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Policy 
Town Hall 
Castlefield Road 
Reigate 
Surrey 
RH2 0SH 
 

9th of October 2016 

Dear Policy Team, 

We are writing in response to the Development Management Plan Regulation 18 consultation. 

We strongly object to the proposed changes to the DMP as detailed in the HOR9 section for a number of 
reasons which we have outlined below. 

Lack of supporting evidence to substantiate the need 

The opening statement in the DMP relating to the business park says “There is increasing pressure on existing 
employment land provision in the borough from alternative uses. In particular recent changes to permitted 
development rights introduced by central government are resulting in a loss of employment sites to residential 
uses, at a time when the economy is growing, but still fragile from the recent economic downturn.” This is 
suggestive that controlling the conversion of employment space to residential space is beyond the scope of the 
Council.  However the Council can stop the change of use and protect existing employment space by using an 
‘Article 4 Direction’, as other local Councils have done such as ‘Epsom and Ewell Borough Council’. Our recent 
Freedom of Information request showed us that Reigate and Banstead Borough Council (RBBC) have not used 
any ‘Article 4 Directions’. The Council are choosing not to protect existing employment space in the Borough. 
RBBC has stated that there is an “increasing pressure on existing employment space” but this does not justify a 
need, so is therefore not a valid justification for a business park in Horley’s Public Open Space. 

In the ‘Scope for a strategic employment site within Reigate & Banstead’ report published in 2014 by Nathaniel 
Lichfield & Partners (NLP) it says that “The Council seeks to explore whether and what role the Borough could 
play in meeting aspirations for greater employment growth across the Gatwick Diamond.” It describes the 
report as being commissioned by the Council to explore the ‘aspirational’ needs, not the actual needs.  The 
report states on page 26 that “Manor Royal represents the largest employment site within the Gatwick 
Diamond area and in reality the only one with the critical mass and profile to cater for ’extra-local’ business 
needs.” The Manor Royal business district has the profile and capacity to cater for local needs already, showing 
that a new business park in Horley could be in excess of the actual local requirements.  

In the DMP, the Council say that “Demand for a strategic business site is likely to be driven by occupiers seeking 
a highly accessible location”. The Manor Royal business district which is situated less than 3 miles from the 
business park site just outside of our Borough has plenty of empty office space. In the ‘Manor Royal 
Development Plan 2010” it says that rental rates have remained stagnant since 2005, at a level which is 
generally below that of other leading business locations. Vacancy rates are also relatively high at approximately 
19% of total office floor space, showing that there is business space available already in the immediate local 
area. 

Page 27 of the NLP report gives feedback from commercial property agents “Demand for commercial space in 
the Gatwick Diamond weakened during the recession but has picked up in recent months, particularly for 
industrial space. By contrast, demand for office space has lagged behind due to occupier uncertainty alongside 
more general changes in working practices which influence demand for premises.” This highlights the lack of 
demand for new office space within the Borough. With this in mind, the aspirational ‘need’ for a business park 
is not a reasonable justification for a new one in Horley’s public Open Space and Rural Surrounds especially 
bearing in mind that the Council has accepted the high risk nature of the proposal. 
Furthermore the 43 acre Legal and General site in Kingswood (within the Borough) which consists of 275,000 
square feet of high quality office accommodation has recently been sold to a residential property developer. 
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Despite the sites excellent transport connections by road and rail and its location in Gatwick Diamond region it 
has been sold for potential residential development.  

If RBBC has deemed that there is a need for high quality office space within a large site with good transport 
links, to meet local employment needs, it should be protecting and use existing space including the Kingswood 
site. The Council cannot possibly justify developing a massive office space in Horley’s Public Open Space when a 
lack of demand leaves existing vacant sites facing demolition and redevelopment into residential property.  

High risk venture 

“A mixed employment area is considered to have greatest potential to meet current identified needs; as would 
an office/business park; however, the latter has higher risks in terms of market demand/occupation” This 
comment in the DMP implies that the Council are considering a business park, which they accept is high risk and 
that could be in low demand. There is no justification offered for the decision to focus on a high risk business 
park as opposed to a mixed employment area. 

