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Local Plan General

Ref. No. Respondent Policy/ Comments

Para
REP/011 National Soundness Thank you for your formal naotification email of 10 May 2023 inviting National Highways (NH) to comment on
(2023) Highways the Crawley Borough Local Plan 2024-2040: Regulation 19 Consultation, as part of the consultation process,

seeking a response no later than 17.00 on 20th June 2023.

We have read the Local Plan Representation Guidance. We understand that we do not need to repeat
comments made on a previous Regulation 19 consultation.

We appreciate that the focus of this consultation is on legal compliance and the soundness of the Local
Plan as judged against the soundness tests in the National Planning Policy Framework (NPPF) (July 2021)
para.35. We have structured our response accordingly.

Policy Context

NH is responsible for the Strategic Road Network (SRN), with our focus being on its safety, reliability and
operational efficiency. Unacceptable impacts on the SRN must be avoided. Furthermore, in accordance with
national policy, NH expects the plan-making process to explore all options to reduce a reliance on the SRN
for local journeys including a reduction in the need to travel and integrating land use considerations with the
need to maximise opportunities for walking, wheeling, cycling, public transport and shared travel.

The policy of the Secretary of State for Transport in relation to the SRN is Circular 1/2022: Strategic road
network and the delivery of sustainable development. In responding to this consultation, NH has taken
Circular 1/2022 (“1/22”) as relevant national policy alongside the NPPF.

The remainder of this response is split into three tables:

1. Table 1: Legal Compliance — This is focused on how Crawley Borough Council has engaged with NH
during the plan-making process on strategic transport matters relating to the SRN.

2. Table 2: Soundness Tests — This is focused on the soundness tests and how plan-making has
considered and responded to transport-related matters that are likely to impact on the SRN, as well as
compliance with national policy on transport matters, in particular national policy on the SRN (Circular
1/2022).

3. Table 3: Detailed Representations — These are focused on detailed comments on individual policies
relating to strategic transport matters that are likely to impact on the SRN. In some cases, they highlight how
the robustness of the policies could be improved through some minor modifications.

We would like to thank Crawley Borough Council for their positive engagement with NH during the
preparation of the Local Plan. We have valued the opportunities to review and comment on earlier stages
and pieces of transport evidence.

We recognise that Circular 1/2022 was published by the Department for Transport at a relatively late stage in
the plan-making process (December 2022). However, it is important to appreciate that this does represent
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national policy in respect of the SRN. The Local Plan, in many respects, does address key principles of
sustainable development in the Circular and we are happy to work with you to ensure the Plan positively
responds to the government’s expectations.

A summary of NH'’s key points concludes the response.

Soundness

This section of the response initially highlights significant soundness issues that NH would wish to work with the Council on to resolve, ide|
prior to submission. This is followed by a table of additional comments highlighting minor modifications that would strengthen the robustn

of certain policies.

Table 2: Soundness:

Significant lssues

NH Rep. No.

Soundness Test

NH response

NHO02

Positively prepared: unmet housing
need and consequences for SRN

It is understood that the spatial strategy in the Local Plan would addre
42% of the assessed housing need. This means that the level of unn
need which the Local Plan is not responding to is 58%, which equat
to 7,050 residential units.

NH welcome the continual positive engagement with neighbour
authornties about addressing the identified unmet need through th
plan-making processes. However, this is clearly at a very early sta
and there is little evidence of tangible progress on this matter.

This concerns NH because the level of unmet need is significant a
without provisions being made for addressing this across the wid
housing market area, it is not possible to assess if potential optic)
(allecations in neighbouring emerging Local Plans) could lead
unacceptable impacts on the safety, reliability and operational efficien
of the SRN (M23 and A23).

In the absence of a clear worked-up strategy, and given the significan
of the unmet need, NH does not believe the Local Plan has effective
satisfied, to date, the positively prepared soundness test.
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Ref. No. Respondent Policy/ Comments
Para
NH Rep. No. Soundness Test NH response
NHO003 Justified: Transport evidence and NH recognise and appreciate the ongoing engagement on th

consequences for the SRN

preparation of the Crawley Transport Study (CTS).

NH have noted that there is a misalignment between the forecast yed
in the CTS (2035) and the time horizon for the Local Plan (2040). Thi
is a difference of five years.

This may/may not be significant, but it would be unreasonable t
assume, in the absence of updated evidence, that there would not by
significant implications for/lunacceptable impacts on the safety, reliabilit
and operational efficiency of the SRN (M23 and A23).

According to the housing trajectory, 500 new homes are projected to b
delivered during the last five years of the plan period. The source of thi
supply is windfalls. Given that this at the end of the plan period, this ma
be a conservative estimative of delivery because prior to this point 3
least one Local Plan review would have been completed and additiong
sites are likely to be allocated for this period. Furthermere, there may b
significant windfall sites coming forward during these last five year
which are not possible to rule out at this stage.

Given this misalignment, NH does not believe that the Local Plan ha
effectively satisfied the justified test because the key piece of transpol
evidence is not sufficiently proportionate.

MH wishes to work with the Council on what needs to be done to updat
the transport assessment so that it aligns with the time horizon of th
Local Plan. We understand that further work is being considered i
relation to the transport impacts of the Local Plan, which is welcomed
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NH Rep. No.

Soundness Test

NH response

This work 1s needed to understand fully the infrastructure implications
the development strategy and whether or not unacceptable impacts

the safety, reliability and operation efficiency of the SRN will arise. N
would prefer this work to be completed to our satisfaction prior to
submission of the Local Plan, in case the oufputs tngger a need
review our position on the soundness of the Local Plan. This proce
needs to be captured in the Statement of Common Ground.

NHO04

Justified: Infrastructure Plan and
consequences for the SRN

Allied to the CTS is the Infrastructure Plan (IP) (May 2023). While i
helpful to identify the range of transport infrastructure that is needed
support the development strategy in the Local Plan, the P lacks detal
There is no detailed phasing of highway mitigation schemes; it sim[J
states ... Most highway mitigation schemes critical to the Local Plan 4
expected fo be implemented by 2035 provided that the envisaged bui
out Is achieved...”.

As presented, it 15 not possible to wunderstand the expech
commencement and completion dates of these schemes, particula
those relating to the SRN, and how these relate to the housing a
economic development frajectories. For the benefit of plan users,
would be helpful to clearly understand what the projects are, how mu
they will cost, who will be the lead delivery agency and when will th
be phased alongside the housing and economic development. Some
these elements are included, which is helpful_

For example, the IP includes SEN mitigation schemes for M23 J
(southbound merge) and M23 J11 (northbound diverge and merg
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NH Rep. No.

Soundness Test

MH response

However, there are no details of when the mitigations would be requ
during the plan period and how this would relate to the housing

economic development trajectories. This is needed to pro
confidence that the overall development strategy is deliverable, an
facilitate ‘monitor and manage’ so that the Council and NH can k
track with delivery of the vision for developments.

‘Monitor and manage’ is a key element of national policy in respe
the SEN (Circular 1/2022, para.15). It is necessary for ensuring

vision-led developments are delivered by providing a mechanism
determining if interventions are needed to achieve the outcol
communities want. The government expects transport planning to mi
away from the 'predict and provide’ model.

Given the lack of details, NH does not believe that the Local Plan
effectively satisfied the justified test because the IP is not sufficig
proportionate.

As highlighted above in rep. NHO03, NH wishes fo work with the Coy
on what needs to be included so that is possible to clearly underst
the impacts on the SEN.

NHOD5

Effective: Potential strategic transport
matters and consequences for the SEN

The previously expressed concerns about the level of unmet need
the disproportionate evidence on transport matters (CTC and IP) me
that NH question whether the Local Plan has satisfied the effeq
soundness test.

The misalignment between the CTS and the time horizon for the L
Plan and the lack of details in the IP on the phasing of infrastruc|
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NH Rep. No.

Soundness Test

MH response

alongside the housing and economic development trajectories ¢
doubts over whether the spatial strategy is deliverable over the p
period. It certainly makes it challenging for NH to assess if the spg
strategy would result in unacceptable impacts on the safety, reliab
and operation efficiency of the SRN.

The absence of details on how the significant amount of unmet houg
need will be addressed across the wider housing market area
neighbouring authorities means that it is not possible to conclude {
this and related cross-boundary strateqgic matters such as transport 4
impacts on the SRN have been effectively dealt with.
As noted above, NH wishes to work with the Council to address thd
concerns so that it is possible fo fully understand the impacts of
spatial strategy on the safety, reliability and operational efficiency of
SREN.

NHOOG

Consistent with national policy:
Department for Transport (OfT) Circular
1/2022: Strategic Road Network and the
delivery of sustainable development

As highlighted at the beginning of this letter, DfT Circular 1/2(
represents national policy in relation to the SEN (see para8 of
circular), alongside the NPPF. This was published in December 202]
This represents a significant change in the approach to deliver
sustainable development, particularly in respect of transport planni
One of the pnncipal drivers for this change i1s the need to achieve leg
binding net-zero carbon targets by 2050.

The government expects transport planning for developments to myq
away from the traditional model of ‘predict and provide’ to planning {
sefs an outcome communities want to achieve and provides




Local Plan General

Ref. No. Respondent

Policy/
Para

Comments

NH Rep. No.

Soundness Test

NH response

sustainable transport solutions to deliver those outcomes (vision-led
approaches including ‘vision and validate, ‘decide and provide’ or
‘monitor and manage’).

NH is mindful that Circular 1/22 is not referenced in the Local Plan.

NH welcome ‘Crawley: A Vision’ at the beginning of the Local Plan. NH
would like to see greater emphasis in this Vision on reducing the need
to travel, especially by car, thereby reducing the reliance on the SRN for
local journeys.

As well as an overall vision for Crawley in 2040, the setting of a vision
needs to be a requirement for the development sites, at least for the key
housing sites. The vision should clearly set out an cutcome communities
want to achieve. It should be focused on reducing car dependency and
the overall need to fravel and stress the need to maximise opportunities
for active travel and public transport. In order to capture and deliver this,
masterplans should be required in the relevant policies addressing
matters including layout and design to support sustainable development
which reduces the need fo fravel. NH expects this process to reduce a
reliance on the SRN for local journeys. The SRN should not be relied
upon for the fransport accessibility of site allocations except where this
relates to roadside facilities or SRN-dependent sectors (such as logistics
and manufacturing).

While the Local Plan does not directly reference and address the
expectations of Circular 1/2022, that is not to say that the Plan is silent
on the principles of sustainable development and sustainable transport

NH Rep. No.

Soundness Test

NH response

within the Circular. For example, Policy ST1 prioritises the needs of
pedestrians, cyclists and users of public transport over ease of access
by the motorist. This is welcomed by NH.

To help NH's understanding of how far the Local Plan paositively
responds to the expectations of Circular 1/2022, it is suggested that a
checklist is prepared, setting out the requirements in the Circular and
signposting to the relevant section of the Local Plan in terms of a
response. NH is willing to assist the Council with this work.

It is considered by MNH that this additional piece of work is needed, prior
to submission of the Plan, so that a clear assessment can be made of
whether the Local Plan is sufficiently consistent with Circular 1/2022. At
present, NH is unable to conclude that the Local Plan is consistent with
this national policy.
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Suggested Modifications:
REP/056 | Gatwick Dear Sir / Madam,
(2023) Airport TOWN AND COUNTRY PLANNING (LOCAL PLANNING) (ENGLAND) (AMENDMENT) REGULATIONS
Limited 2012

DRAFT CRAWLEY BOROUGH LOCAL PLAN 2024 — 2040 (MAY 2023) — SUBMISSION PUBLICATION
CONSULTATION (REGULATION 19)

Gatwick Airport Limited (GAL) welcomes this opportunity to comment on the Submission Draft Crawley Local
Plan (May 2023).

We responded to the previous Regulation 19 Submission Draft Crawley Local Plan consultations in March
2020 and June 2021, and we understand that these previous representations will be submitted in full to the
Secretary of State as part of the Examination. We are consequently not seeking to repeat those previous
representations but to make additional comments based on the policies as they appear in the latest draft
Local Plan. For convenience, Table 1 summarises our position in respect of representations at each
Regulation 19 consultation.

In November 2022, we made representations to Systra, Crawley Borough Council’s appointed engineer, in
respect of the design of the Crawley Western Link Road. We do not consider these objections have been
addressed in the latest iteration of Policy ST4, in particular, the Area of Search for the Link Road as now
shown on the Policies Map. We have consequently expanded our objection to this policy and enclose a copy
of our representations to Systra at Appendix 1 to this letter.

This latest consultation does not raise any other new issues. However, some of our previous objections have
not been addressed. We remain very concerned about the approach of the plan with regards to Safeguarded
Land at Gatwick Airport. In particular, we continue to object strongly to the new proposal to allocate 47
hectares of land at'Gatwick Green’ as a strategic employment site (Draft Policies EC1 and EC4). The site is
located to the east of Gatwick Airport within the boundary of the safeguarded area. For reasons set out in
these and previous representations, we contend that the Council is wrong to have concluded that this
allocation can be made without prejudicing the delivery of a second runway at Gatwick Airport. There are
also other deficiencies with this allocation, which further support our contention that this allocation should be
removed from the plan. These include:

e the site allocation is for c.47ha but the evidence base only identifies a need for 13.73ha;

e we have serious doubts about the need assessment for this employment allocation taking into account
the varying forecasts of employment land requirements from the various employment studies
underpinning the plan, together with the uncertainty arising from current economic conditions and the
implications of water neutrality on housing and employment growth at the start of the plan period, and;
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e there are serious shortcomings related to the acceptability of road access to what would potentially
become a major logistics facility;

e there is uncertainty about whether appropriate public transport access can be delivered; and

e there is uncertainty about whether the Council has cooperated adequately with authorities on
considering the functional economic market area as part of its economic evidence gathering.

Table 1: Summary of GAL'’s representations to the May 2023 Regulation 19 consultation on the draft
Crawley Local Plan (DCLP) and comparison with those made to the 2020 and 2021 Regulation 19 versions
of the DCLPs
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Two points are core to our representations:

1. The Gatwick Airport Master Plan published in July 2019, is an important consideration in the preparation
of the Local Plan and GAL have made clear the intention to bring forward a Development Consent Order
(DCO) application which will enable the routine use of our existing northern runway starting from the early
years of the new Local Plan. Indeed, as you are aware, work is underway so that the DCO application can
be made in Summer 2023. Although the proposed Northern Runway Project will be subject to a different
consenting process examined by the Planning Inspectorate, with a decision by the Secretary of State, it is
nonetheless crucial that the emerging Local Plan should recognise the Gatwick Airport Master Plan 2019
and anticipate the airport’s plans for expansion through the Northern Runway Project plus provide the
appropriate planning framework to deal with the outcome of the DCO decision once it is known.

2. In addition, with the potential for an additional wide-spaced runway and associated infrastructure to the
south of the current airport boundary coming forward during the lifetime of the Plan period (to 2040), the
emerging Local Plan should demonstrate that it continues to provide for and safeguard the land around the
airport for such potential future airport expansion, a requirement which is clearly laid down in existing
national policy (e.g. para 106(e) of the National Planning Policy Framework.

We would be pleased to engage further with the Planning Policy Team as the plan moves forward to
examination stage.

Suggested Modifications:
We consequently request that the Gatwick Green allocation is deleted from draft plan Policies EC1 and EC4
as we consider it to be ‘unsound’
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REP/062

Environment
Agency

Thank you for your consultation which we received on 10 May 2023. Having reviewed The Regulation 19
consultation, we find it “SOUND” subject to some minor changes for clarification purposes

Suggested Modifications:

REP/168

Network Rail

Local Plan
Housing —
Unmet Needs

Infrastructure
Requirements

Planning
Obligations

NETWORK RAIL RESPONSE TO CRAWLEY BOROUGH COUNCIL LOCAL PLAN (REGULATION 19)
CONSULTATION

Thank you for providing Network Rail the opportunity to make comment on the Regulation 19 version of the
Local Plan. Network Rail have previously submitted comments around Gatwick Airport and the work that has
been undertaken, the below are additional covering other issues and the latest evidence base documents.

Network Rail is the statutory undertaker for maintaining and operating railway infrastructure of England,
Scotland, and Wales. As statutory undertaker, Network Rail is under license from the Department for
Transport (DfT) and Transport Scotland (TS) and regulated by the Office of Rail and Road (ORR) to maintain
and enhance the operational railway and its assets, ensuring the provision of a safe operational railway. As a
matter of course, proponents of sites which are close to the railway boundary or sites which could affect the
railway asset directly are required to engage with our Asset Protection and Optimisation team (ASPRO).
Similarly, there are a range of level crossings (both vehicle and pedestrian) that will experience increased
usage from the proposed developments proposed within the draft Local Plan. As part of Network Rail’s
license to operate and manage Britain’s railway infrastructure, Network Rail have the legal duty to protect rail
passengers, the public, the railway workforce, and to reduce risk at our level crossings so far as is
reasonably practicable. A case-by-case risk assessment is required for the affected level crossings as and
when planning applications are made and full details of the development has been provided. The
assessments may identify that improvements / closure of level crossing is required to mitigate the imported
risk. As a public funded company, Network Rail has responsibilities to spend public funds efficiently which
consequently means we do not have the funds available to mitigate the impact of third party development on
level crossings. Consequently, Network Rail expect any mitigation required to be funded at no expense to
Network Rail.

Suggested Modifications:

REP/062

Environment
Agency

Water Quality
1.31

Water Quality

The plan covers most aspects of surface water quality to some extent but could be improved. Climate
change impacts have been included in the Local Plan, but the impacts of climate change on surface water
quality were not adequately addressed. The local plan should give more detail on measures to protect and
enhance the status water bodies under the Water Environment (Water Framework Directive) (England and
Wales) Regulations. This should be done in relation to the various elements making up the overall water
body status.




Local Plan General

Ref. No. Respondent

Policy/
Para

Comments

Specific comments

Page 14, 1.31, on “Partnership working to resolve the water supply constraint to development affecting the
local authority areas within the Sussex North Water Resource Zone. Joint commissioning of technical
evidence to secure water neutrality and ensure new development does not add to the impacts of water
abstraction on internationally protected habitats.”

Comment: It is good to see the plan is setting partnerships to resolve water supply and water neutrality.
However, water quality is essential in water supply towards current and future water needs. How will
partnership working be used to address water quality impacts.

Suggested Modifications:

REP/113 | Natural
(2023) England

Thank you for your consultation with Natural England early for our views on the Pre-submission local plan
ahead of its publishing after the Pre-election Period shared with Natural England on 09 May 2023 and
received on the same date. Natural England is a non-departmental public body. Our statutory purpose is to
ensure that the natural environment is conserved, enhanced, and managed for the benefit of present and
future generations, thereby contributing to sustainable development. Natural England has reviewed:

» Submission Crawley Borough Local Plan 2024-2040 (PDF, 10.73 MB) (Submission Publication
Consultation: May — June 2023)

« Sustainability Appraisal - Strategic Environmental Assessment report May 2023 (PDF, 6.23 MB)

» Habitats Regulations Assessment report January 2023 (PDF, 5.56 MB)

* Local Plan map (low res) (PDF, 5.79 MB)

What follows are Natural England’s comments on: the draft plan as a whole, the plan’s Sustainability
Appraisal (SA), the plan’s Habitats Regulations Assessment (HRA) and the specific policies and allocations
of the plan.

Please note that Natural England has not provided advice on all aspects of the plan, instead focusing on
aspects within Natural England’s remit; the absence of comments on a policy should not be taken as Natural
England giving support.

Additionally, Natural England were consulted on the previous iteration of the above documents. Our
previously issues advice is still relevant unless specifically stated otherwise. Our comments and views within
this letter are relevant to the current submitted draft plan.

Summary of our advice on the plan as a whole
While we have raised some queries and recommended some further modifications to certain policies, we do
not find the current plan unsound on any grounds relating to our remit.

Suggested Modifications:
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REP/113 | Natural Comments on specific plan policies
(2023) England Our detailed comments on the policies and site allocations of the local plan are provided in the Annex 1.
Please note that we have not provided comments on all policies but those which have most influence on
environmental issues. Natural England has no comment to make on the policies not covered in this
response. Other than confirming that we have referred to it when considering our advice on specific policies
and site allocations.
We have suggested some amendments and additions to both policies and supporting text throughout the
Plan, notably on Green Infrastructure, Biodiversity net gain and Water Neutrality. In our view these could all
be taken forward as minor modifications but if they were all acted upon they would leave the Plan stronger
and more coherent in delivering for the natural environment, which is one of the three central tenets of
genuinely sustainable development as set out in the National Planning Policy Framework (NPPF 2021,
paragraph 8c). Our advice is explained in annex 1.
Suggested Modifications:
REP/027 | LRM Vision VISION & STRATEGY
(2023) Planning on 1. We are broadly supportive of the vision set out for Crawley in 2040, indeed it is unobjectionable that
behalf of WT Crawley should be a place that people enjoy and want to live, work and visit. A key element of this is based
Lamb on sustainable economic growth, accordingly we support the Council’s approach which is that: Crawley will
Properties, strive to be the premier town between London and the South Coast providing jobs, learning and
the Dye development opportunities and a leisure and cultural offer that is attractive to residents and visitors. Crawley
Family and will continue to be an economic leader, with a diverse, resilient and productive economy that meets the
Elliott needs of the borough and supports the overall prosperity of the region. Crawley will provide an environment
Metals/the that supports and encourages new and established businesses securing the supporting infrastructure,
Simmonds including telecommunications, to enable business to flourish. Crawley will be the first choice of business
Family location for a variety of sectors and both domestic and international markets. Innovation, entrepreneurship

and advanced technologies will thrive, and our community will benefit from access to high value, sustainable
economic growth. Additional jobs will have been created for people living in and around the Crawley area
across a diverse range of sectors, including creative industries. Access to jobs will be assisted by learning
and development opportunities that support an empowered resident workforce giving people a real choice
about the work they can and want to do. It is clear that a strong approach towards employment land is
required more than ever in Crawley with over half of the borough’s jobs falling into the vulnerable or very
vulnerable sectors. In this regard, we strongly support the Council in seeking to dovetail the plan with its
Economic Recovery Plan which presents a vision for the borough’s future socio-economic prosperity,
supporting continued economic recovery through a series of flagship interventions. This includes the
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unlocking of sufficient suitable land for new sites to provide for all Crawley’s employment growth sectors and
help boost jobs for residents, increasing economic resilience...”

2. The plan recognises that there are significant land supply constraints faced by the borough and that a
positive approach is required to support economic recovery. We are strongly supportive of this approach
given the implications of COVID 19 and the need to significantly increase economic diversification. We note
that there is currently an opportunity to increase the supply of employment land to help diversify the
economy of the Authority so that it is not so dependent upon the recovery of air travel. This approach
underlies our clients position, the contribution that their land can make to the plan and forms the basis for our
representations.

3. However we are seriously concerned however that the approach taken towards identification of sufficient
employment land does not dovetail with the economic recovery plan rather it significantly underestimates the
amount of employment land that is required despite there being a major opportunity to identify a
comprehensive strategic site at Gatwick Green comprising a much larger area that would secure the long
term ability of the Council to facilitate economic growth to match demand and ultimately diversification and
recovery.

4. Work undertaken by HJA in respect of the updated EGA suggests significant methodological
shortcomings in the report prepared that result in a major underestimation of land required for employment
purposes. Previous concerns that we have raised have not been addressed and as a result of this along with
the failure of the EGA to robustly assess need, unless increased provision of employment land is identified
the plan cannot be found sound.

Suggested Modifications:

REP/055
(2023)

Gatwick
Green Ltd
(The Wilky

group)

Vision

1.0 Introduction

1.1 This representation is submitted on behalf of Gatwick Green Limited (GGL). For clarification, Gatwick
Green Limited is a wholly owned subsidiary of The Wilky Group (TWG), which has a long-standing
interest in the promotion of strategic employment land within the Crawley Borough Council (CBC)
area. Previous representations were submitted by TWG, but the land is now vested in Gatwick Green
Limited. This representation relates to the Vision for Crawley contained in the Draft Crawley Borough
Local Plan, 2023 (DCBLP).

1.2 GGL owns about 48 ha (119 acres) of land east of Gatwick Airport. The land has been promoted by
GGL as a strategic employment opportunity known as Gatwick Green, most of which forms a proposed
allocation as a Strategic Employment Location (SEL) of 44 ha (108.7 acres) under Strategic Policy
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1.3

2.1

2.2

EC4 in the DCBLP. The proposed allocation is for a comprehensive industrial-led development of
predominantly storage and distribution uses under use class B8.

This representation outlines GGL'’s strong support for the Vision for Crawley (DCBLP, page 18) and
outlines its vision for Gatwick Green and how this will play a significant role in advancing the Vision for
the town. The representation therefore focuses on that part of the Vision related to ‘Improving Job
Opportunities and Developing the Local Economy; Economic Growth and Social Mobility’.

Crawley: A Vision
The DCBLP Vision is for Crawley to be a modern, vibrant an sustainable town with strong and diverse
communities and sustainable economic growth to make a place that people enjoy and want to live,
work and visit. There are five key themes to the Vision relating to ensuring high-quality leisure and
cultural facilities to support health and wellbeing; creating strong and diverse communities; improving
job opportunities and developing the local economy to foster social mobility; delivering housing to
meet local needs and reduce homelessness, and protecting the environment alongside sustainability.
In relation to the economy, the Vision provides a blueprint for a socially-sustainable, healthy and
inclusive community in Crawley in line with the advice in the National Planning Policy Framework
(NPPF) and which underpins the policies in the Plan.

The Vision sets out a forward thinking and ambitious prospectus for Crawley over the next 17 years.

The key elements for the economy for Crawley are to (Savills emphasis):

e Strive to be the premier town between London and the South Coast providing jobs and learning
opportunities and a leisure and cultural offer that is attractive to residents and visitors.

e Be an economic leader with a diverse, resilient and productive economy that meets local needs
and supports the prosperity of the region.

e Have an environment that supports and encourages new and established businesses to grow and
flourish, supported by the necessary infrastructure to enable businesses to flourish.

¢ Be the first choice of business location for domestic and international markets.

e Enable the community to benefit from access to high value and sustainable economic growth
through thriving innovation, entrepreneurship and advanced technologies.

o Create additional jobs across a diverse range of sectors, supported by learning and development
opportunities.

e Redevelop / revitalise the Town Centre and Manor Royal Business District.

o |dentify land for a new industrial-led Strategic Employment Location to reinforce the status of
Crawley as the place to do business in the South East.
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2.3

24

3.2

3.3

GGL fully supports the Vision for Crawley and all the above elements aimed at delivering a vibrant and
world-class business location that also complements and supports the recovery and growth of the
UK’s second-largest airport at Gatwick. In addition to the policies on Economic Growth in the DCBLP,
the Council is advancing its Vision for the town by putting in place a number of important initiatives —
these include the regeneration of the Manor Royal Business District and the revitalisation of the Town
Centre. These are key areas of investment to raise the quality of these key business quarters and will
be supported by ambitious plans to improve the town’s walking, cycling, bus and telecommunications
infrastructure.

Whilst these initiatives will significantly enhance the quality of the business environment and related
communication networks, the scope to expand and diversify the local economy has in the past been
limited by the lack of any significant employment allocations, specifically of a strategic scale in a highly
sustainable location. Overcoming this constraint has been a key objective for the Council, the
importance of which was emphasised by the Planning Inspector at the Advisory Panel in April 2020.
The Council’s response has been both proactive and positive by allocating 44 ha for an industrial-led
Strategic Employment Location (SEL) at Gatwick Green east of the Airport.

Gatwick Green, therefore, represents an important part of the Council’s Vision for Crawley with the
ability to deliver on a range of critical success factors within the Vision.

