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1 OVERVIEW  

1.1 This report reviews the existing economic evidence base which informs the proposed Development 

Management Plan Policy HOR9 – Horley Business Park, and considers characteristics of the 

economy and market signals to inform representations relating to the wording of Policy HOR9. The 

report is prepared for Horley Business Park Development LLP, a joint venture between Reigate & 

Banstead Borough Council (RBBC) and Milhill Properties (Horley) Ltd.  

1.2 The Horley Business Park site is recognised as a strategic employment site, and Horley Business 

Park Development Ltd supports its allocation within the Development Management Plan. This 

report provides clear evidence of demand justifying the allocation of the strategic employment site, 

but identifies that a degree of policy flexibility in respect of the mix of uses permitted would support 

the successful delivery of a high quality business park.  

Quantitative Needs Evidence  

1.3 The Council’s Economic Needs Assessment provides a quantitative assessment of the Borough’s 

needs for employment floor space and land and assessment of this against existing supply. A need 

for between 25,500 – 56,700 sq.m of office floorspace is identified, and for 17,500 – 38,600 sq.m of 

industrial and warehouse floorspace. Set against this a supply of 8,000 sq.m office floor space and 

18,000 sq.m industrial and distribution floor space is identified, indicating a clear quantitative 

shortfall within the Borough of office floorspace; and for industrial floorspace to support the higher 

modelled need scenarios.  

1.4 In addition to this there is an unmet need from Crawley, which has a 35 ha employment land 

shortfall over the period to 2030. The Inspector’s Report on the Examination into Crawley Borough 

Local Plan (November 2015) concludes that “there is strong evidence that at least one new 

strategic allocation (35-40ha) is required if the growth of the wider Gatwick Diamond is not to be 

compromised” (para 77). Our analysis points to stronger recent take-up and a notable drop in 

supply in Crawley (from 23 ha in 2015 to 18 ha) suggesting that Crawley’s employment need 

shortfall could be higher still.  

1.5 The quantitative demand evidence set out in the Chilmark Consulting Study prepared for RBBC to 

consider the HOR9 site identifies the following demand profile:  

  



 

Economic Evidence Review  

Horley Business Park Development LLP, Final Report, February 2018 

 
 
 

GL Hearn Page 5 of 46 

C:\Users\nxi\Documents\22.02.18 - GLH Appendix 1 - Economic Evidence Report.docx 

Figure 1: Strategic Employment Floorspace Demand 

Use Floor space Requirement 

Office (B1a, b) 84,649-97,409 sq m 

Industrial, storage, and distribution (B1c, B2, B8) 88,549-90,233 sq m 

Inward investment / relocation demand potential
1
 10,000-26,000 sq m 

Total  183,200 – 214,000 sq.m 

1.6 A total need for between 183,200 – 214,000 sq.m of B-class employment floor space is shown with 

a need shown across a range of B-class uses.  

Economic Characteristics  

1.7 GL Hearn has gone on in this report to consider characteristics of the Gatwick Diamond’s economy. 

Our analysis of the economic structure and growth trends together with the property market 

assessment point to the following key sectors which can be expected to drive future growth in jobs:  

 Administration and support services;  

 Transport and storage;  

 Aviation/Airport-related employment uses  

 Information and communications;  

 Finance and Insurance activities;  

 Professional, scientific and technical;  

 Heath and social care.  

1.8  Admin and support services, information and communications and financial and insurance will 

typically occupy B1a office premises. Professional, scientific and technical activities will also fall 

within a B1 use class but include B1b and B1c uses. Some health and social jobs growth may also 

result in demand for B1a office space. Growth in transport and storage will support demand for B8 

development. Growing sectors can thus be expected to drive demand for B1 and B8 space.  

Commercial Property Market Evidence  

1.9 The commercial property market assessment undertaken by Knight Frank shows there is strong 

local demand office space and industrial/warehousing space.  

Office Market 

1.10 The local market area has been characterised by a wide variation in activity by unit size. There has 

been a regular level of take-up of larger units (60,000 sq ft+) relative to other market areas, and 

these have exclusively been seen in out-of-town locations such as Manor Royal and City Place. Yet 

there is no available office supply in this size band, with the largest unit available being 43,000 sq.ft.  

                                                      
1
 In the Chilmark report’s final calculation of employment land needs this is fully attributed to office demand. However at paragraph 

3.107 it states that a 50%/50% split would be appropriate. 
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1.11 In addition there are a range of local occupiers who require office space, with active occupier 

requirements across a range of sectors including financial and business services, ICT and other 

technology firms.  

1.12 15 year take up trend shows the average annual take up of office space is 129,000 sq ft per annum 

in the Crawley/Gatwick area and 216,000 sq.m across the wider sub-regional market. Set against 

this currently supply totals just 315,000 sq.ft in the Crawley/Gatwick Area, equating to 2.5 years’ 

supply; with the position tighter still across the wider Gatwick Diamond area 1.75 years.’ Availability 

has fallen, and there is now a clear and urgent need to bring forward additional office floorspace 

supply.  

1.13 The local market area has generally proven to deliver stable office rents of £22-£24 per sq ft. Such 

rents have applied in both Crawley Town Centre and the out-of-town market. However the market 

expectation is of rental growth, and there is evidence of this occurring with quoting rents for Grade 

A space of between £24.50 - £25.70 psf.  

1.14 Just one site is earmarked for office development in Crawley Town Centre, but has been slow to 

progress; and beyond this available land in locations attractive to office development in the 

Crawley/Gatwick area is almost zero. There is clear and recognised need for additional supply to be 

brought forward and indeed this is clearly recognised in the Chilmark Consulting Study.  

Industrial / Warehouse Market 

1.15 Gatwick Airport has been a major draw for global manufacturing and airport-related businesses 

most of which are located at Manor Royal. Furthermore there is a strong logistic and distribution 

market, underpinned by Gatwick Airport.  

1.16 2017 saw 250,000 sq ft of industrial and logistics accommodation taken up. Indications are that this 

would have been significantly higher should there have been more stock available, with the 

evidence  clearly pointing to a market which is supply-constrained.  

1.17 The five year average take-up figure is 235,000 sq ft. Recent take up has been mainly driven by 

internet retailers seeking to locate their operations in units of over 25,000 sq ft; coupled with 

continuing strong demand for smaller units of 2,000 – 20,000 sqft from local and more traditional 

users.  

1.18 2017 saw a total of 175 occupier / agent enquiries across the size spectrum seeking a total of 3.5m 

sq ft within the area. Set against this, there is just 380,000 sq.ft available which based on five year 

take-up, would represent a supply of just 18 months. This is expected to diminish rapidly due to 

current interest, and again indicates a clear and recognised need for additional supply to be brought 
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forward. The evidence points to a serious shortage of new industrial stock and good quality 

accommodation.  

1.19 The commercial market assessment thus illustrates that there is significant local demand for a wide 

range of employment uses and the current effective supply of employment space is limited. It also 

provides details of the numerous and wide range of businesses who are actively searching for 

premises within the local area.  

Flexibility regarding the Mix of Uses on the Site  

1.20 The Council commissioned consultants Lichfields in 2014 to advice on the scope for a strategic 

employment site within Reigate & Banstead”. The Lichfields (NLP) Study also considered the nature 

of demand for space on the site. It identified that a mixed employment area was likely to have the 

greatest potential to meet current identified needs, identifying that this would comprise B1, B2 and 

B8 uses. It assessed potential for an office/business park focused in B1a only for 20-30 ha of land, 

and rated this as ‘medium’ in respect of “overall assessment of potential” and “risk assessment 

against current market” – lower scores than for the a mixed employment area.  

1.21 The more recent Chilmark Consulting Study confirmed a tight, limited supply of both office and 

industrial floorspace; and identified a profile of demand for space in all B-class uses. Whilst it tested 

the economic impact of a mix of uses aligned to the draft HOR9 policy wording, it specifically 

recommended that policy allow flexibility and some level of adaptability for future planning 

application(s) to shape the more precise quantum of floorspace and the detailed use mix 

(R1).  

1.22 Set against the Lichfields Study findings which supported flexibility for a range of B-class uses, and 

the Chilmark Study which again reiterates the need for flexibility regarding the detailed use mix, the 

analysis in this report provides a strong evidential basis supporting some ancillary B8 and 

appropriate sui generis uses (such as flight training) whist retaining and not detracting from the core 

focus of the site as a B1 business park.  

1.23 Modest adjustments to the policy working relating to the uses which are acceptable would enable 

the scheme to accommodate a broader range of occupier requirements in response to market 

demand including in sectors such as aerospace, pharmaceuticals, environment and energy 

technologies and advanced engineering which are identified in the Chilmark Consulting Study as 

amongst those showing growth opportunities.  

1.24 The policy rightly outlines that there are a range of supporting activities such as on-site catering, 

limited retail provision, a gym etc which should also be supported on the site, informed by the 
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Chilmark Study. GL Hearn consider that many successful 4
th
 generation business parks also 

contain hotel provision, and this should also be supported by the policy.  
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2 INTRODUCTION 

2.1 Horley Business Park Development LLP, a partnership between Reigate and Banstead Borough 

Council (RBBC) and Milhill Properties (Horley) Ltd, has commissioned GL Hearn Economics Team 

to prepare this review of economic evidence to support representations to the Regulation 19 

consultation on RBBC’s Development Management Plan.  

2.2 This report reviews the existing economic evidence base, considers characteristics of the economy 

together with market signals and commercial demand evidence. This provides a clear and strong 

evidence base in support of the site’s allocation as a strategic business park, but indicates that 

whilst retaining a focus on B1 offices, a degree of policy flexibility in respect of the mix of uses 

permitted would support the successful delivery of a high quality business park. 

2.3 Inputs on commercial demand, as set out in Section 6, have been provided by Knight Frank’s office 

and industrial agency teams.  