Public Open Space 

The proposed Horley Business Park is accounted for as 20ha of ‘Public Open Space’ as shown on the current 
online ‘Reigate and Banstead Proposals Map’ and detailed in the ‘Horley Master Plan 2005’ and is also 
recognised as such in the DMP.  
There has been a shortfall in the total area of public open space needed for Horley for some time. The ‘PPG17 
Sport and Recreation Assessment’ carried out in August 2011 (9.40) states that “open spaces should not be built 
on unless an assessment has been undertaken which has clearly shown the open space to be surplus to 
requirements. There is not a surplus in the Borough”.  
The ‘Horley Mater Plan 2005’ point 14.85 states that “The NPFA standards recommend the provision of 2.4 
hectares of outdoor playing space per 1,000 population. Surveys undertaken in 1985 showed a shortfall in 
provision in Horley of some 18 Hectares”. When taking in to consideration the recent vast new residential 
developments in Horley, the shortfall must be even greater today. With this in mind it is not acceptable to take 
away any of Horley’s Public Open Space. We find the proposal in the DMP to replace just 5 ha of Public Open 
Space at the site is unsatisfactory. The Council should be looking for ways to address the existing historical 
shortfall and provide additional higher quality, accessible Public Open space. 
 
The Gatwick Open Setting 

“Gatwick Airport is unusual among international airports in being set in open surroundings. This adds 
considerably to its attractiveness. Maintaining this openness has long been an aim of planning policy” extract 
from the Local Plan 2005. The DMP says “In the southern part of the potential development site the land falls 
within the Gatwick Open Setting designation in the Borough Local Plan 2005”, what it does not clearly recognise 
is that the majority of the proposed business park site on both the Eastern and Western sides of the Balcombe 
Road falls within the ‘Gatwick Open Setting’. The ‘Gatwick Open Setting’ was created to protect Horley from 
physically joining Gatwick Airport as detailed in Policy Hr 37 “There will be a strong presumption against 
proposals which would contribute to the coalescence of Horley with Gatwick Airport and result in the loss of the 
open setting of the airport, as shown on the Proposals Map.” 
The policy was put in place to safeguard the openness of Gatwick Airport and has offered the added advantage 
of absorbing both noise and air pollution and providing a general safety zone around the Airport. Removing this 
green natural barrier between Horley and Gatwick would have a long lasting negative impact on Horley by 
increasing both noise and air pollution and making Horley less distinguishable from Gatwick Airport.  

Flooding and flood risk 
 
The Council accept in the DMP document that “Some areas are at risk of flooding”. A large part of the site 
floods every year (several feet deep).  Parts of the site are also identified as at risk of flooding as shown on the 
current online ‘proposals map’ and on the ‘Environment Agency Flood Map for Planning’.  Together these 
indicate that there is an indisputable likelihood that the area will flood again in the future.  
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There is a well-known and well documented historic problem of flooding within the proposal site and its 
surrounding areas. The proposed business park would increase the risk of flooding to the surrounding areas and 
neighbours to the development. The Keep Horley Green campaign has a library of photographs showing severe 
flooding both on and around the site (see attached photographs). The Horley Local History Society also had a 
‘Picture Gallery’ which evidences many flooding incidents. Some of the most severe flooding is just 400 meters 
from Horley town centre. 

Sudden deviation form existing policy 

There is little evidence to validate a sudden deviation from existing policy and strategy. The ‘Horley Master Plan 
2005’ identifies the main employment areas for Horley as being in Salfords and within Horley Town Centre. The 
‘Town Centre Vision’ document published in August 2015 which took two years and cost approximately £10,000 
to produce, makes no reference to any need for such a business park development in Horley. Furthermore the 
‘Core Strategy’ published in July 2014 says that the Council will reuse and intensify existing employment land. It 
is also worth noting that the ‘Horley Master Plan 2005’ states that a development of this nature would 
“exacerbate existing housing shortages in the Crawley/Gatwick area and thereby diminish the benefit to be 
gained by the release of land for housing.” it goes on to say “the Plans strategy envisages no new major 
commercial development for Horley.” In the DMP there is no justification or reasoning given for this unexpected 
need to diverge from these agreed plans and use Greenfield land for employment provision. 

The Rural Surrounds of Horley 

‘Policy Hr 36’ identifies the proposed development site to be a part of the rural surrounds of Horley. The rural 
surrounds of Horley “relates to an important area of land in terms of safeguarding the countryside from 
encroachment and providing the setting for the urban area.” ‘Policy Hr36’ also states that “Within this area 
development will not be permitted unless it is for a use related to the essential needs of agriculture, forestry, 
outdoor sports and recreation.” The proposed business park does not fall within these categories so should not 
be considered suitable for development in this area.  