Conclusion
Gatwick Green Limited is a wholly owned subsidiary of the Wilky Group: the land is vested in Gatwick
Green Limited. The Wilky Group is a family-owned and run company that has a 70-year track record
of successful market-led development and property innovation across the UK. Their dedication to
creating brand new places that help fulfil the true potential of those they serve has resulted in more
than 80 successful development projects, all of which have led to a diverse range of job and training
opportunities.

Gatwick Green is being delivered by Gatwick Green Limited, and their team of industry experts, whose
collective commitment to the project since 2015 will help support Crawley's ambition to become an
economic leader by providing businesses and their staff a premium business location served by high-
quality infrastructure.

Gatwick Green provides Crawley and the wider region with a unique and timely opportunity to catalyse
diversification, investment and economic growth; one that is perfectly placed to help power recovery
with a next generation of logistics infrastructure, jobs, and training.
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3.4

3.5

3.6

3.7

The diverse business and employment opportunities planned on-site, supported by high-quality
education and training, will create a much-needed complementary offer to aviation, supporting future
prosperity and resilience for Crawley and the wider region, with little displacement for existing
employers at Manor Royal and other industrial areas.

Through the provision of future-proofed infrastructure, sustainable transport and digital connectivity,
and renewable energy provision, Gatwick Green will become a leading logistics destination where
green space, the natural environment and technology are integral to its design.

GGL’s long-term commitment to supporting local business, education and skills communities is
evidenced by leadership and participation in numerous initiatives including: Business South,
(previously Enterprise First), Enterprise M3 Local Enterprise Partnership and the CBI’s South East
Council and SME Council. Through this, the Group has a proven record of supporting start-up and
small businesses.

With a track record of successful partnership and collaboration, GGL is keen to support communities
by working closely with Crawley Borough Council, the Gatwick Diamond and local colleges to deliver
the education and skills agenda through Gatwick Green.
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Suggested Modifications:

REP/113
(2023)

Natural
England

Vision

Comments on local plan’s Vision

We support your vision’s focus on protecting the environment and sustainability. We specifically support the
strong focus on: CO2 emission reduction, water efficiency, green growth, conservation of natural resources,
reduction of pollution, biodiversity net gain, protection of priority species/habitats and the delivery of
ecosystem services. Which are in line with the aims of section 15. of the National Planning Policy
Framework (NPPF) and the overarching goals and actions of the government’s Environmental Improvement
Plan (EIP).

Suggested Modifications:

REP/152

Save West of
Ifield
Campaign

Crawley: A
Vision

The Local Plan highlights the need for improved healthcare and facilities for residents of the town and that
they will be delivered locally (page 18). However, it fails to say how this will happen and fails to recognise or
mention the additional pressure that will be placed on these already strained services by people using them
who reside in the out of town developments such as West of Ifield? This is a serious omission in the Local
Plan.
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Suggested Modifications:

REP/152

Save West of
Ifield
Campaign

Crawley: A
Vision

The Local Plan states that local communities will be directly involved in planning how the town grows (Page
18). How does it reconcile this worthy sentiment with the fact that other local authorities seem intent on
placing their housing developments on the borders / outskirts of Crawley including the potential West of Ifield
development. Neither CBC or local communities have any influence or input into these developments.

Suggested Modifications:

REP/119
(2023)

Turley on
behalf of A2
Dominion

2.30-2.33-
Adjacent to
Crawley

Development adjacent to Crawley

Paragraphs 2.30 — 2.33 of the draft Local Plan relate to the growth of Crawley outside of its administrative

boundaries and, in turn:

» Paragraph 2.31 refers to planned development in other authorities

» Paragraph 2.32 states that “Other potential urban extensions to Crawley may include extensions to the
east and/or west of the borough boundary. All opportunities are being explored to understand whether
these would constitute the most sustainable housing development locations in the context of the wider
housing market area and travel to work area and whether the existing infrastructure, and environmental
constraints can be resolved.”

» Paragraph 2.33 states that “This plan should not be considered as an indicator of the extent of
acceptable development adjacent to Crawley.”

In our opinion, the Crawley Local Plan should not seek to identify the potential locations for growth outside of
Crawley. However, that is what appears to be inferred by paragraph 2.32. It is quite right that the Local Plan
does identify a significant unmet housing need, but it is for the adjoining authorities to accommodate this.
Further analysis may well indicate that such opportunities exist to the south of Crawley. Our proposed
approach is reinforced by the text at paragraph 12.21 of the Local Plan which refers to the complexities
associated with the westward expansion of Crawley and the Western Link Road.

Suggested Modifications:

We consider that paragraph 2.32 should be amended as follows in order to ensure consistency with
paragraph 2.33:

“Other potential urban extensions to Crawley may include extensions to the east and/or west of the borough
boundary. All opportunities are being explored to understand whether these would constitute the most
sustainable housing development locations around Crawley can accommodate its growth in the context of
the wider housing market area and travel to work area and whether the existing infrastructure, and
environmental constraints can be resolved.”

REP/152

Para: 2.36

The Local Plan rightly recognises the positive impact that connective ecological networking and biodiversity
has on mental and physical wellbeing of the town's residents (Page 27 para. 2.36). However, it fails to
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Save West of
Ifield
Campaign

identify or comment on how this is being impacted on by the loss of local green space and amenities by out
of town developments such as West of Ifield. Crawley's precious green space is being rapidly eroded and
lost. The Local Plan identifies the importance on health on health of access to green open spaces (Page 35)
but again fails to deal with these being lost on the town's borders by housing development.

Suggested Modifications:




Chapter 3. Sustainable Development

Ref. No. Respondent Policy/ Comments
Para
REP/011 National SD1 Table 3 (below) sets out more detailed representations. These are suggestions for how the Plan and its policies could be made clearer and
(2023) Highways robust, to assist plan users.
Table 3: Detailed Representations
NH Rep. No. Local Plan Reference NH response
NHOO7 Policy SD1: Presumption in Favour of This over-arching strategic policy needs to be strengthened by
Sustainable Development responding positively to the expectations of Circular 1/2022. For
example, reference should be made to reducing the overall need to
travel, especially by car, through layout and design of developments.
Suggested Modifications:
REP/087 | Woodland SD1 Response from the Woodland Trust
(2023) Trust The Woodland Trust is the UK's leading woodland conservation charity and wants to see a UK that is rich in
native woods and trees, for people and wildlife. We aim to achieve this by restoring and improving woodland
biodiversity and increasing people's understanding and enjoyment of woods and trees.
We own over 1,275 sites across the UK, covering over 23,580 hectares, and we have around 500,000 members
and supporters. The Trust is recognised as a national authority on woods and trees, and the benefits and value
that they deliver for climate, nature, and society.
We welcome the opportunity to comment on the Crawley Local Plan Submission Draft.
Note: we consider all the policies to be legally compliant and sound unless otherwise stated in the
response.
Policy SD1 Sustainable Development
We welcome this policy, in particular point 1) the priority given to Crawley’s commitment to being carbon neutral
by 2050 and point 4) protecting and enhancing green infrastructure and biodiversity.
Suggested Modifications:
REP/011 National SD2 This should promote visions for developments which set outcomes communities want to achieve. Underpinning
(2023) Highways these visions should be the need for developments to reduce the need to travel, especially by car, and to

maximise opportunities for sustainable travel. This is needed to promote health and well-being, as well as
reducing the reliance on the SRN for local journeys. This proposed change would help demonstrate compliance
with the expectations of Circular 1/2022.

Suggested Modifications:
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REP/029
(2023)

Sport
England

SD2

3.19

Paragraph 3.19 is supported for the reasons set out in Sport England's representations on policy SD2 of the 2020
submission consultation. However, minor updates are requested to paragraph 3.19 to reflect that Sport England's
Active Design guidance has been reviewed in 2023. While the 10 Active Design principles referenced in the
paragraph have been maintained some minor amendments have been made to the wording of some of the
principles, notably principles 3, 4, 7, 8, 9 and 10. The reviewed guidance is now supported by Active Travel
England and the Office for Health Improvement and Disparities (OHID) rather than Public Health England that
has now been replaced by OHID.

Suggested Modifications:

Minor amendments are requested to paragraph 3.19 ensure that the references to Active Design are up-to-date
and accurate. The wording of the applicable Active Design principles should be amended to reflect the wording of
the principles in the latest guidance - see the Active Design guidance document on Sport England's website for
details https://www.sportengland.org/guidance-and-support/facilities-andplanning/design-and-cost-
guidance/active-design. Reference to "Sport England and Public Health England” should be replaced by "Sport
England supported by Active Travel England and the Office for Health Improvement and Disparities".

REP/152

Save West of
Ifield
Campaign

3.20

The Local Plan identifies the need for Planning and Health Impact Assessments to plan for health services and
hospitals in any developments within the town’s boundaries (Para. 3.20). This is laudable but fails to recognise
the inability of CBC to control or influence the provision on such services from developments, such as West of
Ifield, on the town's borders. East Surrey Hospital and local health services within the town are already under
intense pressure which will only be increased by the additional demand from such developments.

This is an unacceptable omission given that the Local Plan recognises the need for growing health care facilities
including GP and dental services (Page 148, Para. 11.19)

Suggested Modifications:
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REP/066 | Mid Sussex SD3 Crawley Local Plan 2024 — 2040 — Submission version (June 2023)
(2023) District Mid Sussex welcomes the opportunity to comment on the submission Crawley Local Plan (the Plan) and our
Council detailed comments build on our earlier response to the Regulation 18 draft of the Local Plan and those made in

March 2020 in relation to the first regulation 19 consultation and the second in June 2021. It is noted that
comments made to previous consultations do not need to be repeated and all Regulation 19 representations will
be submitted in full to the Secretary of State for the Examination. For ease, a copy of our responses made in
March 2020 and June 2021 is attached.

In a letter dated 14 April 2023 to Mid Sussex DC, Crawley BC also sought confirmation of the role Mid Sussex
can make in assisting Crawley to address unmet housing needs and specific communities housing needs. Mid
Sussex District Council’s response to this request is also set out in this letter.

Local Plan Comments
Mid Sussex has reviewed Crawley’s Plan and accompanying evidence that has been prepared to support the
Plan.

Strategic Policy SD3: North Crawley Area Action Plan (now deleted)

Mid Sussex is disappointed that this policy has been deleted and therefore that an opportunity to review the future
growth and operational needs of the airport alongside other development needs of Crawley, including economic
growth and housing, to enable efficient use of land within Crawley is no longer included.

Our previous comments made in March 2020 and June 2021 remain relevant.

Suggested Modifications:
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REP/021 | Gladman SCD4 Viability

(2023) Developments | Viability Gladman note the updated Viability Assessment (December 2022) which is primarily in relation to WRZ
and the cost of mitigation solutions for new developments.
The Council anticipate that the cost of mitigation will reduce once improvement measures are introduced
by Southern Water, but at present such cost calculations are assumptions supported by the Sussex North
Water Neutrality Study. On this basis, the viability study states that Council have considered that £2,000
per dwellings as a reasonable assumption to achieve the standards.
However, the water neutrality study sets out a number of mitigation solutions which is usefully summarised
within the Joint Water Neutrality Topic Paper. Paragraph 3.27(2) states that to achieve the water efficiency
standard of 85 litres per day, per person the following measures can be employed and the associated
costs:
- Fittings-based approach: between £349 and £431;
- Fittings-based approach if appliances are not part of the standard fit-out: between £1,049 and £1,531;
and
- Greywater recycling: between £4,000 and £4,340.
This suggests that it may be more costly to deliver water efficiency standards than is considered in the
viability study. Therefore, it is necessary to update the viability study to account for the higher cost
scenario.
Furthermore, these approaches do not account for the emerging offsetting scheme and the cost for
developers to access the scheme, which have not been finalised yet. This is a considerable uncertainty
which has not been factored into the updated viability study.
The above highlights further reasons to await further clarification on water neutrality issues to properly
justify the requirements of the Local Plan and ensure that all of the identified development needs of the
borough are met.
Suggested Modifications:

REP/032 | West Sussex IN1 (Viability Policy IN1 (Infrastructure Provision) is worded flexibly to secure CIL contributions or S106 for the funding of

(2023) County Assessment) education infrastructure.

Council

WSCC would like to withdraw its previous comment (from 2021) in relation to the ‘Whole Plan Policies and
Community Infrastructure Levy Viability Assessment’ (March 2021). The Viability Assessment update
(December 2022) clarifies that, there is the possibility of s106 monies for education and other infrastructure
being appropriate outside of the scope of CIL but no such strategic scale/neighbourhood-level development
is currently proposed in the local plan and therefore this scenario is unlikely and unforeseeable.
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Suggested Modifications:
REP/133 | The Planning H5 McCARTHY STONE RESPONSE TO CONSULTATION ON THE CRAWLEY BOROUGH DRAFT LOCAL
(2023) Bureau Viability PLAN 2024-2040 (REGULATION 19) SUBMISSION PUBLICATION CONSULTATION (MAY TO JUNE

2023)

Thank you for the opportunity to comment on the Crawley Borough Draft Local Plan 2024 — 2040
(Regulation19), submission publication consultation. McCarthy Stone is the leading provider of specialist
housing for older people including retirement housing and extra care housing in the UK. Please find below
our comments on the consultation.

We note that this is a further regulation 19 consultation and that the website states that ‘If you submitted a
response to a previous Regulation 19 consultation, you do not need to resubmit or repeat these.
Responses from the previous Regulation 19 consultations will be submitted, in full, to the Secretary of
State for the Local Plan’s examination, along with responses received in this consultation.”. We have
therefore responded to this consultation on the basis that our representation, REP/133, made on the 30th
June 2021 will still be submitted alongside this representation but have the following further comments to
make. In addition, we highlight that we still maintain our comments / objections to policies DD1, DD4, ST2
and H3. In particular, we are disappointed that the Council have not considered incorporating a stand along
policy supporting the delivery of housing for older people, given the need, in line with our comments to H3.

Policy H5 Affordable housing.

We provided a detailed response to the 2021 Regulation 19 consultation and being mindful of the guidance
in the PPG that confirms it is the responsibility of site owners and developers to engage in the Plan making
process we provided a separate document to that consultation that undertakes viability appraisals for the
sheltered and extra care older persons’ housing typologies. Within this viability appraisal, we challenged
some variables within the ‘Crawley Borough Local Plan Review: Whole Olan Policies and CIL Viability
Assessment, March 2021’ (Dixon Searle). Our representation concluded that older person’s housing is not
able to provide an affordable housing contribution or CIL in Crawley and recommended that ‘Specialist
older persons’ housing including sheltered and extra care accommodation will not be required to provide an
affordable housing contribution’.

As a result of our representation no amendments to the plan appear to have been made. The council have
published a ‘Viability Assessment — Updated, December 2022’ (Dixon Searle) (Viability Assessment) to
support this consultation however this does not discuss or update viability analysis of specialist housing for
older people (sheltered / extra care).

This lack of amendment or update is surprising given our detailed viability appraisal of sheltered and extra
care schemes that identified discrepancies in the inputs to viability in terms of dwelling mix, sales period
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site works, profit, sales and marketing costs and sales values. Since the original Viability Assessment was
undertaken build costs have also increased and sales values have been more challenging, both of which
will affect viability further.

We would remind the Council of the increased emphasis on Local Plan viability testing in Paragraph 58 of
the NPPF and that the PPG states that “The role for viability assessment is primarily at the plan making
stage. Viability assessment should not compromise sustainable development but should be used to ensure
that policies are realistic, and that the total cumulative cost of all relevant policies will not undermine
deliverability of the plan” (Paragraph: 002 Reference ID: 10-002-20190509). The evidence underpinning
the Council’s planning obligations and building requirements should therefore be robust.

The viability of specialist housing for older people is more finely balanced than ‘general needs’ housing and
although we commend the Council in testing the older people’s housing typology within the Viability
Assessment, as this accords with the typology approach detailed in Paragraph: 004 (Reference ID: 10-004-
20190509) of the PPG, we are disappointed that our representation has not been considered in detail and
changes incorporated within the plan. If this is not done, the delivery of much needed specialised housing
for older people may be significantly delayed with protracted discussion about other policy areas such as
affordable housing policy requirements which are wholly inappropriate when considering such housing
need.

We therefore recommend that the Council ensure that a further update to the Viability Assessment is
undertaken to inform the plan. The update must consider older person’s housing and the inputs discussed
in our previous representation. If older person’s housing is found to be not viable an exemption must be
provided within the plan in order to prevent protracted conversations at the application stage over affordable
housing provision and delaying the provision of much needed older persons housing.

Suggested Modifications:

Recommendation:

The viability evidence is updated to make sure it is up to date, the outcomes then incorporated into the plan
and we would recommend the following text is added to policy H5.

‘Specialist older persons’ housing including sheltered and extra care accommodation will not be required to
provide an affordable housing contribution’

REP/055
(2023)

Gatwick Green
Ltd (The Wilky
Group)

Planning
Obligations
Annex

1.0 Introduction
Background
1.4 This representation is submitted on behalf of Gatwick Green Limited (GGL). For clarification, Gatwick
Green Limited is a wholly owned subsidiary of The Wilky Group (TWG), which has a long-standing
interest in the promotion of strategic employment land within the Crawley Borough Council (CBC)
area. Previous representations were submitted by TWG, but the land is now vested in Gatwick Green




Viability Assessment/Planning Obligations Annex

Ref. No. Respondent Policy/ Comments
Para

Limited. This representation relates to the Planning Obligations Annex in the Daft Crawley Borough
Local Plan, 2023 (DCBLP).

1.5 GGL owns about 48 ha (119 acres) of land east of Gatwick Airport. The land has been promoted by
GGL as a strategic employment opportunity known as Gatwick Green, most of which forms a
proposed allocation as a Strategic Employment Location (SEL) of 44 ha (108.7 acres) under
Strategic Policy EC4 in the DCBLP. The proposed allocation is for a comprehensive industrial-led
development of predominantly storage and distribution uses under use class B8.

Scope of representation
1.6 This representation sets out the evidence in support of the Planning Obligations Annex (the Annex)
with reference to:
e The National Planning Policy Framework (NPPF, 2021).
¢ The Planning Practice Guidance (PPG).

20 Planning Obligations Annex
Intention of the Annex

21  The purpose of the Planning Obligations Annex is to provide the basis for developer contributions,
the in-principle need for which is established in various planning polices in the DCBLP. The DCBLP
is supported by a Whole Plan Policies & Community Infrastructure Levy Viability Assessment and
related update’, which through an iterative process demonstrated that the optimum approach was
taken to ensure the Plan secured the necessary requirements in order to make development
acceptable in planning terms, whilst being viable and deliverable. The overarching policy that
requires planning obligations related to development is Strategic Policy IN1.

2.2 The Annex is therefore important to ensure development within Crawley is served by, and helps
provide, infrastructure of a suitable scale, quality and location so as to avoid harmful impacts. The
Annex sets out the basis for planning obligations under various policies in the form of works or
derived from contribution amounts based on formulas or generic approaches. This includes a
formula for a sustainable transport contribution, which applies to all residential and commercial
developments outside of the Gatwick Airport Boundary.

! For: Crawley Borough Council Crawley Borough Local Plan Review: Whole Plan Policies & Community Infrastructure Levy Viability Assessment, Dixon Searle
Partnership for Crawley BC, Final Report Issued March 2021 | Viability Assessment - Update and Viability Assessment — Update Appendix I: Results summary tables &
sample appraisal summaries, Dixon Searle Partnership for Crawley BC, December 2022
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National planning policy and guidance

2.3

24

25

26

The Annex is considered to be in accordance with the policy and guidance contained in the National
Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG). The need to plan for
and protect infrastructure features throughout the NPPF. In relation to strategic infrastructure related
to strategic land use policies such as Strategic Policy EC1 and Strategic Policy EC4, the NPPF
requires those polices to make sufficient provision for, inter alia, infrastructure to serve strategic
development; such infrastructure includes transport, telecommunications, security, waste
management, water supply, wastewater, flood risk and coastal change management, the provision of
minerals and energy (including heat), and community facilities (such as health, education and
cultural infrastructure) (para 20). The NPPF requires joint working between strategic policy-making
authorities and relevant bodies to determine where additional infrastructure is necessary (para 26).

Local Plans should set out the contributions expected from development, including for infrastructure
such as that needed for education, health, transport, flood and water management, green and digital
infrastructure. Such policies should not undermine the deliverability of the Plan (para 34).
Paragraphs 55 — 58 deal with planning obligations to bring about the delivery of infrastructure related
to new development. The policy guidance states that planning authorities should use conditions on a
planning permission where possible, or otherwise where a condition is not appropriate, use planning
obligations. Where planning obligations must be secured, they must only be sought where they meet
the tests set out in Regulation 122(2) of the Community Infrastructure Levy (CIL) Regulations 2010,
i.e. they are necessary to make the development acceptable in planning terms, directly related to the
development and fairly and reasonably related in scale and kind to the development.

NPPF paragraph 58 goes on to confirm the importance of up-to-date policies that identify
contributions expected from development — planning applications in accordance with such policies
will be treated as being viable in line with the viability assessment of the Local Plan. The weight to be
given to scheme-specific viability assessments at the application stage will depend on how up-to-
date the Plan and related viability assessment are and any changes in the circumstances of the site
since the Plan was adopted.

The importance of providing infrastructure features throughout the NPPF in relation to achieving
sustainable development (para 8a); building a strong and competitive economy (para 81); promoting
healthy and safe communities (para 92c); promoting sustainable transport (Section 9); supporting
high quality communications (Section 10), and meeting the challenges of climate change (Section
14).
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2.7

2.8

The NPPF policy is supplemented by more detailed guidance in Planning Practice Guidance (PPG)
on planning obligations2. PPG sets out guidance on the scope, nature and use of planning
obligations under CIL or developer contributions. PPG states that policies for planning obligations
should be set out in plans and examined in public, and informed by evidence of infrastructure needs
and a proportionate assessment of viability (Paragraph: 004 Reference ID: 23b-004-20190901).

It is considered that the Annex provides an appropriate basis for securing reasonable and
proportionate planning obligations from new development. It is therefore consistent with national
policy and guidance on infrastructure and planning obligations, and so represents sound guidance in
the context of the tests at paragraph 35 of the NPPF.

The need to retain flexibility in application

29

2.10

2.11

PPG states that the evidence of need for infrastructure can be standardised or formulaic, and plan-
makers should consider how needs and viability may differ between site typologies and may choose
to set differential requirements. Policy requirements should be clear so that they can be accurately
accounted for in the price paid for land. PPG also states that developers may be asked to provide
contributions for infrastructure in several ways (Paragraph: 003 Reference ID: 23b-003-20190901),
implying that there should be flexibility in how that is achieved, such as through planning obligations
or contributions under CIL.

PPG goes on to state that “...if a formulaic approach to developer contributions is adopted, the levy
can be used to address the cumulative impact of infrastructure in an area, while planning obligations
will be appropriate for funding a project that is directly related to that specific development”. Whist
this guidance implies a binary approach to the funding and delivery of infrastructure, in reality the
picture will be somewhat less clear. Some infrastructure ‘projects’ may be clearly required, whilst
others may in part/full be triggered by past/future underlying growth or other development; in such
cases, this may require a more nuanced approach. This therefore implies that the DCBLP should
include some text that reflects the need for a flexible approach to the application of the Annex.

However, this flexibility is not reflected in the Annex. Pages 270-271 of the DCBLP set out the
approach to planning obligations and CIL, but it is considered that the Plan would benefit from some
text to summarise the core of the Council’s approach and its role in working with developments to
bring infrastructure forward. Aligned with the need for some flexibility, TWG has made
representations to Strategic Policy EC4, which include the removal of the clause that precludes the

2 https://www.gov.uk/guidance/planning-obligations
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application of a s106 sustainable transport contribution to Gatwick Green — this would also align the
policy with the Annex.

2.12 More specifically, there is a need for flexibility in relation to meeting the obligation in relation to
employment and skills development under Policy EC5. The policy and the Annex require
development to contribute by (1) committing to a site-specific employment and skills plan, and (2)
making a proportionate financial contribution towards employment and skills initiatives in Crawley.

213 TWG supports the objectives behind these obligations, but considers that there is a need for more
flexibility in the case where a development provides on-site employment and skills training capacity,
that ought to be assessed as providing for skills training, in lieu of a contribution under Policy EC5
and the Annex (DCBLP page 278, item (ii)). For large scale developments, such a Gatwick Green,
providing on-site skills and apprenticeship training facilities in the area of strategic logistics and
advanced manufacturing would provide a suitable alternative way of delivering significant social and
economic value to Crawley. Therefore, there should be flexibility in the application of Policy EC5, in
combination with the Annex, to recognise that such value can equally be provided as works in lieu of
a financial contribution.

Suggested Modifications:

3.0 Proposed changes to the Planning Obligations Annex

3.1 In order to reflect the need to ensure a flexible approach to the identification of the most appropriate
form of planning obligations and the Council’s role in that, it is proposed that the following text be
added to the end of the first paragraph on page 271 of the DCBLP:
“In summary, infrastructure will be funded via CIL or development contributions under s106, or
otherwise provided as works undertaken by developers so as to make development acceptable in
planning terms. Crawley Borough Council will work with developers to secure the delivery of
infrastructure.”

3.2 In order to acknowledge that the contribution towards employment and skills training in Crawley
could be in the form of on-site skills training and education facilities, the following text should be
added to the paragraph on page 282 of the Plan under the heading ‘Policy EC5: Employment and
Skills Development’:

“It is recognised however, that for some major developments, it may be more appropriate for
provision to meet part ii.) of the policy to be in the form of on-site education and skills training
facilities to be funded by the development and its occupiers.”
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REP/168 Network Rail Local Plan NETWORK RAIL RESPONSE TO CRAWLEY BOROUGH COUNCIL LOCAL PLAN (REGULATION 19)
Housing — CONSULTATION

Unmet Needs

Infrastructure
Requirements

Planning
Obligations

Thank you for providing Network Rail the opportunity to make comment on the Regulation 19 version of the
Local Plan. Network Rail have previously submitted comments around Gatwick Airport and the work that
has been undertaken, the below are additional covering other issues and the latest evidence base
documents.

Network Rail is the statutory undertaker for maintaining and operating railway infrastructure of England,
Scotland, and Wales. As statutory undertaker, Network Rail is under license from the Department for
Transport (DfT) and Transport Scotland (TS) and regulated by the Office of Rail and Road (ORR) to
maintain and enhance the operational railway and its assets, ensuring the provision of a safe operational
railway. As a matter of course, proponents of sites which are close to the railway boundary or sites which
could affect the railway asset directly are required to engage with our Asset Protection and Optimisation
team (ASPRO). Similarly, there are a range of level crossings (both vehicle and pedestrian) that will
experience increased usage from the proposed developments proposed within the draft Local Plan. As part
of Network Rail’s license to operate and manage Britain’s railway infrastructure, Network Rail have the
legal duty to protect rail passengers, the public, the railway workforce, and to reduce risk at our level
crossings so far as is reasonably practicable. A case-by-case risk assessment is required for the affected
level crossings as and when planning applications are made and full details of the development has been
provided. The assessments may identify that improvements / closure of level crossing is required to
mitigate the imported risk. As a public funded company, Network Rail has responsibilities to spend public
funds efficiently which consequently means we do not have the funds available to mitigate the impact of
third party development on level crossings. Consequently, Network Rail expect any mitigation required to
be funded at no expense to Network Rail.