The Site  

2.4 Policy HOR9 proposed the allocation of the Horley Strategic Business Park comprising 

approximately 31 hectares of land on the southern side of Horley, lying to the west of the B2036 

Balcombe Road and north of the M23/ Airport Way. It is a short distance from Horley Town Centre.  

2.5 It is a strategically located site, effectively adjoining the Gatwick Spur to Junction 9 of the M23, and 

Gatwick Airport itself. It is thus one of the most accessible sites within the sub-region, reflecting its 

accessibility from the motorway network, to the airport, and proximity to Gatwick Airport rail station 

(with potential for direct pedestrian access).  

The Draft Policy  

2.6 As proposed, HOR9 allocates the site for:  

 A mix of business space for strategic employment purposes and suitable for a range of 

occupiers within Class B1 uses  

 A complimentary range of commercial, retail and leisure facilities to serve and facilitate the main 

business use of the site  

 At least 5 ha of new high quality public open space, including parkland and outdoor sports 

facilities.  

2.7 The policy requires provision of a dedicated direct access onto the M23 Spur, and a secondary 

access for public transport and emergency uses from Balcombe Road. The site would thus be 

easily accessible from the M23.  

2.8 Under the heading “Uses,” the draft Policy sets out:  
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The predominant use of the site should be for B1a purposes with limited B1b, B1c and non B 

class uses.  

Complimentary uses could include on-site catering, limited retail provision, gym, crèche and 

medical services and similar provision but not at a scale likely to significantly divert trade from 

the wider area or to detract from the focus of the site as a Strategic Employment Site.  

2.9 Under the heading “Delivery” the draft Policy sets out the requirement for a masterplan to be 

prepared and agreed to support comprehensive development in line with the policy requirements; 

and sets out the  intention Supplementary Planning Guidance for the site would be prepared.  

2.10 The supporting text to the policy outlines the context to the allocation. This includes, as Paragraph 

4.9.1 sets out, increasing pressure on existing employment land provision in the Borough, the 

NPPF requirement to support existing and new/emerging business sectors, and constraints in the 

availability of employment land in surrounding areas (essentially an unmet employment land need 

in RBBC and Crawley). It identifies gaps in the range, type and quality of business premises 

currently available in the Borough and across the wider Gatwick Diamond area to serve business 

needs, as identified in both the Council’s evidence and the Coast to Capital Economic Plan.  

2.11 The site is identified as providing a singular opportunity to address the need for strategic 

employment floor space, and provide (Para 4.8.51):  

 A highly visible centre for business and innovation in the local area;  

 Specialised modern property and facilities for businesses; and  

 The creation of flexible space to support new businesses to start and grow-on.  

2.12 The supporting text identifies a number of evidence base studies which in particular support the 

allocation. These comprise:  

 Advice on scope for a strategic employment site in Reigate and Banstead (NLP, Dec 2014)  

 HOR9 Strategic Employment Site: Economic Assessment (Chilmark Consulting, Sept 2017)  

2.13 The latter Study comprises two parts and an Exec Summary.  

2.14 The supporting text (Para 4.8.52) sets out that the NLP Study explored the scope of and potential 

market demand for strategic employment land provision concluding that demand would likely be 

driven by occupiers requiring a highly accessible location. It identified the site as an optimal location 

in respect of connectivity, and identified 20-30 ha as required to provide sufficient “critical mass” for 

an office/business park and 40-50ha for a mixed employment area. 

2.15 The supporting text sets out that more recent Chilmark Study considered further the likely demand 

for and economic impact of the proposed floor space allocations. This Study actually went further 

and considered the profile of demand, and we consider what it actually said later in the report.  
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Scope of this Report  

2.16 This report reviews the evidence base, provides additional up-to-date analysis related to 

commercial market dynamics and demand, and considers the policy wording related to the mix of 

uses which will be acceptable on the site in light of this. It should be read alongside GL Hearn’s 

representations.  

 

3 SUB-REGIONAL GEOGRAPHY AND THE SITE’S LOCATION  

3.1 The draft Policy is clear that allocation represents strategic employment land which is designed to 

meet a sub-regional (i.e. more than local) need. The economic sub-region – the relevant Functional 

Economic Market Area – is the Gatwick Diamond. This is clear from the Council’s Core Strategy 

and the evidence base studies supporting the Development Management Plan, notably the 

Chilmark Consulting reports.  

3.2 The Gatwick Diamond covers the local authorities of Crawley, Horsham and Mid Sussex (in West 

Sussex County) and Epsom and Ewell, Mole Valley, Reigate and Banstead and Tandrige (in Surrey 

County). There is an established business-led partnership – the Gatwick Diamond Initiative – 

covering this area; the authorities have worked together recognising this as a functional economic 

area, preparing and updating a Local Strategic Statement.
2
 It has historically been recognised that 

there are links between this area along the M23 Corridor with both Croydon in Greater London and 

Brighton and Hove on the Coast.  

  

                                                      
2
 This does not cover Epsom and Ewell  
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Figure 2: The Gatwick Diamond Area  

 

Source: The Economic Geography of the Gatwick Diamond (Centre for Cities 2017) 

3.3 There is a strong fit of this area within the Crawley Travel to Work Area, defined by ONS using 2011 

Census data (Figure 2). Crawley, Gatwick and Horley sit centrally within this as a major 

concentration of employment; and in effect the wide Travel to Work Area is a reflection of this and 

this area’s strategic accessibility. The TTWA extends to include large elements of each of the 

Gatwick Diamond authorities, with the exception of Epsom and Ewell (suggesting that whilst Epsom 

might have economic relationships to Leatherhead and Reigate, they are weaker to Crawley and 

Sussex).   
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Figure 3: Crawley Travel to Work Area 

 

Source: ONS, 2015  based on 2011 Census data  

3.4 What is important to recognise upfront – and is recognised within the Council’s evidence base – is 

the strategic accessibility of the site. Within the sub-region, Gatwick is perhaps the best connected 

location, reflecting:  

 The airport’s presence – providing international connectivity  

 The rail station – which provides a frequent and fast train services to a range of destinations  

 The motorway – providing direct access to the motorway network, one junction from the M25.  

3.5 The rail station is served by both local trains serving stations in Sussex and Surrey; but also regular 

fast services to Croydon and London (Victoria, London Bridge and Thameslink) and services to 

Reading. The fast rail service to London (with significant improvements underway) and motorway 

access in particular makes this an attractive business location. These factors are recognised in its 

designation as a Strategic Employment Site.  
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Figure 4: The Local Plan allocation  

 

 

4 REVIEWING THE CORE EVIDENCE FOR THE ALLOCATION  

4.1 This section provides an overview of the employment land evidence in Reigate and Banstead and 

also across the wider sub-region.  

Employment Land Studies  

4.2 Reigate and Banstead’s Economic Need Assessment (October 2016) provides an indication of 

the employment land needs of the Borough for the remainder plan period to 2027. Three 

employment scenarios were assessed - past take-up of employment space; a labour demand 

model driven by Experian forecasts (dated Sept 2015); and a housing-led labour supply model 

(related to delivery of the Core Strategy housing target (6,900 homes). The table below present the 

employment requirements by B Class land use derived from these scenarios. 
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Table 1: Employment land/floor space requirements 2015-2027 

Scenarios Office: B1(a) 
Industrial: 

B1(b)/B1(c)/B2 

Storage and 

Distribution: B8 

Past take-up 56,736 sq m 9,203 sq m 13,717 sq m 

4.4-11.3ha 1.7ha 2.5 ha 

Labour demand 

(Experian baseline) 

44,986 sq m 13,257 sq m 25,339 sq m 

3.5-9ha 2.4 ha 4.6 ha 

Labour supply 

(Housing-led) 

25,449 sq m 6,409 sq m 11,063 sq m 

2.0-5.1ha 1.2 ha 2.0 ha 

 Source: Table 21 – Economic Need Assessment (October 2016) 

4.3 Over the plan period, the report suggests that 43,000 sq m as a minimum requirement for meeting 

the borough’s own local needs for employment floorspace. This is based on the labour supply 

scenario deducting the committed supply. The total is distributed by class use as below: 

 25,500 sq m / 2-5.1 ha of office – (B1a). 

 11,000 sq m / 2 ha of storage and distribution (B8); and 

 6,500 sq m / 1.2 ha of industrial uses (B1b, B1c, B2).   

4.4 This provides evidence of a clear need for delivery of additional B-class employment floorspace, 

with the largest need for additional B1a office space.  

4.5 The study suggests that approximately 18,000 sq m of industrial and distribution floor space can be 

accommodated within the existing employment areas and 8,000 sq m of office can be 

accommodated within the existing town centres and in particular Redhill. It indicates a clear 

quantitative shortfall of office floorspace.  

4.6 Set against the higher demand scenarios (shown in bold in the table above), a higher quantitative 

need is shown, for:  

 13,300 sq m / 2.4 ha of industrial uses (B1b, B1c, B2); 

 25,400 sq m / 4.6 ha of storage and distribution (B8); and 

 56,800 sq m / 4.4-11.3 ha for office (B1a). 

4.7 Land requirements to support office development are presented as a range, reflecting different plot 

ratio scenarios of 0.5 and 1.3. This reflects the differing development densities which can be 

expected from office developments at business parks and in city centre locations respectively.  

4.8 For industrial and warehouse floor space a plot ratio of 0.55 has been used to reflect local 

circumstances and the type of space delivered locally. This represents a particularly high plot ratio 

for such uses. A plot ratio of 0.4 is generally considered appropriate for such uses. There is some 

potential that the local evidence could potentially under-estimate the need for industrial and 

warehouse floorspace.  
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4.9 The strongest need shown using each of the three modelling approaches considered is for office 

floorspace. Comparing this to the potential supply of 8,000 sq.m of office floorspace which could be 

accommodated in existing town centres, it is clear that the borough’s office floorspace development 

needs cannot be met in full within its town centres, and there is a need to identify additional land for 

office development. There is a shortfall of 36,990-48,740 sq m of office floor space, depending 

on the demand scenario considered. 

