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1.0 Introduction 
 

1.1 The Wilky Group (TWG) made representations at Reregulation 19 stage on the Reigate 

& Banstead Development Management Plan (DMP, January 2018) setting out some 

concerns regarding the economic strategy for the Borough. This included the reference 

to future employment land requirements; long term employment land requirements; the 

role of the Horley Business Park; the potential capacity of the HOR9 site; transport 

matters relating to the HOR9 site, and the landscape buffer shown on the Policies Map.   

 

1.2 It is considered that the DMP has made a helpful start in addressing the wider and longer 

term economic and employment needs of the Coast to Capital region and the Borough. 

However, this could be enhanced through a recognition of the need for a wider strategic, 

Strategy and a joint policy response from Councils in the Gatwick area. 

 

1.3 The focus on Gatwick Airport as the driver of, and location for, economic growth in the 

regio

Economic Plan (SEP  Gatwick 360, July 2018). The LEP will reflect this in its forthcoming 

Local Industrial Strategy (LIS), which will address growth and its spatial considerations. 

These studies reinforce the need for a collaborative approach between the Borough, the 

LEP and others to unlock the potential at the Heart of the Gatwick Diamond 

(Crawley/Gatwick/Horley) to meet the adopted regional economic objectives.  

 

1.4 TWG owns about 60.3 ha (149 acres) situated to the east of Gatwick Airport and to the 

north and south of the M23 spur road between Junctions 9 and 9a. The land south of the 

M23 spur road (about 47.3ha / 117 acres) is 'Safeguarded Land' for the Gatwick Airport 

second runway landside facilities and falls within an Area of Search for a Strategic 

Employment Location (SEL) in the adopted Crawley Borough Local Plan 2015 (CBLP). 

land i

the provision of future employment land and development in the Crawley/Gatwick/Horley 

area. Appendix 1. 
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1.5 The Horley Strategic Business Park proposed under Policy HOR9 forms the western part 

proposal is the subject of a Joint Venture 

between the Council and a developer, and an in-principle approval to advance 

Compulsory Purchase Order procedures to facilitate its delivery1. A plan showing the 

wider proposal is contained at Appendix 2. 

 
2.0 Issue: Whether the HOR9 allocation is justified, effective and consistent 

with national policy in the NPPF 
  

 Question 1 
 
2.1 The study by Nathaniel Lichfield & Partners (NLP)2 sets out a qualitative case for a 

strategic employment site in Reigate & Banstead, emphasising the sub-regional work by 

the Gatwick Diamond and the Coast to Capital Local Economic Partnership (LEP) which 

points  

(Crawley/Gatwick). The NLP study goes on to state that contrary to the generally held 

re is 

in-principle support for exploring opportunities there (page 15).  

 

2.2 

search was at south Horley, outwith statutory landscape and Green Belt areas. The land 

south of Horley was justified since it is available and deliverable. 

 

2.3 The NLP study was also followed by a Local Economic Needs Assessment Update 

(LENAU - 2016)3, which quantified future employment land needs up to 2027. The 

LENAU sets out the basis for future employment floorspace and land based on future 

labour supply of about 43,000 sqm, compared with the Core Strategy requirement of 

46,000 sqm. It notes that the shortfall in supply (about 17,000 sqm) along with need 

related to qualitative considerations, generates a requirement for more land to meet 

higher growth scenarios. 

 

2.4 4 cites high levels of out-commuting and 

high levels of need and demand (up to 190,000 sqm), along with qualitative shortages, 

                                                 
1 Reports to the RBBC Executive dated 15th October 2015  

 - In mid October 2015, the Head of Property at Reigate & Banstead Borough Council tabled two reports to 
the Executive of the Council regarding land north of the M23 Gatwick spur: the key aim was to enter a JV with the 

development via the planning process. The Council endorsed the recommendations in the reports to enter into a JV, 
finance initial planning work, enter into pre-lets for the site, approve the use of CPO powers subject to reasonable 
endeavours to assemble the land via agreement.   
2 Advice on scope for a strategic employment site within Reigate & Banstead, NLP for RBBC, December 2014 
3 Local Economic Needs Assessment Update, RBBC, June 2016 
4 Strategic Employment Provision Opportunity Study, RBBC, June 2016 
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to justify the strategic employment provision in Policy HOR9. At paragraph 2.29, it notes 

that alternative sites across the Gatwick Diamond 

focused on delivering, economic growth of a strategic nature, scale or in a location which 

. The paper sets out a robust justification for the choice of the 

land west of Balcombe Road by reference to how it fulfils critical success factors5. 

