varied i predominantly investment in other areas of the estate
medium (100-500sqm) _ S (rgfurt_)lshment etc.)
but with notable _ Predo_mlnantly d_lstrlbutlon HIStOFIC§||y strong occupancy
Salfords Varied component of large Predominantly | operations but with notable Vacancies have also fallen sharply over
units (>1,000sqm) and primary proportion of Ilght industrial last 18 months - curre_ntly 6% of _
small (100-250sqm) service businesses. floorspace/15% of units and considered
units. to be a healthy level.
Strong interest with three large units let
and increased lettings on new stock
over the past 18 months.
Predominantly _ _ Limited development activity over recent
modern _ Predominantly Mixed across offlc_e-based years - one long term vacant site.
Perr d industrial/ h Predominantly large or d businesses, light Vacancies have risen (currently ¢.21%
YWO0O industrial/warehouse . goo : :
units with high office medium (>500sgm) secondary manufacturing and product of floorspace/23% of units) over the

component

development.

past few years and some long-term
vacant units




Mixed across specialist Robust occupancy and rapid uptake of
Predominant| Predominantl manufacturin /p roduct vacant units I no vacancies over 1 year
N anty Predominantly medium y gpr recorded in the past decade
Kingsfield Low Small purpose built office (250-750sqm) good development, light No development activity in recent past
units with q secondary industrial services and . op 1y - past.
office-based businesses. Site dominated by a single occupier
who has expanded over past 5 years.
Vacancies historically low across estate
T currently fully occupied if permitted
residential development site is excluded
Predominantly distribution No commercial development activity
Mixed, predominantly | Predominantly medium Predominantl operations butywith notable over recent years i previous consents
Albert Road . older (250-750sgm) but with y P . . for new industrial space not pursued.
Low Medium secondary or representation of light
North warehouse/workshop notable component of : . . : Recent pressure for redevelopment for
i . tertiary industrial manufacturing ; e
premises large units (>1000sgm) . residential in parts.
and services. S .
Significant access constraints and
residential location somewhat affect
business environment and suitability for
some occupiers
Predominantly Predominantly small Mixed across office-based Vacancies historically low
purpose built light (100-250sgm) but with | Predominantly services, specialist Currently one large vacant site
. Very . - . ) : L
Pitwood Park Low industrial units with notable component of good manufacturing/product No development activity in recent past -
Small . . - / C
small office medium (250-500sgm) secondary development and light recent consent for new industrial
component units. industrial services. development not pursued.
Split between both Predominantly Vacancies generally low (currently c.5%
purpose built light Predominantly small good . . of floorspace) and consistently robust
: ; Lo . Mixed across light
industrial units in (100-250sgm) but with | secondary but . . . ) occupancy over much of the last
. . : industrial services, office-
Balcombe Road Medium Medium modern estate and notable component of with notable . decade.
. . based services and L
older medium (250-500sgm) tertiary e . No development activity in recent past
. : . distribution operations. .
industrial/workshop units. component although some investment through
units. (Bridge estate) refurbishment.
Occupancy generally strong however
some periods of vacancy in the past.
Kingswood Very ied Varied across all size Varied across . (Ijvllxe_d lacros_s light d Reo_:dent prlessure for redevelopment for
Station Low Small Varie bands all grades industrial services an residential. _ _
retail-based businesses. Not an established business location
Access constraints and residential
location affect market perception.
e o el
. Small/ Predominantly older (250-500sgm) but with . Predominantly light y 9
Reading Arch Y industrial/worksh bl f Predominantly industrial . past decade)
Road ery industrial/workshop notable component o secondary industrial services, No development activity in recent past
Small type units small units (100- particularly vehicle related

250sgm)

although some site by site investment
by individual occupiers.




4.1

4.2

4.3

4.4

4.5

4.6

4.7

Conclusions and Recommendations

To promote sustainable economic growth and prosperity, Core Strategy Policy CS5
highlights the need to recognise and nurture the distinctive economic role of different
parts of the borough.

Based on the characterisation process, there is considered to be a distinction between
the character and function of the borou g h different employment areas, driven
particularly by scale and accessibility.

There are four employment areas in particular which accommodate a significant and
critical mass of employment provision and benefit from good connectivity to, and
prominence on, strategic corridors. These are:

1 Holmethorpe

1 Wells Place
1 Salfords

1 Perrywood

These sites make a significant contribution to employment provision and economic
growth potential, particularly in key sectors®. Given their scale, accessibility and the
type of accommodation available on these sites, they are the locations where medium
or larger scale B-use operations i such as industrial/specialist manufacturing and
engineering and warehousing/distribution operations which are identified in local or
sub-regional evidence as future growth sectors i would be least constrained and most
likely to locate.