4.10 the assessment identifies the potential to meet approximately 18,000 sq m of the industrial and 

distribution sector employment floor space demand through redevelopment and intensification of 

existing designated employment sites. On this basis the supply would be sufficient only to meet 

demand in the constrained, labour-supply led scenario. Set against the other demand scenarios, a 

shortfall arises of up to 20,600 sq.m, which would require between 3.7 – 5.1 ha of industrial land in 

the Borough.  

Other Local Authorities in the Gatwick Diamond 

4.11 In addition to the locally generated need, there is a need to consider the sub-regional employment 

land need and any unmet need from other authorities in the sub-region. Land supply is a challenge 

across the Gatwick Diamond, both in terms of identifying an ongoing supply of suitable land and 

premises capable of meeting demand.   

4.12 Crawley lies at the heart of the Gatwick Diamond, contains Gatwick Airport itself, and sits at the 

economic heart of the sub-region. Crawley adopted the Crawley 2030 Local Plan in December 2015.  

4.13 The Borough’s evidence base – the Economic Growth Assessment (EGA) - identifies a future need 

for business floor space of 77ha for the Borough, with the 2015 EGA Update revising this for the 

Plan period 2015-2030 to 57.9 hectares. This requirement significantly outstrips the available 

supply of employment land in Crawley, which is restricted by the compact, built-up nature of the 

borough, and areas of land constrained by airport safeguarding. 

4.14 The EGA and the 2015 EGA update recognise that despite a positive approach by the Council to 

maximise the utilisation and intensification of existing sites within Crawley, only 23 hectares of 

business land can be delivered through the available land supply over the plan period (2015-30). 

This leave a shortfall in business land provision of approximately 35 hectares in Crawley over this 

period – an unmet need for employment floor space. This is clearly recognised in Policy EC1 in the 

Plan.  

4.15 Paragraphs 5.11 – 5.13 in the Crawley Local Plan 2015-30 clearly set out that there is 35 ha 

shortfall in employment land supply in Crawley, and a need for new strategic employment land 

provision to meet Crawley’s economic needs.  
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4.16 Referring to the evidence base studies, the unmet need from Crawley comprises:  

 4.3 ha of land for office space; and  

 30.6 ha of land for industrial/ warehousing development.  

4.17 The Inspector’s Report on the Examination into Crawley Borough Local Plan (November 2015) 

concludes that “There is strong evidence that at least one new strategic allocation (35-40ha) 

is required if the growth of the wider Gatwick Diamond is not to be compromised” (para 77). 

4.18 The EGA aggregated the manufacturing and distribution land use requirements. However the study 

presented the job growth scenarios disaggregated. These tables were presented in the Topic Paper 

4: Economic Growth (Tables 2, 3 and 4). Based on these job growth scenarios, it is clear that 

manufacturing related jobs were projected to fall by 970 over the period 2011-31 while distribution 

jobs were predicted to be increased by 1,500 jobs for the same period. Therefore the employment 

land shortfall of 30.6 ha of “industrial/distribution” uses are can be expected to be driven by B8 land 

requirements.  

4.19 Crawley’s Authority Monitoring Report 2016/17 has reviewed the level of demand/take-up 

compared to that forecast in the EGA Update, and provides an updated position on employment 

land supply. Over the first three years of the plan period it indicates delivery of employment 

floorspace has been running at a rate 14% above that forecast (12% for office and 16% for 

industrial floorspace). It shows that losses of office floorspace (totalling 30,832 sq.m 2014-17) have 

exceed that which was forecast by 114% reflecting the impact of permitted development rights. The 

net impact considering new development and losses has been an under-provision of employment 

floorspace over the 2015-17 period compared with the EGA Update forecsts, with stronger delivery 

of industrial floorspace than was forecast.  

4.20 The AMR also reports changes in the land supply position. This indicates that the supply of 

employment land in Crawley has shrunk over the last few years, reducing from 23 ha in 2015 to 

17.8 ha in January 2018. This has been particularly influenced by a loss of 7 ha of land to other 

uses over the intervening period.  

4.21 This latest monitoring data continues to point to a very constrained land supply for 

employment development in Crawley, and a position which has evidently worsened over the 

last three years.  

4.22 The Horsham District Planning Framework was adopted in November 2015 and sets out the 

planning policy framework for Horsham District to 2031.  Policy 7 sets out the strategic policy for 

economic growth but does not set an employment land target.  
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4.23 The Horsham Economic Growth Assessment Update (April 2015) identified a minimum need of 

27.3 ha of industrial/distribution and 9 ha of office land requirements. Similar to Crawley’s 

assessment a labour supply; higher growth and potential site capacity scenarios were also 

considered. The higher growth scenario identified a need of 12.2ha of office and 31.2ha of 

industrial/manufacturing need. These scenarios are based on Experian jobs growth forecasts which 

indicate a net loss of manufacturing jobs over the plan period. Accordingly, the majority of need for 

industrial/distribution land is driven from the need in transport and distribution sectors, and hence 

for B8 land.  

4.24 The Horsham District Planning Framework sets out that economic development will be supported 

by allocating land for a high quality business park at Land North of Horsham; retention of Key 

Employment Areas, for employment uses; redevelopment, regeneration, intensification and smart 

growth of existing employment sites; and the formation and development of small, start-up and 

move-on businesses, as well as home working and home based businesses, by encouraging 

provision of small units through development proposals. In effect the Horsham District Planning 

Framework meets the Borough’s development needs. It does not contribute to meeting an unmet 

need from Crawley.   

4.25 In August 2016 Horsham District Council received an outline planning application from Liberty 

Property Trust (DC/16/1677) for a mixed use development on land north of Horsham which includes 

2,750 new homes  and a business park of 46,500 sq m.  The proposal includes 45,500 sq m of 

B1(a); 7,000 sq m of associated retail uses (A1/A2/A3) and 5,100 leisure facilities (D2 Uses). The 

business park component of the scheme comprises B1a space, with the potential for creation of a 

new parkway rail station connecting Land North of Horsham with Gatwick Airport and onwards to 

London. This scheme is intended to meet Horsham Borough’s development needs and aligns to 

residential growth proposed in and around Horsham and Southwater, including the urban extension 

north of Horsham itself. It was not planned on the basis of meeting an unmet need from Crawley.  

4.26 Mid Sussex’s Local Plan is at examination. The 2015 Submitted Plan was informed by the 2014 

Northern West Sussex Economic Growth Assessment (EGA) which identified a baseline 

requirement for 148,250 sq.m or 30.7 ha of B-class employment space across Mid Sussex District; 

against which there was a very modest 1 ha in supply. An alternative ‘higher growth’ scenario was 

also considered which took account of planned investment or intelligence about future sector/site 

potential and provided an indication of additional growth capacity over and above the baseline 

scenario. 

4.27 The Burgess Hill Employment Sites Study (2015) assessed the deliverability of a new business park 

at Burgess Hill. This study sets out scenarios for job targets and commensurate floor space 

provision for business park developments and updated the employment forecasts for Mid Sussex 
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within the Economic Growth Assessment. The baseline assessment suggests an employment land 

demand figure of approximately 24 hectares between 2014 and 2031. The study states that this is 

best viewed as a realistic minimum and that a demand figure of 25-30 hectares for Mid Sussex 

(2012-31) should be used.  

4.28 Policy DP2 in the Submitted Mid Sussex Local Plan responded to the evidence base by proposing 

an allocation of 30 hectares of new employment land between Burgess Hill and Cuckfield Road for 

a high quality business park. Main modifications propose that this is reduced to 25 ha.  

4.29 In addition Policy DP2 states that the Council will also consider the development on land west of 

Burgess Hill of a “new Science and Technology Park which has been proposed to support research 

and development and provide high quality employment for the wider area”.   

4.30 The Plan outlines that the Coast to Capital Strategic Economic Plan (2014) supports the business 

park proposal and proposals by the University of Brighton for a high quality Science and 

Technology Park, creating 100,000m2 of employment floor space and 2,500 new jobs (around 50% 

of which would be for new graduates). A broad location west of Burgess Hill is identified in the plan 

and a criteria-based policy for the development of the Science and Technology Park.  

4.31 The strategic employment land provision at Burgess Hill is intended to meet the Borough’s 

development needs, and in any case employment land provision at Burgess Hill relates relatively 

weakly to an unmet need which exists in Crawley. Burgess Hill has stronger functional relationship 

to Brighton.  

4.32 Mole Valley has started work on its next Local Plan, 'Future Mole Valley'. This will set out policies 

for land use in the District for the period 2018-33. Plan preparation is in the very early stages and 

the Council consulted on strategic options in late 2017.  

4.33 Tandridge is also currently preparing its Local Plan which will set out a new development strategy 

for the district up to 2033. The Council has consulted on a range of documents at the Regulation 18 

stage with the Proposed Submission Plan due for publication at some point in 2018. GL Hearn has 

prepared the Council’s employment land evidence, with the evidence suggesting that the District 

can meet its own development needs.  

HOR9 Strategic Employment Site: Economic Assessment (Chilmark Consulting, 

September 2017) 

4.34 This report was produced by Chilmark Consulting for Reigate and Banstead Borough Council to 

provide an economic assessment for a potential large-scale employment site to the south of Horley 

(the HOR9 allocation).  
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Employment Floor space Demand 

4.35 The focus of the assessment is on ‘strategic’ employment floor space requirements within Reigate 

and Banstead. That is defined as floor space that is suitable for larger businesses or collections of 

business, or which is aligned to the needs of growth or strategically important business sectors. 

This includes employment needs arising across the Gatwick Diamond market area – particularly in 

Crawley Borough.  

4.36 The report provides an assessment of future employment land needs for Reigate and Banstead 

using a labour demand forecast based on Experian jobs growth forecasts. This identifies a need for 

107,847 sq m of employment floor space to 2035. Assuming that 75% of the demand was ‘strategic,’ 

as opposed to local, this results in a strategic need for 80,885 sq m: 

 51,896 sq m of office floorspace; 

 18,212 sq m of warehouse / distribution floorspace; and 

 10,777 sq m of industrial floorspace. 

