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Dear Mr. James, 

RE: REIGATE AND BANSTEAD DEVELOPMENT MANAGEMENT PLAN 2018-2027: DUTY 
TO COOPERATE AND REGULATION 19 PUBLIC CONSULTATION 
Thank you for offering Crawley Borough Council (CBC) the opportunity to consider the 
matters, set out in your letter dated 12 February 2018, which have been identified as the key 
strategic issues between Reigate and Banstead Borough Council and Crawley Borough 
Council.  

In response to this letter and in response to the formal Regulation 19 public consultation on 
the Reigate and Banstead Development Management Plan 2018-2027, CBC confirms the 
following positions in relation to the three strategic matters identified as outstanding in your 
letter. 

Housing Need/Delivery 
a. Objectively Assessed Housing Need: The objectively assessed housing need for 

Crawley is identified in the adopted Local Plan (CBLP)1 as 675 dwellings per annum (dpa). 
Over the 15year Plan period this is calculated to be 10,125 dwellings in total.  

b. Housing Provision: The CBLP establishes a land-supply housing requirement of 5,100 
dwellings to be delivered within Crawley over the 15year Plan period (averaging 340dpa). 
This forms approximately half of our identified Objectively Assessed Housing Need.  

The Housing Trajectory highlights that much of this is to be built out in the first half of the 
Plan period. Annual monitoring is continuing to support that assumption and currently is 
indicating the borough is on track to meet this level of delivery2.  

Policy H1: Housing Provision in the CBLP commits CBC to working closely with its 
neighbouring authorities to seek to address the unmet need of approximately 5,000 
dwellings, arising from Crawley over the Plan period, in sustainable locations. Part of this 
unmet need is being met through provision as part of the Horsham District Planning 
Framework (up to 150dpa)3. Whilst the Mid Sussex District Plan examination has not yet 
concluded, indications through the approach agreed through the examination hearing 

                                                           
1 Crawley 2030: Crawley Borough Local Plan 2015-2030 (December 2015) CBC Crawley 2030: 
Crawley Borough Local Plan 2015 – 2030 
2 Crawley Borough Council Local Plan Authority’s Monitoring Report 2016/17, paras 3.6-3.11, pages 
11-14 and Appendix B: Housing Trajectory Base date 31 March 2017, pages 44-47 (January 2018) 
CBC Crawley Borough Local Plan Authority’s Monitoring Report 2016/17 
3 Report on the Examination into Horsham District Planning Framework, para 43, page 13 (October 
2015) The Planning Inspectorate: Geoff Salter 
https://www.horsham.gov.uk/__data/assets/pdf_file/0011/29684/Inspectors-Report.pdf  

mailto:elizabeth.brigden@crawley.gov.uk
http://www.crawley.gov.uk/pw/web/PUB271853
http://www.crawley.gov.uk/pw/web/PUB271853
http://www.crawley.gov.uk/pw/web/PUB337348
https://www.horsham.gov.uk/__data/assets/pdf_file/0011/29684/Inspectors-Report.pdf
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sessions and subsequent Modifications Consultation suggests there could be 35dpa 
remaining outstanding from Crawley’s Objectively Assessed Housing Need (totalling 525 
dwellings over the 15year Plan period). It should also be noted that the higher level of 
housing in Mid Sussex district required to meet any of Crawley’s unmet need remains 
subject to Habitats Assessment, in light of the Ashdown Forest legal judgement.  

It is understood that the housing figure established in the Reigate and Banstead Core 
Strategy allowed for some continuing in-migration from other local authority areas 
including those within East Surrey and Northern West Sussex (a total of around 90 – 130 
dwellings per year).  

c. Status and Progress of Local Plan: The CBLP was adopted in December 2015. 
Therefore, it is up-to-date. It is a full, comprehensive Local Plan, without any further 
Development Plan Documents anticipated. 

There is no requirement or intention to subject it to “early review”, unless there is a 
decision made regarding a second runway, or removal of safeguarding, at Gatwick Airport. 

