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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, collaborative and coherent policy response through the review of the 

olicy 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 

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). The land north of the spur road falls within an area identified by RBBC for 

in relation to the provision of future employment land and development in the 

attached at Appendix 1. 

 

1.5 The Horley Strategic Business Park proposed under Policy HOR9 forms the western 

Venture between the Council and a developer, and an in-principle approval to advance 
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Compulsory Purchase Order procedures to facilitate its delivery1. A plan showing the 

wider proposal is contained at Appendix 2. 

 

2.0 Issue: Whether the approach to employment provision is justified, 
effective and consistent with national policy in the NPPF and the Core 
Strategy 

 
Question 1 
 

2.1 In relation to the employment land requirement, the DMP is unclear on how the findings 

of the Local Economic Needs Assessment Update (LENAU, 2016) have been 

addressed. The Housing and Economic Land Availability Assessment (HELAA, 2018) 

summarises the findings of the LENAU, which recommends that as a minimum, 43,000 

sqm should be provided for over the DMP period to 2027 (para 2.22). From the DMP, it 

appears that the CS requirement of 46,000 sqm remains the requirement in the DMP 

for policy purposes. The Council should therefore clarify which requirement it is 

planning for and the related reasoned justification. 

 

2.2 Further, it is not clear from the DMP which sites have been identified to meet the 

adopted Core Strategy (CS) requirement for employment floorspace. Whilst the DMP 

contains details of the sites that are allocated across all policy areas, it lacks a clear 

table setting out the sites allocated for employment showing the site name, site area, 

amount of floorspace and use classes, and set against the employment floorspace 

requirement for each policy area. This would enable an assessment of the extent to 

which the DMP has provided for the floorspace requirements and provided for flexibility 

to allow for a choice of locations/sites. The table would also allow for an assessment of 

the extent to which the allocated sites / sources of new floorspace accord with the 

NPPF guidance at Section 6 relating to supporting economic growth and productivity, 

encouraging sustainable economic growth and flexibility to accommodate needs not 

anticipated by the DMP. 

 

 Question 2  
   

2.3 In relation to new land allocations for employment use, Section 6 of the HELAA 

contains details of thirteen sites that were assessed, including some of the land 

                                                 
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.   
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proposed as part of the Horley Business Park under Policy HOR9. Of the thirteen sites, 

six are considered deliverable (within 5 years) and a further four are considered to be 

developable (over the DMP period). Based on the assessment, the DMP identified the 

following non-strategic sites as either allocations (*) or Opportunity Sites (**): 

 

 Site    Policy  Land area ha Net change in 
        Ha  Floorspace 

  

 Banstead Horseshoe, Banstead BAN2*  3.2  Limited 

 Cromwell Road, Redhill  RTC2*  0.08  0 sqm 

 Gloucester Road, Redhill  RTC6*  0.76  4,000 sqm 

 Oakley Farm, Merstham  ERM5*  8.45  Small scale 

 Pool House, Reigate  REI1**  0.22  1,000 sq m 

 Albert Road North, Reigate REI3**  2.4  -3,405 sqm 

 Sandcross Lane, Reigate  SSW2*  16.1  Small scale 

 

 Totals      31.21  1,595 sqm 
 

2.4 Tower Public House (site RW44) has been added to the list of sites assessed in the 

HELAA update (May 2018), but is not allocated in the DMP. Of the above sites, two are 

Opportunity Sites reflecting their status in the HELAA 

The remaining sites a (over the DMP period), with the 

oad, which offers no net gain in floorspace. 

Overall, the non-strategic sites offer very limited potential: the only developable site that 

can deliver a net gain is Gloucester Road, which could provide for only 4,000 sqm of 

office floorspace. This represents a very limited supply of land which relies on one site; 

offers land for only B1a uses; is of limited quality (a Council car park in Redhill); is 

remote from the southern part of the Borough and provides little choice to the market.  

 

2.5 In addition to the non-strategic sites, Section 6 of the HELAA includes four sites that are 

meant to collectively comprise the Horley Strategic Business Park under Policy HOR9. 