4.37 Strategic employment floorspace is considered in the report to be space that is suitable for larger 

businesses or collections of businesses, or which is aligned to the needs of growth or strategically 

important business sectors (Task 1 Report, Para 3.86).  

4.38 It also identifies the strategic unmet employment floor space from Crawley (again based on 75% of 

the total unmet need) as 106,757 sq m. This comprises 61,244 sq m of industrial / warehouse floor 

space and 45,513 sq m of office floor space.  

4.39 It also considers it appropriate to include an additional provision based on the fact that a major new 

strategic employment site close to Gatwick Airport is likely to be a very attractive location for major 

UK and regional strategic company relocations and expansions, as well as for foreign direct 

investment opportunities.  

4.40 In total the assessment identifies a need for employment floor space requirements for Reigate and 

Banstead for between 183,200 – 213,640 sq m of B Class floor space up to 2035. This comprises: 

 66,442-80,885 sq m of strategic need within Reigate and Banstead; 

 106,757 sq m of unmet need from Crawley Borough; and 

 10,000-26,000 sq m inward investment / relocation demand potential. 

4.41 In terms of sector split, this results in an identified need for: 
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Table 2: Strategic Employment Floor space Demand 

Use Floor space Requirement 

Industrial, storage, and distribution (B1c, B2, B8) 88,549-90,233 sq m 

Office (B1a, b) 84,649-97,409 sq m 

Inward investment / relocation demand potential
3
 10,000-26,000 sq m 

Source: Chilmark Consulting 

4.42 The Chilmark Study clearly identifies the potential for the site to contribute to meeting Crawley’s 

unmet employment land needs.  

4.43 The Study identifies that the main sectors likely to lead to demand include finance, insurance and 

pensions; professional services, computer and electronic products; and real estate; but identifies 

that growth opportunities may be possible in aerospace; pharmaceuticals and health technologies; 

environment and energy technologies; and advanced engineering. These span a range of B-class 

uses.  

Commercial Market Assessment 

4.44 The study provides an assessment of the commercial property market in the local area. It provides 

the following headline quantitative findings: 

 Within two miles of the HOR9 site, there is an overall shortage of available B1 office and 

industrial floor space. Vacancy rates are very low as has been the delivery of new supply over 

recent years.  

 At a Borough wide level there has been a marked reduction in the available office floor space in 

recent years. This has been compounded by increases losses of office space through Permitted 

Development Rights from office to residential.  

 The pipeline supply of employment floor space in Reigate and Banstead is negative, with 

significant losses of office space to residential uses due to permitted development rights and the 

loss of existing industrial stock to alternative uses.  

 The industrial market has exceptionally low levels of vacancy and healthy levels of take-up.  

4.45 The Chilmark Study sets out that the pipeline supply in Crawley contains limited development in all 

employment types (B1, B2, and B8).This is  due to a replacement of existing stock, losses of office 

space to residential uses, as well as an intensification of existing sites and replacement.  

4.46 The study also includes a qualitative assessment of the commercial property market derived from 

consultation with local commercial agents active in the Gatwick Diamond. It provides the following 

headline qualitative findings: 

                                                      
3
 In the Chilmark report’s final calculation of employment land needs this is fully attributed to office demand. However at paragraph 

3.107 it states that a 50%/50% split would be appropriate. 
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Office 

4.47 There is a limited supply of office floor space – both Grade A and mid-level stock – in Reigate and 

Banstead and Crawley. 

4.48 The Chilmark Study points to a gradual improvement in office availability as new office floor space 

begins to come forward locally (e.g. Nexus at Manor Royal, refurbishment of Churchill Court). 

However there is concern regarding the need for supply for relocation of existing companies’ 

expansion requirement. We consider availability further in Section 6.  

4.49 High levels of demand and rental values expected to generate further speculative office 

developments coming forward, subject to land availability.  

Industrial / Warehouse 

4.50 The industrial market is considered in the Chilmark Study to be equally buoyant, if not stronger than 

the office market at the local level. Overall there is recognition that there is a need for substantial 

new floor space to meet occupier needs. 

4.51 The Chilmark Study notes an insufficient supply of B8 storage warehouses and for B1c light 

industrial units in the local market of Reigate, and particularly Crawley and Gatwick. This reflects 

extremely high levels of demand and evidence of a healthy market. Units are pre-let or sold quickly. 

4.52 For B8 floor space, the Study outlines that Crawley represents an important distribution hub for the 

South East, with significant interest and competition for B8 units of 1,858 sq m upwards.  

4.53 The Study identifies a clear need for additional space for all types of B Class uses in the 

HOR9 Horley Business Park with local commercial agents confirming a tight, limited supply 

of office and industrial floorspace. It sets out that a strategic employment site at the location 

would provide a complimentary employment site to Manor Royal, and as land availability at Manor 

Royal becomes increasingly limited development of a new strategic employment site in the area 

would support continued prosperity of the Gatwick Diamond.  

4.54 The Study notes the across the Gatwick  Diamond there has been a recognition for some years of 

the absence of a bespoke, dedicated high quality office park and sets out that current market 

demand suggests that this need is as strong as ever; but equally, the unmet needs of industrial 

occupiers are fully recognised given the continued high demand for such floorspace, and require 

suitable future land supply.  

4.55 Whilst the report  tests the indicative economic impact of a certain mix of floorspace, in drawing 

recommendations the Study clearly sets indicates that the Development Management Plan 
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should “establish overarching parameters for overall scale (and any sub-mix floorspace 

parameters) to allow flexibility and some level of adaptability for future planning 

application(s) to shape the more precise quantum of floorspace and the detailed use mix” 

(Summary Document, Recommendation R1).  

 

Advice on scope for a strategic employment site within Reigate and Banstead (NLP, 

2014) 

4.56 This report considers the scope for developing a strategic employment site within Reigate and 

Banstead Borough. The report assesses the scale of demand which might exist for different types 

of strategic employment site and identifies the types of sectors and businesses likely to comprise 

the demand for such a site. Finally, the report considers the optimum location for a strategic 

employment site form a commercial perspective – specifically focussed around Horley and Gatwick 

Airport.  

4.57 In considering the location and types of strategic employment site required the assessment draws 

upon economic demand drivers and market feedback to draw conclusions upon the type of strategic 

employment site which has the greatest prospect of being delivered.  

4.58 The assessment considers the optimal approach to meeting the growth sectors identified by the 

LEP as well as that identified through market feedback. It notes that the key demand driver is the 

area’s highly accessible location rather than aviation and related activities.  

4.59 In terms of location, this Study outlines that a new strategic employment development at Horley is 

not anticipated to have a negative impact on the wider Reigate and Banstead commercial property 

market, but could provide an additional offer of the type currently existing at Manor Royal. The site 

should be capable of accommodating the needs of the wider sub-region. 

4.60 In terms of sector mix, in order to be viable and attractive to occupiers, the report outlines that a 

strategic employment site should provide a range of flexible mixed B class uses. This should 

include a range of employment uses including: 

 Light and high-tech industrial units;  

 Storage and warehousing;  

 Small scale office / business park;  

 Plots for bespoke design and build;  

 Ancillary provision for support services such as a hotel, leisure, retail, and helth and fitness 

facilities. 

4.61 A number of different site typologies are assessed in terms of their suitability to meet the future 

economic needs of the growth sectors. The findings of the assessment are set out in the table on 
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Page 40 of the report. This table ranks the site typologies in terms of design specifications, 

infrastructure requirements, existing scale of market demand, and strategic policy fit.  

Table 3: Assessment of Employment Site Typologies 

Typology 
Indicative Size 

(ha) 
Use Classes 

Overall 

Assessment of 

Potential 

Risk Against 

Current Market 

Science / R&D Park 20-30 B1a/B1b/B1c Low High 

Office / Business Park 20-30 B1a Medium Medium 

Industrial / Advanced 

Manufacturing Park 

20-30 B1c/B2 Medium Medium 

Strategic Logistics 

Hub 

60-80 B8 Low High 

Mixed Employment 

Area / Hybrid Uses 

40-50 B1/B2/B8 High Low 

Aviation Business 

Park 

50-60 B1/B2/B8 Low High 

Source: NLP  

4.62 This assessment clearly highlights the potential for an office/business park or mixed employment 

area within this location.  

 

5 THE SUB-REGIONAL ECONOMY 

5.1 In this section GL Hearn has sought to review the structure and characteristics of the sub-regional 

economy. It considers a range of data which can be considered alongside the evidence base 

reports considered in the previous section to inform understanding of demand drivers for 

employment land in the Gatwick Diamond.  

Employment Structure and Growth Trends  

5.2 The figure below shows employment by sector in the Gatwick Diamond. The figures are the latest 

(2016) employment figures form the ONS Business Register and Employment Survey (BRES). This 

shows the largest sectors – in terms of total job numbers – in the sub-region are Wholesale and 

retail trade (16% of all jobs); Admin and support services (11%); Health and social care (10%); 

Professional, scientific and technical (9%); Transportation and storage (8%) and Education (8%). 

5.3 Wholesale and retail trade and Transportation and storage sectors will include notable levels of jobs 

in warehouse/ distribution (Use Class B8); while Professional, scientific and technical jobs will 

predominantly be located within B1a and B1b office premises. Admin and support services covers a 

wide range of services and will be based across a range of use classes including all B Class 

premises.  
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Figure 5: Total Employment in the Gatwick Diamond, 2016 

 

Source: Business Register and Employment Survey 

5.4 The following figure shows the sectoral jobs growth in the Gatwick Diamond between 2009-2016 

(the period for which BRES data is available and in effect coinciding with the current economic 

cycle). The sector which has seen the biggest jobs is Administrative and support services, which 

has grown by 12,000 jobs growth over this period. Other sectors which have seen considerable 

growth in recent years are Transport and storage (5,100), Health and social care (4,000), 

Information and communication (3,600); Professional, scientific and technical (3,000), and 

Wholesale and retail trade (2,500).  