The current CBC Local Development Scheme (2017) confirms that, through annual 
monitoring, the need to review the Plan at least every five years in line with the new 
regulations will be evaluated. 

d. Whether CBC would be able to accommodate any of RBBC’s outstanding housing 
need: With reference back to the responses above to a. and b., it is anticipated that as the 
Reigate and Banstead DMP DPD is based on the Core Strategy, this includes an element 
of migration for Crawley’s unmet need.  

As Crawley’s housing requirement is a supply-led figure, based on the physical constraints 
of the borough (tight administrative boundary around the existing urban area, planned 
nature and age of the neighbourhoods, and noise and safeguarding constraints associated 
with Gatwick Airport), it is anticipated that Crawley’s housing land supply will significantly 
reduce over the Plan period and beyond. The Housing Trajectory suggests the land supply 
for the latter years of the Plan will reduce to 55dpa (i.e. the “windfall” level). 

While the level of unmet need arising from Crawley beyond the last Plan year (2029/30) 
has not yet been formally identified, it is unrealistic to assume that household growth will 
simply stop at the end of the CBLP period. The land supply constraints will have increased 
as the last neighbourhood within the borough boundary is built out. There are a number of 
approaches that might be taken to measuring housing need beyond the Plan period, which 
all indicate that there will be unmet need arising from Crawley over and above the 5,075 
dwellings relating to the period 2015-2030 as established by the CBLP. Therefore, there is 
no scope for CBC to meet any unmet needs arising from Reigate and Banstead. 

Traveller Provision (Gypsy, Travellers and Travelling Show People) 
a. Level of Accommodation Required: The most recent Gypsy, Traveller and Travelling 

Showpeople Accommodation Needs Assessment carried out as part of the preparations 
for the CBLP4 identified a potential future need for ten pitches arising from the existing 
population within Crawley within the Plan period. 

b. Number of Site Allocations: Policy H5 of the CBLP allocates a reserve Gypsy and 
Traveller site for up to ten pitches to meet the future needs of the existing population within 
Crawley. This site is located within the AONB and has complex highway and access 
issues, which will require careful design, layout and landscaping to ensure the impacts are 
mitigated. 

                                                           
4 Crawley Borough Council Gypsy, Traveller and Travelling Showpeople Accommodation Needs 
Assessment (2014) CBC LP094 Crawley Borough Council Gypsy, Traveller and Travelling Showpeople 
Accommodation Needs Assessment  

http://www.crawley.gov.uk/pw/web/PUB228452
http://www.crawley.gov.uk/pw/web/PUB228452
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c. Whether CBC would be able to accommodate any of RBBC outstanding Traveller 
Need: CBC progressed the allocation of a challenging site within its significant land supply 
constraints in order to meet the needs arising from Crawley within the borough boundaries 
in accordance with the agreement across the Gatwick Diamond Authorities that each 
authority area would meet the accommodation needs of Gypsy, Travellers and Travelling 
Showpeople within their own administrative area.  
CBC is unable to accommodate any of the unmet need arising from RBBC. As mentioned 
above, in response to b., the site allocated in the CBLP is within the AONB and subject to 
highway and access constraints and has only been identified to meet the needs arising 
from within the borough over the Plan period, to meet the levels anticipated by the 
Accommodation Needs Assessment. 

Beyond this allocation, as part of the CBLP preparations, the whole borough was 
assessed to look for sites suitable for Gypsy and Traveller pitch provision. Only two sites 
were identified as potential sites, and these were both consulted upon (the allocated site 
and another site to the north of Langley Green, which was found to be subject to flooding 
and would have been affected by noise in the scenario of a second runway at Gatwick 
Airport being progressed). Significantly, the land between the built up area boundary and 
Gatwick Airport is constrained by Safeguarding for a potential second runway at Gatwick, 
and is already subject to unacceptable levels of noise, arising from the single runway, for 
residential accommodation. On this basis, it was considered through the Local Plan 
examination that there was no scope for the identification of any further sites to 
accommodate additional pitches within the borough beyond those identified as arising from 
Crawley’s need. 

Employment Floorspace Needs 
With regards to the summary of outstanding strategic matters set out on page 3 of your letter, 
in relation to employment floorspace needs, please see below the following suggested 
amendments below, which I trust will be of assistance to the drafting of a Statement of 
Common Ground between the two authorities.  