The sites are allocated for a strategic business park of predominately offices (proposed 

Minor Modifications). Details of the sites are contained in Appendix 3 to the HELAA 

(Sites Promoted for Employment). The HELAA provides the following (incorrect) 

breakdown: 

 

 Bayhorne Farm, Horley  3.4 ha 

 Fishers Farm, Horley  8.9 ha 

 Land at Meadowcroft, Horley 2.4 ha (Meadowcroft House) 

 Land at Meadowcroft, Horley 2.4 ha (curtilage to Meadowcroft house) 
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 Total    17.1 ha 
 

2.6 The above details double count the land at Meadowcroft and omit a large parcel of land 

that adjoins the M23 spur road which forms part of the allocation. Meadowcroft House 

and curtilage together are about 2.3 ha. The missing parcel adjacent to the M23 spur 

road is about 16.5 ha. Taking account of these changes, the total site area should be 

about 31 ha. It is noted that the Policy HOR9 incorrectly notes the site area as 83 ha, 

which is now corrected in the propos

floorspace capacity remains unchanged at 210,500 sqm of principally B1a and some 

ancillary / associated uses. When account is taken of the reduced site area and other 

factors, it is considered that t

Statement obo TWG on Matter 10). 

 

2.7 The rationale and basis for the Horley Business Park site is the subject of a separate 

hearing into Matter 10 (Policy HOR9). In the context of Matter 2a Question 2, it is 

considered that whilst HOR9 could in part address the shortcomings with regard to non-

strategic employment land supply noted in this Statement, it is intended to cater in part 

for a wider and more strategic demand for employment floorspace arising from regional 

/ other drivers. The limited supply of new employment land in the Borough and the 

s evidence on the significant need for additional land above that provided for in 

the CS, suggests that RBBC should have brought forward more greenfield land outside 

the Green Belt for employment. 

 

 Question 3 
 

2.8 Policy CS8 of the CS noted that the principal source of new employment floorspace 

would be from the re-use and intensification of existing employment land. The DMP 

notes the requirements for additional floorspace taken from the CS at page 12 (CS 

Policy CS8), broken down into requirements for the three policy areas. The requirement 

for Area 3 (The Low Weald  covering the Horley area) is 24,000 sqm, predominantly 

through the reuse and intensification of existing employment land. Section 3D of the 

DMP (covering Area 3) identifies ten sites for residential and related uses, none of 

which include any employment provision. Whilst the CS and the DMP anticipate that the 

floorspace requirement would come from the reuse and intensification of existing 

employment land, it would be helpful if the DMP had identified sites where the Council 

considered that such additional floorspace might arise. In addition to the quantitative 

considerations, the absence of detail in the DMP means that a realistic assessment of 

the qualitative attributes of the sources of new employment floorspace is difficult. 
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2.9 Some information on the sources of employment floorspace in Area 3 is contained in 

assessment of nine existing employment areas (including the four Key Employment 

Areas) against a number of performance criteria, but there is only a very limited 

assessment of their potential for redevelopment / intensification / additional 

development. Of the nine sites assessed, three fall within Area 3  Salfords and 

Perrywood north of Horley, and Balcolmbe Road in Horley. The assessment at 

Appendix 1 to the EAR notes that there is pressure for residential development and 

generally limited scope for intensification, but it does identify expansion / redevelopment 

sites that could deliver a potential 29,500 sqm of additional floorspace (net gain). Whilst 

this appears to meet the quantitative needs of Area 3, there is no assessment of the 

deliverability or viability of these opportunities, or the contribution they might make in 

qualitative terms. This leaves a gap in the evidence base in terms of the potential 

deliverable sources of employment land/floorspace to accommodate the requirement 

for Area 3. If the sites for redevelopment and intensification did not come forward, then 

the local demand could take up floorspace at HOR9 so diluting its purpose and 

employment land / floorsapce. 