5.5 This not only highlights the strong recent economic performance of the sub-region but highlights 

that growth has been driven by sectors which generate requirements for B1 (Information and 

Communications, Professional, scientific and technical) and B8 premises (Transportation 

and storage, Information and Communications, Wholesale trade) . In contrast, jobs growth in 

manufacturing which would drive demand for B2 floor space has been modest.  
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Figure 6: Gatwick Diamond Employment Growth, 2009-16 

 

Source: GL Hearn analysis of BRES data 

5.6 Over this period there has been an overall annual growth rate in employment of 1.5% per annum in 

the Gatwick Diamond. Looking at the growth rate of each sector
4
 shows six sectors have seen a 

rate of growth above the average: Admin support services (5.2%); Information and communication 

(3.3%); Transportation and storage (2.7%); Real estate activities (2.1%); Arts, entertainment and 

recreation (1.9%); and Health and social care (1.6%). Growing sectors can therefore be expected to 

generate a need for both B1 and B8 floor space.  

  

                                                      
4
 Data excludes sectors which comprise less than 1% of the total jobs in the Gatwick Diamond. 
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Figure 7: Annual Growth Rate, Gatwick Diamond, 2009-16 

 

Source: GL Hearn analysis of BRES data 

5.7 Location quotient analysis helps to identify the sectors which are a particular strength in the sub-

regional economy compared to wider trends. The location quotient shown below compares the 

sectoral structure of the Gatwick Diamond economy against the structure of the South East and 

England economies.  

5.8 A location quotient of 1.0 shows that there is the same proportion of sectoral jobs within thin the 

sub-regional economy as is seen in the wider area. This reflects a sector which is neither a 

particular strength nor weakness locally. A location quotient above 1.0 shows that there is a higher 

proportion of sectoral jobs in the Gatwick Diamond economy, reflecting a particular strength in this 

sector compared to regional or national performance. Conversely, a location quotient below 1.0 

shows that there are fewer jobs within the Gatwick Diamond than compared to regional or national 

trends.  

5.9 The analysis clearly shows two sectors in the Gatwick Diamond with a particularly high location 

quotient – Financial and insurance activities and Transportation and storage. Both sectors show 

strong sub-regional presence compared against both the South East and England. This indicates 

particularly strong representation in these two sectors within the Gatwick Triangle, highlighting a 

particular sub-regional strength.    
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Table 4: Location Quotient – Gatwick Diamond vs South East and England, 2016 

Sector LQ vs South East LQ vs England 

Agriculture, forestry and fishing 0.1 0.1 

Mining and quarrying 0.9 0.6 

Manufacturing 0.9 0.7 

Electricity, gas, steam 1.0 1.3 

Water supply; sewerage, waste 0.8 0.8 

Construction 1.1 1.2 

Wholesale and retail trade 1.0 1.0 

Transportation and storage 1.6 1.7 

Accommodation and food service 0.9 0.9 

Information and communication 0.8 1.1 

Financial and insurance activities 1.9 1.4 

Real estate activities 1.0 1.1 

Professional, scientific and technical 1.0 1.0 

Administrative and support service 1.2 1.2 

Public administration and defence 0.7 0.5 

Education 0.8 0.9 

Human health and social work 0.9 0.8 

Arts, entertainment and recreation 0.8 0.9 

Other service activities 0.9 1.0 

Source: GL Hearn analysis of BRES data 

5.10 Drawing the above analysis together we can identify sectors which are both strongly represented 

within the Gatwick Diamond and have been driving employment growth. These are key sectors 

which can be expected to drive future growth in jobs. These are:  

 Administration and support services; 

 Transport and storage; 

 Information and Communications;  

 Financial and Insurance activities; 

 Professional scientific and technical; 

 Health and social care. 

5.11 Admin and support services, information and communications and financial and insurance will 

typically occupy B1a office premises. Professional, scientific and technical activities will also fall 

within a B1 use class but include B1b and B1c uses. Some health and social jobs growth may also 

result in demand for B1a office space.  

5.12 Growth in transport and storage will support demand for B8 development.  
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Employment Floor space Trends  

5.13 We have sought to profile trends in employment floor space taking account of monitoring data 

relating to the Borough, as well as Valuation Office Agency (VOA) data relating to the Gatwick 

Diamond more widely. It should however be recognised that in an area with significant development 

constraints – including Green Belt and AONB – that floor space trends have been influenced in part 

by land availability.  

5.14 Since 2000 there has been a loss of around 46,000 sq.m of office space across the Gatwick 

Diamond, equivalent to 4% of stock. The majority of losses have occurred over the last 5 years, 

with Government changes to Permitted Development Rights likely to have contributed to this. The 

Chilmark Study indicated a stronger 12% reduction in floor space covering a slightly different 

geography over the 2006-16 period. This contrasts with relatively strong recent take-up and has 

contributed to a notable decline in available supply.  

Figure 8: Office Floor space, Gatwick Diamond, 2000-16 

 

Source: VOA 

5.15 For industrial and warehouse floor space, between 2000-16 there has been a loss of around 14,000 

sq m of industrial / warehouse floor space – equivalent to a 1% loss. Within this we would expect 

industrial floor space to have fallen; and B8 warehouse floor space to have increased - this is the 

trend seen across the region.  
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Figure 9: Industrial / Warehouse Floor space, Gatwick Diamond, 2001-16 

 

Source: VOA 

5.16 More locally, Reigate and Banstead Industrial Estates Monitor (March 2017) can be used to profile 

employment floor space in the Borough. By use class (B classes) this is as follows:  

Table 5: B-Class Employment Mix – Reigate and Banstead  

 
Units 

 
Floor space (sq.m) 

Office B1a/b 83 26% 54993 26% 

Industrial B1c/B2 95 30% 51857 24% 

Warehouse B8 139 44% 107116 50% 

Total 317 100% 213966 100% 

5.17 This is a reflection in part of existing demand and shows that a considerable proportion of existing 

B-class floor space in the Borough is for B8 use.  

5.18 The figure below presents the land uses trends between 2000 and 2017. B8 uses have been rising 

from around 25% of units in 2000 to a current level of 35%. Against this there has been a noticeable 

decline in light industrial B1(C) uses over the past decade or so, down from 37% of units in 2000 to 

18% this year. There has been relatively little change in the proportion of office uses (B1a/b) over 

the last 10 years. This is a reflection of development activity and losses/ changes of use.   
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Figure 10: Land Uses Trends, Reigate and Banstead, 2000-2017 

 
 Source: Industrial Estate Monitor 2017– Figure 5 
 

The Centre for Cities Report  

5.19 Centre for Cities has recently prepared a report
5
 assessing economic performance in the Gatwick 

Diamond against four comparator areas
6
 in the South East, benchmarking its success and setting 

out some of the policy challenges for the future. The report provides the following policy 

recommendations: 

1. Continue to expand the supply of office space in the areas where it is most needed 

2. Continue to expand the housing offer 

3. Improve transport connections into the Gatwick Diamond from the surrounding area 

5.20 The report finds that the Gatwick Diamond outperforms most of the comparator areas. The one 

consistent exception to this is the Thames Valley area, which includes Reading, and this area is 

likely to be the Gatwick Diamond’s strongest competitor outside of London when it comes to 

attracting investment in the future. 

5.21 The report reports that, as in most of the economies in the Greater South East, the Gatwick 

Diamond is characterised by a strong service sector. In total, 73% of the jobs were service jobs, 

while manufacturing accounted for less than 5 per cent and the public sector for 22%. Within the 

service sector the area had a large share of jobs in transport and storage sector (7%), equal to the 

SEMLEP but considerably higher than the Thames Valley Berkshire (4%). On the other hand, jobs 

related to information and communication services – such as activities related to publishing, 

broadcasting and computer programming – only account for 5% of all jobs, considerably lower than 

both Enterprise M3 (7%) and the Thames Valley Berkshire (14%). 

                                                      
5
 Economic Geography of the Gatwick Diamond, Oct 2017 

6
 Enterprise M3; Greater Medway; the South East Midlands LEP (SEMLEP); and the Thames Valley Berkshire LEP 
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5.22 The Gatwick Diamond has a large share of knowledge intensive business services (KIBS) jobs in its 

economy – equivalent to 21.7% of total jobs. However, KIBS jobs growth has been slower in the 

Gatwick Diamond than the UK average and every other comparator except Greater Medway. Since 

1998, the number of KIBS jobs grew by 60%, compared to 77% in Enterprise M3 and 127% in the 

Thames Valley Berkshire LEP. This means that the Gatwick Diamond has been overtaken by the 

Thames Valley Berkshire in terms of share of KIBS jobs, and has been caught up by Enterprise M3 

and the SEMLEP. This is clearly a call to action.  

5.23 The report however found that the town centres within the Gatwick Diamond’s urban areas don’t 

appear to be making as large a contribution to the Diamond’s economy than is seen in the 

comparator areas. For example in the Thames Valley and the South East Midlands the centres of 

Reading and Milton Keynes have a large number of high-skilled jobs in their cores.  

5.24 One of the reports main findings is that, while it is expected that the Diamond’s existing and 

planned business parks will need to continue to meet the on-going demand, there is a clear 

requirement to attract the additional investment necessary to improve the central areas of the 

Gatwick Diamond’s largest urban areas to attract investment from those companies that prefer a 

central location. Within the Gatwick Diamond, this would be particularly applicable to Crawley and 

Redhill which have the largest established office markets. Urban centres also offer access to a 

large number of workers, but in addition they also offer density, which gives them access to clients, 

collaborators and even competitors. Of course there are downsides to this type of location too, such 

as restrictions on space and potential issues around congestion. Fundamentally both investment in 

Town Centres and delivery of new business park floorspace need to be taken forward to support 

economic growth. 