For clarity, the original RBBC wording is set out in black, italic text, with the additional new 
wording proposed by CBC shown as red, italic text and the text proposed by CBC to be 
deleted is indicated as strike-through. 

Employment floorspace needs 
It is understood that Crawley Borough Council could potentially accommodate unmet 
business-led employment needs on the land that is currently required to be safeguarded for a 
second runway for Gatwick Airport but until a final decision is made on this safeguarded land 
that the Crawley Borough Council have Local Plan an identifiesd a deficit of 35 ha of B-use 
land floorspace.  

Until such time as the continuing requirement for safeguarding of land around Gatwick is 
either confirmed or not by central government, and there is an opportunity to reappraise land 
supply in Crawley Borough on this basis, it is possible that some business needs will not be 
capable of being met in Crawley once existing available land supply is developed out. The 
EGA (2014) finds that in this situation, some business needs could be displaced, potentially 
outside the sub-region entirely. 

The preference of Crawley Borough Council is to meet its business land needs within the 
borough. However, From recent discussions it is understood that Horley may be an 
appropriate location should this need it be necessary to locate Crawley’s unmet business land 
needs elsewhere. This would accord with the Northern West Sussex Economic Growth 
Assessment (2014) and Policy EC1 (and supporting text) of the Crawley Borough Local Plan, 
which stipulates that if safeguarding restrictions in Crawley are retained then business-led 
employment growth may be accommodated either on land immediately adjoining at 
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Crawley/Gatwick in areas immediately adjoining the borough or, if this cannot be found, land 
near Crawley/Gatwick.  

It is appreciated that the full 35 ha of unmet supply may not necessarily translate to another 
borough on a commensurate scale, and this is reflected in the evidence base that has been 
prepared to support Policy HOR9: Horley Strategic Business Park. In particular, Economic 
Assessment: Task 1 (Supply and demand evidence) notes that it is likely that not all the 
demand coming from the borough of Crawley will be of a strategic nature, and some demand 
may be captured by other local authorities than Reigate & Banstead Borough Council beyond 
the functional economic area. Any business park at Horley should come forward in a manner 
that is complementary to Manor Royal Business District. 

I trust this provides sufficient clarity on those strategic matters you had identified as 
outstanding. CBC welcome the continued joint working and look forward to seeing a draft copy 
of the Statement of Common Ground between the two authorities.  

In addition, CBC continue to consider the importance of the other areas identified in your table 
of strategic matters with potential cross-boundary implications between our two authorities. It 
is worth highlighting the continuing strategic cross-boundary importance of Gatwick Airport, 
which is understood falls within the scope of the “Transport” topic area. Furthermore, CBC 
would like to take this opportunity to suggest as part of the future anticipated Reigate and 
Banstead Core Strategy Review, it could be timely to review the Water Cycle Study which 
would benefit from multi-authority/agency partnership. CBC would welcome early discussions 
in relation to the timetables for this next Plan document for RBBC.  

Development Management Plan: Regulation 19 Public Consultation 
With regards to the Reigate and Banstead Development Management Plan, CBC have the 
following additional comments to make on specific policies and proposals within the Plan as 
part of its Regulation 19 public consultation. These are in addition to those key strategic 
issues picked up above.  

Economic Development (Objective PE1: Safeguarding Employment Land) 

Policy EMP3: 
Employment 
Development Outside 
Employment Areas 

The policies set out within Section 1 plan positively for 
sustainable economic growth within the Principal Employment 
Areas and Local Employment Areas, whilst ensuring that any 
employment development outside of these areas is appropriate in 
terms of the type, scale and intensity of business proposed. This 
approach is supported. The positive approach of Policy EMP5 
(skills development) is also supported. 

Town and Local Centres (Objective PE4: Vitality and Viability of Town Centre 
Shopping Areas) 

Policy RET2: Town 
Centre Frontages 

The comparison retail need figure of 12,900 sqm floorspace over 
the Plan Period to 2027 (identified in the explanation text to Policy 
RET2) is noted. CBC is comfortable that the identified quantum of 
floorspace does not give rise concerns of a significant impact on 
Crawley town centre.  