Inconsistent application of policy 

The Planning application for 46 houses in The Close, Horley which would be partly in the proposed Business 
Park on Eastern side of the Balcombe Road was refused permission by RBBC on 3/7/2015, planning reference: 
14/01075/OUT/AP. The Council's refusal was based on three reasons. The primary reason for refusal was that 
the site was in the ‘Rural Surrounds of Horley’ and Gatwick Open Setting. The refusal document from RBBC 
stated “The proposed development, within the Rural Surrounds of Horley and Gatwick Airport Open Setting 
designations, would have a serious and harmful impact on the openness of the area and would contribute 
towards the coalescence of Horley with Gatwick Airport. This would be contrary to Policies Hr36 and Hr37 of 
the Reigate and Banstead Borough Local Plan 2005”.  
The planning and development committee also rejected plans for a 17 hectare business park and hotel on the 
Bayhorne farm site in 1989 (RE.89P/616) on the grounds that the plans would; Worsen pressure on housing, be 
visually intrusive, reduce the gap between Horley and Gatwick (protection of this being a long standing aim of 
the Local Council), and transport links not sufficient into the site. The committee also identifies the flood risk 
associated with the site, and highlights that the site would have a negative impact on neighbouring houses. The 
same barriers preventing development in 1989 still exist today. 
It is vitally important that the Council consistently apply planning policy to every proposed development and 
planning application. It is therefore inappropriate that the Council should refuse permission to one proposal 
based on a conflicts with policies yet put forward their own proposals which are in direct conflict with the same 
policies. 

Strain on the local infrastructure 

The business park would put additional pressure on existing already stretched infrastructure and public 
facilities; the highways network, hospitals, doctors’ surgery’s, dentists, primary schools, the secondary school, 
and housing. The Council said on their website that the business park would bring “tens of thousands” of extra 
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jobs Horley. No evidence has been presented to demonstrate that the town can support this extra footfall or 
commuter traffic. 

Catastrophic impact on local wildlife 

The site is historic and protected farmland under policy HR36 the rural surrounds of Horley. It is home to 
protected species and is inhabited by a wide range of creatures. The land at Bayhorne Farm and Fishers Farm in 
particular is a haven for wildlife including deer, badgers, rabbits, squirrels, bats, insects and many different 
species of birds including house martins. It is also a nesting site for herons. These creatures would lose their 
habitat if the business park is built. The proposed site also has many wooded areas where bluebells flourish in 
the spring.  

Negative impact on the environment and atmosphere 

The proposed site covers a very large area which is grassland bordered with miles of mature hedgerow with 
many veteran trees. This vast area currently acts as a carbon sink capturing carbon dioxide from the 
atmosphere therefore contributing to counteracting the effects of climate change and local air pollution.  

Detrimental to the local area and neighbourhood 

The proposal would be unacceptable in terms of its visual impact to the surrounding countryside (the Rural 
Surrounds of Horley) and would have a negative effect on the character of a neighbourhood that it would be 
situated within. The business park which the Council estimate to be “about 70 hectares” in size would be 
overbearing and out of scale with the existing neighbourhood. 
There would also be a loss of the countryside view from the public footpath which runs through both sides of 
the Balcombe Road, a part of which is designated on the Ordinance Survey Map as a public ‘Recreational 
Route’. 

The Gatwick Diamond 

The DMP states “The potential for strategic employment developments has also been recognised by the Coast 
to Capital Local Enterprise Partnership, with the ‘heart of the Diamond’ being identified as a strategic growth 
location that should be a focal point for future inward investment and growth.”  The Chief Executive of the 
Council made a £10,000 payment to the Gatwick Diamond of which he is also a director. This statement is made 
by a partner in the Gatwick Diamond Group. This cannot be seen as an independent assessment. 

Proposed joint venture 

The three directors of Millhill Properties Horley Ltd who is the Council’s joint business venture partner have all 
been involved in numerous dissolved and liquidated companies. How can the Council be sure that Millhill 
Properties is not simply preying on the on the financial weakness of the Council and looking to capitalise on the 
opportunities that public assets present? 