 

2.5 The reports by Chilmark Consulting (Strategic Employment Site Economic Assessment - 

SESA)6 reviewed, updated and evaluated the evidence to support the proposed strategic 

employment site (Policy HOR9). The SESA adopted Government guidance on providing 

for economic development needs set out in PPG (para: 030 ID: 2a-003-20140306). The 

report re-assessed employment demand and needs and updated the evidence by 

extending the labour demand forecast to 2035, assuming past rates of take-up would 

continue, whilst -records demand levels for 

office floorspace relative to the Past Take- 5). Given the short time 

frame covered by the DMP (to 2027), assessing employment demand over a longer time 

frame to ensure policy has the right direction of travel is supported, but requires that 

policy is swiftly reviewed in order to ensure long term demand is accommodated in land 

use terms. 

 

2.6 The approach taken by Chilmark is an econometric assessment of the local and sub-

regional economic drivers and the need for economic infrastructure to meet future 

employment requirements, but the report lacks any detailed market analysis. The need 

for a new strategic business location / international innovation and business park related 

to Gatwick Airport has long been a part of sub-regional policy acknowledged in the 

Gatwick Diamond Futures Plan (2008) (pages i-ii, 12, 13, 16 and 18). The wider based 

Coast to Capital Strategic Economic Plan (SEP, 20147) also acknowledges the 

importance of the Crawley/Horley area by identifying Horsham and Crawley/Gatwick as 

the heart of the Gatwick Diamond. It also refers to the need for clusters of business 

premises; to address poor quality industrial estates and stock; to address the shortage of 

industrial units, and the need for an ASEAN8 Business Hub based at Gatwick Airport 

(SESA, paras 3.10 to 3.25). 

 

2.7 Based on the analysis in the SESA, Table 1 shows the requirements for employment 

floorspace identified at page 7 of the SESA Executive Summary, to which has been 

added a notional land requirement (at 4,000 sqm / ha). 

                                                 
5 Savills work indicates that critical success factors include  the need for a strong knowledge base, effective and 
innovative management, high quality hard infrastructure and support services. 
6 HOR9 Strategic Employment Site: Economic Assessment - Task 1: Supply and Demand Evidence; Task 2: 
Economic and Market Impact Analysis; Task 1 and 2 Reports: Executive Summary 
7 Now superseded by Gatwick 360, 2018 
8 Association of South East Asian Nations 
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 Table 1  Future employment floorspace & land needs to 2035 
Area from which need 
arises 
 

Floorspace Notional land 
requirement 

Reigate & Banstead 66,442 - 80,885 sqm < 20 ha 

Crawley Borough unmet 

need 

106,757 sqm 27 ha 

FDI9/relocation demand 

potential 

10,000 - 26,000 sqm < 7 ha 

Totals < 213,642 sqm < 54 ha 

 

2.8 The data indicates that there is as current requirement for at least 20 ha, which increases 

to 47 ha if the unmet needs arising from Crawley are taken into account and 54 ha if the 

needs arising from FDI and national expansion and relocation are added. The baseline 

requirements for floorspace and land to meet strategic needs are therefore significant  

they support not only the HOR9 allocation, but the wider area identified by the Council in 

its Committee report dated 15th October 2015, which incorporated land east of Balcombe 

Road (see Appendix 2). 

 

2.9 The evidence base provides a justification for Policy HOR9, but also strongly indicates 

the need for a joint planning policy approach to identifying land to meet the wider and 

regionally-based unmet economic needs identified in the SESA. The above analysis 

takes no account of the demand arising from the ongoing expansion of Gatwick Airport 

under a single runway scenario, which would significantly add to the pressure on land 

capable of delivering local economic growth. The growth potential of the airport is far 

under 

a single runway is to c 52 mppa by 2022/2310, well within the policy period of the DMP so 

adding weight to the need for a joint planning approach to accommodating economic 

needs up to 2035 and beyond.  

 

2.10 The SESA notes that there is a limited supply of high quality Grade A and mid-level stock; 

the shortage of commercial land supply, and the transformation of Gatwick Airport (e.g. 

more long haul routes) to drive a strong level of demand for employment floorspace. 