Policy RET5 relates to the development of town centre uses 
outside of town and local centres, with Policy RET6 specifically 
seeking to guide retail warehouse proposals to established retail 
warehouse areas. Read in conjunction, the policies and 
supporting text are clear that such proposals will be subject to 
sequential assessment and impact testing to ensure no significant 

Policy RET5: 
Development of Town 
Centre Uses outside 
Town and Local 
Centres 

Policy RET6: Retail 
Warehousing 
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negative impact on other centres. On the basis that this 
assessment will include no significant negative impact on centres 
in neighbouring districts and boroughs, this approach is 
supported. 

Design, Character and Amenity (Objective SC3: Impacts of Development) 

Policy DES9: Pollution 
and Contaminated 
Land 

CBC supports the confirmation under paragraph 3.2.63 that the 
Development Management Plan will use the noise contours set 
out in CAA ERCD Report 0308 (Gatwick Noise Contour 2 
Runway Scenario).  

It is recommended that the following additional text (in red italics) 
is inserted into this paragraph, for clarity and consistency of 
approach with the CBLP Noise Annex5:  

“or be updated should these contours be superseded by 
subsequent noise contours published by the CAA.” 

This approach will supports consistent approach between the 
Crawley Borough Local Plan 2015-2030 and the RBBC 
Development Management Plan. CBC would be happy to provide 
further information and support in this matter, should it be 
needed. 

Transport, Access and Parking (Objective SC6: Parking) 

Policy TAP2: Airport 
Car Parking 

CBC strongly support this Policy.  

However, it is suggested that reference is made, in the 
explanation to the Policy, to the joint working with surrounding 
authorities and GAL to ensure sufficient on airport spaces are 
provided whilst meeting modal shift targets and that this is 
through a legal agreement to which RBBC are a signatory of the 
MOU.  

It is considered this would provide greater clarity that there is a 
necessary relationship and consistency between planning policies 
as a result of joint working. 

CBC would be happy to provide further information and support in 
this matter, should it be needed. 

Potential Development Sites (Section 3D: Area 3 – The Low Weald) 

Strategic Employment Site Allocation HOR9: Land West of Balcombe Road 

Economic Growth 
Crawley/Gatwick is the leading economic driver in the Gatwick Diamond, identified by Coast 
to Capital Local Enterprise Partnership as forming part of the Heart of the Gatwick 
Diamond, and recognised by the Gatwick Diamond Initiative as the main sub-regional focus 
for future economic development. Policy EC1 of the Crawley Borough Local Plan (CBLP) 
seeks to protect and enhance Crawley’s role as the key economic driver for the Gatwick 
Diamond. There is a strong demand from businesses wishing to locate in Crawley, though 
the scope to accommodate identified business needs is severely limited by the constrained 

                                                           
5 Crawley Borough Local Plan Noise Annex, pages 156-157, paragraph 4.1.6 (2015) CBC Crawley 
2030: Crawley Borough Local Plan 2015 – 2030 

http://www.crawley.gov.uk/pw/web/PUB271853
http://www.crawley.gov.uk/pw/web/PUB271853
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land supply position in Crawley borough, which is significantly affected by the requirement 
to safeguard land in the north of the borough for a possible second runway at Gatwick 
Airport. 

The CBLP plans positively for sustainable economic growth within the context of the 
borough’s constrained land supply, protecting and intensifying the use of existing main 
employment areas, and supporting minor extensions to Manor Royal to facilitate business-
led economic growth. Despite this, the constrained land supply means there is an unmet 
need for business land in Crawley of 35 hectares over the Plan period. 

The CBLP confirms Crawley’s commitment to working with neighbouring authorities to 
address this unmet need in the most appropriate manner and locations, and establishes a 
hierarchy identified by the Northern West Sussex Economic Growth Assessment (2014), 
which is complementary to the approach promoted by the Coast to Capital Local Enterprise 
Partnership in its Strategic Economic Plan. 