Suggested Modifications:




Wellbeing & Communities

Regulation 19 Consultation May-June 2023 Representations
Local Plan Chapters 4 - 8 & Infrastructure Plan



Chapter 4. Character, Landscape and Development Form

Ref. No. Respondent Policy/ | Comments
Para
REP/035 | Vail Wiliamson | CL3 Policy CL3: Character, Landscape & Development Form
(2023) behalf of In regard to design the Local Plan Review, Chapter 4: Character, Landscape & Development Form, also sets out
Ardmore Ltd under Policy CL3: Movement Patterns, Layout and Sustainable Urban Design that all development should seek to

use land more efficiently and sustainably. The policy states that any development should “integrate land uses and
movement networks.”
We contest that Policy ST4 is consistent and robust when consider against Policy CL8 by virtue of allocating
development at Gatwick Green despite Policy CL3 stating that development that development “ should build
upon, connect to, enhance and extend sustainable movement, in turn maximising opportunities for compact
development and sustainable travel and increased levels of sustainable transport modal share... and put people
before traffic and encourage walking and cycling through establishing a layout of pathways which: Understand
and respond to the wider borough pattern of movement, demonstrating how walking and cycling connections will
enhance and integrate schemes with Crawley town centre, local centres, transportation hubs, schools and
employment areas. (Emphasis added).
Suggested Modifications:
As per our comments under EC4, we therefore submit that the Strategic Employment Allocation at Gatwick Green
is inconsistent with CL3 and is unsound and unjustified.

REP/066 | Mid Sussex CL3 Policy CL3 — Movement Patterns, Layout and Sustainable Urban Design

(2023) District Council This policy was part of CL4 in the 2020 version, previous comments made in March 2020 and June 2021 remain
relevant.
Suggested Modifications:

REP/033 | Horsham District | CL4 Strategic Policy CL4: Compact Development — Layout, Scale and Appearance

(2023) Council We support this policy in principle, but consider it is not justified as stands.

We welcome that the policy sets out minimum densities that are higher than previously used. This is an important
step in ensuring no stone is unturned in seeking to maximise meeting identified housing needs in Crawley.

We note that Reasoned Justification paragraph 4.43 states: “Policy CL4 establishes a minimum density
expectation for the borough of at least 45 dwellings per hectare. This has been reached through an assessment
of the town’s existing density levels, considering good practice within the borough and through seeking to achieve
a challenging but generally appropriate minimum level in order to maximise effective use of land without creating
significant harm to amenity and character.”

In our comments submitted to the previous Regulation 19 Plan (Jun 2021), we noted that the forthcoming
Densification Study would be likely critical in addressing our concerns with regards making optimal use of
development land in Crawley and provide justification for the density ranges in Policy CL4. We are pleased to see
that such a study has been completed and consider that the Compact Residential Development Study (May
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2023) presents a very comprehensive theoretical analysis of good practice in higher density design, with
particular focus on high accessibility corridors.

However, we have struggled to find explanation within the study for the density ranges in the policy (i.e. minimum
200dpa for high density, 60-200dpa for moderate density, and 45dpa elsewhere). We have also been unable to
identify any methodology for determining appropriate density ranges for specific character areas (for example
differentiating between town centre predominance of apartment blocks, Victorian terrace neighbourhoods, post-
war municipal housing, etc). Such analysis should have provided benchmarks against which to assess individual
sites (without a live planning permission) to feed into the SHLAA (which should seek the highest workable
number of homes for the site), and in turn the calculation of overall urban capacity. In other words, the
assessment of the town’s existing density levels should be transparently presented and related to the density
thresholds in Policy CLA4.

Suggested Modifications:

Change sought: Further update to the evidence base document is sought to provide a spatial analysis of what
density ranges are appropriate in given contexts. This should transparently present the assessment of the town’s
existing density levels and demonstrate the density ranges / minima to be sufficiently challenging by way of
maximising use of development land.

REP/066
(2023)

Mid Sussex
District Council

CL4

Policy CL4 — Compact Development — Layout, Scale and Appearance
This policy was part of CL5 in the 2020 version, previous comments made in March 2020 and June 2021 remain
relevant.

Mid Sussex supports this policy in principle as it seeks to make more efficient use of land.

The Council notes that the policy has been amended to support the requirement for higher density outside
locations identified in (i) and (ii), but considers that the Policy would be more effective if the ‘appropriate levels of
accessibility to enhance public transport services’ are defined.

Suggested Modifications:
Changes required: An explanation of how ‘appropriate levels of accessibility to enhance public transport
services’ will be defined is also required.

REP/137

Resident 53

CL4

| assume the document is compliant to the above or it would not have been presented and so have marked
accordingly with the exception of 'sound', as dwellings per hectare is rather vague to the person having to live at
the property.

Surely this should be a major concern for residents wellbeing and health & safety due to the risk of fire spreading
between dwellings and additionally the side of property maintenance of these dwellings as time requires.

Suggested Modifications:
| believe there should be a distance between dwellings incorporated within the text not just a vague properties per
hectare and this should be agreed with the local fire service taking into account future maintenance requirements.
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REP/160 | Chichester CL4 e supports the introduction of high-density targets for the Town Centre and accessible locations (Policy CL4)
District Council and the housing typology policies (Policy H3, H3a — H3f) which will help to maximise capacity and positively
influence development opportunities.
Suggested Modifications:
REP/167 | Muller Property | CL6 Draft Crawley Borough Local Plan 2024-2040 Regulation 19 Consultation May-June 2023 Representations on

Group (Agent:
Walsingham
Planning)

behalf of Muller Property Group Consultation

Reference: Policies CL6, HA5, and H5

| write on behalf of Muller Property Group to formally respond to the Council’'s Local Plan Review Proposed
Submission (Regulation 19) consultation.

Muller Property Group control a site at 1066 Balcombe Road Crawley on which they are progressing proposals
for a new care home. A planning application was refused by Crawley Borough Council in April 2023 and a new
application is being prepared which responds to the Council’s reasons for refusal. At the same time they are
considering their appeal position.

The representations are made in the context of a new care home on this site that lies within the Crawley built up
area and which forms part of the Forge Wood ‘Key Housing Site’ for new residential development.

The focus of this response is with draft Polies CL6, HA5, and H5. These representations will deal with each Policy
in turn.

Policy CL6: Structural Landscaping
The proposed wording states:

Areas of trees and soft landscape that make an important contribution to the development of the town and its
distinct neighbourhoods, in terms of character and appearance, structure, screening or softening, have been
identified on the Local Plan Map as Structural Landscaping. Developments are required to respect and plan for
the conservation of the landscape character of the town and should enhance the prominence, legibility and
visibility of these natural assets through the orientation and layout of new development. Proposals should protect
and/or enhance, including through extending and connecting areas of structural landscaping where appropriate.
The visual impact of proposals on structural landscaping should be demonstrated.

Where limited or weak structural landscaping can be identified as a negative factor in the attractiveness of an
area, opportunities will be sought to deliver enhancements as part of development proposals, this may include
improvements to biodiversity and habitat creation where multiple benefits can be achieved.




Chapter 4. Character, Landscape and Development Form

Ref. No.

Respondent

Policy/
Para

Comments

It is unclear on what basis areas on the policies map have been selected as structural landscaping and the
justification for doing so. There is no justification or analysis provided within the draft plan.

With regards to Balcombe Road where Muller’s interest lies, the current Plan doesn’t include this designation
whereas the proposed policies map has structural landscaping abutting and directly opposite the site. The site is
currently allocated for residential development and sits within the built up area of Crawley. The Forge Wood Key
Housing Site and other nearby housing developments on the opposite side of Balcombe Road currently being
built out mean that the area is undergoing significant change.

It is not clear what has changed from the current situation to warrant the Council to consider these “structural
landscaping” designations. The trees are not the subject of a Tree Preservation Order and the site does not lie in
a Conservation Area. The policy appears to be attempting to introduce a new layer of protection where none
currently exists.

The change in this area is in the direction of growth and development. It is an area of mixed character and the
new residential developments on either side of Balcombe Road will be experienced when in the area. A
“structural landscaping” designation and draft policy wording is seemingly at odds with the changing character of
the area, the site allocation, and developments being built out.

Many of the criteria set out within the draft Policy could easily be interpreted as development or change being
inappropriate, it offers significant scope to object to a development affecting “structural landscaping” for highly
subjective reasons.

There are already a suite of adopted development plan policies which deal with character and landscaping, and
any potential impacts which may arise from development affecting such areas can be assessed and controlled
under current policy which can be repeated in the new Local Plan.

The wording of the Policy and some of the areas which have been designated make it unsound. It is not justified,
and the subjectivity of the wording makes it not effective.

Suggested Modifications:

REP/055
(2023)

Gatwick Green
Limited

CL7

1.0 Introduction

1.1 This representation is submitted on behalf of Gatwick Green Limited (GGL). For clarification, Gatwick
Green Limited is a wholly owned subsidiary of The Wilky Group (TWG), which has a long-standing interest
in the promotion of strategic employment land within the Crawley Borough Council (CBC) area. Previous
representations were submitted by TWG, but the land is now vested in Gatwick Green Limited. This
representation relates to Policy CL7 Important and Valued Views in the Draft Crawley Borough Local Plan,
2023 (DCBLP).
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1.2

1.3

2.0

2.1

22

GGL owns about 48 ha (119 acres) of land east of Gatwick Airport. The land has been promoted by
TWG/GGL as a strategic employment opportunity known as Gatwick Green, most of which forms a
proposed allocation as a Strategic Employment Location (SEL) (the Site) under Strategic Policy EC4 of the
DCBLP. The proposed allocation is for a comprehensive industrial-led development of predominantly
storage and distribution uses under use class B8.

This representation notes that Policy CL7 is broadly in accordance with the advice in the National Planning
Policy Framework (NPPF, 2021) and the Planning Practice Guidance (PPG). It also confirms that Gatwick
Green can be masterplanned and designed so as to be in accordance with the key objectives contained in
Policy CL7.

Policy CL7 — intent of policy and compliance

Intention of the policy
The purpose of Policy CL7 is to protect and/or enhance important views across the Borough. The change in
levels from the High Weald to the Low Weald allow views across the area, contributing to its character.

Policy CL7 has three sections identifying Linear Contained Views, Long Distance Views and Valued
Landscape and Views. It also sets out that Area Based Character Assessments will further identify valued
localised views and valued landscape, and that the visual impact of proposals affecting Important and
Valued Views must be clearly and accurately demonstrated.

National planning policy and guidance

23

24

The policy is considered to be in accordance with the policy and guidance contained in the National
Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG). The NPPF sets out the
objectives of the planning system with regard to achieving well-designed places (paras 130 and 133-134),
and specifically with regard to the need for development to be sympathetic to the landscape setting of a site
(para 130(c)). Policy CL7 embodies these national planning policy objectives, tailored to the local
circumstances pertaining to the High Weald and the Low Weald and locally defined long distance and linear
contained views on the Local Plan Map.

The NPPF policy is supplemented by more detailed guidance in Planning Practice Guidance (PPG) on
planning for well-designed places'. PPG sets out more detailed design guidance on processes and tools
that can be used through the planning system and how to engage local communities effectively. In relation
to landscape considerations, it states that these are key matters for masterplans, design-codes and
parameter plans so as to achieve well-designed places.

1 https://www.gov.uk/quidance/design



https://www.gov.uk/guidance/design
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2.5

3.2

3.3

4.0
4.1

It is considered that Policy CL7 provides appropriate and proportionate protection for important and valued
views in the Borough, consistent with national planning policy and guidance. Policy CL7 has been
constituted to ensure that these matters are addressed in the planning process — in relation to Gatwick
Green, this will include the preparation of the masterplan, and an outline planning application with a
supporting landscape and visual assessment in accordance with the requirements in Strategic Policy EC4.

Implications for Gatwick Green
A Long Distance View Splay crosses the north western half of the proposed Gatwick Green allocation. The
overall masteplanning of the Site under Strategic Policy EC4 will have regard to this view splay and any
other landscape / visual considerations that arise from more detailed work. There will be a range of
landscape and visual considerations taken into account in the design and operation of the proposals for the
Site. These will include:
e Alayout and design that respects the interface between the surrounding residences and countryside
areas within the North East Crawley Rural Fringe landscape character area.
e The inclusion of landscape buffers and open space to address separation of Gatwick Green from
Gatwick Airport, Horley and the wider countryside.
e The integration of trees, hedgerows and biodiversity into the layout and design and enhance blue/green
infrastructure in the context of the Gatwick Woods Biodiversity Opportunity Area.
e Minimising the impacts of lighting on neighbouring residences.

The Appendices to GGL'’s representation on Policy EC1 of the DCBLP (2020) (2020 Appendices) form part
of the Council’s evidence base (Consultation appendix 4b: Wilky Group appendices combined). The
environmental considerations relating to landscape / visual matters are addressed in the 2020 Appendices
and subject to Addenda / a new report contained at Appendices A — E of Appendix 3 to GGL’s
representation on Strategic Policy EC4. These Addenda confirm that the original recommendations remain
valid in the context of the proposed allocation of Gatwick Green under Strategic Policies EC1 and EC4 and
any other changes in circumstances.

More especially, the Addendum to the Landscape Character and Visual Appraisal confirms that the Site
can be developed whilst respecting the various landscape and visual values in and around it, and includes
recommendations on appropriate avoidance and mitigation measures. These matters will be addressed at
the planning application stage and set out in a Design and Access Statement.

Conclusions
GGL acknowledges the need for the Gatwick Green proposals to address the landscape and visual amenity
considerations relating to the Site and referenced in Policy CL7. All feasibility investigations to date indicate
that Gatwick Green can be delivered in accordance with these requirements. The masterplan proposals for
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the Site required under Strategic Policy EC4 will have regard to these considerations in achieving a
sustainable and well-designed scheme for the Site.

4.2 Itis considered that Policy CL7 provides appropriate and proportionate requirements for addressing
landscape and visual matters, consistent with national policy. Development at Gatwick Green as allocated
in Strategic Policy EC4 will be designed to incorporate landscaping to provide visual buffers, enhance
amenity and ensure the proposals can be accommodated in the wider landscape.

Suggested Modifications:

REP/057
(2023)

Universities
Superannuation
Scheme Ltd
(Agent: Deloitte
LLP)

CL7

Draft Policy CL7 ‘Important and Valued Views’ identifies that for long distance views: “The points from which the
view can be enjoyed must remain unobstructed by development in the foreground. Where the view is to an
identified feature, development is required to protect and/or enhance this feature.” USS generally supports CBC'’s
commitment to protecting and/or enhancing Important and Valued Views. However, it is essential that Draft Policy
CL7 does not overly restrict development. The policy should assess each development on its merits following
detailed townscape analysis and assessment of the design to understand how the view will be impacted and what
level of development is considered to be appropriate. A proposed rewording of Draft Policy EC2 is provided at
Appendix 2.

Suggested Modifications:

Appendix 2: Draft Policy CL7 ‘Important and Valued Views’

Wording within the Submission Draft Local Plan 2024 — 2040: “The points from which the view can be enjoyed

must remain unobstructed by development in the foreground. Where the view is to an identified feature,

development is required to protect and/or enhance this feature.”

USS suggested rewording of Draft Policy EC2: “The points from which the view can be enjoyed must remain

unobstructed by development in the foreground Where the-view-is-to-anidentifiedfeature—developmentis
Where a proposed development is located within a Long Distance

View, this should be considered on its merits following detailed townscape analysis and assessment of the design

to understand how the view will be impacted and what level of development is considered to be appropriate.”

Suggested Modifications:

REP/013
(2023)

The Ifield
Society

CL8

| consider the Crawley Local Plan (and Map) to be ‘sound’, but also consider the Plan would be more sound if my
specific proposal of a Local Nature Reserve and Heritage Site- the proposed modification to CL8 (West of Ifield
Rural Fringe) — is incorporated within it.

| submit the research document “Making the case for a Local Nature Reserve (LNR) and Heritage site on the
West of Ifield Rural Fringe” to support my proposal.
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Suggested Modifications:

Proposed modification to CL8: Development Outside the Built-Up Area — West of Ifield Rural Fringe (Page 60)
“Proposals which respect this area of locally special rural fringe, the nature conservation and recreation value, its
positive relationships with the urban edge, and links to the wider countryside will be encourage, ESPECIALLY
THE PROPSAL FOR A LOCAL NATURE RESERVE AND HERITAGE SITE.

(see research document Making the case for a Local Nature Reserve and Heritage site....)

Making the case for a Local Nature Reserve (LNR) and Heritage Site on the West of Ifield Rural Fringe
(Policy CL8)
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decline; these inelude the Skylark, Grey Partridge, Reed Bunting,
Willow Tit, Kingfisher, Tree Sparrow, Little Owl and Nightingale,
all of which could once be secn some time during the year in this
area, but which are now much scarcer or have gone altogether.

A new township on what is Horsham Distriet Couneil land, with
from 30 to 40 thousand more pesple living in this ence-rural
area, would place much greater pressure on Crawley facilities
and bring with it all the additional needs and problems
associated with any new community of that size — more road
building, hugely increased volumes of traffic with its noise and
air pollution, inevitably more erime and, therefore extra
policing.

Building has already begun opposite Ifield Golf Course [The
Maples - Ed] - and this new estate appears lo be creeping
northward towards the Ifield Brook Meadows Local Green Space
[LGS] that we fought so hard to establish and protect. Discarded
shopping trolleys were spotted in Ifield Brook only recently — at
the Sept 7th Ramblette.

Ten years ago, large numbers of ugly ‘Private Land’ trespass
notices were erected almost overnight across the green areas
west of St. Margaret’s Church within the ancient Parish of Ifield,
including land within the Crawley Borough Council boundary.
These notices removed the right to walk along certain field paths
used by generations of people (eg witness “The Miller’s Trail” —
brochure leaflet on request — which dates back to at least the
17th century). Bridges were removed within Ifield Brook
Meadows Local Green Space, once giving aceess to the
woodlands along Ifield Brook — “probably the most beautiful
short riverbank walk in Sussex”,

All of this was performed under the potentially-destructive
‘umbrella’ of the former Homes & Communities Agency (now,
Homes England) which, only a few years later seemed to give it

3/
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the vight to strip out 300 metres of ancient hedgerow — just to
the south of the small community of Ifield Wood. A fellow local
naturalist was reduced 1o tears when she first came neross this
once-familiar, now-devastated arca. This act of senseless
destruction deprived many birds of their natural habitats and
nesting sites, nectar-feeding insects of a souree of food, and the
safe shelter and passage of many of these creatures across the
fields to other hedgerows and woodland. Not only this, hut the
lower branches of the old oaks along the hedgerow were torn
down and burned beneath the trees, killing some and damaging
others by scorching their trunks. As a consequence of these
activities the number of longhorn bectle species plummeted
from around 20 kinds to only 3 or 4 because of the great loss
of habitat. What else was lost? Now the wind blows unabated
across the large open spaces.

L always believed that the law of the land gave one the right to
walk field paths if they have been used by at least 20 people for
atleast 20 years; also, that it was against the law to remove
ancient hedgerows, There appears to be one law for some, and
not for others, where profit is involved.

This nightmare vision for our local countryside is a very
undesirable exchange for a rural landseape of much greater
spiritual value; but unless we fight to retain it, it will certainly
be lost to these powerful and destructive agencies.

1anamte v

From: richardsys <rchardsyS@aol.com>
To: Richard W, Symonds <richardsy@aol com>

’fhé Wilioﬁg}{by fields is a nature reserve in West Sussex,
England!

a

‘The Wil i in West Sussex . It od: thick bushes and hed

(sichin berries), o mills and il Surrey, Th ugh the cowntzy,
i fre of o i recently it has been names! i

reserve.

All ofthe baclgronnds on this web page were taken at the Willoughby's!

Itis by i on of wildli ithas been left 1 H ent all my life slomgsidet I

seen it's ups and downs and the drama of wild events taking place.

Thave been trying toget photographic evidence of ol the action that takes place at the Willoughby's with the wildiife, and.
thisgs!

show itto peaple that,if
We can behold the marvels of nature
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List

of bird svecies observed 1972-2009 in the erea of Ifiel

threatensd b

development, snd their present status. fomnsled

by
Key:

2.

4
5.

o

8.

10.

12,
13
14,
15,

16,
7.
18.

19.
20.
21.
22.
23.
24.
25.

D.J.Moon, with additions from the racords of the lats James Pavers

a/w - sutumn/winter visitor
b - breeding within the rres

be - breeding elsewhere (in Sussex snd/or other parts
of Britain)

£ - feral species

i - introduced inbo Britain by Man; now resident
nb - non-treeding in Pritain

¥ - resident
s/s = svrine/summer visitor

. Grey Heron (4rdes cinerea) - T.be.

Mute Swan (Cyenus olor) - r.bs.

. Greylag Goose (Anser Anser) - f.be.

Canads Goose (Branta canadensis) - i.be.
Mendarin Muek (Alx malericulata) - i.b.

. Mallard (Anas platyrhynchos) - r.b.(more ususlly be.)

Burasian Sparrowhawk [Accipiter nisus) - p.b.(as shove)
Common Buzzard (Puteo butes) - r.”b.(incressing in mumber)
Common Kestrel (Paleo timmunculus) - r.7b.

Euresien Fobby (Peloo subbuteo) - £/8.75.

Peregrine Fslcon (Falco peresrinus) - oscasional wisitor.be.
Orey Partridee (Perdix perdix) - r.b,(now declined)

Gommon "heasant (Phesisnus colehicua) - 1.5,

Common ¥oorhen (Gallinula chlorovus) - r.b.

nropeen OuldPn Plover (Pluvialis g
vxsitu oz, IF

sgoria) - sionslwinter
o1d 94: 1 emonz
¢, 400 Iri418 wrook, 33 Jan 1990-7.
Northern Luyvinp{ {hanoiins vaneilan] - wob(dasiinda 2 oad v 7

Common Snipe (Gallinazo eallinago) - a/w. be.

Iittle Gull (Larus minutus) - reve, nomme1ly cosstal.nb.
e record - b 7008
SPber sales)

Black-heeded Gull (Lorus ridibundus) - r.be,

Herring Gull (Larus arentatus) - r.be.

London Pigeon (Columba livia) = domesticated Rock Tove.f.be.
Stock Pigeon (Columbe oenes) - r.b.

Common Wood Pimeon (Columba palumbus) - x.b.

Rurasisn Collared Dove (Streptewelia deenceto) - r.mainly he.

Common Cuckoo (Cuculus canorus)=- s/s.b.

—12- f.z/‘_

List of bird species observed 1972-2009 in areas bounding
the area under threat of develoovment; some species have

probably oecurred within the threatensd area and some
almost certainly fly over it. !

Key: IE - Ifield Fast
I6 - " fireen
v~ . " -wood
MPY - " Mill Pond Morth
MPS - " " " South (Goesope freen/Rewbush)

4. Little firebe {Tachybaptus ruficollis) - MPN&S
2. Great Crested Orebe (“odiceps cristatus) - MPN&S

3. Slavonian Grebe (Podiceps suritus) - MPS(rare visitor,for
1 week from 17 Jan.2nn%)

4. Great Cormorant Phalscrocorax carbo} - IB,MPH&S
5. Purasian Wigeon {Anas penelove) - MPS (a swall )r\mnf‘ wintar
8

o

Gadwall (Anas strepera) - MPS (more frecuent winter recomds
during the early 1990s)

7 Warch 1004

27 Seh.100f

-

Eurasian Teal (Anas crecca) - Tw (swampy srea,
& 26 Jan.o003); Tfield Zond,

8, Common Pochard (Aythya ferina) - ¥PS (more frequent winter
records early in the recordine period)
G. Tufted Duek (Aythya fuligumle) - uvw (as for Paawall &

rmon Pochard )

10. Osprey (Pandion haliaatua) - IE (a brief sightine in Werct,
ear{y 19904 DJM; Jumes Hayers ohesrved a_bird Tlyin
Belwien Holnbush 1and2i11 site A Rewbush, 2 Sant o

11. Red-legmed Partridme (Ale ctnris rufa) - IE (& bird killed

cle in Warren Drive, 2007)

12, Water Rail (Rallus Aouat!ﬁu!) - MP8 (winter records, most

otably for 4994 & 2002 - J1.7.)

13. Common Coot {Fulica st:-a] - PN & S

14, Barasien Weodeock (Scolopax rusuoola) - Iy (17 Pen, % 40

1994 - J.E.)
15. Common Ssndpiper (Actitis hvoeleuaos) - P2 (spring pessase)
6. Mew Gull = Common full (Larus camus) - I% & Ty (Yount avm)
- many records

17. Losser Rlack-backed Gull (larus fuscus) - IE,I6, Iy &0PS

. (manv records, naaile’ nf sinela hirds)

1A, Great "lmek-hacked Oull (Larmis marinue) - IT (ons bird smone

winter mull flocks on Tfield camous,
1ate 1980a)

19. Rose-ringed “arakeet (7sittacula krameri) - IG (2 b
5 Nov 1987~ DJM; also a bird at Ifield “ond, 8% S804

-15- ./
Gl /o,
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Wildlife Observations

in the environs of

Ifield, Faygate & Colgate
1999/2000/2001

Field extracts provided by
James R Havers, Recorder, TQ23
Price £5.50

Introduction

“This booklet details fhe various observations ihat have been niade af locations in the south-

west part of Crawley and adjacent strategic gap, during the years 1999, 2000 and 2001 The
“recording area’ can be divided into two distinct geological zones roughly in line with where
the A264 dual carriageway passes through between Crawley and Horshars.

The lnndscape on the weald clay fo the north of this road consists primarily of mixed
farmband with a pllchwnrknfhu].gcmm, mnll woods and copses, the natural history
interest here being f a sizeable landfil site (formorty
‘Bewbush Poad) which over the years lm yieldell quite an impressive bird list, and also
provides optimum conditions for a number of grasshopper species, Other notable wildlife
haunts include those on the rural fringes of Hield such as the old meadows present on the
high ground at Hyde Hill and on the floodplain near St Margaret’s Church, and an area of
water-Jogged ¢ommon Iand near Onk Tree Farm, Ifieldwood which was once suitable for
‘mightingales, now saly just a distant memory. Notwithstanding its obvions aesthetic appeal,
the ‘old-fashloned” countryside to the west of Ifield, with its aumerous blackthorn hedges
and mature ash, ins been recognised as being of some considershle importante for the
brown hairstreak butierfly (see cover photo), the western weald holding one of the few large
populations of this species in England.

To the sonth of the A264, the geology comprises mainly of sandstone, rising to a height of
approximately 145 mefres at Colgate, In & moré ‘natural’ state, the landscape here would
consist of broad-leaved trees such as beech and birch with areas of gorse and heather.
Nowadays, much of the terrain has been planted with commercial timber, and has become

infested However, the mature stands of conifers do attract their own
specialised avifauna, in particular the crosshill and firecrest which hiave been seen with
some regularity in Holmbush Forest. One site of particular interest in this part of the
recording area is the attractive pond adjacent o Holmbush mansion, which in certain years
can Lol ousstanding numbers of dragonfiies.

For added variety, a number of localities from within the built-up part of Crawley have
been included in the text, for Ifield Mill Pond & ‘Wood at Gossops
Green, the latter being of especial interest to the author as it borders on his garden!

‘With all the discussior nfuu.uun in this part of over the next
few years - effectively destroying or degrading a number of the sites appearing in the maln
section - it is hoped that this honuaiwill,-nhvn'ylml. give ihe reader some insight ino
what could be lost if these proposals become a reality.

James Havers
19 Jan 2002
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Itls mersfore recommended that the proposed Cuttural =ertage Chapter in the EIA
should comprse -

A desk-based assessment of the proposed development area — this shoud
utise the information available in the West Sussex Historic Environment
Record and historic cartographic and documentary sources. This should
nchuce an assessment of both the historic environment sites and the historic
landscape setting.

A re-assessment should be made of the serial photographic evidence for the
area. including the on-ine digital data available on GoogieEarth. This shoud
nclude rectification of both archaeological features ana paiaeochannels.

A made of IDAR data for the appl

site and rectfied plots produced of both archaeological and historc landscape
faatures identified.