Ongoing unmet demand to expand existing floorspace, combined with office to residential 

PD is likely to reduce supply and exacerbate the shortage of land for development. These 

findings result in a strong need for high quality, new and flexible accommodation to meet 

the changing demands of occupiers. 

 

                                                 
9 Foreign Direct Investment 
10 2018 Gatwick Capital Investment Programme, Gatwick Airport Ltd, May 2018 (Figure 1.1, page 23) 
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2.11 The baseline requirements for land and floorspace to meet strategic needs are therefore 
significant and support the allocation of land both east and west of Balcombe Road in 

Horley Business Park (Appendix 2). 

The evidence in the SESA indicates that the longer-term demand for B1 office space is 

significant, and would be far higher if planned airport expansion to about 52 mppa by 

2022/2023 were taken into account.  

 

 Question 2 
 
2.12 The HOR9 site is considered to represent a sustainable location for major growth given 

its location near the airport that aligns with sub-regional economic objectives. It is also 

well connected to the M1 motorway, Gatwick / Horley rail stations, and the Fastway rapid 

bus service. 

 

2.13 In terms of wider sustainability considerations, the SESA (Task 2) concludes that the jobs 

profile of the Horley Business Park could be accommodated from the forecast / estimated 

levels of future employment within Reigate & Banstead, out-commuters and workers from 

outside the Borough. The study assessed the key components of a successful business 

park and concluded that Horley Business Park had the potential to deliver all these 

attributes and offer a high-quality business environment to meet future needs.  

 

2.14 The SESA contained a review of the provision in, and potential of, other local authority 

areas within the Gatwick Diamond and other potential competing sites, concluding that 

these opportunities either served different purposes / sectors / needs than the Horley 

Business Park, or were not available due to constraints. 

 

2.15 The deliverability of HOR9 depends on its availability and viability. The main landholders 

are Surrey County Council, Taylor Wimpey and a small area owned by Millhill Properties 

(Richmond) Ltd11  at the Regulation 19 stage, all these parties supported Policy HOR9 

in principle, subject to certain adjustments to the Policy. The representations did not state 

that the land was not available for development. The issue of viability is addressed under 

the response to Question 6. 

 

 Question 3 
 
2.16 The Horley Strategic Business Park offers significant benefits to the local and regional 

economy: 

                                                 
11  Reigate and Banstead Borough Council are in a joint venture with Berwick Hill Properties and Millhill Properties, 
that have formed a promotional vehicle known as Horley Business Park Development LLP. 
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 Meeting significant long-term demand for employment land at the Heart of the 

Gatwick Diamond. 

 Take advantage of a strategic and highly sustainable location. 

 Increase levels of professional and high skilled employment. 

 Increase GDV within the Borough and region. 

 Complimentary to / supports the growth of Gatwick Airport. 

 Reduce levels of out-commuting. 

 Diversify the economy. 

 

2.17 The SESA shows that the demand for employment land is around twice that which could 

be accommodated at the HOR9 site12. This points strongly to the need for the DMP to (1) 

commit to an early review of its Core Strategy to bring forward the wider Horley Business 

Park proposal, and (2)  provide for a joint approach to planning policy with neighbouring 

Councils and other agencies to address the wider demand and plan for a comprehensive 

land use response, focused on the Crawley/Gatwick/Horley area. 

 

 Question 4 
 
2.18 The evidence relating to HOR9 on transport and highways is noted. It comprises the 

ighway 

considerations relating to HOR9 and submitted at Regulation 19 stage. The Vectos report 

is understood to be under further consideration by Highways England and the two 

Highway Authorities. 

  
 Question 5 
 

2.19 Based on the work undertaken by the Council (DMP page 148), there are avoidance and 

mitigation measures that could be adopted to ensure development could be 

accommodated in an acceptable manner (e.g. avoiding exacerbating the flood conditions, 

an appropriate buffer to the Airport, noise mitigation in buildings, respecting the setting of 

listed buildings and incorporating green corridors / biodiversity). 

 

2.20 TWG and others have made strong representations that the proposed 80m deep buffer 

along the M23 spur (Gatwick Open Setting) is excessive and should be significantly 

reduced. It would be appropriate to include a green edge to the development, but there 

is no real landscape benefit to extending the Gatwick Open Setting across the site in the 

                                                 
12 otential is likely to be less than that assessed by the Council.  
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manner proposed in the DMP. This could be addressed through Minor Modifications to 

the DMP. 