5.25 The report found that KIBS tend to be more attracted to locations with greater density. This is 

because of the benefits that density brings, namely the ability to access information provided 

through face-to-face interaction with clients, collaborators and competitors which increases their 

productivity (known as ‘knowledge spillovers’). And work by Centre for Cities has shown how this 

preference has increased in recent years, with KIBS jobs increasingly concentrating in Britain’s 

most successful city centres. The report highlights some of the reasons for this as train station to 

serve their wider regional markets; access to the hub of business services firms present in the 

centre; networking opportunities; and greater access to local amenities. In this context, the 

proposed HOR9 allocation is accessible from Gatwick Airport station which has the strongest inter 

and intra-regional connections within the Gatwick Diamond.  
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6 COMMERCIAL PROPERTY MARKET ASSESSMENT 

6.1 A commercial property market assessment has been undertaken by leading independent real 

estate consultancy Knight Frank and is set out in this section. The assessment considers the 

market dynamics for both office and industrial / warehouse uses in the area.  

6.2 The subject site is located to the north of Airport Way / M23 spur road and just 1 mile west of M23 

motorway. Access will be provided off Airport Way from the existing roundabout. This area is 

clustered around Gatwick Airport, as well as providing a strategic business location midway 

between Brighton and Great London. The site’s position provides a strong, prominent and an easily 

accessible location. The site is located 30 miles south of Central London and equidistant between 

London and the South Coast. Due to the presence of the airport, the location has excellent road 

and rail links to London via the M23/M25 and London Gatwick Express. Strong communications via 

the airport, national rail and the M23/M25 are a considerable benefit.  

Office Market Assessment  

6.3 The office market analysis considers two property market areas:  

a) the immediate local area comprising Horley, Gatwick, Manor Royal and greater Crawley
7
; 

 

b) the “Wider Regional Market” (within which occupier activity may be considered relatively 

footloose)  stretching across the Local Authority (LA) areas of Crawley, Reigate & Banstead, 

Mid Sussex, Mole Valley, Horsham and Tandridge. 

6.4 Data for office floorspace is drawn from Knight Frank’s national offices team database of office 

market data which runs back over 10 years. The standard minimum analysis unit for supply is 

10,000 sq.ft and for take-up, deals of up to 10,000 sq.ft, within voids of at least 10,000 sq.ft, are 

included.  

 

Office Market in the Local Area (Crawley, Horley, Gatwick)  
 

Office Take Up 

6.5 Since 2008 the local office market area has been characterised by a wide variation in activity by unit 

size. Across the wider South East, only Reading has observed a greater number of large deals 

(60,000 sq ft+) over the last decade. The market has seen occasional, but regular, take up by major 

occupiers such as Virgin, Thales, Elekta, Deloitte, Nestle, Novo Nordisk and recently, L3 (for a 

hybrid office-production-R&D facility).  

                                                      
7
 For the purposes of formal Knight Frank data, please note data is allocated to towns rather than local authority areas. 
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6.6 As there has been, understandably, very limited speculative commitment to units of more than 

50,000 sq ft, several of these deals have been pre-lets or build to suit deals on cleared plots. 

Figure 11: Local Area Take-up 2002-2017 

 
 Source: Knight Frank, February 2018 

6.7 Beyond these larger deals, which have exclusively been seen in out-of-town locations such as 

Manor Royal and City Place, the market has been dominated by activity in units below 15,000 sq ft. 

As such the market activity appears sporadic, with a long term average annual take up (since 2002) 

for offices being circa 129,000 sq ft per annum (Figure 11). The take up is distributed to 19% pre-let 

units; 18% new premises; 33% Grade A stock and the rest (30%) for Grade B offices.  

6.8 In terms of headline rents achieved, the local market area has generally proven to deliver stable 

rents of £22-£24 per sq ft headline over the past 10 years even through broader economic 

downturns, with rents fluctuating much less wildly than has been seen, say, in the Thames Valley. 

Such rents have applied in both Crawley Town Centre and the out-of-town market – at Manor Royal 

and City Place for example. This rental level is now markedly below that achieved to the north and 

south, as is described in the next section.  

6.9 However there is now local evidence at the sub-10,000 sq ft level of occupiers paying up to £27 per 

sq ft, this being the recent Keysource deal on 7,000 sq ft at 3 City Place, Gatwick
8
. A further suite 

for 5,200sq ft in a Manor Royal building is under offer currently at the same level, which will help to 

underpin market expectations of generally office rental growth prospects. 

  

                                                      
8
 Note: the occupier was an unadvised party. 
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Supply 

6.10 The local area has an immediately available supply of circa 315,000 sq ft, which based on the 

above long term average take up, provides circa 2.5 years supply.  

6.11 Within the available supply, only 30,000 sq ft at No.4 Gatwick Road is genuinely brand new space, 

with the dominant availability (70%) of Grade A accommodation being good quality refurbishments 

of 1980s-1990s buildings.  

6.12 As Figure 12 indicates, availability has dropped significantly and with a supply position at this level 

there is a clear need to bring forward new office floorspace.  

Figure 12: Local area availability 

 

 Source: Knight Frank, February 2018 
 

6.13 The largest immediately available unit is Galleria in Crawley Town Centre at 43,000 sq ft. Typical 

unit sizes are 15-30,000 sq ft, including many standalone buildings of 2-3 floors, which characterise 

the caution in this market for delivering larger speculative units given the profile of demand.  

6.14 The highest quoting rent currently is £27.50 per sq ft at No.4 Gatwick Road and The Manhattan 

Building, a refurbishment on Manor Royal. Elsewhere, quoting rents for Grade A space are 

generally £24.50-£26.50 per sq ft.  
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Demand 

6.15 Knight Frank maintains a Named Demand database in units of over 10,000 sq ft. We are aware of 

the following active occupier requirements of 10,000 sq ft or above within the local market area: 

 Southern Water 25-40,000 sq ft 

 BA Avios 25-30,000 sq ft 

 B&CE 35-40,000 sq ft 

 Rockwell Automation 8-10,000 sq ft 

 SPIE UK 10,000 sq ft 

 PWC 8-12,000 sq ft 

 Envitia Group 10-15,000 sq ft 

 KPMG 10-15,000 sq ft  

 SECamb 10,000 sq ft 

 Westcon 12,500-17,500 sq ft 

 DMH Stallard 15,000 sq ft  

6.16 It may be notable that the majority of occupier requirements other than SPIE are drawn from within 

the immediate market area and Horsham where the purchase of Broadlands by Knight Frank on 

behalf of Schroders/Benchmark has drawn out other market demand for the Crawley area. 

6.17 This demand profile indicates companies which fall within a range of sectors including Financial and 

Business Services, ICT and other technology-based businesses.  

Pipeline / Sites 

6.18 The local area is currently characterised by an extreme shortage of sites for commercial 

development, not least because of Gatwick Airport “safeguarding” land for the second runway.  

6.19 The advent of Permitted Development Rights (PDR) has seen many secondary plots and buildings 

absorbed in locations around Crawley, to the south at Tilgate Forest and extending up to the edges 

of the Manor Royal Employment Zone (which has now secured an Article 4 exemption). 

6.20 In Crawley Town Centre there are currently no sites earmarked for office developments other than 

on The Boulevard where a proposal for a new Council HQ would generate redevelopment and up to 

c.60,000 sq ft delivered to the market for letting. This however remains on the drawing board (and 

has done for some time) and requires a major capital commitment from the council. 

6.21 Outside Crawley Town Centre, available land in locations attractive to office development has 

dwindled to almost zero. As is described below, strong demand from industrial developers and 

occupiers on Manor Royal in particular has driven site pricing beyond viable levels for office use. 

This is especially the case with achievable rentals currently being in the mid-late £20s psf and build 

costs increasing notably since the Brexit referendum.  
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6.22 At City Place, arguably the only location for which office development could be considered “most 

likely”, alongside hotel use, all the undeveloped plots are owned by Arora Group. They continue to 

use them at low risk/minimal capital investment as overflow car parking for the airport and adjoining 

users. We do not envisage this condition changing in the foreseeable future. 

6.23 There are however a notable number of buildings either under refurbishment or due for 

refurbishment which form a significant pipeline of Grade A product to come, totalling at least 

200,000 sq ft.  

6.24 Notable items include Arora’s The Office (140,000 sq ft of which perhaps 100,000 sq ft will be 

delivered as offices), Clearbell’s CC2 (60,000 sq ft) and Standard Life Aberdeen’s Explorer (17,000 

sq ft).  

6.25 There is however a clear need to bring forward additional land supply to support the office market 

and economic growth.  

Wider Sub-Regional Office Market  

6.26 This wider hinterland extends up to the fringes of greater London to the north, bounded by the M25, 

and south as far as Horsham and East Grinstead. This area provides a contrast between the 

commercial centres focussed on M25 access/proximity to London staff/customers, and the smaller 

market towns that today function largely as dormitories to London and/or a local commercial 

population of professional services and long-standing businesses. 

6.27 At the northern end of this area, Leatherhead, Redhill and Reigate are dominated by engineering 

and FBS occupiers such as KBR, Balfour Beatty, Black & Veatch, AXA, Towers Watson, Travelers, 

AIG, E-Sure and PSA. The area is also home to a number of major consumer goods manufacturers 

who operate from discrete campus facilities; these include Canon, Unilever, Toyota, Pfizer and 

Exxon. 

6.28 To the south, major occupiers are limited in number beyond Crawley. Only Horsham can claim a 

substantial number of major businesses, such as RSA/More Than, Schroders/Benchmark, Trend-

Honeywell and Rockwell Collins/Automation. 

 
Take Up 

6.29 The wider market area provides a wider range of opportunities and therefore is less generic than 

the local market. Office rents range from £30+ per sq ft in Redhill, to under £20 per sq ft in Horsham. 