 

2.10 The Strategic Employment Site Economic Assessment (SESA)2 notes that the office 

vacancy rate has fallen by 30% over the period 2011 to 2015 and in 2016 stood at 7.1% 

(Task 1 report  paras 4.34-4.35). For industrial development, the SEAS notes a similar 

downward trend in vacancy, decreasing significantly between 2015 and 2016 from 10% 

to 8.1% (Task 1 report  para 4.56). This reflects an ongoing trend of a tightening 

supply of floorspace, which in turn is another indicator of the need for some contingency 

/ flexibility. In the short term, this could be met by HOR9, but beyond that, the release of 

more land must be a key objective: land east of Balcombe Road and a wider strategic 

employment opportunity in the same broad area should be advanced via an early 

review of the DMP and a joint planning policy response from the Council, neighbouring 

authorities and other agencies.   

 

 Question 4 
 

2.11 Based on the analyses in this Statement, it appears that there is a significant reliance 

on the Horley Business Park to meet the employment needs of the Borough. The DMP 

is over-reliant on the reuse and intensification of existing employment land and contains 

a very limited supply of new employment allocations. Given the paucity of new 

allocations for non-strategic land for employment, and the reliance on uncertain and un-

                                                 
2 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 
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tested opportunities for the reuse and intensification of existing employment land, the 

DMP is over-reliant on HOR9 to meet future needs. The potential consequence of the 

approach in the DMP is that the balance of uses on HOR9 could lean too much towards 

accommodating established and start-up business within the Borough, rather than a 

focus on accommodating the wider demand for business space arising from the wider 

South East / region / sub-region and attracted by Gatwick Airport, the M23, the London 

to Brighton Mainline Railway and other public transport provision (Fastway). To this 

extent, there appears to be an over-reliance on HOR9. 

 

2.12 If HOR9 did not come forward or was significantly delayed, there would be a risk that 

the future economic and employment needs of the Borough would go unmet, leading to 

a tightening of land supply, increases in rents, the displacement of economic growth to 

other parts of the South East and a reduced rate of job creation below that required to 

meet future employees arising from population growth. A supply-side constraint would 

lead to market imbalance and result in the failure of the Borough, the Coast to Capital 

economic region and the Gatwick Diamond sub-region to realise its economic potential, 

contrary to the advice in the NPPF. 

 

2.13 In terms of contingency measures (also relevant to Question 3), there may be limited 

scope to introduce such measures at this stage in the plan-making process. The 

base to meet medium to long term economic needs strongly provides a strong 

justification for an urgent review of the Core Strategy. A core part of such a review 

should be the identification of additional strategic employment land. This will incorporate  

the wider Horley Business Park proposal covering 70 ha south of Horley (Appendix 2) . 

Given the strategic nature of the demand within the wider Coast to Capital LEP area, 

the review might usefully be part of a collaborative and joint planning policy approach 

with other Councils adjoining the Heart of the Gatwick Diamond 

(Crawley/Gatwick/Horley). 

 

3.0 Conclusions 
 
3.1 It is concluded that the DMP lacks a clear summary of the sources of future 

employment floorspace (supply of sites - allocated and sites anticipated for the reuse 

and intensification of existing employment land). In addition, the supply of non-strategic 

sites for future employment appears to be very limited, focused on the northern part of 

the Borough and of variable quality and choice, with some sites subject to uncertainty of 

delivery over the DMP period. 
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3.2 The Horley Business Park site under policy HOR9 represents a strategic opportunity to 

attract major employment development arising from a wider economic catchment. The 

poor supply of non-strategic sites means that the DMP is over reliant on HOR9  to 

deliver future economic needs and potential. In the absence of any obvious contingency 

measures to address the uncertainty of land supply or of HOR9 being delayed, it is 

proposed that the DMP should contain a reference to an early review of the Core 

Strategy. This Review should cover  the period to (at least) 2036 and be undertaken as 

part of a joint policy approach with other local panning authorities adjoining the Heart of 

the Gatwick Diamond (Crawley/Gatwick/Horley). 
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