 

 Question 6 

 

2.21 With regard to the site , there is a lack of clarity. The DMP 

contains different figures compared with those in the Viability Report (VR - SD42, May 

2018) and other sources13. Whilst the Council has corrected the site area from 83 ha 

(Reg 19 DMP) to 31 ha (Minor Modifications), it has  not undertaken a requisite revision 

A 

below: 

 

 Gross site area   31 ha 

 

 Less land in Flood Zone 214 7.45 ha  

 Less Gatwick Open Setting 5.8 ha 

 

 Net developable area  17.75 ha (say 18 ha)15 
 

2.22 The  usual  plot ratio for a Business park of this type is 0.4 to a gross site area, but where 

there are known non-developable areas, then it may be appropriate to net these out. 

Based on gross or net developable, the site could provide (assuming all B1a): 

 

 Gross site area  124,000 sqm 

 Net site area  72,000 sqm 

 

2.23 It is considered that the DMP is not clear on 

anomalies need to be addressed through Minor Modifications to the DMP. These should 

also address how the site could accommodate a greater range of employment and 

associated / ancillary uses from within use classes A, B C1 and D. 

 

2.24 T oted in the 

DMP or VR. The implications for the viability appraisal in SD42 would be a negative 

surplus and a consequent fall in the equivalent land value per ha. The reduced 

                                                 
13 

potential as 214,010 sqm. The Regulation 19 version of the DMP also noted 210,500 sqm of predominantly B1a and 
l as up 

to 200,000 sqm. 
14  
Zone 2  any development within this Zone would need to pass the Sequential Test. 
15 Assumes 5 ha town park (public open space) could be located within the Gatwick Open Setting (buffer) or Flood 
Zone 2. 
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development potential may have implications for the scale of development that may be 

viable. A larger site would therefore provide a more cost-efficient approach that would 

offer greater certainty about viability. This underlines the case for considering a larger 

strategic employment site such as the wider Horley Business Park proposal 

contemplated by the Council in 2015 (Appendix 2 and footnote 1 refer) and for the DMP 

to make reference to the need for a joint approach with neighbouring Councils and other 

agencies to address how to accommodate the significant demand for employment land 

to 2035 and  beyond. 

 

 Question 7 
 
2.25 The known infrastructure requirements include access from the M23 spur road and 

Balcombe Road  the VR notes that £20M has been allocated to cover the cost of this 

infrastructure, and the Coast to Capital LEP has identified a significant capital contribution 

 

 

2.26 Other infrastructure requirements will include services and utility connections  none of 

these are understood to represent an impediment  

 

 Question 8 
 
2.27 The DMP (paras 4.8.58-4.8.60) outlines various items of additional work to be undertaken 

before a planning application can be advanced, with no indication of a rate of delivery. 

This falls short of a clear delivery plan and represents a significant amount of work to be 

undertaken before a planning permission can be granted. It is a surprise that a clearer 

plan is not contained in the DMP and that some of this work has not been advanced in 

parallel to ensure progress is maintained. This could be due to the limited collaboration 

of landowners and the lack of progress in forming a Joint Venture with the main 

landowners of the site (Surrey County Council and Taylor Wimpey).  

 
3.0 Conclusions 
 
3.1 It is concluded that in principle the HOR9 site is justified, effective consistent with national 

policy in the NPPF. 

 

3.2 However, TWG considers that the evidenced demand for employment land in the 

economic region and the Borough points clearly to the need for a more robust and 

expansive approach to meet the economic objectives in the NPPF. In this context, the 

DMP should outline the need for: 
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1. An early review of the Core Strategy to address the need for additional strategic 
employment land over the period to 2035 - this should take into account the 
policy direction contained in Gatwick 360 and to emerge in the LIS. 
 

2. A framework for urgent joint working with the neighbouring Councils to address 
how to accommodate significant long-term demand for employment land 
focused on locations at the Heart of the Gatwick Diamond 
(Crawley/Gatwick/Horley) as noted in the Gatwick 360 report. 

 

3.3 In addition to the above, Minor Modifications to the DMP / evidence base are required to 

address the following: 

 

 the realistic development 
potential. 
 

 Revisions to s development 
potential. 

 
 An enhanced range of business and employment uses within use classes A, B, 

C1, and D. 
 

 More detail on how the site is to be brought forward and delivered. 
 

 An appropriate landscape buffer to the M23 in place of the current excessive 
provisions of the Gatwick Open Setting . 



 
 
 
Appendix 1 
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