In the context of the NPPF, there is therefore considered to be a strong economic
reason for the ongoing protection of these sites. In addition, and recognising their
specific economic role, any future policy approach for these sites should retain an
industrial/warehouse use class focus and seek to strengthen the clustering across the
following use-classes: B1(B), B1(C), B2 and B8.

The remainder of the employment areas have a smaller critical mass of employment
and generally occupy less prominent or accessible locations; sometimes within
predominantly residential areas. As a result, they play a different but nonetheless
importantroleint he boroughbés economic offer and

In particular, whilst quality and type of business premises is generally more mixed than
the sites discussed above, these areas provide a valuable stock of smaller, more
affordable accommodation suited to the needs of start-up and SME businesses in the
borough. Gi ven the significance of SMEs i n

importance of a ready supply of appropriate small business premises to support their
growth, there is considered to be a strong economic reason to protect these estates.
Any future policy approach on these more local employment areas should recognise
and seek to reinforce this small business role. Whilst a focus on protecting premises

® Further details of key local sectors can be found in the 2016 Economic Needs Assessment.
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suitable for employment should be retained, such a policy should provide for a wider
range of permissible use-classes including: B1(B), B1(C), B2, B8, B1(A), D2 and A2,
and contain a general presumption in favour presumption in favour of any other
employment generating uses (but excluding other A use classes to guard against
conflict with town centre first/retail impact policies) to provide flexibility.

The one identified exception is Kingswood Station employment area. This area is

markedly smaller in scale than any of thebor ough o6s ot her asé making y me nt

a comparatively limited contribution to employment stock i and is essentially
dominated by a single occupier. The site is also subject to a number of constraints, and
limited profile, which limit future potential for growth. There is understood to be
development interest in the site and therefore, should an alternative more beneficial
proposal or use of the site be achievable, there may be justification to not carry forward
this designation.

There may also be a case for reconsidering the employment role and offer of the Albert
Road North employment area i particularly in view of the constraints on the site,
including access, and t he ¢ whick th&s tcanhcéeate with some types of
occupier. These challenges could be overcome by focussing the site on small
business/incubator units geared towards office/workshop/studio occupiers. Given the
stock on the site, and the relative freedom in changes of use, this is unlikely to be
achievable without comprehensive redevelopment.

As set out in the NPPF, plans should avoid the long-term protection of employment
sites and designations where there is no reasonable prospect of their ongoing use for
that purpose.

Through this review, and supported bton,
consideration has been given to the attractiveness, occupancy and ongoing viability of
each of the employment areas.

For each of the four larger, principal employment areas, ongoing viability is clearly
illustrated by evidence of significant investment and development activity over the past
decade across all sites, healthy uptake of new premises and generally acceleration in
demand and occupancy since the recession. In the context of the NPPF, the evidence
supports the fact that there is generally a reasonable and viable prospect of ongoing
employment use on sites across these areas which warrants long term protection
through the DMP.

For the smaller scale, local employment areas, whilst investment and development
activity has generally been more limited on the smaller employment sites, their ongoing
attractiveness and viability as part of the overall stock of employment land in the
borough is illustrated by clear evidence of generally (and consistently) healthy and
robust occupancy over the past decade, low vacancy levels and rapid take-up of units
over the past 5 to 10 years. In the context of the NPPF, there is therefore considered to
be a reasonable prospect of ongoing employment use which justifies long-term
protection through the plan-making process.

11
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Appendix 1: Site Characterisation Pro forma

Albert Road North Industrial Estate, Reigate

o '!J.s’:r F= == i\g@-@‘

pii =il A

Scale of employment provision

Site area 3.0ha

Commercial premises | 21

Commercial floorspace | 12,185

Density 0.43 plot ratio

Conclusion Site is of medium scale (10,000sqm-20,000sgm)

12




Connectivity and profile

Location and
connectivity

- Situated approximately 750m north-west of Reigate Town Centre
within a predominantly residential area.

- Approximately 600m from the nearest main distributor road (the
A217), which is accessed via relatively narrow residential roads.

- Approximately 2.5km from J8 of the M25 which provides the main
strategic road access, and around 10km from Gatwick Airport.

- Approximately 600m west of the Reigate rail station and bus services
along the A217 and A25.

- Limited prominence

Environment and
facilities

- No permanent facilities for employees on the site

- Small local shop within (5 minute walk)

- Site is a short distance (10-15 minute walk) from Reigate Town
Centre

- Site provides a reasonable quality business environment, but
improvements would be beneficial, particularly to the entrance.

Constraints

- Restricted access i narrow, heavily parked residential roads

- Residential amenity restricts type of businesses/operations which can
reasonably operate from site

- Topography and physical surroundings restrict expansion

Accommodation

mix

Description

Premises are predominantly traditional single-storey brick built industrial
units and two-storey industrial/warehouse units with ancillary offices.
Some more modern, larger format warehouses and purpose built offices
are also present; however, the latter is subject to consent for residential
redevelopment.