@ geophysical survey is being undertaken it is recommended that a trial arsa
s undertaken on an area of known archaeological deposits fo assess is
effectiveness priqr to the remainder being surveyed.

A and BGS data for the

site in order 1o estabiish the potential for palaecenvironmental deposits within
Nvlﬂdyiolh-Md'M!WmoMBm
Aﬂehmldmwmmﬂ. lﬂme'mmdlﬂd-(mcmﬂﬂ. will be required to
clarify the resuls of al of the surveys.
mwudmammmmammmmnmmmwylu
mmnhﬂuulwuwwmbymmmmlﬂ!hm
possible.

If planning permission is granted initially ail those aress not previously &
of a i

trenched wil
triak-renching at a densiy of 5% (4% with a
 devolopment

require a programme
further 1% available for refining the results). This will Inform the further
mitigation strategy.

1f you have any questions please do not hesitate to contact me.

Yours sincerely
Maria Medlycott MA, MCIfA, FSA.
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by 27 2z - cse AU Cd

Richard Symonds — The Ifield Society
Please forgive the following preamble to my guestion, but it is critically
important for context:

The question relates to that asked of this Cabinet on July 8 two weeks
ago, and another question asked at County Hall last Friday, concerning a
possible 3,500-year-old Bell Barrow burial ground to the West of ifield.

My question also specifically relates to ‘Specialist Archacological
Advice’ by Place Services  advice given by letter two years ago in
November 2020, another letter from Historic England on the same dats
two years ago, and a more recent Heritage Assessment by West Sussex
County Council - ail concerning SA101 Land West of Ifield.

The ‘Specialist Archaeological Advice' includes this statement: “There
is high potential for signif i deposits i
with both water courses [ifield Brook and the River Mole], and their
former routes”.

This has been confirmed by County Hall’s recent Heritage Assessment
which identified an Oxbow Lake and five Palagochannels.

Historic England also states - very disturbingly:

“We think it essential that an integrated landscape approach to
assessment of heritage assets (both designated and undesignated) is
undertaken...The assessment should alse consider the likelihood of
alterations to drainage and ground water patterns that might lead to in
situ decomposition or destruction of below ground archasological
remains and deposits, and can also lead to subsidence of buildings and
monuments”,

“Subsidence of buildings and monuments” | take to include St
Margaret's 13th century Parish Church within the Ifield Village
Conservation Area — and Historic England have confirmed this by
stating: “The development has the potential to impact on the Grade 1
listed St Margaret's Church,

So, finally, my quaestion is:

"AS STRONGLY ADVISED BY HISTORIC ENGLAND, HAS AN
INTEGRATED LANDSCAPE APPROACH TO ASSESSMENT OF
HERITAGE ASSETS BEEN UNDERTAKEN BY THIS COUNCIL?"

SUPPLEMENTARY QUESTION

“If this Gouncil is genuinely itted to the s
heritage assets and wildlife, why are you propesing to build a Link Road
straight through Willoughby Fields Local Nature Reserve?”

[Gef.-
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advance of the plan being put into full
destructive effect.

Road-building means development into the very

areas still vich in wildlife which have been

th d by ive he ing from
Homes England and their ‘associates’ for some
time.

In short, it speeds up the reduction of the
remaining biodiversity.

The people who profit most from such ventures
often live abroad in tax havens and cannot care
about British wildlife, which - based on recent
surveys - has already lost 53% of its native
flora, with a knock-on detrimental effect on the
native fauna.

it makes a of H. gl s claim
to increase biodiversity by 10%!

It makes as much sense as providing the

residents of every new housing estate with

their own giant zoo, complete with all the
imals [i to + 10%; or their

very own Eden Project with all the lost flora +
10%!

Itisi ible to repi diand
and old hedgerows by sticking a few saplings in
a field and calling this a 10% increase in overall
hiodiversity! Great Crested Newt

It has b i that some

of the principal isations di

dedicated to wildlife conservation have
become compromised in various ways...

Perhaps the Sussex Wildlife Trust has been
coerced into declaring the areas of Rural Ifield
as ‘not particularly important for wildlife'?

And yet this area contains many rare species of
bats, butterflies and beetles: examples include
the Bechstein Bat, the Brown Hairstreak
Butterfly, the Great Crested Newt and more
than a third of all Britain’s species of Longhorn
Beetle.

Horsham District C [and Ci Borough
Council?] is supposed to have a Wildlife
Conservation Group, which has been strangely
silent about the wildlife riches of Rural Ifield -
the very Council which has jurisdiction in this
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area - and which could sway away from
ing undue ing to take
place next to Crawley.

It seems there may be some ‘hidden agenda’
which would be happy to see another Croydon
to the south of the North Downs - with all the
problems of a large metropolis thrown in...one
more negative contribution to global warning
through r i d CO2 and
other forms of air and water pollution.

Recent wildlife findings in Rural Ifieid give
hope that, in spite of...the reduction in numbers

APPENDICES

1 L n Beetle
discovered in area of lost hedgewows on
West of Ifield Rural Fringe - Hield
Society/Crawley Observer”

2.Timeline

2001 - “Mass turnout halts meeting” - Crawley
News - December 19 2001

2001 - 3 Aims of Ifield Society [founded by
David Moon and Richard W. Symonds] and

of some species, their p and i
could recover given time.

The often covert operations of government
agencies such as Homes England - and their
‘assoclates’ - would certainly destroy such
hope.

[short walks] launched.

2009 - “Consortium eyes up goif land for
homes” - Crawley Observer - April 15 2009
2016 & 2018 - “Not Currently Developable” -
Horsham District Council [regarding Land West
of Ifield]

2019 - “Homes England plans £3bn garden
village” - Estates Gazette - July 29 2019

2019 - Erection of ‘Private Land’ signage in
Ifield Brook Meadows and beyond

3.Proposed Ifield Parish Map [twinning the
ancient Parishes of Ifield and Rusper]
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REP/013
(2023)

The Ifield
Society

CL8

| consider the Crawley Local Plan (and Map) to be ‘sound’, but also consider the Plan would be more sound if my
specific proposal of a Local Nature Reserve and Heritage Site- the proposed modification to CL8 (West of Ifield
Rural Fringe) — is incorporated within it.

| submit the research document “Making the case for a Local Nature Reserve (LNR) and Heritage site on the
West of Ifield Rural Fringe” to support my proposal.

Suggested Modifications:

Proposed modification to CL8: Development Outside the Built-Up Area — West of Ifield Rural Fringe (Page 60)
“Proposals which respect this area of locally special rural fringe, the nature conservation and recreation value, its
positive relationships with the urban edge, and links to the wider countryside will be encourage, ESPECIALLY
THE PROPSAL FOR A LOCAL NATURE RESERVE AND HERITAGE SITE.

(see research document Making the case for a Local Nature Reserve and Heritage site....)

REP/022
(2023)

Sussex
Ornithological
Society

CL8

CL9

1. The Sussex Ornithological Society (SOS) is the county bird club. We promote the recording, study,
conservation and enjoyment of birds in Sussex. We have over 1900 members and a database of seven million
bird records in Sussex.
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Protection of natural habitats within and south of Crawley: ‘Development adjacent to Crawley’ paragraphs 2.30 -
2.30- | 2.33 and Policies CL8 and CL9
2.33 2. We believe that the plan is unsound in (a) proposing to allow or support development in the High Weald Area

of Outstanding Natural Beauty (AONB) in the Borough and beyond, contrary to the requirements of the National
Planning Policy Framework (NPPF) paragraphs 176 and 177, (b) in failing to have identified and safeguarded
ecological networks as required by paragraph 179 (a) of the NPPF; (c) in deferring cross-boundary strategic
matters that should have been addressed in the plan, and (d) in not complying with the NPPF requirement for an
environmental objective that protects and enhances the natural environment.

3. Our principal concern is that the plan is open to allowing or supporting further development that would remove
green space and wildlife habitats in the High Weald Area of Outstanding Natural Beauty (AONB), and in
undeveloped areas in the south of the Borough in the Tilgate area. An acceptable local plan should make clear
that the NPPF requirements in relation to AONBs will be fully respected and that AONBs are an asset, not a
constraint. This plan leaves open the possibility of residential or other development anywhere in the AONB and
implies that the Council might support such developments delivered by neighbouring Councils. Virtually no land is
ruled out: referring to the map on page 26, the text states “This map should not be considered as an indicator of
the extent of acceptable development adjacent to Crawley”. This wording makes it impossible for those
commenting on the plan to understand its scope. The NPPF test of effectiveness requires plans to be “based on
effective joint-working on cross-boundary strategic matters that have been dealt with rather than deferred...” and
in this respect the plan fails the test of soundness.

4. In his letter of 2 March 2020, Richard Cowser of the SOS provided comments under the Regulation 19
consultation process for this plan. Appendix 1 to that letter provided extensive data and evidence in support of our
view there should be no further development in the High Weald Area of Outstanding Natural Beauty (AONB).

5. This area’s birdlife adjacent to Crawley is not dissimilar in its suite of species to the New Forest, which is a
Special Protection Area for birds. We cannot imagine that local plans in areas adjacent to the New Forest would
make no mention of the important of safeguarding that environment and the ecological network links to the plan
area.

6. Our letter of 20 March 2020 mentioned Honey-buzzard Pernis apivorus, Britain’s rarest regularly breeding bird
of prey, for which Sussex holds the largest population of any county in the UK. Pairs are present very close to
Crawley and one site is now at serious risk from further residential development in or adjacent to the south side of
the Borough. These birds also use the Tilgate woodland and green space, some of which Crawley BC feels
should be open to development (Policy CL8, page 60), even though it is the only large remaining green space
within the Borough. Lesser Spotted Woodpeckers Dryobates minor, a Schedule 41 Red listed species whose
population has fallen by 91% since the 1960s, also occur in Tilgate Forest and adjacent parts of the AONB.
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These are just two examples of threats to birdlife. Similar considerations apply to the woodland and other green
space in the Buchan Forest area, which Policy CL8 appears to earmark for possible development.

7. The Crawley Local Plan as now proposed for submission does not sufficiently recognise the Council’s duty to
safeguard the ecological networks that cross the boundaries of the Borough into adjacent Council areas. Local or
off-site mitigation measures are seen in the plan as the remedy for any possible loss of biodiversity, alongside
biodiversity net gain measures, but these will not be effective where the goal should be to preserve the integrity of
a large, connected ecosystem. In this regard, we consider that the plan is unsound in not complying with the
NPPF requirement for an environmental objective that protects and enhances the natural environment.

8. Some of the same considerations apply to land west and east of Crawley, including the proposed western relief
road. There is no evidence in the plan of work done to identify wildlife-rich habitats, wider ecological networks and
wildlife corridors as required by the NPPF paragraph 179 (a). The “area of search” for the proposed western relief
road is vague, but it could materially affect one or more Local Wildlife Sites (LWS). As much of the land in
question falls under an adjacent Council, we would have expected to see evidence of collaboration with that
Council to address these ecological issues within the NPPF duty to cooperate requirements. No such action
appears to have been taken and this also renders the plan unsound in term of the NPPF.

Suggested Modifications:

These concerns would be addressed if (a) the Council were to rule out any further development south of the A264
and M23, whether within the Council boundaries or beyond, including any extension to the Pease Pottage
development south of the M23; and any development within the Tilgate area of the Borough where this is
currently green space, much needed by the town’s residents and by its wildlife; and (b) in relation to paragraph 8
of my submission, building an understanding of habitats and wildlife in these areas and acting on that knowledge.

REP/035
(2023)

Vail Williams on
behalf of
Ardmore Ltd

CL8

Policy CL8: Development outside the Built-Up Area Boundary

Policy CL8 aims to ensure that “Crawley’s Compact nature and attractive setting is maintained”. It also requires
“all proposals must recognise the individual character and distinctiveness, and the role of the landscape character
area or edge in which it is proposed as shown on the Local Plan Map, established by the Crawley Borough
Council Landscape Character Assessment “

In regard to the Upper Mole Farmlands Rural Fringe, it confirms that “Proposals which do not create, or are able
to adequately mitigate, visual/noise intrusion are generally supported. This area has an important role in
maintaining the separation of the distinct identity of Gatwick Airport from Crawley and the valuable recreational
links from the northern neighbourhoods of Crawley into the countryside. Extensions to Manor Royal that would
deliver new business land may be suitable in this location. Such development must be of a scale that is
appropriate to its countryside location, meeting criteria i-vii of this Policy in its relationship with the surrounding
countryside.” (Emphasis added).
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Throughout our Local Plan Review representations to Regulation 18 and 19 we have continued to confirm that
our site A is now consented and implemented and is now sold and therefore the BUAB should be realigned
accordingly.

We have also submitted that the BUAB is at odds with Policy ST4 for the CWMML road and this should further
support a review and realignment of the BUAB. We also contest that ST4 CWMMTL alone) will fundamentally
change the character and setting of the Upper Mole Farmlands Fringe.

Suggested Modifications:

Policy CL8 states that “Proposals which alter the overall character of the area must demonstrate that the need for
the development clearly outweighs the impact on landscape character and is in accordance with national and
local policy. Mitigation and/or compensation will be sought in such cases where this can be proven. Applicants
are advised to consider the enhancement opportunities identified in the Crawley Borough Landscape Character
Assessment.” We believe that development to extend the Main Employment Area, consistent with EC1 and EC3
can align with CL8, but additional clarity over the ST4 potential CWMML and the development at Jersey Farm
now implemented indicate a need to review the BUAB on the proposals map. In its current form we therefore
consider that CL8 unsound and unjustified.

REP/050
(2023)

Homes England

CL8

We are responding in our capacity as the landowner / promoter of the Site.

Introduction

Homes England is an executive non-departmental public body, sponsored by the Department of Levelling Up,
Housing and Communities, and the governments’ Housing and Regeneration Agency. Homes England has the
aspiration, influence, expertise and resource to drive positive market change. By releasing more land to
developers who want to make homes happen, Homes England assists in the delivery of the new homes England
needs and helps to improve neighbourhoods and grow communities. Homes England works in collaboration with
partners who share our ambition, including local authorities, private developers, housing associations, lenders
and infrastructure providers.

As set out in our new Strategic Plan 2023-28, our mission is to drive regeneration and housing delivery to create
high-quality homes and thriving places. This will support greater social justice, the levelling up of communities
across England and the creation of places people are proud to call home. A key focus for Homes England is the
quality of what is being delivered, including championing environmental sustainability, design and beauty in
homes and places that we support to create distinctive places and spaces that are designed for people to use
and thrive. We also recognise that mixed-use regeneration to deliver housing alongside employment, retail and
leisure space helps to create vibrant and successful places.

This includes Homes England delivering a greater amount of employment and commercial space to support the
governments levelling up agenda and to support local economies. In this respect, our land holdings at Rowley
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Farm provides a great opportunity to support Crawley in achieving their Vision within the Draft Crawley Local Plan
to improve job opportunities and develop the local economy.

Further to the above, our Strategic Plan highlights the importance of working with our local partners with a focus
on building and maintaining strong delivery partnerships, to help the council achieve the above Vision, and
support the local economy through unlocking the delivery of sustainable development.

Previous Representations

Homes England has submitted previous representations to the Regulation 18 (2019) and Regulation 19 (2020 &
2021) consultations which relate to the promotion of the Site for employment use across the various B Class and
Ec (i.e. the office/professional services floorspace) uses which are compatible and offer a natural extension of
Manor Royal.

Our representations set out below build upon our previous Regulation 19 response dated 29 June 2021 made in
relation to the previous iteration of the Draft Crawley Local Plan which was published for consultation in June
2021. Many of the issues discussed in these representations are still pertinent to the policies discussed below.

Purpose of the Representations

Pursuant to Regulation 19 of the Town and Country Planning Act (Local Planning) (England) Regulation 2012
these representations are made in respect of the Draft Local Plan to confirm our position in respect of the land
interests described within this representation.

Documents Reviewed

In preparing these representations, the following documents have been reviewed:

Crawley Borough Council’s (CBC) Draft Local Plan Review 2024 - 2040 (Regulation 19 2023)
Economic Growth Assessment of Crawley (2020)

Crawley Land Availability Assessment (2023)

Gatwick 360 Strategic Economic Plan (2018)

Homes England Land Interests.
Homes England owns key sites which fall within the Draft Crawley Local Plan area. These landholdings comprise
Land West of Ifield, Land at Rowley Farm and Land at Tinsley Lane.

These Representations are written only regarding Homes England’s interests at Rowley Farm and therefore other
landholdings are not described, and separate representations for those sites have been submitted where
necessary.

Rowley Farm
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Rowley Farm, located immediately to the south of Gatwick airport and abutting Manor Royal to the east and
south, should be considered as a logical extension of the Manor Royal. Please see Annex 1 for a red edge of our
ownership.

The Site is currently agricultural in use. There are several trees/ areas of hedgerow present and two established
woodland areas, one in the north-eastern corner and Rowley Wood in the southwest. Both are of these areas are
designated as Ancient Woodland with the latter also a Site of Nature Conservation Importance.

The Site contains two listed buildings, namely Rowley Farmhouse (Grade 11*) and Crown Post Barn (Grade Il). All
land except for the immediate areas of adjacent to Crawter’s Brook are within Flood Zone 1. The Site can be
accessed via either London Road to the north or James Watt Way to the south and there is potential to access
the site from Gatwick Road.

The Site was previously considered for development as part of the preparation of the Draft Crawley Local Plan
(2021), but it was discounted because of “safeguarding for the possible development of an additional runway at
Gatwick”. Homes England's comments on the safeguarding is set out below. The relationship of the Site to Manor
Royal results in it being a logical extension of the existing employment area which is of regional importance. We
also understand that Crawley is constrained in terms of employment floorspace, which is evidenced in the
Lichfield’s Economic Growth Assessment of Crawley1, which lists between a 10.8 Ha and a 42.2 ha shortfall in
employment land space. The total site allocated outside of the Gatwick Green site in the Crawley Land Availability
assessment2 is 14.49ha deliverable in the next 5 years. It is forecast that Rowley would be capable of delivering
around 24.3 ha of land which would support economic development within Crawley.

Allocating the Site for employment would allow high quality employment floorspace to come forward and
contribute the Crawley Strategic Objectives, namely their demand for sustainable economic growth (EC1).
Crawley Policy EC3: Manor Royal details the lack of employment space, a situation wherein the release of this
site could contribute to expanding Manor Royal. As set out further below, we give support to the following policy
EC3 wording and consider that the Site can support the delivery of this policy to meet the local employment
needs.

“Manor Royal is the principal business location for Crawley and is instrumental to the economic success of the
Gatwick Diamond. Its core business function is a key strength that should be retained and enhanced.

Development that is compatible with the area’s economic function and role in the wider sub-region will be
permitted where it falls within the business sectors of office, research and development, light industry, general
industrial and storage or distribution and would result in the reuse, intensification, or change of use of the land or
buildings.”
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The Site would also strengthen the Gatwick 360 Strategic Economic Plan3 to deliver eight economic priorities,
one of which seeks to develop business infrastructure and support. There is already a known demand for new,
high-quality business space and the Site would create a logical extension to Manor Royal, providing the ideal
opportunity to encourage further economic growth, building on existing infrastructure allowing the cluster of
economic activity to grow.

Notwithstanding the continued safeguarding for the expansion of Gatwick Airport as set by national aviation policy
framework 20134 and Policy GAT2: Safeguarded Land, Homes England confirms that the Site is available for
development if, as per the supporting text to Policy GATZ2, the national aviation policy were to fall away or a Local
Plan Review were to commence to remove or amend Policy GAT2 and support additional employment land in this
location. The Site satisfies all the criteria found within Policy EC3, which deals with development within Manor
Royal, and as such Homes England considers the Site to be suitable and sustainable for the expansion of Manor
Royal subject to the above.

The case for the Site’s development and inclusion within the Draft Crawley Local Plan as an allocation for
employment is compelling. The Site is well connected to hard and soft infrastructure already in place, including
nearby public transport links at Gatwick Airport, Crawley Train and Three Bridges Train stations and the soft
infrastructure that has been developed through the success of Manor Royal. The Site could also be developed in
a phased manner alongside the delivery of Western Multi-Modal Transport Link and support the priorities of
Crawley Borough Council found in both the Strategic Economic Plan and Policy EC1 of the Draft Local Plan.

Relevant Policies

CL8: Development Outside the Built-Up Area

In relation to the Site, we are supportive of Policy CL8. We recognise the importance of managing land at the
boundary of Crawley and in the Upper Mole Farmland Rural Fringe in particular. This location lies within the
proposed safeguarding area for Gatwick Second Runway, just as our sites does. In policy CL8, it is suggested
that land could be used for extensions of Manor Royal, just as we propose for the Site.

Homes England agrees with supporting text paragraph 4.70 which states "sites immediately adjacent to Manor
Royal, which fall outside of the area subject to safeguarding through Policy GAT2, will be considered for minor
extensions to the Main Employment Area where these would support the delivery of new business land". We
consider the Site to be available to meet this Policy CL8 and the criteria i-vii to enable Rowley Farm to be
developed as an extension to Manor Royal, if the safeguarding falls away or changes during the following
adoption of the Local Plan.

Suggested Modifications:
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REP/050 | Homes England | CL8 Policy CL8: Development Outside the Built-Up Area
(2023) This policy deals with development outside of the built-up area. One of the character areas identified is the “West

of Ifield Rural Fringe” within which “proposals which respect this area of locally special rural fringe, its nature
conservation and recreation value, its positive relationship with the urban edge and links to the wider countryside
will be encouraged.”

Whilst Homes England generally supports this policy and agrees that any development outside of the built area
within the council’s administrative area should be carefully considered, the policy is not effective as it should also
recognise the cross boundary discussions with neighbouring authorities on urban extensions to partially help
meet Crawley’s unmet needs, in line with the objectives of Policy H1 and Para 12.23.

In particular, the policy should recognise the importance of enabling connectivity and opportunity to deliver
essential links to potential new sustainable urban extensions outside of the built-up area. Specifically, Homes
England maintains that the policy should acknowledge the potential for pedestrian and cycle links that both
support the recreational value of the Fringe and allow sustainable links to future development areas.

With regard to the policy wording, the use of the word ‘respect’ is unclear and ambiguous in its meaning, and
therefore not evident how any decision maker should react to development proposals, contrary to NPPF
paragraph 16d. The policy does not give guidance on how development could be considered respectful of

Crawley’s “rural fringe”. Homes England suggest instead the usage of ‘have regard to’ (or other similar wording)
to avoid ambiguity in this policy.

The policy’s supporting text (4.69) appears to direct development outside of Crawley. Given that paragraph 12.23
includes the ‘key considerations’ for any strategic urban extensions, including having respect to the character of
Crawley and its urban edges, it is not considered necessary to duplicate this direction in paragraph 4.69. Instead,
it is recommended that the supporting text is replaced with a more positively worded commitment of cooperation

with adjacent local authorities to seek consensus on capacity for Crawley’s “rural fringes”.

Suggested Modifications:

Consequently, the following alternative amendments to Policy CL8 ‘West of Ifield Rural Fringe’ are considered
necessary to make the Policy sound:

Proposals which have regard to this area of locally special rural fringe, its nature conservation and recreation
value, its positive relationship with the urban edge will be encouraged while recognising the potential for
appropriately planned and designed pedestrian and cycle links between the edge of the existing settlement and
any potential new development to the west. Such links must respect the Local Green Space designation which is
relevant to the area’s particular qualities of nature, heritage, recreation, landscape, tranquillity, and access to the
wider countryside.

Beyond the Crawley boundary, the Council will work with neighbouring authorities to assess the capacity of the
landscape to accommodate development having regard of relevant evidence and wider objectives for the area.
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REP/066 | Mid Sussex CL8 Policy CL8: Development Outside the Built—up Area

(2023) District Council Response from January 2020 continues to apply.
Suggested Modifications:

REP/152 | Save West of CL8 Relevant text: West of Ifield Rural Fringe

Ifield Campaign Proposals which respect this area of locally special rural fringe, its nature conservation and recreation value, its
4.67 positive relationship with the urban edge and links to the wider countryside will be encouraged.

SWOI Comment:
This policy should be updated given that CBC Full Council on 20" October 2021 passed Motion 2 unanimously as
follows: ‘Crawley Borough Council formally re-states its strongest possible opposition to the Homes England
proposal to build up to 10,000 new homes to the west of Ifield/Crawley.’
The wording in the Local Plan conflicts with the Full Council policy.
Relevant text:
vii “Minimise the impact of lighting to avoid blurring the distinction between urban and rural areas and in areas
which are intrinsically dark to avoid light pollution to the night sky”.
SWOI Comment
This policy should be updated to reflect the need to control types of excessively bright and spreading security
lights on existing buildings, which can seriously contribute to the light pollution in the area.
This problem of light pollution is picked up again in Policy EP6: External Lighting on p 237.
Suggested Modifications:
The wording in the Local Plan conflicts with the Full Council policy and the Policy CL8 should reflect the full
wording from the Full Council motion agreed by all members.

REP/151 '\BAI?Dnor Royal CL8 Development Outside the Built-Up Area (Policy CL8) A need to review the countryside policies as

they relate to Manor Royal (para 4.70), particularly at the northern boundary (Upper Mole Farmlands Rural
Fringe). Given the acceptance of a Western Multi-Modal Transport Link and of the extended safeguarded area,
which the Manor Royal BID does not support, the retention of this policy is non-sensical and over-burdensome on
developers. Therefore; The Manor BID recommends these countryside policies as they impact Manor Royal be
reviewed in favour of a refreshed Manor Royal Design Guide. Given that by accepting the Western Relief Road
and the extended safequarded area the Council has accepted the urbanisation of the northern boundary of Manor
Royal, to continue to apply existing countryside polices in the meantime is non-sensical.

Suggested Modifications:
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REP/113 | Natural England | CL9 Policy CL9: High Weald Area of Outstanding Natural Beauty
(2023) We are generally supporting of this policy’s requirements for relevant proposals to consider impacts on the High

Weald Area of Outstanding National Beauty (AONB) in line with the aims of the national planning policy
framework (NPPF) (paragraphs 20. 130. 174. 176. 177.) as well as the actions of Goal 10 of the Environmental
Improvement Plan 2023 (EIP). Beyond this we would encourage your authority to engage closely with the High
Weald AONB unit.

Suggested Modifications:
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REP/005
(2023)

Thames
Water

DD1

Where any proposed development is within 800m of Crawley Sewage Works, the developer or local authority should
liaise with Thames Water to consider whether an odour impact assessment is required as part of the promotion of
the site and potential planning application submission. The odour impact assessment would determine whether the
proposed development would result in adverse amenity impact for new occupiers, as those new occupiers would be
located in closer proximity to a sewage treatment works.

Paragraph 174 of the NPPF, February 2021, sets out that: “Planning policies and decisions should contribute to and
enhance the natural and local environment by: ....e) preventing new and existing development from contributing to,
being put at unacceptable risk from, or being adversely affected by, unacceptable levels of solil, air, water or noise
pollution or land instability. Development should, wherever possible, help to improve local environmental conditions
such as air and water quality, taking into account relevant information such as river basin management plans...”

Paragraph 185 goes on to state: “Planning policies and decisions should also ensure that new development is
appropriate for its location taking into account the likely effects (including cumulative effects) of pollution on health,
living conditions and the natural environment, as well as the potential sensitivity of the site or the wider area to
impacts that could arise from the development....”

The online PPG states at Paragraph: 005 Reference ID: 34-005-20140306 that: “Plan-making may need to consider:
....whether new development is appropriate near to sites used (or proposed) for water and wastewater infrastructure
(for example, odour may be a concern)..”

The odour impact study would establish whether new resident’s amenity will be adversely affected by the sewage
works and it would set the evidence to establish an appropriate amenity buffer.