It is only in the last 12-18 months that £30 per sq ft has been exceeded although across all the 

leading towns, although in this period there has been notable rental growth of circa 10-15% 
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observed, with Dorking rising to £26.50 per sq ft, Leatherhead to £28.50-29.00 per sq ft and Redhill 

to £31 per sq ft. 

6.30 Occupier activity is more broad by sector given the geographical spread. An analysis of aggregated 

take-up observed in the last 5 years provides the following leading sectors: 

 Construction & Engineering   6% 

 Energy & Utilities    2% 

 Financial & Business Services   30% 

 Manufacturing & FMCG's   3% 

 Other     10% 

 Pharmaceutical/Healthcare/Medical Technology 15% 

 Public Sector     3% 

 Retail, Distribution & Transport   19% 

 TMT     13% 

6.31 In terms of sizes, it is of note that contrary to the local market of Horley/Crawley/Gatwick, this wider 

areas sees a rather greater proportion of deals in the mid-size range (15,000-40,000 sq ft).  

6.32 The average annual take up (since 2008) for offices has been 216,000 sq ft per annum, where 46% 

relating to Grade A office space; 31% to Grade B; 10% to new premises and 13% to pre-letting 

units. The take-up figures relate to the wider Gatwick Diamond area including Crawley, Gatwick, 

Dorking, Redhill, Reigate and Leatherhead.  

Figure 13: Wider market office take up, 2008-2017 

 
 Source: Knight Frank, February 2018 
 

6.33 Also contrary to the local market, pre-lets and larger commitments (50,000 sq ft+) have been 
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residential use, planning restrictions in the Green Belt and more limited demand to the south of 

Crawley given limited occupier critical mass.  

Supply 

6.34 The Wider Market Area has a current available supply of circa 625,000 sq.ft. Outside of the local 

area, the wider area has a far lower supply quantum, particularly of New and Grade A space, 

following several years of steady absorption of existing stock. Grade B space has also diminished 

due to permitted development rights. This provides for only 210,000 sq ft spread across a much 

wider area surrounding the local market area.  Based on the above long term average take up of 

120,000 sq ft (excluding the local market deals of course), this provides 1.75 years supply. 

Figure 14: Office Availability in the wider area 

 Source: Knight Frank, February 2018 

6.35 The largest immediately available unit is Orbit’s Grosvenor House in Redhill at 50,000 sq ft (Grade 

B product): In this area there are markedly more products in the mid-range size, mirroring the 

nature of ongoing regional demand (see below). 

6.36 The highest quoting rent currently is £33.50 per sq ft at One Springfield Drive in Leatherhead. 

Quoting rents for Grade A space across the northern part of the area are generally £30.00-£32.50 

per sq ft.  

Demand 

6.37 Knight Frank’s Named Demand currently provides 11 live occupier requirements of 10,000 sq ft or 

above in the wider market area (and outside those relevant to the local market area) totalling circa 

200,000 sq ft sq ft in total. This includes the following notable occupiers: 
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 Taylor Wimpey 10,000 sq ft  

 AON 8-10,000 sq ft 

 Walgreen Boots Alliance 50,000 sq ft 

 Tata 15,000 sq ft 

 Trend Honeywell 20,000 sq ft  

 

Pipeline/Sites 

6.38 Development in the wider market area is dominated by complexities such as intense site 

competition from residential use/PDR schemes, stringent local planning and Green Belt limitations.  

6.39 The most notable development in the regional that is progressing a masterplan towards 

implementation is at North Horsham, a mixed use development site owned by Liberty Property.  

 

Logistics / Warehouse / Industrial Market 
 

South East Industrial Market  

6.40 The South East logistics and industrial market has changed markedly since 2014 and continues to 

evolve and improve.  There is an acute supply/demand imbalance within the Greater London and 

Home Counties regions with a shortage of both new build and good quality secondary industrial 

accommodation currently available.  Demand remains strong with plenty of enquiries across the 

size spectrum.  The good level of demand that has been witnessed since 2014 has continued and 

accelerated until the present day.  Supply has continued to reduce as secondary stock and grade A 

space has been taken up. Supply is currently at an all-time low with many funds, institutions and 

landlords reporting their lowest ever void rates for industrial/warehouse space.  The imbalance is 

more pronounced in certain parts of the region, particularly North M25, North West, West and South 

London areas. The situation will be compounded further by HS2 and Heathrow’s Third Runway 

infrastructure projects. 

6.41 As a result, a ‘ripple’ effect can be seen spreading out through the London conurbations, as 

occupiers needing to relocate are forced to look further afield. Though the last 24 months has 

witnessed some speculative development. This has generally been confined to the “hotspots” of 

Hemel Hempstead, Feltham, Hayes, Southall, Enfield, Dagenham and Park Royal and the strong 

market/county towns such as Slough, Reading, Bracknell and Crawley. Despite this speculative 

development, it does not seem to be alleviating the imbalance between supply and demand. There 

simply isn’t sufficient supply of secondary stock to cater for demand. As a consequence there has 

been significant rental growth for industrial / warehouse properties throughout the region.  
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Industrial Market Crawley & Gatwick  

6.42 Crawley is a well-established industrial and distribution location.  Crawley’s industrial market is 

underpinned in part by its close proximity to Gatwick Airport. Gatwick remains smaller in 

comparison to Heathrow, which is the UK’s main international hub.  This is in part, due to the 

relatively small cargo handling services at the airport, which is geared more towards tourism and 

business travel.  Whilst the area does host a number of airport affiliated occupiers from the 

distribution, travel and transport sectors, who have established themselves here, the shortage of 

suitable land has suppressed large-scale development. The presence of Green Belt exacerbates 

the issue. Crawley’s largest industrial area, Manor Royal, has also seen a number of conversions to 

office space over the last decade. 

6.43 Logistics & Distribution accounts for 25.5% of Crawley’s total employment.  This is substantially 

higher than the average for towns of this size due to Crawley’s proximity to Gatwick Airport.  Whilst 

this profile is similar to Heathrow, Gatwick is smaller than Heathrow handling less than one tenth of 

cargo volume. 

6.44 The town has an above average share of employment in Electrical & Electronic Engineering. This is 

due to the town’s high concentration of highly-skilled engineering firms from the air, defence and 

medical sectors. 

6.45 Gatwick Airport has been a major draw for global manufacturing and airport-related businesses 

most of which are located on Manor Royal Business District.  Thales consolidated a number of sites 

and operations into their new HQ in 2010.  As a result of the airport, catering companies such as 

Alpha LSG and Gate Gourmet have operations in the area.  Crawley is also popular with major 

healthcare and pharmaceutical companies such as Welland Medical, Elekta, Oncology Systems 

and Varian Medical Systems, who occupy research and development, production, distribution and 

office premises.  In terms of major warehouse occupiers Tesco occupy one of the largest modern 

units to the north of the Manor Royal Industrial District as well as Digital Realty for a data 

centre.  British Airways World Cargo and Royal Mail occupy space at the Gatwick Distribution 

Centre.  Virgin Atlantic, TNT and DHL occupy warehouse premises within close proximity of the 

airport. The manufacturing sector within Crawley is underpinned by the likes of Doosan Babcock, 

Schlumberger, Nestle and Thales. 

6.46 Manor Royal, is one of the south east’s premier mixed use business areas comprising 240 hectares 

(593 acres) of industrial and office accommodation. The area is occupied by over 500 businesses 

and provides approximately 30,000 jobs.  Manor Royal is the key employment area for West 

Sussex, providing 40% of the jobs for Crawley and 19% of the employment land for the county. A 
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long term master plan has been put in place to re-position and designate zones for long term use 

for Manor Royal.        

6.47 In July 2013 Gatwick Airport unveiled proposals for a second runway. Two of the three options 

require similar land take of approximately 577 hectares (1,425 acres) of which 34.9 hectares (86 

acres) is currently employment land within the northernmost parts of Manor Royal.  Research 

commissioned by the airport and conducted by Stiles Harold Williams in May 2014 concluded that 

2,367,886 sq ft of employment accommodation would be lost. This is broken down as 820,235 sq ft 

of office accommodation and 1,547,651 sq ft of industrial and distribution accommodation.  Horley 

Business Park will not be affected due to its position to the north of the airport.  

Take Up, Supply & Enquiries – Crawley & Gatwick 

6.48 2017 saw 250,000 sq ft of industrial and logistics accommodation taken up in the Crawley/Gatwick 

market. Indications are that this would have been significantly higher should there have been more 

stock available. Take up in 2011 was 375,000 sq ft and 400,000 sq ft in 2012. The five year 

average is 235,000 sq ft per annum. Recent take up has been mainly driven by internet retailers 

seeking to locate their operations in units of over 25,000 sq ft. Demand remains strong for smaller 

unit of 2,000 sq ft– 20,000 sq ft for local and more traditional users. Trade counter operators 

continue with robust demand for suitable prominent units of 3,000 sq ft – 5,000 sq ft. Interest for 

units over 20,000 sq ft is driven more by the Crawley / Gatwick location and close proximity to the 

M23 motorway and less being close to the Gatwick Airport. Examples of take up are: 

  Gatwick 55 – a 56,316 sq ft new speculative warehouse facility.  Goya Developments 

acquired this site and received planning for the speculative development of a single warehouse 

unit in April 2016.  A pre-let deal was agreed with a Croydon based occupier Barker & 

Stonehouse on a straight 15 year lease at a rent equating to the £10.77 psf.  The Tenant 

benefitted from an initial 12 months’ rent free and 1 month capital contribution.   

 Unit A, Camino Park - 27,305 sq ft second hand detached unit with a large self-contained 

yard and dock-level loading.  Whilst a reasonable unit, this property had not been refurbished 

and has relative low height (7.4m).  This unit let to DFS on a 10 year lease with a Tenant break 

in year 5 at a rent equating to £10.25 psf.  