The preference for CBC is to explore options to accommodate Crawley’s needs within the 
CBC borough boundary in the north of the borough, and an Area of Search is identified on 
the CBLP Key Diagram. This land is however largely constrained by safeguarding for the 
possible development of a second runway at Gatwick Airport. In the event that identified 
business land needs cannot be accommodated in Crawley, the second preference identified 
in the hierarchy would be to direct delivery to land at Crawley/Gatwick, in areas immediately 
adjoining the borough. 

HOR9 identifies an 83 hectare site at Land West of Balcombe Road, Horley, as a possible 
strategic employment location, capable of providing 200,000 sqm business floorspace and 
10,500sqm floorspace for supporting facilities. The supporting HOR9 Strategic Employment 
Site: Economic Assessment (Chilmark, 2017) sets out that of the total business floorspace 
provided at the business park, 106,757sqm would accommodate unmet business need from 
Crawley, equating to 75% of Crawley’s total unmet business floorspace. In terms of job 
growth, the business park would provide 11,861 B-class jobs in total, including 4,553 as a 
result of Crawley’s unmet need. With regards to commuter patterns, the work finds the 
existing RBBC commuter outflow to Crawley borough as being 4,735 net, mainly within the 
service sector (e.g. financial and professional services) focused. The study finds that this is 
one of the main employment types likely to be attracted to Horley, and estimates that the 
new business park could achieve a clawback of approximately 1,407 B class jobs from 
Crawley. 

As discussed in the Northern West Sussex Economic Growth Assessment (2014), there 
remains risk that if businesses are unable to expand close to Gatwick Airport, they may opt 
to leave the Gatwick Diamond entirely. A new business park at the HOR9 site will help 
facilitate the retention and expansion of existing businesses, whilst also enabling inward 
investment to be secured within the Gatwick Diamond. Equally, it is accepted that the 
location of the HOR9 site close to Crawley will create employment opportunities for 
residents in Crawley and the wider Gatwick Diamond. 

It is recognised that the HOR9 site has strong potential to secure inward investment to the 
Gatwick Diamond and will help to accommodate some of the unmet business needs of 
Crawley. It will be important to ensure that, so far as possible, there is complementarity 
between business development at the HOR9 site and the established main employment 
area at Manor Royal. The Northern West Sussex Economic Growth Assessment Update 
(2015) finds that of Crawley’s total business land need 64% is for industrial land, and 36% is 
for office land. The bulk of floorspace proposed at HOR9 is anticipated to be office focused, 
and the anticipated HOR9 offer would help to address Crawley’s unmet office need whilst 
complementing the established industrial/warehouse related strengths of Manor Royal. This 
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was supported by the evidence provided by the study commissioned by RBBC in order to 
consider the implications of this strategic employment site proposal6.  

Lichfield recently prepared the Manor Royal Economic Impact Study on behalf of CBC and 
the Manor Royal BID7. The study recognises the constrained land supply position at Manor 
Royal and sets out recommendations to help ensure that Manor Royal is best-placed to 
retain its economic competiveness. With specific reference to the HOR9 site, the study 
outlines: ‘Over the longer term however, its proximity to Manor Royal means that it could 
legitimately compete with Manor Royal for occupiers and investment, depending upon the 
consented uses and the relative availability of development land and opportunities at Manor 
Royal’.  

In this regard, whilst there does appear scope for the two business parks to operate in a 
complementary manner, should the proposed offer at HOR9 shift to a more industrial focus, 
it will be important to understand how the make up of uses at Horley could affect Manor 
Royal. Industrial uses represent a significant proportion of the existing Manor Royal offer 
and, although a shift to a more industrial-focused scheme at Horley has the scope to 
contribute towards meeting an aspect of Crawley’s unmet needs, such an approach 
potentially has greater scope to impact more directly on the function of Manor Royal. In this 
case, there would be need for further discussion and joint working between CBC and RBBC 
to fully assess and scope the implications, to ensure that HOR9 can operate in a manner 
that complements Manor Royal and which benefits the wider Gatwick Diamond. 

The HOR9 requirement to bring forward delivery of the proposed business park on a 
comprehensive basis is supported. This will enable matters of economic impact and, in 
particular, transport to be considered at an early stage to ensure that the timely delivery of 
infrastructure and/or mitigation can be secure.  