Suggested Modifications:

On this basis, text similar to the following should be incorporated into the Local Plan: “When considering sensitive
development, such as residential uses, close to the Sewage Treatment Works, a technical assessment should be
undertaken by the developer or by the Council. The technical assessment should be undertaken in consultation with
Thames Water. The technical assessment should confirm that either: (a) there is no adverse amenity impact on
future occupiers of the proposed development or; (b) the development can be conditioned and mitigated to ensure
that any potential for adverse amenity impact is avoided.”

REP/033
(2023)

Horsham
District
Council

DD1

Strategic Policy DD1: Normal Requirements of All New Development
We support this policy which is clear in its encouragement of efficient use of land as part of good design.

Suggested Modifications:
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REP/087 | Woodland DD1 Policy DD1: Normal Requirements of All New Development
(2023) Trust We welcome the policy in DD1 g) that existing trees, green spaces, and hedges should be integrated, protected, and
enhanced in new developments, to retain existing trees that contribute positively to the area and allow sufficient
space for trees to reach maturity.
Trees can play a significant aesthetic role helping integrate new developments into existing ones and creating a local
identity, and integrating trees and green spaces into developments early in the design process reduces the risk of
tree removal. We recommend the guidance published by the Woodland Trust Residential developments and trees -
the importance of trees and green spaces (January 2019).
We welcome the commitment in para 5.15 that where trees are unavoidably lost through development, these losses
should be mitigated by new planting, as set out in detail in policy DD4.
Suggested Modifications:
REP/113 | Natural DD1 Strategic Policy DD1: Normal Requirements of All New Development
(2023) England We support requirement G of this proposal.
Specifically we strongly support the requirement to retain trees and other Gl or biodiversity assets, in line with the
aims of the NPPF (paragraphs 20. 131. 174.) and Goal 1 of the EIP.
We also support this policy’s references to policies DD4 and GI3 (to which our specific comments are provided
below) which should ensure that these requirements are clear.
Suggested Modifications:
REP/166 | Surrey DD1 SCC also welcome the requirement, as set out in policies DD1, H3c and H3e, for waste and recycling storage to be
(check County designed into new housing development schemes from the start. However, we note that a requirement for the
2020 - Council H3c sustainable management of construction, demolition, and excavation waste is not included within these policies, as
REP/059 suggested in our previous comments dated 2 March 2020, and in accordance with West Sussex Waste Local Plan
and 2021 H3e 2014, Policy W23: 'Waste Management within Development'
reps) Suggested Modifications:
REP/131 SMB Town | DD3 We welcome the fact that Policy DD3 reflects Central Government’s nationally described space standards for new
(2023) Planning on dwellings to have a minimum floor to ceiling height of the main living space of 2.3m for at least 75% of the Gross
behalf of Internal Area. However, whilst we are concerned that criteria (iv) of the Policy states that the with minimum clear
Oxford floor to ceiling height of 2.7m is the aim for 3-person 2-bedroom units and above, there is flexibility for a lower height
Match Ltd “where it suits the proportions of a narrower unit’.

Suggested Modifications:
This should be redrafted to state “where the characteristics of the site determine otherwise”.
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Furthermore, criteria (v) of Policy DD3 requires private outdoor open space (2.5m deep by 4m wide = 10sqm) to be
associated with moderate and high-density residential development. This is potentially too large for town centre
schemes, particularly flats and the Policy should be redrafted to reflect this as follows:

“Usable private outdoor space, at least 2.5m in depth x 4m wide, and accessed directly from main living areas or
kitchen. In town centre residential schemes, the minimum acceptable depth for private outdoor amenity space is
1.6m with the minimum area being 5sqm for 1 and 2 person flats plus an extra 1sqm each additional occupant.”

Policy DD3 as drafted will not make the most efficient use of deliverable land, particularly constrained town centre
sites. The Policy as drafted could undermine and conflict with Policy CL2 (principles of good urban design) and CL3
(using land more efficiently and sustainably), as well as, more importantly, those policies seeking further residential
development in the town centre to meet the Council’s identified housing needs.

We trust that these comments will be taken on board by the Council and the Inspector appointed to hold the
Examination in Public in due course.

REP/133
(2023)

The
Planning
Bureau

DD3

Policy DD3 Standards for New dwellings (including dwellings)

In our 2021 representation we expressed’ concern ‘that the Council has failed to properly consider the cumulative
impact of what it expects new development to achieve, and if it is feasible, or indeed, credible’ and recommended
that ‘That the cumulative impact of the design and policy requirement are considered in conjunction with the
Council’s stated ambitions for development, notably density’. Given the policy wording in the latest iteration of the
Crawley Local Plan we remain of the view that the Council has not assessed this cumulative impact correctly.
Instead, the Council should rely on the Nationally Described Space Standards (NDSS) as otherwise the costs
involved in designing specific houses may deem sites unviable. In addition the policy also repeats elements of the
NDSS. There is no need to repeat government policy within DD3.

Suggested Modifications:
The policy should be been reconsidered in relation to the current Building Regulations, feasibility and viability.
Once reconsidered, we recommend that policy DD3 is deleted and instead the Council rely on the NDSS.

REP/005
(2023)

Thames
Water

DD4
Para
537 &
5.44

We support the reference to taking account of existing sewerage and water infrastructure when planting trees.
Thames Water recognises the environmental benefits of trees and encourages the planting of them. However, the
indiscriminate planting of trees and shrubs can cause serious damage to the public sewerage system and water
supply infrastructure. In order for the public sewers and water supply network to operate satisfactorily, trees, and
shrubs should not be planted over the route of the sewers or water pipes.

Suggested Modifications:

REP/087
(2023)

Woodland
Trust

DD4

Policy DD4: Tree Replacement Standards

We welcome the clear policy in DD1 in support of tree retention, with removal and replacement as a last resort. We
strongly welcome the proposed ratio of tree replacement in policy DD4, which reflects the Woodland Trust guidance
Local Authority Tree Strategies (July 2016) with a ratio of at least 2:1 for all but the smallest trees and ratios of up to
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8:1 for the largest trees. We strongly welcome the guidance in para 5.37 that where possible, UK sourced and grown
tree stock should be used to support biodiversity and resilience.
Suggested Modifications:
REP/113 | Natural DD4 Strategic Policy DD4: Tree Replacement Standards
(2023) England We support this policy’s requirements for tree retention and replacement in line with the aims of the NPPF
(paragraphs 131. 174.) and various commitments and actions of the EIP relating to Urban tree provision, specifically
point 3 of goal 1.
Suggested Modifications:
REP/133 | The DD4 Strategic Policy DD4: Tree Replacement Standards
(2023) Planning The policy does not appear to have been amended in light of our original objections.
Bureau Suggested Modifications:
REP/056 | Gatwick DD5 DD5: Aerodrome Safeguarding
(2023) Airport 49. We supported the inclusion of Policy DD5 (previously Policy DD6 in the 2020 Regulation 19 DCLP) but
Limited suggested some minor revisions to the policy and supporting text. We note that the policy has been amended to

simplify its application to development proposals which cannot be satisfactorily mitigated. We support this change.

Suggested Modifications:
50. We also have comments on the supporting text at paragraphs 5.38 — 5.47 inclusive as follows to ensure their
technical accuracy:

e 5.38 Aerodrome safeguarding is the process used to ensure the safe and efficient operation of airports. It is
in place to help protect aircraft and passengers during take-off and landing and while flying in the vicinity of
the airport. This in turn helps ensure the safeguarding of people living and working nearby.

Please amend to read as follows:
.............. and passengers during take-off, Iandlng and whilst manoeuvring on the ground and
flying in the vicinity of the airport............... .

e 5.39 Aerodrome safeguarding differs to the principle of safeguarding land for a possible additional runway to
the south of Gatwick Airport. Instead, it relates to how a development could impact on safety. Aerodrome
safeguarding assesses, for example, the height and design of proposed developments or construction
equipment that might be used (such as cranes) which could create a potential risk to the aerodrome through
impacts on radar or building induced turbulence. It also considers the potential risk to aviation created by
large landscaping schemes, lighting designs and new water bodies which could attract birds hazardous to
aviation.
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Please amend “........... impacts on radar...... "tosay “.......... impacts on CNS (Communication, Navigation &
Surveillance) equipment and Instrument Flight Procedures (IFPs)

e 5.41 Gatwick Airport is an EASA certified aerodrome. Therefore, the Council is required to consult GAL on
all planning applications where aerodrome safeguarding applies. The safeguarded area is neither the
responsibility nor the proposal of the local planning authority.

Please remove the reference to EASA and replace with the following, ‘Gatwick Airport is a CAA (Civil Aviation
Authority) certified aerodrome’.

e 542 Aerodrome safeguarding is a legal requirement by way of ICAO (International Civil Aviation
Organisation) & EASA (European Aviation Safety Agency) and is embedded in the Town & Country planning
process by way of ODPM/DFT circular 01/2003 ‘Safeguarding of aerodromes & military explosives storage
areas’ Direction 2002. Evidence suggests that, in general terms, the guidance in Planning circular 01/2003 is
not being applied consistently by local planning authorities, and that for clarity, local plans with an officially
safeguarded aerodrome should include a policy.

Please remove the reference to ‘EASA’ and replace with “......... & CAA (Civil Aviation Authority)........ ",

e 5.44 Statutory consultation responses may require that restrictions are placed on the height or detailed
design of buildings, structures or other development to avoid impacts on the aerodrome, including those
relating to navigational aids or on developments, which may increase bird strike risk, create building induced
turbulence or include lighting that could pose a hazard to the safe operations of the aerodrome.

Please remove ‘Navigational Aids’ and replace with “ ............. CNS (Communication, Navigation & Surveillance)
equipment and Instrument Flight Procedures (IFPs)’.

o 547 Developers should refer to the Local List and also consult with the Gatwick Airport via
gal.safeguarding@gatwickairport.com for advice on planning applications in the vicinity of the aerodrome.
Developers should also refer for general awareness to the AOA (Airport Operators Association) technical
aerodrome safeguarding advice notes available at www.aoa.org.uk/policycampaigns/operations-safety’ .

Please add the following for general awareness, CAST (Combined Aerodrome Safeguarding
Team) at Combined Aerodrome Safeguarding Team | Civil Aviation Authority (caa.co.uk)

e Policy EC4: Strategic Employment Location - Without prejudice to our comments on this policy above, we
note that point (p) states that:
‘Ensure the height and design of buildings, lighting and other design aspects are consistent with the operational
standards of Gatwick Airport and to respect aerodrome safeguarding requirements’.
If this policy is not deleted, this criterion should be cross referenced to Safeguarding Policy DD5 for completeness.



http://www.aoa.org.uk/policycampaigns/
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REP/056 | Gatwick DD6 DD6: Advertisements
(2023) Airport 51. We continue our support for this policy (previously Policy DD7 in the 2020 Regulation 19 DCLP), for reasons set
Limited out in paragraph 8.1 of our representations on the 2020 Regulation 19 DCLP.

Suggested Modifications:
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REP/061
(2023)

Historic
England

Local
Plan

Heritage
Chapter

As the Government’s adviser on the historic environment Historic England is keen to ensure that the protection of the
historic environment is fully taken into account at all stages of the planning process. This includes formulation of
local development policy and plans, supplementary planning documents, area and site proposals, and the on-going
review of policies and plans.

Historic England commented on matters relating to the historic environment and heritage assets within the draft
Local Plan in our letter of 27 February 2020, and we are content that the objective of the National Planning Policy
Framework to set out a positive and clear strategy for the conservation, enjoyment and enhancement of the historic
environment (NPPF, Paragraphs 185) has been achieved. We are also pleased to restate our view that, with the
revisions included since our last letter, the draft Plan contains strategic policies to deliver the conservation and
enhancement of the historic environment in accordance with NPPF Paragraph 20d. these points were confirmed in
our letter of 29 April 2021 in relation to the Regulation 19 consultation at the time.

We previously requested assurance that an up-to-date evidence base existed for the historic environment elements
of the Crawley Local Plan has been prepared. In this respect, we note the publication of the Crawley Heritage Assets
Review Overarching Document (January 2021) which updates a number of earlier documents.

These comments are based on the information provided by you at this time and for the avoidance of doubt does not
reflect our obligation to advise you on, and potentially object to, any specific development proposal which may
subsequently arise from this or later versions of the plan and which may, in our view, have adverse effects on the
historic environment.

Suggested Modifications:

REP/055
(2023)

Gatwick
Green
(Wilky)

HA1

1.0 Introduction

1.1 This representation is submitted on behalf of Gatwick Green Limited (GGL). For clarification, Gatwick Green
Limited is a wholly owned subsidiary of The Wilky Group (TWG), which has a long-standing interest in the
promotion of strategic employment land within the Crawley Borough Council (CBC) area. Previous
representations were submitted by TWG, but the land is now vested in Gatwick Green Limited. This
representation relates to Policy HA1 Heritage Assets in the Draft Crawley Borough Local Plan, 2023 (DCBLP).

1.2 GGL owns about 48 ha (119 acres) of land east of Gatwick Airport. The land has been promoted by GGL as a
strategic employment opportunity known as Gatwick Green, most of which forms a proposed allocation as a
Strategic Employment Location (SEL) of 44 ha (108.7 acres) under Strategic Policy EC4 in the DCBLP. The
proposed allocation is for a comprehensive industrial-led development of predominantly storage and
distribution uses under use class B8.

1.3 This representation notes that Policy HA1 is broadly in accordance with the advice in the National Planning
Policy Framework (NPPF, 2021) and the Planning Practice Guidance (PPG). It also confirms that Gatwick
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2.0

21

22

Green can be masterplanned and designed so as to be in accordance with the key objectives contained in
Policy HA1.

Policy HA1 — intent of policy and compliance

Intention of the policy
The purpose of Policy HA1 is to identify the list of designated and non-designated heritage assets, and set out
the key considerations for any development that may affect them. The core guidance is that the key features
or significance of heritage assets are conserved and enhanced as a result of development. Great weight is
given to the conservation of designated heritage assets pursuant to the statutory requirements of the Listed
Building Act 1990; harm to, or the loss of, their significance will require justification in accordance with the
importance of the asset and the degree of loss or harm, in line with local and national policy.

Separate guidance is set out on the approach to addressing harm to non-designated heritage assets, taking
account of the scale of harm and the asset’s significance, including any harm to an asset’s setting. Further
guidance is provided on the scope of, and matters to be addressed in Heritage Impacts Assessments required
at the planning application stage.

National planning policy and guidance

23

24

25

3.0
3.1

Chapter 16 of the NPPF sets out how planning policy should provide a positive strategy for the conservation
and enjoyment of the historic environment and how development affecting heritage assets should be
assessed. In relation to designated assets, the policy guidance places much emphasis on determining if harm
represents a total loss, or is substantial or less than substantial, with guidance on how to decide on the
impacts of development proposals. In relation to proposals that directly or indirectly affect non-designated
heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the
significance of the heritage asset. The policy guidance is broadly reflected in the wording of Policy HA1.

The NPPF is supplemented by more detailed guidance in Planning Practice Guidance (PPG) on the heritage
environment. The PPG sets out more detailed guidance on the historic environment, including the approach to
plan-making and guidance on decision-making, including the meaning of significance of an asset.

It is considered that Policy HA1 provides appropriate and proportionate protection for heritage assets in the
Borough, consistent with national planning policy and guidance. Policy HA1 has been designed to ensure that
these matters are addressed in the planning process — in relation to Gatwick Green, this will include the
preparation of the masterplan, and an outline planning application with a supporting Heritage Impact
Assessment in accordance with the requirements in Strategic Policy EC4.

Implications for Gatwick Green
Based on the Council’s review in 2020 of its heritage assets, there are a number of Listed and Locally Listed
Buildings near the boundaries of the Gatwick Green allocation, but no Conservation Areas would be affected.
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3.2

3.3

4.0
41

4.2

The overall masterplanning of the Site under Strategic Policy EC4 will need to have regard to these assets
and any other heritage features that arise from more detailed work. There will therefore be a range of heritage
considerations taken into account in the design and operation of the proposals for the Site. These will include
respecting the setting of these Listed Buildings and Locally Listed Buildings and conserving, though
appropriate means, any archaeology within the Site.

The Appendices to GGL'’s representation on Policy EC1 of the DCBLP (2020) (2020 Appendices) form part of
the Council’s evidence base (Consultation appendix 4b: Wilky Group appendices combined). The
environmental considerations relating to heritage matters are addressed in the 2020 Appendices and subject
to Addenda / a new report contained at Appendices A - E of Appendix 3 to GGL'’s representation on Strategic
Policy EC4. These Addenda confirm that the original recommendations remain valid in the context of the
proposed allocation of Gatwick Green under Strategic Policies EC1 and EC4 and any other changes in
circumstances.

The Addendum to the Heritage Constraints Appraisal confirms that the Site can be developed whilst
respecting the various heritage assets adjacent to the Site, and includes recommendations on appropriate
avoidance and mitigation measures. These matters will be addressed at the planning application stage and
set out in a Heritage Impact Assessment and a Design and Access Statement.

Conclusions
GGL acknowledges the need for the Gatwick Green proposals to address the heritage considerations relating
to the Site and referenced in Policy HA1. All feasibility investigations to date indicate that Gatwick Green can
be delivered in accordance with these requirements. The masterplan proposals for the Site required under
Strategic Policy EC4 will have regard to these considerations in achieving a sustainable and well-designed
scheme for the Site.

It is considered that Policy HA1 provides appropriate and proportionate requirements for addressing heritage
and matters, consistent with national policy. Development at Gatwick Green as allocated in Strategic Policy
EC4 will be designed in a way so as to avoid or mitigate any harmful impacts on the setting of the heritage
assets in the area.

Suggested Modifications:

REP/152

Save West
of Ifield
Campaign

HA1

Local
Plan
Map

SWOI comment

The list of designated and non-designated assets in Strategic Policy H1 fails to mention village greens. Ifield Village
Green is the only registered village green in Crawley. It is contained within the Ifield Village Conservation Area. It
also does not appear on the interactive map, although other designated and undesignated assets (i.e. buildings and
monuments) do.

Suggested Modifications:
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REP/055 | Gatwick HA4 1.0 Introduction
(2023) Green 1.1 This representation is submitted on behalf of Gatwick Green Limited (GGL). For clarification, Gatwick Green

(Wilky)

1.2

1.3

2.0

21

Limited is a wholly owned subsidiary of The Wilky Group (TWG), which has a long-standing interest in the
promotion of strategic employment land within the Crawley Borough Council (CBC) area. Previous
representations were submitted by TWG, but the land is now vested in Gatwick Green Limited. This
representation relates to Policy HA5 Locally Listed Buildings in the Draft Crawley Borough Local Plan, 2023
(DCBLP).

GGL owns about 48 ha (119 acres) of land east of Gatwick Airport. The land has been promoted by GGL as a
strategic employment opportunity known as Gatwick Green, most of which forms a proposed allocation as a
Strategic Employment Location (SEL) of 44 ha (108.7 acres) (the Site) under Strategic Policy EC4 in the
DCBLP. The proposed allocation is for a comprehensive industrial-led development of predominantly storage
and distribution uses under use class B8.

This representation notes that Policy HA4 is broadly in accordance with the advice in the National Planning
Policy Framework (NPPF, 2021) and the Planning Practice Guidance (PPG). It also confirms that Gatwick

Green can be masterplanned and designed so as to be in accordance with the key objectives contained in

Policy HA4.

Policy HA4 — intent of policy and compliance

Intention of the policy
The purpose of Policy HA4 is to ensure that any proposed works to Listed Buildings must preserve or enhance
the design and character of the Listed Building and have regard to its historic and architectural significance.
This extends to the Listed Building’s setting and key features. The policy goes on to state that any harm to, or
loss of, the significance of a Listed Building will need convincing justification in line with national policy — this
means that public and substantial benefits will be required to outweigh any harm or loss.

National planning policy and guidance

22

23

Chapter 16 of the NPPF sets out how planning policy should provide a positive strategy for the conservation
and enjoyment of the historic environment and how development affecting heritage assets should be
assessed. Proposals that would directly or indirectly cause harm to, or loss of, the significance of a designated
heritage asset would require clear and convincing justification — harm to, or loss of, grade Il Listed Buildings
should be exceptions, and to grade | or 1I*, wholly exceptional. The policy guidance is broadly reflected in the
wording of Policy HA4.

The NPPF policy is supplemented by more detailed guidance in Planning Practice Guidance (PPG) on the
heritage environment. The PPG sets out more detailed guidance on the historic environment, including the
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24

3.1

3.2

3.3

4.0
41

4.2

approach to plan-making and guidance on decision-making, including that Listed Buildings are identified
heritage assets of significance.

It is considered that Policy HA4 sets out an appropriate basis for assessing any proposals that could directly
or indirectly affect Listed Buildings in the Borough, consistent with national planning policy and guidance.
Policy HA4 has been designed to ensure that these matters are addressed in the planning process — in
relation to Gatwick Green, this will include the preparation of the masterplan, and an outline planning
application with a supporting Heritage Impact Assessment in accordance with the requirements in Strategic
Policy EC4 and Policy HA4.

Implications for Gatwick Green
Based on the Council’s review in 2020 of its heritage assets, there are a number of Listed Buildings near the
boundaries of the Gatwick Green allocation. The overall masterplanning of the Site under Strategic Policy EC4
will need to have regard to these assets and any other heritage features that arise from more detailed work.
There will therefore be a range of heritage considerations taken into account in the design and operation of
the proposals for the Site. These will include respecting the setting of these Listed Buildings near the Site.

The Appendices to GGL'’s representation on Policy EC1 of the DCBLP (2020) (2020 Appendices) form part of
the Council’s evidence base (Consultation appendix 4b: Wilky Group appendices combined). The
environmental considerations relating to heritage matters are addressed in the 2020 Appendices and subject
to Addenda / a new report contained at Appendices A - E of Appendix 3 to GGL'’s representation on Strategic
Policy EC4. These Addenda confirm that the original recommendations remain valid in the context of the
proposed allocation of Gatwick Green under Strategic Policies EC1 and EC4 and any other changes in
circumstances.

More especially, the Addendum to the Heritage Constraints Appraisal confirms that the Site can be developed
whilst respecting the various heritage assets adjacent to the Site, and includes recommendations on
appropriate avoidance and mitigation measures. These matters will be addressed at the planning application
stage and set out in a Heritage Impact Assessment and a Design and Access Statement.

Conclusions
GGL acknowledges the need for the Gatwick Green proposals to address the statutory Listed Buildings near
the Site in accordance with Policy HA4. All feasibility investigations to date indicate that Gatwick Green can be
delivered in accordance with these requirements. The masterplan proposals for the Site required under
Strategic Policy EC4 will have regard to these considerations in achieving a sustainable and well-designed
scheme for the Site.

It is considered that Policy HA4 provides appropriate and proportionate requirements for addressing heritage
and matters, consistent with national policy. Development at Gatwick Green as allocated in Strategic Policy
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EC4 will be designed in a way so as to avoid or mitigate any harmful impacts on the setting of the statutory
heritage assets in the area.

Suggested Modifications:

REP/055 | Gatwick
(2023) Green
(Wilky)

HAS

1.0
1.1

1.2

1.3

2.0

21

Introduction
This representation is submitted on behalf of Gatwick Green Limited (GGL). For clarification, Gatwick Green
Limited is a wholly owned subsidiary of The Wilky Group (TWG), which has a long-standing interest in the
promotion of strategic employment land within the Crawley Borough Council (CBC) area. Previous
representations were submitted by TWG, but the land is now vested in Gatwick Green Limited. This
representation relates to Policy HA5S Locally Listed Buildings in the Draft Crawley Borough Local Plan, 2023
(DCBLP).

GGL owns about 48 ha (119 acres) of land east of Gatwick Airport. The land has been promoted by GGL as a
strategic employment opportunity known as Gatwick Green, most of which forms a proposed allocation as a
Strategic Employment Location (SEL) of 44 ha (108.7 acres) (the Site) under Strategic Policy EC4 in the
DCBLP. The proposed allocation is for a comprehensive industrial-led development of predominantly storage
and distribution uses under use class B8.

This representation notes that Policy HA5 is broadly in accordance with the advice in the National Planning
Policy Framework (NPPF, 2021) and the Planning Practice Guidance (PPG). It also confirms that Gatwick

Green can be masterplanned and designed so as to be in accordance with the key objectives contained in

Policy HA5.

Policy HA5 — intent of policy and compliance

Intention of the policy
The purpose of Policy HAS is to ensure that development seeks to retain any Locally Listed Buildings,
including maintaining features of interest and preserving the character and setting of the building.
Development proposals must demonstrate that they take account of the heritage significance of the building
and its setting in relation to a number of defined heritage attributes.

National planning policy and guidance

22

Chapter 16 of the NPPF sets out how planning policy should provide a positive strategy for the conservation
and enjoyment of the historic environment and how development affecting heritage assets should be
assessed. In relation to proposals that directly or indirectly affect non-designated heritage assets, a balanced
judgement will be required having regard to the scale of any harm or loss and the significance of the heritage
asset. The policy guidance is broadly reflected in the wording of Policy HA5.
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2.3

24

3.1

3.2

3.3

4.0
4.1

The NPPF policy is supplemented by more detailed guidance in Planning Practice Guidance (PPG) on the
heritage environment. The PPG sets out more detailed guidance on the historic environment, including the
approach to plan-making and guidance on decision-making, including the meaning of significance of an asset.

It is considered that Policy HA5S provides appropriate and proportionate protection for non-designated heritage
assets in the Borough, consistent with national planning policy and guidance. Policy HA5 has been designed
to ensure that these matters are addressed in the planning process — in relation to Gatwick Green, this will
include the preparation of the masterplan, and an outline planning application with a supporting Heritage
Impact Assessment in accordance with the requirements in Strategic Policy EC4.

Implications for Gatwick Green
Based on the Council’s review in 2020 of its heritage assets, there are a number of Locally Listed Buildings
near the boundaries of the Gatwick Green allocation. The overall masterplanning of the Site under Strategic
Policy EC4 will need to have regard to these assets and any other heritage features that arise from more
detailed work. There will therefore be a range of heritage considerations taken into account in the design and
operation of the proposals for the Site. These will include respecting the setting of these Locally Listed
Buildings near the Site.

The Appendices to GGL'’s representation on Policy EC1 of the DCBLP (2020) (2020 Appendices) form part of
the Council’s evidence base (Consultation appendix 4b: Wilky Group appendices combined). The
environmental considerations relating to heritage matters are addressed in the 2020 Appendices and subject
to Addenda / a new report contained at Appendices A — E of Appendix 3 to GGL'’s representation on Strategic
Policy EC4. These Addenda confirm that the original recommendations remain valid in the context of the
proposed allocation of Gatwick Green under Strategic Policies EC1 and EC4 and any other changes in
circumstances.

More especially, the Addendum to the Heritage Constraints Appraisal confirms that the Site can be developed
whilst respecting the various heritage assets adjacent to the Site, and includes recommendations on
appropriate avoidance and mitigation measures. These matters will be addressed at the planning application
stage and set out in a Heritage Impact Assessment and a Design and Access Statement.

Conclusions
GGL acknowledges the need for the Gatwick Green proposals to address the non-designated heritage
considerations relating to the Site and referenced in Policy HA5. All feasibility investigations to date indicate
that Gatwick Green can be delivered in accordance with these requirements. The masterplan proposals for the
Site required under Strategic Policy EC4 will have regard to these considerations in achieving a sustainable
and well-designed scheme for the Site.
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4.2 ltis considered that Policy HAS provides appropriate and proportionate requirements for addressing heritage
and matters, consistent with national policy. Development at Gatwick Green as allocated in Strategic Policy
EC4 will be designed in a way so as to avoid or mitigate any harmful impacts on the setting of the non-
designated heritage assets in the area.
Suggested Modifications:
REP/163 | Vail HA5 Policy HAS5: Local Listed Buildings & Place Services Report Dec 2020 Evidence Base
Williams on As per our previous representations to the heritage assessments and consultation, we contest that the supporting
behalf of evidence base document by Place Services Dec 2020 is sound and robust.
ghlchester Page 176 of the report assesses the “entrance to Tower Building” and concludes that it should be “considered for
ollege e e o S o e s
Group local listing inclusion”. In addition, on page 178 the assessment also highlights “a 4-storey building” in the centre of

the site as also “considered for local listing inclusion”.