Size

<100sgm: 0.0%

100-250sgqm: 9.5%

250-500sgm: 42.9%

500-750sgm: 23.8%

750-1,000sgm: 4.8%

>1,000sgm: 19.0%

Summary: Predominantly medium (250-750sgm) but with notable
component of large units (>1000sgm). Small units <100sgm to be lost as
part of residential redevelopment.

Quality

Primary: None (0.0%)

Good secondary: 3,190sgm (26.2%)

Secondary: 6,105sgm (50.1%)

Tertiary: 2,890sgm (23.7%)

Summary: Predominantly secondary or tertiary

Use class profile

B1(A): 2

B1(B): 4

B1(C): 2

B2:1

B8: 10

Total B Class: 19

A Class: 0

SG: 0

Other: 1

Vacant: 1

Parking/servicing

- Most units have their own designated parking; however, there are
also other areas within the site where on-site parking is possible.

- Movement within the site generally appears adequate.

- Access to the site via narrow residential roads which are congested
by on-street parking, limited turning space at nearby junctions and a

restricted railway bridge.

13




Business and occupier profile

Warehousing/Distribution Operations: 7

Light Industrial Services: 4

Light Industrial Manufacturing: 5

-tl)-zgierzlseg;es Specialist Manufacturing/Product Dev: 2

Office-based Services: 1

Leisure/Community: 1

Other: 0

Predominantly distribution operations but with notable representation of
Summary light industrial manufacturing and services. The level of distribution

operations is slightly mismatched given the access constraints.

Market Performance and Perception

Occupancy

- 1 unitis currently vacant.

- The vacancy rate across the estate has been consistently around 13-
18% (of units) for much of the past decade.

- On average, new lettings have accounted for around 6% of units over
the past 5 years, representing a relatively modest level of churn.

Development
activity and
interest

- A 2006 consent to redevelop the western half of the site (units 50-61)
to provide 5,600sgm of new industrial/warehouse premises was not
pursued.

- No further commercial development interest has arisen over the past
decade.

- There is an on-going residential redevelopment on part of the estate
(in light of permitted development rights) which brought about a loss
of some 12 units and 900sgm of business space.

Future
opportunities
and pressures

- The estate has experienced pressure for residential redevelopment.
A 2011 consent for residential development was refused on part of
the site and a 2013 application to replace the Buckland House offices
with residential was granted in light of the permitted development
rights.

- There would be scope to renew the 2006 consent. This would
regenerate the eastern half of the estate and provide approximately
2,000sgm of additional employment space.

- Beyond this, there would be some limited opportunities to focus on
renewal/intensification of existing sites.

Summary

Overall, the estate has low a low vacancy rate (excepting the units which
have been cleared ahead of development). Whilst interest in commercial
development has been limited, overall demand for existing units appears
to remain robust and the site is a viable and attractive business location.
Some future potential to expand and enhance employment provision
exists, although on-going pressure for residential development is likely.
There are some challenges with the suitability of certain
operations/occupiers given the recognised access constraints; however,
these are unlikely to be overcome without comprehensive
redevelopment.

Sub area summaries

Residential site

- Consent to redevelop office/business units to residential scheme

- Occupancy of the small workshop/warehouse units to the rear was
historically good; however, the office units experienced higher
vacancy. Overall vacancy generally around 15-20% over past 10
years.

Stentor - Single occupier
warehouse - Good secondary grade warehouse units i each over 500sgm
facility - Fully occupied for past decade

14




Mixed small
business units

Units of mixed character in terms of businesses ranging from office-
based operations to leisure uses

Generally secondary grade accommodation, range of sizes

Fully occupied for past 6 years following a short period of high
vacancy during 2008/09.

Builders yard

c.0.2ha used for open storage
Development potential either in isolation or in conjunction with
adjoining units (see below)

Larger business
units

Larger business units

Generally warehouse or light industrial uses

Development potential longer-term as per previous application 1
could yield additional 2,000sgm

Historically well occupied T no more than two units vacant at any one
time over the past decade. Vacancies improved over past few years
and currently fully occupied.

Older single
storey units

Traditional brick built industrial premises, medium sized premises
Combination of warehouse and manufacturing operations

Potential for renewal or intensification (second stories/mezzanines)
For much of the past 5 years, this part of the estate has been fully
occupied.

Robust occupancy i fully occupied for much of the last 7 years
following a period of higher vacancy during 2006-2008.

15




Balcombe Road, Horley

Scale of employment provision

Site area 4.8ha

Commercial premises 52

Commercial floorspace 18,550sgm

Density 0.39 plot ratio

Conclusion Site is of medium scale (10,000sgm-20,000sgm)
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