 Units 22 & 23, Gatwick International Distribution Centre – two secondary interlinked 

industrial warehouse units totalling 21,628 sq ft.  The buildings are of concrete frame 

construction, with concrete floors, block work and insulated profiled steel cladding.  There are 

offices at first floor level which are being refurbished. Externally there are loading areas 

serviced by 2 surface level loading doors.  Let on a 5 years lease to Bosmere Products at a 

rent equating to £9.50 psf.  The tenant benefitted from an initial rent free period of 6 months. 

 Unit 1 County Oak Way, Crawley – A second hand standalone unit with 30% office content 

situated to the rear of the County Oak retail park was let to Wicks in early 2017 at a rent of 

£13.00 psf. 

 Space Gatwick, Faraday Road, Crawley – Volume and LondonMetric have recently 

speculatively built Space Gatwick, a new three unit scheme. Boeing have now prelet Unit 3 

Space Gatwick, a unit of 32,044 sq ft at a rent believed to be £13.50 psf. There are two further 

units of 37,286 sq ft and 47,254 sq ft. The quoting rent is £14.00 psf. 
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6.49 Built warehouse / industrial stock in Crawley and Gatwick totals approximately 10,000,000 sq ft, of 

which 380,000 sq ft / 3.8% is currently available. Based on the five year average take-up there is 

currently 18 months’ supply, but this is expected to diminish rapidly due to current interest.  

6.50 2017 saw a total of 175 occupier / agent enquiries across the size spectrum seeking a total of 3.5m 

sq ft within the area. A list of recent enquiries and occupier requirement for space in the sub-region 

can be provided on request. The enquiry evidence shows the highest demand for units around 

30,000-50,000 sq ft and also shows a considerable number of enquiries seeking units over 100,000 

sq ft in size.  

6.51 We have summarised below current existing Grade A stock available and that which is proposed 

within Crawley / Gatwick: 

Table 6: Availability of Grade A Industrial / Warehouse Stock in Crawley / Gatwick 

Size Sub Sector Existing  Units Grade 
Proposed Units 
within Scheme 

Grade 

10,000 – 20,000 0  5 A 

20,000 - 30,000 0  5 A 

30,000 - 40,000 1 A 3 A 

40,000 - 50,000 1 A 2 A 

50,000 - 60,000 0  0  

60,000 + 0  0  

 Source: Knight Frank 
 

6.52 In terms of pipeline supply weeknight Frank highlight the following: 

 Centron, Crawley – Wrenbridge acquired a 2.3 acre site on Crompton Way, Manor Royal last 

year. They now have planning for a two units of c. 20,000 and 33,000 sq ft. They will be on site 

shortly 

 The Nuts, Crawley – A developer is under offer to buy this prominent plot close to Manor Royal. 

Subject to planning we understand that a single unit of 29,000 sq ft will be built speculatively.  

 The Edge, Crawley – The Edge represents an opportunity to pre-let a new warehouse facility of 

15,000 sq ft 

 
 

Industrial Take-Up and Supply in the Wider Sub-Region  

Burgess Hill and Haywards Heath  

6.53 In the wider sub-region, take-up of just 68,500 sq.ft was seen in 2017 in Burgess Hill and Haywards 

Heath due to a lack of stock. This compares to 130,000 sq.ft in 2016.  

6.54 Burgess Hill’ and Haywards Heath’s built warehouse/ industrial stock totals approximately 

1,767,000 sq.ft of which 120,000 (6.8%) is currently available. Based on the five year average take-



 

Economic Evidence Review  

Horley Business Park Development LLP, Final Report, February 2018 

 
 
 

GL Hearn Page 44 of 46 

C:\Users\nxi\Documents\22.02.18 - GLH Appendix 1 - Economic Evidence Report.docx 

up, there is currently 12 months’ supply but this is expected to diminish rapidly due to current 

interest.  

6.55 2017 saw a total of 125 occupier/ agent enquiries across the size spectrum, seeking a total of 2.5m 

sq.ft within the area.  

6.56 In terms of pipeline supply, we would highlight the Hub in Burgess Hill. This is a 37 acre site 

situated 1 mile east of the M23 on the A2300. Outline planning has been secured for 540,000 sq ft 

of industrial, warehousing and hi tech units providing units of 77,000 sq ft, 106,000 sq ft,  63,000 sq 

ft, 43,000 sq ft, and 130,000 sq ft. DPD signed a prelet on the 43,000 sq ft D&B facility in 2017, with 

construction now under way. 

Redhill, Reigate, Merstham and Salfords  

6.57 Take up in 2017 in this area was 125,000 sq ft. This compares favourably to 2016 which saw just 

60,000 sq ft.  

6.58 Built warehouse / industrial stock totals approximately 1,680,000 sq ft of which 130,000 sq ft / 

7.74% remains available. Based on the four year average take-up, there is currently just over 12 

months’ supply, but this is expected to diminish rapidly due to current interest.  

6.59 2017 saw a total of 330 occupier / agent enquiries across the size spectrum seeking a total of 

6.25m sq ft within the area. 

6.60 In terms of pipeline supply, we would highlight the following:  

 Wells Place, Redhill – A developer is under offer to buy an existing freehold warehouse 

property, where he intends to redevelop 2 units of 17,000 sq ft and 21,000 sq ft, subject to 

planning 

 Cross Oak Lane, Salfords – A developer is under offer to buy a former office site of c. 8 acres 

upon which he intends to redevelop a number of unit from c. 5,000 – 60,000 sq ft totalling 

180,000 sq ft, subject to planning. 

 

Commercial Property Market Evidence – Summary and Implications  

6.61 The commercial property market assessment undertaken by Knight Frank identifies the following 

headline findings: 

Office Market 

 The local market area has been characterised by a wide variation in activity by unit size. There 

has been a regular level of take-up of larger units (60,000 sq ft+) relative to other market areas, 

and these have exclusively been seen in out-of-town locations such as Manor Royal and City 

Place. Yet there is no available office supply in this size band, with the largest unit available 

being 43,000 sq.ft.  
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 In addition there are re a range of local occupiers who require office space, with active occupier 

requirements across a range of sectors including financial and business services, ICT and other 

technology firms.  

 

 15 year take up trend shows the average annual take up of office space is 129,000 sq ft per 

annum in the Crawley/Gatwick area and 216,000 sq.ft across the wider sub-regional market. Set 

against this currently supply totals just 315,000 sq.ft, equating to 2.5 years’ supply. Across the 

wider area considered within the Gatwick Diamond, there is just 1.75 years’ supply. Availability 

has fallen, and there is now a clear and urgent need to bring forward additional office floorspace 

supply.  

 

 The local market area has generally proven to deliver stable office rents of £22-£24 per sq ft. 

Such rents have applied in both Crawley Town Centre and the out-of-town market. However the 

market expectation is of rental growth, and there is evidence of this occurring with quoting rents 

for Grade A space of between £24.50 - £25.70 psf.  

 

 Just one site is earmarked for office development in Crawley Town Centre, but has been slow to 

progress; and beyond this available land in locations attractive to office development is almost 

zero. There is clear and recognised need for additional supply to be brought forward.  

 

Industrial / Warehouse Market 

 Gatwick Airport has been a major draw for global manufacturing and airport-related businesses 

most of which are located at Manor Royal. Furthermore there is a strong logistic and distribution 

market, underpinned by Gatwick Airport.  

 2017 saw 250,000 sq ft of industrial and logistics accommodation taken up. Indications are that 

this would have been significantly higher should there have been more stock available, with the 

evidence  clearly pointing to a market which is supply-constrained.  

 The five year average take-up figure is 235,000 sq ft. Recent take up has been mainly driven by 

internet retailers seeking to locate their operations in units of over 25,000 sq ft; coupled with 

continuing strong demand for smaller units of 2,000 – 20,000 sqft from local and more traditional 

users.  

 2017 saw a total of 175 occupier / agent enquiries across the size spectrum seeking a total of 

3.5m sq ft within the area. 

 Set against this, there is just 380,000 sq.ft available which based on five year take-up, would 

represent a supply of just 18 months. This is expected to diminish rapidly due to current interest, 

and again indicates a clear and recognised need for additional supply to be brought forward. The 

evidence points to a serious shortage of new industrial stock and good quality accommodation.  
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General Disclaimer 
This report has been prepared by GL Hearn Limited (GL Hearn) in favour of Horley Business Park 
Development LLP (“the Client”) and is for the sole use and benefit of the Client in accordance with the 
agreement between the Client and GL Hearn dated February 2018 under which GL Hearn’s services were 
performed.  GL Hearn accepts no liability to any other party in respect of the contents of this report.  This 
report is confidential and may not be disclosed by the Client or relied on by any other party without the 
express prior written consent of GL Hearn.   
 
Whilst care has been taken in the construction of this report, the conclusions and recommendations which it 
contains are based upon information provided by third parties (“Third Party Information”).  GL Hearn has for 
the purposes of this report relied upon and assumed that the Third Party Information is accurate and 
complete and has not independently verified such information for the purposes of this report.  GL Hearn 
makes no representation, warranty or undertaking (express or implied) in the context of the Third Party 
Information and no responsibility is taken or accepted by GL Hearn for the adequacy, completeness or 
accuracy of the report in the context of the Third Party Information on which it is based.   
 
 
Freedom of Information 
GL Hearn understands and acknowledges the Authority’s legal obligations and responsibilities under the 
Freedom of Information Act 2000 (the “Act”) and fully appreciates that the Authority may be required under 
the terms of the Act to disclose any information which it holds.  GL Hearn maintains that the report contains 
commercially sensitive information that could be prejudicial to the commercial interests of the parties.  On 
this basis GL Hearn believes that the report should attract exemption from disclosure, at least in the first 
instance, under Sections 41 and/or 43 of the Act.  GL Hearn accepts that the damage which it would suffer in 
the event of disclosure of certain of the confidential information would, to some extent, reduce with the 
passage of time and therefore proposes that any disclosure (pursuant to the Act) of the confidential 
information contained in the report should be restricted until after the expiry of 24 months from the date of 
the report.   
 
 