Our clients have actively engaged with CBC and made objections to this listing and overall evidence base document
previously, which does not appear to have been amended, despite additional information being submitted. The
additional information provided to the council, was regarding the physical state of disrepair of these buildings, and
the Masterplan indicates that both buildings are no longer fit for purpose and for comprehensive development, as
supported by Policy TC3 and H2, these would need to be removed.

We therefore continue to object to the evidence base and the resultant policy HAS.

Given the state of the buildings, and the agreed and adopted Masterplan from June 2019, the Council have already
endorsed the removal of these buildings, and this is therefore inconsistent with evidence base documents.

With regard to the wording of Policy HA5: Locally Listed Buildings confirms that “All development will seek to secure
the retention of Locally Listed Buildings. Development should also maintain features of interest, and respect or
preserve the character or setting of the building. Development proposals affecting a Locally Listed Building must
demonstrate in the Heritage Impact Assessment that the proposals take account of its heritage significance”.

We have stated that we do not believe these 2 buildings have any significance in regard to “Aesthetic/Architectural
Value; Historic Value; Social/communal Value; Landmark/Townscape Value; and Archaeological Interest”.

We contest that if Policy HAS is found sound, despite the approved Master plan for the site, and our evidence
submitted regarding the poor state of the buildings, that any subsequent planning application would only allow ‘the
demolition or partial demolition of a Locally Listed Building ...in exceptional circumstances if the development
proposals a) reflect or retain the key features of the original building;”. We therefore find the evidence base and
policy H5 in its current form unsound.
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We are grateful for the opportunity to comment as part of this Regulation 19 Local Plan but suggest that the
evidence base underpinning Policy H5 is unjustified, not robust, and therefore H5 is unsound.
Please note we wish to participate in proceedings and look forward to hearing from CBC regarding formal
submission to PINS.
Suggested Modifications:
REP/167 | Muller HA5 Policy HA5: Locally Listed Buildings
Property The proposed wording states:
?Arggr?t' All development will seek to secure the retention of Locally Listed Buildings.
Walsingha Development should also maintain features of interest, and respect or preserve the character or setting of the
m building. Development proposals affecting a Locally Listed Building must demonstrate in the Heritage Impact
Planning) Assessment that the proposals take account of its heritage significance, including its setting and any heritage

interest falling within the following categories:
i. Age;

ii. Authenticity;

iii. Aesthetic/Architectural Value;

iv. Historic Value;

v. Social/communal Value;

vi. Group Value;

vii. Landmark/Townscape Value;

viii. Archaeological Interest.

Proposals seeking the demolition or partial demolition of a Locally Listed Building may be acceptable in exceptional
circumstances if the development proposals:

a) reflect or retain the key features of the original building; and

b) significantly outweigh the merit of retaining of the original building with regard to social, economic and
environmental benefit to the wider area.

If demolition is seen to be acceptable, the building must first be recorded according to an agreed scheme of
investigation which is proportionate to the importance of the Locally Listed Building and the impact of the proposal.
The record must be submitted to the Historic Environment Record in consultation with the Local Authority.

The wording of the Policy is at odds with the National Planning Policy Framework, and goes far beyond what is
required of a policy concerning locally listed buildings. Locally listed buildings are non-designated heritage assets
which are addressed at paragraph 203 of the NPPF. This states that “the effect of an application on the significance
of a non-designated heritage asset should be taken into account in determining the application. In weighing up
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applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the heritage asset”.

The threshold and tests for acceptable development involving non-designated heritage assets as proposed by draft
Policy HAS5 is what is expected of works affecting listed buildings, not locally listed buildings. There is already
statutory protection for all grades of listed buildings, and a building not meeting the criteria for full listing should not
be subject to the same protection as listed buildings.

The proposed wording is therefore not consistent with national policy, and the level of protection afforded to locally
listed buildings is not justified.

Many of the criteria set out above for development affecting locally listed buildings could easily be interpreted as
being inappropriate, it offers significant (if not total) scope to object to a development affecting a locally listed building
for highly subjective reasons. It is a policy that is not fit for purpose and is unsound in its wording, and represents a
significant overstep on what a policy for locally listed building should be.

Clearly, 1066 Balcombe Road is not statutorily listed and therefore should not be subject to the same policy
requirements as a listed building.

Furthermore, we consider the approach to designating locally listed buildings unsound. We have previously made
representations to the Council in respect of the proposed local listing of 1066 Balcombe Road, however we have not
formally heard from the Council and there has been no opportunity for any further dialogue. It is unclear what the
consultation or selection process is, it is far from transparent, however the committee report for the refused
application alluded to the potential local listing of the building in the future.

The process is fundamentally flawed and unsound for this reason.

The draft wording of Policy HAS5 is therefore unsound. The reach of the Policy is not justified, and the wording of the
policy is not consistent with national policy. The process by which buildings are selected for inclusion on a local list is
not positively prepared.

Suggested Modifications:
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REP/152 | Save West | Chapter 7 | Save West of Ifield believe the policies set out in this chapter to be sound as they apply to Crawley itself, but would
of Ifield like to draw attention to the impacts on Crawley, and Crawley residents, should Horsham District Council approve
Campaign Homes England’s plans for the 10,000 house West of Ifield development.

1. lIfield Golf Course.
Should the West of Ifield development go ahead Ifield Golf Course will be closed and built on in Phase 1 of the
plans.

Whilst the course is strictly in Horsham land, it sits within Ifield and is widely used by residents of Crawley Borough.
See below extract from Horsham District Council’s Golf Supply and demand assessment December 2022.

https://www.horsham.gov.uk/ data/assets/pdf file/0017/121751/Golf-Supply-and-Demand-Assessement-
December-2022.pdf

2.130 Ifield Golf & Country Club (48,731 people) has the highest number of people considered most likely to travel
to it (based on travel distance only) when compared to the other facilities followed by Rookwood Golf Course
(38,721 people). For Ifield Golf & Country Club, it actually has a minimal catchment within Horsham District,
with the majority of its area covering Crawley.

The course is not surplus to requirements. Horsham District Council’s Golf Supply and Demand assessment also
states within its conclusion, section 3.2:

‘Supply is currently deemed to be sufficient to meet demand; however, it is also clear that each facility is meeting
a need due to current membership and usage levels. Potential future demand provides further evidence
that each existing facility is required. It is unlikely that any loss of provision could be supported without
appropriate mitigation being secured due to capacity pressures that would be created, despite the
development aspirations that are in place.

Homes England have no plans to build a replacement course (ref: Crawley Local Plan Policy OS1)

The loss of this facility would therefore have a detrimental effect on Crawley residents in terms of their physical and
mental health, especially those residents that are older, or less able to play other types of sport.

The course is also identified as part of the Rusper Ridge Biodiversity opportunity area, and borders Hyde Hill
Woods, ancient woodland designated as Local Wildlife Space.

Therefore, should HDC allocate West of Ifield for development within its local plan, and /or a planning application
be proposed, Save West of Ifield would deem assessments as detailed in Crawley Local Plan 7.14 and 7.15,
necessary, and Policy OS1 applied.

2. Ifield Brook Meadows



https://www.horsham.gov.uk/__data/assets/pdf_file/0017/121751/Golf-Supply-and-Demand-Assessement-December-2022.pdf
https://www.horsham.gov.uk/__data/assets/pdf_file/0017/121751/Golf-Supply-and-Demand-Assessement-December-2022.pdf
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Ifield Brook Meadows is natural water meadow and a designated Crawley Local Green Space; however, the land is
owned by Homes England. Whilst under the proposals there are no plans to build houses on this land, there are
plans to perhaps alter it from it’s current ‘natural green space’ to park land, which would have a negative impact on
the area’s quality. In addition, there are plans to add footpaths and lighting, which would negatively impact its
delicate ‘water meadow’ eco system.
Again, should HDC allocate West of Ifield for development within its local plan, and /or a planning application be
proposed, Save West of Ifield would deem assessments as detailed in Crawley Local Plan 7.14 and 7.15
necessary.
3. Crawley’s last remaining rural fringe.

The land to the west of Ifield is Crawley last remaining rural fringe, widely used by the public for exercise and
leisure. Should this land be built on this would have a detrimental effect on Crawley residents physical and mental
health
Suggested Modifications:
Save West of Ifield would again suggest that the policies set out within Chapter 7 of Crawley Borough Council’s
Local plan be referred to in the event of HDC allocating West of Ifield for development in its local plan, and/or if a
planning application is received by them.

REP/087 | Woodland 0Ss2 Policy OS2: Provision of Open Space and Recreational Facilities

(2023) Trust We welcome this policy, in particular the reference in 7.23 to applying Natural England’s Accessible Natural Green
Space Standard and the Woodland Trust’'s Woodland Access Standard for accessible natural green space and
woodland.
Suggested Modifications:

REP/113 | Natural 0S2 Policy OS2: Provision of Open Space and Recreational Facilities

(2023) England We support this policy’s requirements regarding contributions towards natural greenspaces and green
infrastructure, in line with the aims of the NPPF (paragraphs 20. 131. 174.) and Goal 10 of the EIP, specifically the
commitments and actions relating to improving access to nature.
Additionally we support the requirements relating to biodiversity net gain and green infrastructure obligations, in
line with the aims of the NPPF (paragraphs 20. 91. 150. 171. & 181) and various goals and actions of the EIP
relating to green infrastructure provision.
Suggested Modifications:

REP/032 | West 0S3 WSCC wish to withdraw their previous comments in relation to Policy OS3 as the policy is now more positively

(2023) Sussex worded, referring to ‘enhancing’ Public Rights of Way in accordance with the NPPF.

County Suggested Modifications:

Council
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REP/005 | Thames IN1 As you will be aware, Thames Water are the statutory sewerage undertaker for the Borough.
(2023) Water 8.10 We support Policy IN1 and paragraph 8.10 in principle, but consider that there should be specific mention in

the Policy to wastewater/sewerage infrastructure, similar to the separate policy IN3 on telecommunications.

Thames Water seeks to co-operate and maintain a good working relationship with local planning authorities
in its area and to provide the support they need with regards to the provision of water supply and
sewerage/wastewater treatment infrastructure.

A key sustainability objective for the preparation of Local Plans and Neighbourhood Plans should be for new
development to be co-ordinated with the infrastructure it demands and to take into account the capacity of
existing infrastructure. Paragraph 20 of the revised National Planning Policy Framework (NPPF), 2021,
states: “Strategic policies should set out an overall strategy for the pattern, scale and quality of development,
and make sufficient provision for... infrastructure for waste management, water supply, wastewater...”

Paragraph 11 states: “Plans and decisions should apply a presumption in favour of sustainable
development. For plan-making this means that:

a) all plans should promote a sustainable pattern of development that seeks to: meet the development needs
of their area; align growth and infrastructure; improve the environment; mitigate climate change (including by
making effective use of land in urban areas) and adapt to its effects”

Paragraph 28 relates to non-strategic policies and states: “Non-strategic policies should be used by local
planning authorities and communities to set out more detailed policies for specific areas, neighbourhoods or
types of development. This can include allocating sites, the provision of infrastructure...”

Paragraph 26 of the revised NPPF goes on to state: “Effective and on-going joint working between strategic
policy-making authorities and relevant bodies is integral to the production of a positively prepared and
justified strategy. In particular, joint working should help to determine where additional infrastructure is
necessary....”

The web based National Planning Practice Guidance (NPPG) includes a section on ‘water supply,
wastewater and water quality’ and sets out that Local Plans should be the focus for ensuring that investment
plans of water and sewerage/wastewater companies align with development needs. The introduction to this
section also sets out that “Adequate water and wastewater infrastructure is needed to support sustainable
development” (Paragraph: 001, Reference ID: 34-001-20140306).

It is important to consider the net increase in wastewater and water supply demand to serve the
development and also any impact that developments may have off site, further down the network. The
Neighbourhood Plan should therefore seek to ensure that there is adequate wastewater and water supply
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infrastructure to serve all new developments. Thames Water will work with developers and local authorities
to ensure that any necessary infrastructure reinforcement is delivered ahead of the occupation of
development. Where there are infrastructure constraints, it is important not to under estimate the time
required to deliver necessary infrastructure. For example: local network upgrades take around 18 months
and Sewage Treatment & Water Treatment Works upgrades can take 3-5 years.

The provision of water treatment (both wastewater treatment and water supply) is met by Thames Water’s
asset plans and from the 1st April 2018 network improvements will be from infrastructure charges per new
dwelling.

From 1st April 2018, the way Thames Water and all other water and wastewater companies charge for new
connections has changed. The economic regulator Ofwat has published new rules, which set out that
charges should reflect: fairness and affordability; environmental protection; stability and predictability; and
transparency and customer-focused service.

The changes mean that more of Thames Water’s charges will be fixed and published, rather than provided
on application, enabling you to estimate your costs without needing to contact us. The services affected
include new water connections, lateral drain connections, water mains and sewers (requisitions), traffic
management costs, income offsetting and infrastructure charges.

Thames Water therefore recommends that developers engage with them at the earliest opportunity (in line

with paragraph 26 of the revised NPPF) to establish the following:
The developments demand for water supply infrastructure;

- The developments demand for Sewage/Wastewater Treatment and network infrastructure both on and
off site and can it be met; and

- The surface water drainage requirements and flood risk of the development both on and off site and can
it be met. Thames Water offer a free Pre-Planning service which confirms if capacity exists to serve the
development or if upgrades are required for potable water, waste water and surface water requirements:

Thames Water offer a free Pre-Planning service which confirms if capacity exists to serve the development
or if upgrades are required for potable water, waste water and surface water requirements:
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-development/water-
and-wastewater-capacity

Suggested Modifications:

Addition to Policy IN1: “The Local Planning Authority will seek to ensure that there is adequate water and
wastewater/sewerage infrastructure to serve all new developments. Developers are encouraged to contact
the water/waste water company as early as possible to discuss their development proposals and intended
delivery programme to assist with identifying any potential water and wastewater network reinforcement



https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-development/water-and-wastewater-capacity
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-development/water-and-wastewater-capacity
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requirements. Where there is a capacity constraint the Local Planning Authority will, where appropriate,
apply phasing conditions to any approval to ensure that any necessary infrastructure upgrades are delivered
ahead of the occupation of the relevant phase of development.”

It would also be helpful to amend the supporting paragraph 8.10 to refer to the Thames Water free Pre-
Planning service which confirms if capacity exists to serve the development or if upgrades are required for
potable water, waste water and surface water requirements. Details on Thames Water’s free pre planning
service are available at:
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-development/water-
and-wastewater-capacity

REP/032
(2023)

West Sussex
County
Council

IN1
(Infrastructure
Plan)

The County Council considers the level of information currently available on the arrangements for delivery of
the transport mitigation to be insufficient to demonstrate deliverability. Therefore, the Local Plan, as a whole,
is not yet considered to be effective or compliant with Paragraphs 11, 16 and 106 of the NPPF. WSCC
therefore maintains a holding objection to the Local Plan and will continue to work with Crawley Borough
Council to consider if this objection can be withdrawn.

The transport study identifies a package of highways mitigation and sustainable transport schemes in the
Borough to mitigate planned development. The County Council’s experience is that it is unlikely that
schemes will be fully funded using developer contributions (because doing so would not be compliant with
the CIL regulations), so delivery of these schemes will be partially dependent on securing funding from
central Government or other sources that is not guaranteed. The Infrastructure Plan currently fails to identify
the scheme-specific requirements for additional funding and the overall scale of additional funding required.

For this reason, it is unclear how the transport mitigation measures, identified through the transport study,
will be funded and the extent to which they will rely on non-development related sources. It is considered
that the Infrastructure Plan should explain how sustainable transport infrastructure schemes and measures
can potentially be funded as well as information on the rationale, phasing, cost and delivery arrangements.
However, it is recognised that there will be some gaps in the information, due to schemes being at an early
stage particularly those that are needed towards the end of the plan period. Therefore, we request further
information/wording is provided in the Infrastructure Plan and Policy IN1 (Infrastructure Provision) to identify
how the Council will work with key delivery partners to prioritise schemes and secure additional funding and
delivery of the transport mitigation required over the plan period to ensure the plan is effective.

In order to address this issue, the above should be reflected in policy. Additional wording could be included
in Policy IN1 (Infrastructure Provision) to explain that CIL will be used to contribute towards the cost of
improvements to mitigation measures in the Infrastructure Plan and that new development may also be
required to deliver or contribute towards specific improvements directly related to the development. The
Policy could explain that in order to deliver the transport mitigation requirements the Council will work
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proactively with National Highways, West Sussex County Council, other transport and service providers and
developers to provide a better integrated transport network and to improve accessibility to key services and
facilities. Also, that opportunities to secure funding to implement the package of improvements (set out in the
Infrastructure Plan) will be maximised by working proactively with government agencies including National
Highways, other public sector organisations and private investors.

Suggested Modifications:

It is considered that the Infrastructure Plan should explain how sustainable transport infrastructure schemes
and measures can potentially be funded as well as information on the rationale, phasing, cost and delivery
arrangements. However, it is recognised that there will be some gaps in the information, due to schemes
being at an early stage particularly those that are needed towards the end of the plan period. Therefore, we
request further information/wording is provided in the Infrastructure Plan and Policy IN1 (Infrastructure
Provision) to identify how the Council will work with key delivery partners to prioritise schemes and secure
additional funding and delivery of the transport mitigation required over the plan period to ensure the plan is
effective.

In order to address this issue, the above should be reflected in policy. Additional wording could be included
in Policy IN1 (Infrastructure Provision) to explain that CIL will be used to contribute towards the cost of
improvements to mitigation measures in the Infrastructure Plan and that new development may also be
required to deliver or contribute towards specific improvements directly related to the development. The
Policy could explain that in order to deliver the transport mitigation requirements the Council will work
proactively with National Highways, West Sussex County Council, other transport and service providers and
developers to provide a better integrated transport network and to improve accessibility to key services and
facilities. Also, that opportunities to secure funding to implement the package of improvements (set out in the
Infrastructure Plan) will be maximised by working proactively with government agencies including National
Highways, other public sector organisations and private investors.

REP/032
(2023)

West Sussex
County
Council

IN1 (Viability
Assessment)

Policy IN1 (Infrastructure Provision) is worded flexibly to secure CIL contributions or S106 for the funding of
education infrastructure.

WSCC would like to withdraw its previous comment (from 2021) in relation to the ‘Whole Plan Policies and
Community Infrastructure Levy Viability Assessment’ (March 2021). The Viability Assessment update
(December 2022) clarifies that, there is the possibility of s106 monies for education and other infrastructure
being appropriate outside of the scope of CIL but no such strategic scale/neighbourhood-level development
is currently proposed in the local plan and therefore this scenario is unlikely and unforeseeable.

Suggested Modifications:
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REP/055 | Gatwick IN1 1.0 Introduction
(2023) Green Background
(Wilky) 1.1 This representation is submitted on behalf of Gatwick Green Limited (GGL). For clarification, Gatwick

Green Limited is a wholly owned subsidiary of The Wilky Group (TWG), which has a long-standing
interest in the promotion of strategic employment land within the Crawley Borough Council (CBC)
area. Previous representations were submitted by TWG, but the land is now vested in Gatwick Green
Limited. This representation relates to the Planning Obligations Annex in the Daft Crawley Borough
Local Plan, 2023 (DCBLP).

GGL owns about 48 ha (119 acres) of land east of Gatwick Airport. The land has been promoted by
TWG/GGL as a strategic employment opportunity known as Gatwick Green, most of which forms a
proposed allocation as a Strategic Employment Location (SEL) of 44 ha (108.7 acres) (the Site) under
Strategic Policy EC4 in the DCBLP. The proposed allocation is for a comprehensive industrial-led
development of predominantly storage and distribution uses under use class B8..

Scope of representation

1.3 This representation sets out the evidence in support of Strategic Policy IN1 with reference to:
e The National Planning Policy Framework (NPPF, 2021).
e The Planning Practice Guidance (PPG).
2.0 Strategic Policy IN1
Intention of policy
2.1

The purpose of Strategic Policy IN1 is to ensure that development on specific sites and across
Crawley is accompanied by the delivery and maintenance of on-site and off-site infrastructure,
including any infrastructure provided outside the Borough. ‘Infrastructure’ is defined in the DCBLP
glossary and covers a wide range of physical public facilities2, but does not include services, although
this is referenced in the Reasoned Justification at paragraph 8.7 — for consistency, the definition ought
to be adjusted. The policy has four parts:
1. Development will be permitted where it is supported by, and coordinated with, the delivery and
maintenance of infrastructure on or off-site or outside Crawley Borough, including the need to
address any cumulative effects of development.

2 Includes transport facilities; such as roads, rail stations and bus stations; utility services, including water supply and wastewater
and its treatment; waste management and disposal; telecommunications infrastructure; social and community infrastructure such as
educational facilities and health facilities, cultural facilities, sports and recreational facilities and open space, parks and play space,
libraries, cemeteries, and places of worship; emergency services; and flood defences.
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2.2

2. Protects existing infrastructure facilities and services from loss to development, unless there is
sufficient alternative provision or an equivalent replacement can be provided.

3. Community Infrastructure Levy (CIL) applies to certain development as required in the Council’s
adopted CIL charging schedule.

4. Where appropriate, developer contributions will be sought in the form of Planning Obligations to
address site-specific issues in accordance with the tests in the CIL Regulations — the anticipated
contributions are set out in the Planning Obligations Annex associated with policies in the DCBLP.

The cross-reference to the Planning Obligations Annex (the Annex) is important — the policy must be
read and interpreted as an integrated policy with the Annex to ensure development within Crawley is
served by, and helps provide, infrastructure of a suitable scale, quality and location so as to avoid
harmful impacts. The Annex sets out the basis for planning obligations under various policies in the
form of works, derived from contribution amounts based on formulas or generic approaches. This
includes a formula for a sustainable transport contribution, which applies to all residential and
commercial developments outside of the Gatwick Airport Boundary.

National planning policy and guidance

23

24

Strategic Policy IN1 is considered to be in accordance with the policy and guidance contained in the
National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG). The need to
plan for and protect infrastructure features throughout the NPPF. In relation to strategic infrastructure
related to strategic land use policies such as Strategic Policies EC1 and EC4, it requires strategic
policies to make sufficient provision for, inter alia, infrastructure to serve strategic development; such
infrastructure incudes transport, telecommunications, security, waste management, water supply,
wastewater, flood risk and coastal change management, the provision of minerals and energy
(including heat), and community facilities (such as health, education and cultural infrastructure) (para
20). The NPPF requires joint working between strategic policy-making authorities and relevant bodies
to determine where additional infrastructure is necessary (para 26).

Local Plans should set out the contributions expected from development, including for infrastructure
such as that needed for education, health, transport, flood and water management, green and digital
infrastructure. Such policies should not undermine the deliverability of the Plan (para 34). Paragraphs
55 — 58 deal with planning obligations to bring about the delivery of infrastructure related to new
development. The policy guidance states that planning authorities should use conditions on a planning
permission where possible, or otherwise, where a condition is not appropriate, use planning
obligations. Where planning obligations must be secured, they must only be sought where they meet
the tests set out in Regulation 122(2) of the Community Infrastructure Levy Regulations (CIL) 2010,
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2.5

2.6

2.7

2.8

i.e. they are necessary to make the development acceptable in planning terms, directly related to the
development and fairly and reasonably related in scale and kind to the development.

NPPF paragraph 57 goes on to confirm the importance of up-to-date policies that identify contributions
expected from development — planning applications in accordance with such policies will be treated as
being viable in line with the viability assessment of the Local Plan. The weight to be given to scheme-
specific viability assessments at the application stage will depend on how up-to-date the Plan and
related viability assessment are and any changes in the circumstances of the site since the Plan was
adopted.

The importance of providing infrastructure features throughout the NPPF in relation to achieving
sustainable development (para 8a); building a strong and competitive economy (para 81); promoting
healthy and safe communities (para 92c); promoting sustainable transport (Section 9); supporting high
quality communications (Section 10), and meeting the challenges of climate change (Section 14).

The NPPF policy is supplemented by more detailed guidance in Planning Practice Guidance (PPG) on
planning obligations. PPG sets out guidance on the scope, nature and use of planning obligations
under CIL or developer contributions. The PPG states that policies for planning obligations should be
set out in plans and examined in public and informed by evidence of infrastructure needs and a
proportionate assessment of viability (Paragraph: 004 Reference ID: 23b-004-20190901).

It is considered that Strategic Policy IN1 provides an appropriate basis for securing reasonable and
proportionate planning obligations from new development. It is therefore consistent with national policy
and guidance on infrastructure and planning obligations, and so represents a sound policy in the
context of the tests at paragraph 35 of the NPPF.

The need to retain flexibility in application

2.9

210

PPG states that the evidence of need for infrastructure can be standardised or formulaic, and plan-
makers should consider how needs and viability may differ between site typologies and may choose to
set differential requirements. Policy requirements should be clear so that they can be accurately
accounted for in the price paid for land. PPG also states that developers may be asked to provide
contributions for infrastructure in several ways (Paragraph: 003 Reference ID: 23b-003-20190901),
implying that there should be flexibility in how that is achieved, such as through planning obligations of
contributions under CIL.

PPG goes on to state that “...if a formulaic approach to developer contributions is adopted, the levy
can be used to address the cumulative impact of infrastructure in an area, while planning obligations
will be appropriate for funding a project that is directly related to that specific development”. Whilst this
guidance implies a binary approach to the funding and delivery of infrastructure, in reality the picture
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will be somewhat less clear. Some infrastructure ‘projects’ may be clearly required, whilst others may
in part/full be triggered by past/future underlying growth or other development; in such cases, this may
require a more nuanced approach. This therefore implies that the DCBLP should include some text
that reflects the need for a flexible approach to the application of Policy IN1 and the Annex. This
supports the wording in Strategic Policy IN1 that:
o Developer contributions will be sought ‘where appropriate’.
e That contributions should be in accordance with the tests in the CIL Regulations.
e That the Planning Obligations Annex collates the ‘anticipated’ planning obligations associated with
the DCBLP policies.
2.11 The policy therefore offers suitable room for reasonable and flexible application in the context of the
tests in the CIL Regulations and other factors relevant at the time a planning application is made.
2.12 However, this flexibility is not reflected in the reasoned justification for Strategic Policy IN1. Paragraph
8.9 of the DCBLP sets out the approach to planning obligations and CIL, but it is considered that the
Plan would benefit from some text to summarise the core of the Council’s approach and its role in
working with developments to bring infrastructure forward. Aligned with the need for some flexibility,
GGL has made representations to Strategic Policy EC4, Policy EC5 and the Planning Obligations
Annex variously seeking adjustments to policy/supporting text to provide more flexibility in the means
by which infrastructure is to be secured, and the need for the developer and the Council to work
together in that regard.
Suggested Modifications:
3.0 Proposed changes to Reasoned Justification to Strategic Policy IN1
3.1 In order to reflect the need to ensure a flexible approach to the identification of the most appropriate
form of planning obligations and the Council’s role in that regard, it is proposed that the following text be
added to the end of paragraph 8.9 of the DCBLP:
“In summary, infrastructure will be funded via CIL or development contributions under s106, or otherwise
provided as works undertaken by developers so as to make development acceptable in planning terms.
Crawley Borough Council will work with developers to secure the delivery of infrastructure.”
3.2 Consistent with the above change, it is considered that the Infrastructure Plan (May 2023) (IP - part
of the Councils evidence base) should contain the text noted above under the section headed ‘How will
infrastructure be delivered?’. The IP should also be updated with regard to any specific infrastructure
projects required to make Gatwick Green acceptable in planning terms
REP/056 | Gatwick IN1 IN1: Infrastructure Provision
(2023) Airport 52. We note the reordering of the text in the second paragraph of the policy but continue our support for this
Limited policy for reasons set out in paragraph 10.1 of our representations on the 2020 Regulation 19 DCLP.
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Suggested Modifications:

REP/062

Environment
Agency

IN1 8.11

Page 100, 8.11, on “The Water Cycle Study Crawley Addendum Report (January 2021) identifies that the
flow permit for Crawley Wastewater Treatment Works is likely to be exceeded towards the end of the 2025-
2030 period (near the end of the AMP8 period). Thames Water has confirmed that the works is close to its
treatment capacity and will exceed its permit during the Local Plan period. A new permit from the
Environment Agency is likely to require a tighter Ammonia, Biochemical Oxygen Demand (BOD) and
suspended solids consent, likely requiring an upgrade to achieve. It should be noted that in the event of an
upgrade to sewerage network assets being required, up to three years lead in time is usual to enable for the
planning and delivery of the upgrade.”