It will also be vital to ensure that the infrastructure impact associated with a possible 
strategic employment is fully considered to ensure that development is appropriately 
integrated and accessible. In particular, it will be important to address any arising impacts 
on the strategic infrastructure capacity, especially the strategic road network, including the 
motorway junction.  This assessment should take account of the cumulative impact of 
significant housing permissions, allocations and proposals within the area in and around 
Crawley, and the growth of Gatwick Airport to its maximum capacity as a single runway, two 
terminal airport. It will also be important to consider the connectivity and impacts of any 
strategic employment site within the context of Manor Royal and Crawley. It is highly likely 
that significant commercial vehicle movements will be generated by development, as well 
as trips generated by employees accessing the site via a range of transport modes 
including sustainable transport modes and private motor vehicle. 

CBC support the requirement for a full Transport Assessment and accompanying travel 
plans to support the development, in order to ensure impacts are mitigated from an early 
stage in the commencement of development on this proposed strategic site. In addition, on-
going monitoring can assess the cumulative impacts against the originally projected 
assumptions and manage the effects accordingly over the anticipated lengthy time it could 
take for the site to be fully developed out. 

Overall, the CBC position remains one of cautious support for the development of a 
business park at the HOR9 site. Continued joint working will be needed to scope how a 
possible strategic employment location at Horley can best help to address Crawley’s unmet 
business land supply needs, and the identified needs of the wider Gatwick Diamond, in a 
manner which complements the existing function of Crawley in its role as the Heart of the 

                                                           
6 Reigate and Banstead Borough Council HOR9 Strategic Employment Site: Economic Assessment 
(2017) Chilmark Consulting 
7 Manor Royal Economic Impact Study, paragraph 5.42 (December 2017) Lichfield 
http://www.crawley.gov.uk/pw/web/PUB336166  

http://www.crawley.gov.uk/pw/web/PUB336166
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Gatwick Diamond. CBC would welcome the opportunity to continue to work with RBBC, the 
Gatwick Diamond authorities, and key business stakeholders, including Coast to Capital 
LEP, Gatwick Diamond Initiative, and Manor Royal BID. 

Protection of the Environment 
CBC welcome the recognition of the proposed strategic employment site allocation, HOR9, 
in its landscape setting and reinforcing the separate identity of settlements and the retention 
of a buffer to maintain this. The CBLP identifies this area, in the north of the borough, as the 
‘North East Crawley Rural Fringe’ (Policy CH9: Development Outside the Built-Up Area)8. 
The CBLP Policy confirms this area has an important role in maintaining the separation of 
the distinct identities of Gatwick Airport, Crawley and Horley. This Character Area was 
established by the Crawley Borough Landscape Character Assessment9, and has been 
expanded upon in the CBC Green Infrastructure Supplementary Planning Document10. 

CBC also support and encourage the integration of the allocation into the wider green 
infrastructure network noting the reference to upgrading and extending pedestrian/cycle 
routes and relationship with countryside, provision of open space and retention of green 
infrastructure assets. 

Thank you again for providing CBC with the opportunity to comment on the DMP consultation 
document and the emerging content of the Statement of Common Ground. We will welcome 
opportunities to continue joint working to resolve outstanding matters. Please do not hesitate 
to contact me if any of the above requires further clarification or additional information.  

Yours Sincerely,  
 

 
 
Elizabeth Brigden 
Planning Policy Manager 

                                                           
8 Crawley 2030: Crawley Borough Local Plan, pages 38-40 (2015) CBC  Crawley 2030: Crawley 
Borough Local Plan 2015 – 2030 
9 Crawley Borough Landscape Character Assessment (2012) CBC LP057 Crawley Landscape 
Character Assessment (2012) Crawley Borough Council Figure 1 (Areas and Edges)  Figure 2 
(Topography) Figure 3 (LCA) Figure 4 (CCA) 
10 Crawley Green Infrastructure Supplementary Planning Document, pages 65-67 (2016) CBC Green 
Infrastructure SPD 
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