Lack of benefits for Horley  

The Council has a poor track record of investment in Horley. Most recently none of the millions of pounds 
earned by the Council in a New Homes Bonus Scheme has been invested in Horley so far, despite hundreds of 
houses being built, equating to £5.2 million.  
The business park would not be directly accessible via the Balcombe Road. This would mean that Horley would 
not get the direct business benefits.  
The Borough has a low unemployment rate. In ‘the Quality of Life in Reigate & Banstead Borough Profile, 
February 2014’ It states that “Reigate & Banstead’s overall Job Seekers Allowance claimant level of 1.4% is less 
than half that of the national level of 3.2%. It is also noticeably lower than the South East level of 2.0%” 
Demonstrating that employment needs are being met. 
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Misrepresentation of facts  

During our visit to the DMP drop in session at Horley library on the 27/9/16, we met a resident of Ringley 
Avenue who told us that during the last election campaign, a Borough Councillor had informed her that the 
tenants of Bayhorne Farm were formerly the owners and had “sold out to the Council”. The resident then went 
on to say that the Councillor had said that the “tenants of Bayhorne Farm had sold out to the Council so they 
had no right to object to or complain about the potential business park development”. 
The same incorrect information was also given to residents of Avenue Gardens when two Borough Councillors 
attended a residents meeting to talk to about the business park proposal. 
Surrey County Council is the owner of Bayhorne Farm and Taylor Wimpey own Fishers Farm. The current family 
have been the tenants of Bayhorne Farm since 1923 as the historical records and tenancy agreements show.  
Councillors have persistently miss-represented facts about the site’s ownership history to the public which 
should be considered when reflecting on the consultation comments received. 
 
Community engagement 

The DMP consultation could have been delivered in such way that it involved more residents in an accessible 
way to enable more residents to participate. The DMP document itself is complicated and lengthy making it 
difficult for ordinary people to read and digest its content, within the timeframe of the consultation. Not all 
Horley residents received a postcard from RBBC inviting them to comment on the DMP. There has been minimal 
advertising other than some Facebook posts. We also received feedback from residents that they felt that the 
online survey with its tick box approach was ambiguous and made it difficult for them to fully express their 
views.  

The leader if the Council set up the ‘Horley Consultative Group’ to seek residents views about all of the major 
developments in Horley, as a Borough Councillor said in an email sent on the 13/1/16  “A Consultative Group 
comprising Horley residents from across the three Horley Wards is being established to ensure that the whole 
of Horley is involved, and all issues openly and transparently addressed, on all the major development 
initiatives in Horley, of which the potential business park is one.” However the group was not open or 
transparent. It did not represent the whole of Horley as promised. Only 6 people were invited, only 3 could 
attend, and all others excluded. A Freedom of Information request about the agendas and minutes for these 
meetings was declined because the leader of the council held them as ‘informal’ meetings. 
Our concerns about public awareness of the Business Park and DMP consultation led us to deem it necessary to 
produce, fundraise for and hand deliver an information leaflet to every address in Horley (please see the 
attached leaflet). 

 

In summary the document presented details major changes to the DMP, which we feel are unjustified, and 
unacceptable to Horley. The evidence base provided and resulting policy is not sound. It is clear that in the 
longer term the Council plans to develop the business park in two phases on both sides of the Balcombe road, 
plans which we feel are unwarranted. Horley has expanded greatly in recent years and has had a great deal of 
residential development, including 2,400 new houses to the North. The town faces considerable further 
residential development and is also set to loose public parking in the town centre and the town library. It is not 
sound to expect Horley to absorb such enormous new developments, without substantial investment and 
meticulously planned supporting infrastructure. The proposed changes to the DMP would not only take away 
Horley’s protected Rural Surrounds and Public Open Space, they would create an undesirable and unacceptable 
coalescence between Horley and Gatwick Airport without any real justification or any benefit to Horley. Overall 
this is unsustainable and an overdevelopment, as well as being a departure from the Local Plan and well 
established policies and planning decisions. 

We are pleased to see that the Council is considering extending the Green Belt to include the Rural Surrounds of 
Horley. This proposal is an excellent idea and should be extended to include the whole of the Rural Surrounds of 
Horley including the proposed business park site. 
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We would also like to submit our strong opposition to any development in the remaining ‘Green Belt’ land 
within the Borough. Safeguarding and preserving the Green Belt should be a high priority to the Council to 
prevent a legacy of unsustainable overdevelopment for future generations to endure. 

We feel that it should also be noted that to date over 3,500 people have signed a petition against the business 
park. The petition can be viewed using the following web link https://you.38degrees.org.uk/petitions/keep-
horley-green 
 
Please submit the points detailed above including the attached documents ‘Flooding Evidence Oct16’ and ‘KHG 
information leaflet -DMP 2016’ as our formal comments on the consultation. We would be grateful if you could 
confirm the receipt and submission of our comments.  
 
We would also like to request a meeting with representatives from the Council in the near future to hear how 
our feedback will be considered in the development of the DMP. 

Kind Regards, 

 

 

Keep Horley Green Campaign 

 