Comment: The local plan correctly states that there may be a long lead time for wastewater treatment
upgrades. It is therefore imperative that Crawley Borough Council is proactive and initiates discussion with
the water company, helping the company by providing relevant data and information they require.

Page 100, 8.11, on “Wastewater/Sewage Treatment Works upgrades take longer to design and build.
Implementing new technologies and the construction of a major treatment works extension or new treatment
works could take up to ten years to plan, design, obtain approvals and build. In case of major development, it
is strongly recommended that developers engage with Thames Water, as the wastewater infrastructure
provider, at the earliest opportunity to establish: « the development’s demand for wastewater/sewage
treatment and network infrastructure, both on and off site, and whether it can be met; and;* what loading/flow
from the development is anticipated.”

Comment: The Crawley Borough Council should be proactive by encouraging developers to engage with the
water company early in the planning process.

Suggested Modifications:

REP/148

NHS Sussex
ICB

IN1
Local Plan

Planning
Obligation
Annex

Infrastructure
Plan

Thank you for the opportunity to respond to the Crawley Local Plan.

The potential developments and increase in population has a significant impact on NHS services, in
particular, primary care (general practice, dental, pharmacy and optometry) but also acute (hospital),
community and mental health services.

The NHS led Crawley Programme is ensuring we tailor our health services to meet the needs of our
population. Part of this work is ensuring we use our health and local assets more effectively and to ensure
we co-locate health and case services where necessary, and ensure services are closer to our communities.
We have been working with the Council and are grateful for Clem Smith’s (Head of Economy & Planning at
Crawley Borough council) involvement.
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We expect to understand the service estate need by March 2024 at the latest. Our response therefore is
provided recognising that over the coming year we will have a more rounded view of our estate need.
However, we are able to set out the need based on the implications of the Crawley Local Plan and the direct
impact for general practice only at this time.

Our findings are that circa 20,000 new residents are planned over the period of the Crawley Local Plan. This
is taken from the housing trajectory of at least 5,000 homes in the next 10 years and further growth beyond
that. Using building sector indices, premises required to deliver care just for these new homes growth is
1,350m. This equated to circa £7.8m.

As infrastructure suitable for NHS service delivery is not readily available, the solution to the needs is in work
up progress. The barrier to that development is the source of funding from local council plans and/or local
Infrastructure Delivery (IDP) plans.

In other council areas in West Sussex, this has been solved by the work on local plans and IDPs, through
either s106 specific housing solutions or through an allocation of the infrastructure levy from CIL. Thus, the
council needs, residents and NHS are aligned.

We see this as a likely outcome from the Crawley Local Plan work, as the housing growth has been
identified.

Suggested Modifications:

The NHS supports the local plan, on the assumption that the local population growth from housing and
infrastructure levy on housing, is identified to support the NHS plan for General Practice. The fiscal value of
the infrastructure is £7.8m for general practice.

REP/152

Save West of
Ifield
Campaign

IN1

In the event that further developments occur on ‘At Crawley’ on Crawley’s boundary and especially a

scheme the size of the proposed Homes England site(s) West of Ifield it will be necessary to upgrade the

transport infrastructure within Crawley in order to support the proposals. In specific terms there will be a

need to:

e upgrade the capacity of Ifield station including the parking provision

e install walking and cycling routes within Crawley to an approved standard (LTN1/20) from these sites to
the key trip attractors in Crawley. This would include, but not be limited to, Manor Royal, Gatwick Airport,
the Town Centre, the Leisure Park, K2, The Hawth, Ifield Station.

Any development ‘At Crawley’ should be required to improve connectivity within Crawley Borough area to
improve connectivity to existing infrastructure and to improve it in order to further encourage sustainable
transport and reduce car usage and pollution.

It should be made clear that it is a requirement for these improvements to be provided and funded by any
external developments.
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Suggested Modifications:
REP/166 | Surrey Consultation on the draft Submission Crawley Borough Local Plan Thank you for consulting Surrey County
(check County Council (SCC) on the draft Submission Crawley Borough Local Plan. We previously responded by letter,
2020 — Council dated 2 March 2020, to the consultation on the initial Regulation 19 Local Plan Review and by letter dated,
REP/059 30 June 2021, to the second stage of Regulation 19 Consultation. Our earlier comments related to minerals
and 2021 and waste, education, and highways. This is an officer response, and our comments are set out below in
reps) relation to the council’s role as the Education Authority, the Highways Authority and the Minerals and Waste
Planning Authority for Surrey.
Suggested Modifications:
REP/166 | Surrey IN1 Education
(check County As we said in our June 2021 comments secondary school provision is constrained within the areas of Surrey
2020 - Council IN2 closest to the border with Crawley and one of the closest Surrey Secondary Schools, Oakwood School in
REP/059 Horley, does not have the capacity to take additional pupils from Crawley. Oakwood School has been
and 2021 Infrastructure expanded to 11 forms of entry - 330 places (since 2021) and it is very unlikely to be able to expand further.
reps) Plan We are in discussion with colleagues in West Sussex Education place planning about the problem of lack of
secondary places in the wider area.
In addition, we are expecting demand for primary places in Horley to exceed supply and will mitigate this by
adding a bulge class to at least one primary school as well as allocating children to travel to schools north of
the Horley area.
Suggested Modifications:
REP/005 | Thames IN2 Local Plans should consider the requirements of the water companies for land to enable them to meet the
(2023) Water demands that will be placed upon them as recognised in paragraph 8.10 This is necessary because it will

not be possible to identify all the water and wastewater/sewerage infrastructure required over the plan period
due to the way water companies are regulated and plan in 5 year periods (AMPs). Thames Water are
currently in the AMP7 period which runs from 1st April 2020 to 31st March 2025 and does not therefore
cover the whole Local Plan period. AMP8 will cover the period from 1st April 2025 to 31st March 2030.

Suggested Modifications:

Addition to Policy IN2: “The development or expansion of waste water facilities will normally be permitted,
either where needed to serve existing or proposed development in accordance with the provisions of the
Development Plan, or in the interests of long term waste water management, provided that the need for such
facilities outweighs any adverse land use or environmental impact that any such adverse impact is
minimised.”
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REP/011 National IN2 This policy should stress the need for new infrastructure to be sited at locations which are highly accessible

(2023) Highways by sustainable transport. At present it only requires major facilities to be accessible ‘by a variety of means of
transport’, which can include the car. There should be an emphasis on reducing the need to travel (overall)
to comply with Circular 1/2022.
Suggested Modifications:

REP/032 | West Sussex | IN2

(2023) County Suggested Modifications: Supporting Text

Council 8.14 It is recommended that paragraph 8.14 is amended from 6-8FE to 4-6FE to reflect the latest wording in the

Infrastructure Plan in relation to the need for additional forms of entry at secondary school level during the
course of the Local Plan.

REP/050 | Homes IN2 Policy IN2: Location and Provision of New Infrastructure

(2023) England Policy IN2 provides the ability for education facilities to be come forward on sites that are allocated for other

uses (including housing) where there is a demonstrable need arising that cannot be met on another site. As
per the Duty to Cooperate Statement and Infrastructure Plan, the council’s evidence base highlights a need
for secondary education provision that cannot currently be accommodated within the borough’s
administrative boundary.

Supporting text paragraph 8.14 goes on to state that the Infrastructure Plan recognises an estimated need
for around 6-8 additional forms of entry at secondary school level during the course of the Plan, and a new
secondary school is therefore likely to be needed and that discussions are ongoing with neighbouring
authorities about opportunity for a new secondary school on a strategic development close to Crawley. In
this regard, Land West of Ifield would align with the Draft Crawley Local Plan as providing opportunity to
deliver a secondary school in proximity to the town that would cater for both the Land West of Ifield
development and have potential to address some of the existing shortfall in provision.

However, it is noted that the 6 — 8 FE identified in the Infrastructure Plan is presented as a range for the
Borough as a whole and while a number of evidence studies are referenced, it is not clear how the need has
been identified and how this may change across the plan period. Further evidence is required as to whether
secondary education provision needs to be provided as part of a single site or through a combination of new
provision and extensions to existing schools.

Suggested Modifications:

Therefore, while an Infrastructure Plan can be updated regularly, a local plan cannot and therefore specific
reference to the required FE within the supporting text should be more flexible, allowing it to be updated and
clarified through future iterations of the Infrastructure Plan. Therefore, it is suggested that paragraph 8.14 of
the supporting text is updated to read:
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The Infrastructure Plan recognises that there is an-estimated need for around-6-8 additional forms of entry at
secondary school level in Crawley during the course of the Plan and a new secondary school is therefore
likely to be needed in the area. Due to Crawley’s tightly constrained land supply, discussions are ongoing
with WSCC and neighbouring authorities to consider secondary school provision to meet Crawley’s needs as
part of new strategic development close to Crawley. However, the Policy also makes allowance for
consideration of education provision on sites within the borough allocated for uses including housing, should
it not be possible to be met on an alternative site, particularly those currently or previously in education use.

REP/056
(2023)

Gatwick
Airport
Limited

IN2

IN2: The Location and Provision of New Infrastructure
53. We continue our support for this policy for reasons set out in paragraph 11.1 of our representations on
the 2020 Regulation 19 DCLP.

Suggested Modifications:

REP/150

90 North
Group
Limited

IN2

TCA1

TC2

Due to the projected population increase in the Crawley area, especially amongst children, | do not consider
the current allocation of educational establishments, (primary, secondary and further higher education) will
service the area properly, and greater consideration and planning needs to be given to service this logistical
requirement.

Suggested Modifications:

| would like to propose and encourage the wording of the Local Plan Policy will encourage and look more
favourably upon future planning applications for new education establishments, especially from owners of
existing high street retail property that might cover sufficient areas that could cater for educational use, and
which have been unoccupied and/or vacant for more than say 2 continuous years.

| would also like to propose and see the site known as '100 High Street, Crawley, RH10 1BZ (former
Morrisons Supermarket)’, which falls under this category is zoned as a future site for education on the Local
Plan Map. Interest for educational use on this particular property site is already being shown, but an actual
local plan zoning will help to accelerate this opportunity. This in turn will help to elevate a long standing retail
vacancy which has been remarketed for let for over 3 years without any success. It will then also help to
discourage homelessness, drug use and anti-social behaviour that is currently occurring in this part of the
town centre.

REP/152

Save West of
Ifield
Campaign

IN2

Section referring to Water Neutrality on p 100

SWOI Comment

While the council sees increased flood risk from additional housing being mitigated by developers
(presumably by installation of SUDs), it also acknowledges the need for increased sewerage capacity
because the Crawley Wastewater Treatment Works (CWWTW) is almost at capacity. A 10-year lead time is
needed for the enlargement of CWWTW, which would restrict major development should take place prior to
2033 at the earliest. It is not clear how this is consistent with the delivery of a minimum of 5,030 in the
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borough and a further 7,050 in neighbouring authorities, more than half of which are predicted to be
delivered before 2033 (see figures on p 163, under H1 Housing Provision).

Suggested Modifications:




Infrastructure Plan

Ref. No.

Respondent

Policy/
Para

Comments

REP/032
(2023)

West Sussex
County
Council

Infrastructure
Plan

Suggested Changes to Infrastructure Plan

Cycling and Walking strategy

The Crawley LCWIP sets out the ambition to develop a network of active travel routes across the Borough,
which provides a strong basis on which to identify priorities to support planned development. However, the
LCWIP does not currently include a clear set of priorities linked to planned development or specific proposals
to connect the network to development sites identified in the LP. Policy ST1 in the local plan highlights the
necessity of cycling and walking to major developments without clearly specifying the priorities i.e. the
routes/schemes that are needed to help mitigate planned development. An assessment of Crawley Housing
Trajectory suggests that in the first five years of the Plan Period, the Forge Wood Development and routes
that would connect it to key destinations are likely to be important.

Suggested Modifications:

To address these points, it is recommended that CBC identify short term (i.e. to be progressed in the first five
years) active travel priorities and phasing (where possible) linked to delivery of development sites in the
Infrastructure Plan. This would help to deliver the 9% reduction in car mode share that has been assumed in
the Crawley Transport Study draft 2022.

Just as recommended above for the cycling and walking schemes, it is recommended that the CBC
Infrastructure Plan classifies the schemes listed in its current findings section page 45 according to short
terms, mid-terms, and long terms throughout the designated Infrastructure plan period i.e. 2024- 2040. It is
also recommended to provide greater certainty for schemes to be delivered in the short term as the plan will
be reviewed every 5 years in accordance with the CBC housing development trajectory.

The Kilnwood Vale development is not dependent on provision of a new railway station on the Arun Valley
Line and in effect such a station would only be 1km away from the Faygate station. Furthermore, the station
which is described in the Infrastructure Plan does not feature within the WSTP; As it has proved difficult to
demonstrate that there is a business case for such a scheme, CBC should consider removing this scheme
from the Infrastructure Plan to manage stakeholder expectations.

REP/032
(2023)

West Sussex
County
Council

Infrastructure
Plan

Education (Early Years)

It is recommended that the Infrastructure Plan makes reference to the need to be flexible and updated as a
result of changes to the local authority statutory duties around Early Years and Childcare which were
announced in the spring budget (Early education entitlements and funding update: March 2023 - GOV.UK
(www.gov.uk)). These changes will considerably increase the demand for funded places, starting from April
2024 and may increase the requirement for provision of places for Early Years

Suggested Modifications:

REP/032
(2023)

IN1

The County Council considers the level of information currently available on the arrangements for delivery of
the transport mitigation to be insufficient to demonstrate deliverability. Therefore, the Local Plan, as a whole, is



https://www.gov.uk/government/publications/early-education-entitlements-and-funding/early-education-entitlements-and-funding-update-march-2023
https://www.gov.uk/government/publications/early-education-entitlements-and-funding/early-education-entitlements-and-funding-update-march-2023

Infrastructure Plan

Ref. No. Respondent Policy/ Comments
Para
West Sussex | Infrastructure | not yet considered to be effective or compliant with Paragraphs 11, 16 and 106 of the NPPF. WSCC therefore
County Plan maintains a holding objection to the Local Plan and will continue to work with Crawley Borough Council to
Council consider if this objection can be withdrawn.

The transport study identifies a package of highways mitigation and sustainable transport schemes in the
Borough to mitigate planned development. The County Council’s experience is that it is unlikely that schemes
will be fully funded using developer contributions (because doing so would not be compliant with the CIL
regulations), so delivery of these schemes will be partially dependent on securing funding from central
Government or other sources that is not guaranteed. The Infrastructure Plan currently fails to identify the
scheme-specific requirements for additional funding and the overall scale of additional funding required.

For this reason, it is unclear how the transport mitigation measures, identified through the transport study, will
be funded and the extent to which they will rely on non-development related sources. It is considered that the
Infrastructure Plan should explain how sustainable transport infrastructure schemes and measures can
potentially be funded as well as information on the rationale, phasing, cost and delivery arrangements.
However, it is recognised that there will be some gaps in the information, due to schemes being at an early
stage particularly those that are needed towards the end of the plan period. Therefore, we request further
information/wording is provided in the Infrastructure Plan and Policy IN1 (Infrastructure Provision) to identify
how the Council will work with key delivery partners to prioritise schemes and secure additional funding and
delivery of the transport mitigation required over the plan period to ensure the plan is effective.

In order to address this issue, the above should be reflected in policy. Additional wording could be included in
Policy IN1 (Infrastructure Provision) to explain that CIL will be used to contribute towards the cost of
improvements to mitigation measures in the Infrastructure Plan and that new development may also be
required to deliver or contribute towards specific improvements directly related to the development. The Policy
could explain that in order to deliver the transport mitigation requirements the Council will work proactively with
National Highways, West Sussex County Council, other transport and service providers and developers to
provide a better integrated transport network and to improve accessibility to key services and facilities. Also,
that opportunities to secure funding to implement the package of improvements (set out in the Infrastructure
Plan) will be maximised by working proactively with government agencies including National Highways, other
public sector organisations and private investors.

Suggested Modifications:

It is considered that the Infrastructure Plan should explain how sustainable transport infrastructure schemes
and measures can potentially be funded as well as information on the rationale, phasing, cost and delivery
arrangements. However, it is recognised that there will be some gaps in the information, due to schemes
being at an early stage particularly those that are needed towards the end of the plan period. Therefore, we
request further information/wording is provided in the Infrastructure Plan and Policy IN1 (Infrastructure
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Provision) to identify how the Council will work with key delivery partners to prioritise schemes and secure
additional funding and delivery of the transport mitigation required over the plan period to ensure the plan is
effective.

In order to address this issue, the above should be reflected in policy. Additional wording could be included in
Policy IN1 (Infrastructure Provision) to explain that CIL will be used to contribute towards the cost of
improvements to mitigation measures in the Infrastructure Plan and that new development may also be
required to deliver or contribute towards specific improvements directly related to the development. The Policy
could explain that in order to deliver the transport mitigation requirements the Council will work proactively with
National Highways, West Sussex County Council, other transport and service providers and developers to
provide a better integrated transport network and to improve accessibility to key services and facilities. Also,
that opportunities to secure funding to implement the package of improvements (set out in the Infrastructure
Plan) will be maximised by working proactively with government agencies including National Highways, other
public sector organisations and private investors.

REP/062

Environment
Agency

Infrastructure
Plan

Infrastructure Delivery Plan (IDP)
We have reviewed the Flood Defence section of this Plan, and we are pleased to note the content has been
updated in line with comments we made at a previous review.

Suggested Modifications:

REP/166
(check
2020 -
REP/059
and 2021
reps)

Surrey
County
Council

IN1

IN2

Infrastructure
Plan

Education

As we said in our June 2021 comments secondary school provision is constrained within the areas of Surrey
closest to the border with Crawley and one of the closest Surrey Secondary Schools, Oakwood School in
Horley, does not have the capacity to take additional pupils from Crawley. Oakwood School has been
expanded to 11 forms of entry - 330 places (since 2021) and it is very unlikely to be able to expand further.
We are in discussion with colleagues in West Sussex Education place planning about the problem of lack of
secondary places in the wider area.

In addition, we are expecting demand for primary places in Horley to exceed supply and will mitigate this by
adding a bulge class to at least one primary school as well as allocating children to travel to schools north of
the Horley area.

Suggested Modifications:

REP/168

Network Rail

Infrastructure
Plan

Infrastructure Plan

It should be noted that the Croydon Area Remodelling Scheme (CARS) has been delayed and there is no
updated timetable for completion at this stage. Reference to this within the rail section can be retained
however it may be necessary to provide an update to this in the near future.
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Consideration should be given to the impacts of the amount of development proposed within Crawley Town
Centre on the level crossing located on Brighton Road. Due to the location and proximity of this crossing, it is
anticipated that this will be subject to increased use by cars, pedestrians and cyclists. Due to this, alternative
mitigations may need to be considered to reduce the risk at this crossing and reference to this should be
included within the Infrastructure Plan. It would be expected that any such mitigations would be funded by
developer contributions due to the impacts of growth.

Suggested Modifications:
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Local Plan Chapters 9 - 11 and Employment Land Trajectory



Chapter 9. Economic Growth

Ref. No. Respondent Policy/ Comments
Para

REP/011 | National Chapter NH understand that the development numbers for employment in the Transport Study Report (2022) were

(2023) Highways 9: derived in 2020. The numbers in the submission version of the Plan appear similar in terms of additional
Economic | employment floorspace. However, NH are unable to confirm that the allocations and windfalls are the same or
Growth & | similar between the current Local Plan and the Transport Study Report. It is unclear whether the amount of
Social consented and non-consented allocations has changed as NH are primarily concerned with the non-consented
Mobility element of the Plan (allocations and windfalls). Clarity is sought.

Suggested Modifications:
REP/027 | LRM Planning EC1 POLICY EC1: SUSTAINABLE ECONOMIC GROWTH
(2023) on behalf of WT 1. Our clients object to the policy in its current form as it leads to an under estimation of the amount of

Lamb
Properties, the
Dye Family and
Elliott
Metals/the
Simmonds
Family

employment land that is required over the course of the plan period. It does not comply with the requirements of
NPPF nor NPPG and would not meet the requirements of NPPF para 35 in that it is not justified, effective or
positive. Indeed, there are major methodological shortcomings within the underlying evidence base that must be
remedied if the Plan is to be found sound.

2. Furthermore, given our findings in its current form the policy would not support the overarching vision of the
Plan which is to inter alia encourage sustainable economic growth and make Crawley a place that people want
to live and work.

National Planning Policy

3. Chapter 6 of the National Planning Policy Framework (NPPF) sets out the Government’s requirements for
“Building a strong, competitive economy”, Para. 80 is clear that planning policies should help create the
conditions in which “businesses can invest, expand and adapt”.

4. It places significant weight on supporting economic growth and productivity taking account of local business
needs and wider opportunities for development. Such that each area builds on its strengths, counters any
weaknesses and addresses the challenges of the future. It is clear that areas with high levels of productivity
should be allowed to capitalise on their potential so that Britain can be a global leader in innovation. In this
regard, Para. 81 sets out that Policies should: « proactively and positively encourage sustainable economic
growth with regard to Local Industrial Strategies and other policies for economic development; « identify strategic
sites for local and inward investment to match the strategy and to meet anticipated need; « address any barriers
to investment; and * be flexible enough to accommodate needs not anticipated in the plan, allow for new and
flexible working practices and to enable a rapid response to changes in economic circumstances.

5. Para. 82 requires that policies should recognise and address the specific locational requirements of different
sectors which includes for storage and distribution operators at a variety of scales and in suitably accessible
locations.
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6. Further guidance on providing for economic development needs is set out in Planning Practice Guidance
(PPG — 025 Ref IDs: 2a-025-20190220 to 2a-032-20190722). To ensure robust evidence on business needs,
local authorities should liaise closely with the business community and take account of Local Industrial
Strategies. Councils should take a ‘best fit' Functional Economic Market Area (FEMA) and then assess the
existing employment land stock; the pattern of land supply and loss; evidence of market demand from local data,
market intelligence, surveys of business needs, discussions with developers/agents and evidence from business
forums; wider market signals on growth, diversification and innovation, and any evidence of market failure.

7. This requires close liaison with the business community to understand current and future requirements. In
relation to market signals, PPG states that Councils need to look at: Current and robust data on labour demand
(jobs/employment forecasts); Labour supply (demographically derived forecasts of the economically active
population, i.e. future employees); the trends in take-up of employment land; future property market
requirements, and consultation with relevant organisations and study business trends, models and employment
statistics, taking account of longer term economic cycles. This work will reveal any quantitative or qualitative
mismatches in demand and supply and which market segments are under or over-supplied. Councils should look
at a range of robust data to understand the requirements for office, general business and distribution space and
which market segments are over/under supplied.

8. PPG contains specific guidance on the needs of the logistics sector given its role in the efficient supply of
goods, and therefore economic productivity which is a key part of the UK Industrial Strategy. It goes on to note
that strategic logistics facilities need significant amounts of land with access to strategic transport networks and
that where a need exists, councils should collaborate with infrastructure providers and other interested parties to
identify the scale of need.

9. Overall therefore, the NPPF and PPG requires that plan-making authorities must address their economic
needs in their local plans, which requires an overriding strategy on how and where those needs are to be met.
This is critical to achieving a Plan that is sound in accordance with the tests in the NPPF (para 35) and has been
considered in more detail by HJA on behalf of our clients.

Employment Land Requirement

10. Hardisty Jones Associates (HJA) is an expert economic development consultancy with extensive experience
in matters relating to employment land evidence for Local Plans. HJA frequently prepares employment land
evidence for local authorities to inform their plan making. HJA also provides analysis for a range of clients
wanting to understand the quality and robustness of evidence prepared for and on behalf of local planning
authorities.

11. The HJA review has been prepared by Stuart Hardisty. Stuart is a Director of HJA with 23 years’ experience
of economic development consulting and particular expertise in the area of assessing future employment land
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requirements. Stuart is a Fellow and Director of the Institute of Economic Development. Stuart has led numerous
evidence studies on behalf of local authorities and other public bodies; he has appeared as Expert Witness to
successfully defend evidence; and has written articles and spoken at conferences on the topic of employment
land evidence.

12. HJA has been instructed by W T Lamb Holdings to undertake a critical review of the Northern West Sussex
Economic Growth Assessment: Supplementary Update for Crawley (Final Report, January 2023) prepared by
Lichfields on behalf of Crawley Borough Council. The findings of this review have informed these representations
to the Regulation 19 Consultation of the Draft Crawley Local Plan 2024-2040 (May 2023), (hereafter referred to
as the new Local Plan).

13. The HJA review follows similar evaluations of previous reports which form part of the Northern West Sussex
Economic Growth Assessment (EGA). The EGA forms part of the evidence base to the new Local Plan.

14. The January 2023 EGA Supplementary Update has been prepared as a result of delays to the new Local
Plan, caused by ongoing water neutrality issues in the area.

Previous Reviews and Engagement with Crawley Borough Council

15. In March 2021, HJA reviewed the new Local Plan and its employment land evidence as was available at the
time. This was used to inform W T Lamb Holdings representations to the previous Regulation 19 Consultation1.
The review? identified a number of weaknesses in the evidence base and its failure to fully comply with the
requirements of Planning Practice Guidance (PPG). In particular the review identified issues leading to an under
provision of industrial and warehousing land within the new Local Plan including:

16. These are:

»  Calculation errors in the employment land trajectory;

« Failure to make appropriate adjustment for the strength of market opinion, in line with the advice of PPG; and
*  No meaningful uplift for market sentiment or historic suppressed supply; and

« Failing to ensure sufficient provision to replace losses of employment space to other uses.

17. Our full response to the previous version of EC1 is included at appendix 2 for ease of reference.

18. HJA, alongside W T Lamb Holdings and LRM Planning has also participated in meetings with Crawley
Borough Council in April 2021, November 2021 and November 2022 to explain our concerns regarding the
evidence base. This engagement included an open offer to discuss our concerns with the authors of the EGA,
with a specific offer in advance of the authors preparing the January 2023 Supplementary Update. This offer has
not been taken up by Crawley Borough Council or the EGA authors.
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Overall Conclusions of the EGA Supplementary Update

19. The EGA Supplementary Update concludes that there is a reduced requirement for employment land across
Crawley Borough when compared to previous editions. This is based on revised economic forecasts which
include lower levels of employment growth and a change in the historic time period over which past trends are
analysed (now incorporating the Covid-19 impacted years).

20. Whereas the previous study identified a total requirement of approximately 40ha, this has now reduced to 26-
32ha across the borough. The shortfall, after adjusting for existing supply, falls from around 24ha to 11-17ha.

21. In response the new Local Plan has reduced the size of allocation at Gatwick Green.

Response to Previous W T Lamb Submissions to Crawley Borough Council

22. There is no evidence that any of the points made on behalf of WT Lamb previously have been materially
addressed in the January 2023 update. As noted above, this includes ignoring the offer to engage with the EGA
authors to discuss and explain our concerns. Detailed Issues

23. The following issues have been identified as a result of the review of the January 2023 EGA update.

Implications of the Covid affected time period

24. Relying on employment data and commercial development data relating to the time period most substantially
affected by the Covid-19 pandemic and the related public health restrictions on activity brings risk. As part of the
EGA update the 10 year time period for historic analysis has been rolled forward. This now includes the
pandemic period. The pandemic was a highly atypical event which has the potential to impact data which is used
for the purposes of long term policy planning. In particular, overall employment data for Crawley is substantially
affected as a result of the impact on air travel and therefore Gatwick Airport.

25. Inclusion of this data has a depressing effect on the overall analysis.

Treatment of negative forecast employment change

26. The economic forecasts relied upon within the analysis include reductions in employment for activities within
light and general industrial property typologies. This leads to a negative requirement for such uses (see
paragraph 2.28)1. However, the report notes that the light industrial property typology has been a key driver of
new development in Crawley (see paragraph 2.34). This historic activity has been during a period when
employment data would also suggest decline. This highlights a key methodological weakness which has been
repeatedly stated in HJA’s reviews of previous EGA reports. There has been a failure to take a rounded view
based on all the evidence. Planning Practice Guidance suggests consideration of a range of evidence including
economic forecasts and market based indicators. The employment topic paper2 also highlights the strong market
sentiment yet makes no adjustment to the quantum of land required.
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27. HJA’s extensive experience in this field of work has repeatedly found similar trends to that identified in the
EGA across other locations. Whilst employment related to light and general industrial property typologies has
been in decline for many years, demand for such property remains strong. This is a result of the need to replace
stock that is lost from these uses to other activities due to either demand for alternative uses, or due to
properties moving beyond their useful economic life or not being suitable to meet modern occupier requirements.
The need for sufficient allowance for ‘replacement demand’ is therefore critical to ensure planning policy does
not hamper the future performance of the economy. The treatment of replacement demand within the EGA is
inadequate.

28. Overall this methodological weakness leads to an under estimate of the future need for light and general
industrial sites and premises.

Adjusting for historic constraints

29. The EGA update explicitly acknowledges that historic supply may have been constrained (see paragraph
2.32). This is also highlighted within the employment topic paper (including paragraphs 4.66 and 4.72). On this
basis it is reasonable to infer that historic activity levels could have been suppressed as a result of this
constraint. In fact this is explicitly stated in the topic paper. Any projection forward relying on historic activity
levels is therefore at risk of underestimating true demand, with upward adjustment required. However, no such
adjustment has been made.

30. Forward projections are also at risk of being suppressed through including two years’ of data affected by the
Covid-19 pandemic as noted above. The EGA update draws on the period 2011-21.

31. Overall this failure to adjust the assessed need for the identified historic constraints will under estimate the
need for future employment sites and premises. The new Local Plan is therefore failing to plan positively.

Aligning to future labour supply

Methodological absurdity

32. The approach to considering future labour supply is fundamentally flawed (see paragraph 2.35). The method
adopted by the authors of the EGA effectively exaggerates both positive and negative trends. As such, the
adjustments made to address the fact that labour force growth is likely to outstrip labour demand (i.e. modelling
an increase in employment to balance the labour market), leads to a larger decrease in the need for light and
general industrial sites and premises. This is nonsensical. Higher population will drive additional demand for
services and create the potential for increased business start up and growth. In no way will an increased
population and labour force accelerate the decline of any particular sector. The effect of this is to falsely reduce
the assessed demand for light and general industrial property.

33. In order to explain in more detail. Under the 314 dwelling per annum (dpa) scenario there is broad alignment
between the demographic analysis and the economic forecasts. However, for the 544 dpa scenario this is not
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true. The EGA is clear that under this scenario this will drive additional employment requirement, and hence
additional sites and premises requirements. Yet the assessment finds to the contrary in the case of light and
general industrial.

34. The result of this methodological weakness is to reduce the level of light and general industrial need under
the higher dwellings scenario. Meeting demographic and housing need

35. Further to the above, the new Local Plan makes provision for 314dpa within Crawley Borough. On this basis
one might presume the comments above relating to a higher housing and labour force/population scenario are
irrelevant. However, the new Local Plan and its evidence base is clear that there will be significant unmet
housing need, with a standard method derived need of 755dpa. How this will be met in full is unclear, although
reference to urban extensions outside the Crawley borough area, but functionally part of Crawley are addressed.
Within the EGA update employment needs for a higher housing figure of 544dpa are set out (based on scenarios
initially considered within the housing and employment evidence base in 2020). However, no additional
employment land allowance is provided for within the new Local Plan on this basis. The Plan draws on figures
from options broadly aligned to the 314dpa scenario.

36. It is clear that Crawley is the key economic hub of the sub-region and at the heart of the functional economic
market area (FEMA). For that reason, the employment sites and premises requirements associated with that
higher level of housing need will also need to be provided within the area; and given Crawley’s role, it would be
reasonable to expect the lion’s share of this need to be located within Crawley. However, there appears to be no
adjustment made to capture any of this need within Crawley. The additional requirement associated with the
544dpa scenario is assessed as 42.9ha (as per Table 2.14).

37. The employment topic paper (paragraph 4.69) notes that the majority of this demand is expected within the
transport and logistics sector. It also notes that there are no other strategic employment sites proposed in the
northern west Sussex area to meet the needs of this sector. In which case, the identified demand will go unmet.

38. Whilst the employment topic paper considers the transport and logistics sector in more detail, highlighting the
strong levels of demand nationally, regionally and locally. The provision of capacity at Gatwick Green within the
new Local Plan only meets the minimum level identified based on the 314dpa scenario and makes no attempt to
meet any of the identified unmet needs within the sub-region.

39. In addition, no consideration of the employment sites and premises requirements associated with the
remaining unmet dwelling need is made at all.

40. Even if additional housing is not provided in full that does not mean that the population that would be resident
within such housing will not be resident within the area. Whilst there may be some constraint on migration, there
will also be a limitation on new household formation or increased levels of living within sub-optimal
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accommodation. Therefore, the employment need, and the associated sites and premises requirements do not
disappear.

41. On the basis of the evidence presented there is an under provision of employment sites and premises,
particularly in the transport and logistics sector to meet the needs arising from higher housing requirements
which will be met elsewhere in the sub-region.

Providing a buffer
42. In our previous reviews we have repeatedly identified the need to address the necessary uplifts to address
replacement demand and wider market issues. These have not been adequately addressed or considered.

43. Within the latest EGA update a ‘buffer’ of 10% is applied (see paragraph 2.40) to address:
* Replacement of some ongoing losses;

* Delays to sites coming forward; and

»  Other relevant factors in the local market.

44. In HJA’s opinion this is clearly inadequate to deal with such significant issues. Particularly given the evidence
presented elsewhere in the EGA (in the latest Update and the previous reports). In particular the issues of
historic constrained supply, strong market sentiment and a failure to properly provide for losses of employment
sites and premises.

45. Assessment of replacement needs should be based on existing stock, and potential losses thereof, rather
than a proportion of future requirements.

46. On the basis that commercial properties are developed with an anticipated useful economic life of 35 years
one might reasonably expect replacement of commercial property to average out at ~3% per annum. In HJA’s
work for local authorities we acknowledge that such an assumption may often be too strong, given that in reality
some premises are used well beyond 35 years. A figure of 1-2% of stock per annum is therefore typically
adopted as a starting assumption for testing, with the final assumption informed by available evidence and local
market opinion on the age, quality and condition of existing stock. Property that is typically used well beyond its
35th anniversary is often very old stock (e.g. Victorian) that has been very robustly built.

47. It has been indicated in other New Towns that much of their commercial property is approaching (or beyond)
the end of its useful life and will require replacement within the next 10-20 years. New Towns also are absent the
historic property that has shown the capacity to be used well beyond the 35 year threshold. For this reason the
level of replacement in Crawley, as a New Town, is potentially higher than 1-2% per annum.

48. If 2% per annum is considered a minimum level, equivalent to replacing property every 50 years on an
ongoing basis; over the 16 year plan period this would equate to a baseline level of replacement of 32% of
existing stock, and potentially higher. This is clearly well above the 10% uplift applied only to the estimated future
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requirements provision. Nevermind the fact that this 10% uplift has been included to cover not just replacement
but a range of other factors as well.

49. Without sufficient provision for replacement there is a significant risk that the Crawley borough economy will
not have sufficient employment premises to operate effectively. The remedy is an uplift to the provision for
employment property across all Use Classes.

Conclusions

50. HJA'’s review of the EGA Update has found that there are multiple weaknesses in the EGA methodology.
There have been no material changes to the approach despite the points made in previous representations and
meetings with the Council. The offer to engage with Lichfields to explain the concerns as previously expressed
has not been taken up.

51. It is HJA’s view that the EGA makes an underestimate of the true PPG compliant requirement based on both
the evidence presented within the EGA itself, and weaknesses in the methodology employed.

52. It remains HJA’s view that is incumbent upon Crawley Borough Council to ensure that its new Local Plan is
founded on a sound evidence base in order to be found sound at Examination. On the basis that the evidence on
which key policies within the plan relies is not sound the Plan itself is not sound and will require modification to
ensure sufficient provision of employment land to meet the needs of the Crawley economy throughout the plan
period.

53. As set out in this paper the effects are across all employment Use Classes (in terms of replacement) but
more specifically within the light and general industrial; and transport and logistics sectors.

54. The employment topic paper makes clear that Crawley acts as a key employment hub for the sub region; that
there remains strong demand; that there has been historic constraint; and that there are no other strategic
employment allocations within the sub region. However, the only additional allocation within the new Local Plan
has been reduced in scale to 14ha. This fails to address any of the identified issues which actually confirm the
assessed need to be an underestimate.

55. The analysis above has identified a series of methodological issues that would need to be rectified in order to
comment in detail on the quantitative position, making provision for the higher dwelling scenario might be
considered a minimum level, with an unmet industrial and warehousing requirement of 48ha, requiring an
additional 34 ha to be provided.

Appendix 1. Previous Response by LRM Planning (June 2021)

Appendix 1 of the 2021 Submission

Review of Employment Land Matters within the Submission Draft Crawley Local Plan: Final Report
(Hardisty Jones Associates June 2021)
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Executive Summary
i. HJA has been instructed by W T Lamb Holdings Ltd to review employment land matters within the Submission
Draft Crawley Local Plan and supporting evidence base.

ii. This review has identified a number of issues which lead to the Local Plan under-providing land for industrial
and warehousing (B2/B8) uses.

iii. A minimum of 3.7-4.6ha of additional industrial and warehousing land should be provided to make up the
identified shortfall of 14,780 in the employment land trajectory.

iv. Additional provision should also be made, in line with the requirements of PPG, taking into account the
strength of market opinion, in order to deliver a more rounded and robust assessment of future B8 requirements;
as well as to allow for potential losses of employment space to other uses and through dilapidation and changing
occupier requirements.

1 Introduction
1.0.1 HJA is a specialist economic development consultancy, with particular expertise in advising both public and
private sector clients on employment land matters.

1.0.2 This report has been prepared by Stuart Hardisty. Stuart is a Director of HJA with more than 20 years’
experience of economic development consulting and specifically advising on future employment land
requirements. Stuart is also a Director of the Institute of Economic Development leading on employment land
matters. This has included speaking at a range of events and authoring multiple articles on the topic. He has
advised many Local Authorities, sub-regional partnerships, Local Enterprise Partnerships, regional bodies,
national governments and private sector clients on future employment land needs.

1.0.3 HJA has been instructed by W T Lamb Holdings Ltd to review employment land matters within the
Submission Draft Crawley Local Plan and its supporting evidence base.

1.0.4 This short report sets out the summary findings of this appraisal, based on a review of available
documentation including:

* Crawley Submission Draft Local Plan (January 2021)

*  Northern West Sussex Economic Growth Assessment (January 2020)

* Economic Growth Assessment Focused Update for Crawley (September 2020)

» Topic Paper 5 — Employment Needs and Supply (January 2021)

*  Employment Land Trajectory (January 2021)

*  Submissions made to the Crawley Local Plan process by the Wilky Group
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1.0.5 HJA has also accessed and analysed employment land monitoring data collected and collated by West
Sussex County Council on behalf of Crawley Borough Council.

2 Crawley Submission Draft Local Plan
2.0.1 This chapter provides a summary review of the key employment land matters within the Crawley
Submission Draft Local Plan.

2.0.2 Crawley is a key economic driver for a functional economic market area that extends beyond the borough’s
boundaries. Particular drivers include Gatwick Airport and the large Manor Royal employment area, as well as
Crawley Town Centre. The sub-regional role of the Crawley economy is recognised with the presence of the
Gatwick Diamond Initiative, as well as being a core location within the Coast to Capital Local Enterprise
Partnership (LEP) area.

2.0.3 The Emerging Local Plan seeks to plan positively for economic growth in the Crawley area despite the
impact of Covid-19 on the area. The Borough has been identified as significantly vulnerable to the economic
impact of Covid-19, given its reliance on the passenger air transport sector. Nevertheless, the importance of
delivering the sites and premises required for employment purposes is clearly highlighted. For example: “Key to
achieving this [economic ambition] is the supporting of economic growth through the delivery of new business
space and facilities” “It is anticipated that Crawley’s economy will respond and recover, with significant need for
new business land and floorspace identified over the period to 2036. Given the significant land supply constraints
faced within the borough, the Local Plan sets out a pro-active and ambitious economic strategy to support
economic recovery in the shorter-term, whilst planning positively for economic growth and diversification,
consistent with LEP and Gatwick Diamond priorities, and national planning policies, to ensure that sustainable
economic growth can be delivered over the Plan period.” “The scope to accommodate identified employment
land needs in Crawley has been severely constrained by the limited available land supply, which is significantly
affected by the requirement to safeguard land in the north of the borough for a possible southern runway at
Gatwick Airport. There remains a risk that if Crawley’s employment needs cannot be accommodated within the
borough, investment may be lost outside of Crawley, and indeed the sub-region entirely.*

2.0.4 The proposals for employment land provision draw heavily on the underpinning evidence base, which is
reviewed in the next section of this report. The overarching policy position is of a need for 38.7ha of employment
land. The residual requirement for industrial uses, after making allowance for existing pipeline supply and
removing office requirements is 24.1ha. This is stated to be primarily for B8 type uses.

2.0.5 In order to meet the identified shortfall, a strategic employment allocation at Gatwick Green is made. This
follows a site selection process drawing on the Housing and Employment Land Availability Assessment
(HELAA). It is noted that there were a number of sites promoted for employment purposes located on land
safeguarded for airport expansion to the south of the existing Gatwick Airport site boundary. These sites were




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

discounted on the basis that the safeguarded land might still be required for a second runway at the airport and
should not therefore be released for other uses. The extent of this allocation is shown in Figure 1. The site
comprises approximately 47ha.

2.0.6 Policy EC4 and its supporting text notes that any further industrial floorspace beyond the 24.1ha
requirement would need to be demonstrated through appropriate evidence. The policy also highlights a range of
landscaping and environmental considerations that will impact upon the net developable area of the site as well
as the potential to accommodate a range of ancillary employment and amenity uses.

3 Local Plan Evidence Base
3.0.1 This chapter provides a summary of the key issues emerging from a review of the Local Plan evidence
base in respect of employment matters.

3.0.2 The most relevant documents are the Northern West Sussex Economic Growth Assessment Update
(January 2020) [EGA] and the Economic Growth Assessment Focused Update for Crawley (September 2020)
[EGA Update]. Both documents were prepared by Lichfields on behalf of Crawley Borough Council.

3.0.3 The later study provides an update to take some account of the Covid-19 pandemic and generates the
estimates which are taken forward to the Local Plan.

3.1 Northern West Sussex EGA
3.1.1 The EGA looks at the whole Functional Economic Market Area (FEMA). The assessment of future
requirements for Crawley Borough includes a very wide range of -1.1ha to +113ha based on a number of
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approaches and scenarios. The study recommends adopting a figure of +33ha based on a projection of past
development trends.

3.1.2 Overall the report sets out a positive analysis of the Crawley economy (pre Covid) and the role of the
Crawley Borough within the wider FEMA.

3.1.3 The analysis notes commercial agent feedback indicating a need for additional land to accommodate
strong levels of market driven demand, particularly for industrial and warehousing sites and premises. However,
no uplift is applied to reflect this.

3.1.4 The analysis of future requirements does not set out any consideration of replacing losses of employment
sites and premises to other uses.

3.1.5 Within the preferred ‘past trends’ approach there is no consideration of whether past take up might have
been supressed as a result of constrained supply, or whether the demand profile in the past period was similar to
expectations for the future.

3.1.6 Given the strength of agent opinion and the failure to consider the implications of losses of employment
sites and premises to other uses the final requirements figures put forwarded can be considered an
underestimate of total objectively assessed needs.

3.2 EGA Focused Update for Crawley

3.2.1 This report is positioned as a post Covid check. It draws on revised economic forecasts. The level of
growth that is forecast is lower than historic growth rates and is from a respected source. The relevant
differences in the considered economic forecasts are discussed on a sectoral basis in order to come to a
balanced view.

3.2.2 The assessment of future B8 warehousing requirements is primarily driven by forecast employment change
(and therefore changes substantially as a result of revised forecasts).

3.2.3 In the commentary set out within the EGA Update (paragraph 2.48) it is noted that the Oxford Economics
forecasts make allowance for more rapid automation. Whilst the process of automation will have implications for
employment and economic development policy more generally (and may temper the rate of growth of
employment in the sector), this does not restrict the potential growth in sites and premises requirements.

3.2.4 Such issues are considered in the latest Planning Practice Guidance (PPG), which notes a need to make a
broader assessment of B8 uses on the basis that employment alone has known weaknesses as a predictor for
this sector.
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3.2.5 There is no clear evidence of any attempt at this wider assessment as part of the EGA. This links across to
comments made above (at paragraph 3.1.3) on the original EGA, with commercial agent sentiment not being
fully reflected despite clear indications that there is very strong demand.

3.2.6 The EGA Update assessment leads to an overall requirement of 38.7ha, which is the figure carried forward
to the Pre Submission Local Plan. This is slightly greater than the figure emerging from the original assessment.
In the EGA Update the emerging requirements from both baseline job growth and past take-up approaches are
very similar (38.7ha and 39.6ha).

4 Analysis
4.0.1 This chapter set out analysis of the issues identified in the summary reviews contained within previous
chapters of this report.

4.1 Headline Employment Land Requirement

4.1.1 In reviewing the core documents, as summarised above, HJA has identified a number of weaknesses with
the overarching analysis. In particular:

1. A failure to actively consider the potential need for land to replace losses of existing stock; and

2. A failure to take full account of agent views, particularly for B2/B8 uses.

Replacement

4.1.2 The recommendation of a need for 38.7ha of employment land emerging from the EGA Update is drawn
from the baseline jobs growth approach. This considers only the net change in employment over the plan period,
and applies an average employment density for the relevant Use Classes to derive an additional floorspace
requirement.

4.1.3 This approach is helpful in considering some of the net changes in the economy. However, it fails to
consider any of the issues within the existing economy or commercial market. Inherent in the approach is that
the entirety of the existing stock of commercial employment sites and premises remains in its appropriate use
and fit for purpose for the entirety of the plan period.

4.1.4 However, there is highly likely to be a loss of some stock to non-employment uses (through Permitted
Development or change of use applications), or becoming redundant through dilapidation, or no longer being
aligned to modern occupier requirements. Further, this approach fails to fully consider whether there are
changing property requirements within sectors. There may also be changing employment densities over time.
This is already recognised in the evidence base with regards to automation in some sectors, and is recognised in
PPG specifically in regard to B8 uses where a wider view of future storage and distribution requirements is
instructed.
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4.1.5 These effects will lead to additional requirements for employment sites and premises that are not captured
in the current evidence base.

Agent Views

4.1.6 This second issue is a specific requirement of PPG Paragraph: 031 Reference ID: 2a-031- 20190722. The
Submission Draft Local Plan includes specific references to this market sentiment, as set out at paragraph 2.0.3
above, but with no action taken. The EGA also highlighted strong commercial agent opinion as summarised at
paragraph 3.1.3 above.

4.1.7 HJA has consulted with local industrial agent Robert Bradley-Smith who confirmed the views set out within
the EGA remain highly relevant. Industrial, and particularly logistics demand is extremely strong and current and
future requirements are expected to be ahead of past trends. The Covid-19 pandemic has accelerated the move
to e-retail. The premises requirements of e-tailers and third-party logistics operators are growing rapidly. The
growth is expected to continue as new market areas are added to the portfolios of e-tailers, as well as through
increasing demands for ever shorter delivery times. The Gatwick area was also highlighted for its excellent
location at the heart of the South East and able to service both the south coast and south London.

4.1.8 In considering an approach aligned to the requirements of PPG, and drawing on the agent views as set out
within the evidence base, there is very clear evidence of a need to provide an uplift to the stated requirements for
warehousing space.

Implications

4.1.9 These two issues combine to indicate the overall requirement should have been subject to further uplift.
The exact scale of uplift will require an element of subjectivity and particularly dialogue with a range of
stakeholders active in the logistics market as well as evidence on the potential scale of losses and need for
replacement. HJA has explored with West Sussex County Council’s monitoring team the availability of the
relevant monitoring data, and it was confirmed that not all losses of employment sites and premises are currently
recorded within the data, particularly to non-commercial losses such as residential. Therefore it has not been
possible to propose a scale of uplift as part of this response.

4.2 Shortfall in Employment Land Trajectory

4.2.1 Notwithstanding the issues set out above, Table 2.5 of the EGA update (p10) identifies a net floorspace
requirement of 121,550sgm of industrial (B1c/B2/B8) Uses before the 10% flexibility allowance is applied. With
the flexibility added this increases the required provision to 133,700sqm1. In land terms this equates to 33.4ha
on the basis of the 4,000sqm per hectare (40%) development density assumption.
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4.2.2 A shortfall in provision is identified within the Employment Land Trajectory (January 2021) which includes a
total provision for B1¢/B2/B8 floorspace of 118,920sgm. This falls below the total requirement including the
flexibility allowance. This indicates a shortfall of 14,780sqm, equivalent to 3.7ha at the 40% development density.

4.2.3 The trajectory document also suggests the proposed allocation at Gatwick Green will deliver 77,800sgm2
on 24.1ha. This equates to a density of only 32%. On the basis of this lower density the additional 14,780sgm
would require a further 4.6ha.

5 Conclusion
5.0.1 Crawley is a key economic hub for a wider hinterland. The Submission Draft Local Plan seeks to plan
positively for economic and employment growth.

5.0.2 The Council’s own evidence and the Submission Draft Local Plan both acknowledge the strength of market
demand highlighted by commercial agents, but make no adjustment for this clear evidence of strong market
signals and the specific requirement of PPG to take account of logistics needs in a more rounded way. Coupled
with a failure to make any provision for replacing losses of existing employment sites and premises to other
uses, and through dilapidation and changing occupier requirements, there is a clear under provision in the
assessment of future needs. The scale of this uplift is uncertain.

5.0.3 The Employment Land Trajectory set out alongside the Submission Draft Local Plan indicates a shortfall in
anticipated floorspace when compared to the identified needs and the claimed capacity within the plan. The
shortfall equates to a need for a further 3.7ha of industrial and warehouse land across the plan period. This could
increase to 4.6ha based on the identified density at Gatwick Green.

5.0.4 Additional employment land provision should be made to support the needs of the Crawley Borough
economy and enable it to continue to fulfil its role as a key economic hub for the wider area.

Appendix 2: Employment Land Report by HJA (June 2023)

1 Review of Northern West Sussex Economic Growth Assessment: Supplementary Update for Crawley
Statement of Competence

1.1 Hardisty Jones Associates (HJA) is an expert economic development consultancy with extensive experience
in matters relating to employment land evidence for Local Plans. HJA frequently prepares employment land
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evidence for local authorities to inform their plan making. HJA also provides analysis for a range of clients
wanting to understand the quality and robustness of evidence prepared for and on behalf of local planning
authorities.

1.2 This paper has been prepared by Stuart Hardisty. Stuart is a Director of HJA with 23 years’ experience of
economic development consulting and particular expertise in the area of assessing future employment land
requirements. Stuart is a Fellow and Director of the Institute of Economic Development. Stuart has led numerous
evidence studies on behalf of local authorities and other public bodies; he has appeared as Expert Witness to
successfully defend evidence; and has written articles and spoken at conferences on the topic of employment
land evidence.

Instructions

1.3 HJA has been instructed by W T Lamb Holdings to undertake a critical review of the Northern West Sussex
Economic Growth Assessment: Supplementary Update for Crawley (Final Report, January 2023) prepared by
Lichfields on behalf of Crawley Borough Council. The findings of this review will be used to inform
representations to the Regulation 19 Consultation of the Draft Crawley Local Plan 2024-2040 (May 2023),
(hereafter referred to as the new Local Plan).

1.4 This review follows similar evaluations of previous reports which form part of the Northern West Sussex
Economic Growth Assessment (EGA). The EGA forms part of the evidence base to the new Local Plan.

1.5 The January 2023 EGA Supplementary Update has been prepared as a result of delays to the new Local
Plan, caused by ongoing water neutrality issues in the area. Previous Reviews and Engagement with Crawley
Borough Council

1.6 In March 2021, HJA reviewed the new Local Plan and its employment land evidence as was available at the
time. This was used to inform W T Lamb Holdings representations to the previous Regulation 19 Consultation1.
The review?2 identified a number of weaknesses in the evidence base and its failure to fully comply with the
requirements of Planning Practice Guidance (PPG). In particular the review identified issues leading to an under
provision of industrial and warehousing land within the new Local Plan including:

* Calculation errors in the employment land trajectory

« Failure to make appropriate adjustment for the strength of market opinion, in line with the advice of PPG; and
« Failing to ensure sufficient provision to replace losses of employment space to other uses3.

1.7 The previously submitted note is appended for ease of reference.

1.8 HJA, alongside W T Lamb Holdings and LRM Planning has also participated in meetings with Crawley
Borough Council in April 2021, November 2021 and November 2022 to explain our concerns regarding the
evidence base. This engagement included an open offer to discuss our concerns with the authors of the EGA,
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with a specific offer in advance of the authors preparing the January 2023 Supplementary Update. This offer has
not been taken up by Crawley Borough Council or the EGA authors.

Overall Conclusions of the EGA Supplementary Update

1.9 The EGA Supplementary Update concludes that there is a reduced requirement for employment land across
Crawley Borough4 when compared to previous editions. This is based on revised economic forecasts which
include lower levels of employment growth and a change in the historic time period over which past trends are
analysed (now incorporating the Covid-19 impacted years).

1.10 Whereas the previous study identified a total requirement of approximately 40ha, this has now reduced to
26-32ha across the borough. The shortfall, after adjusting for existing supply, falls from around 24ha to 11-17ha.

1.11 In response, the new Local Plan has reduced the size of allocation at Gatwick Greenb.

Methodology of the EGA

1.12 The January 2023 EGA update applies a largely similar methodology to that used in the original Economic
Growth Assessment (January 2020) and its previous update (September 2020). The update is partial, and draws
on revised economic forecasts and updated historic monitoring records. It also considers a revised time period of
2022-20406.

1.13 The methodological issues highlighted in previous critical reviews therefore remain. These are:
« Failure to consider gross rather than net completions in historic projections;

* No meaningful consideration of replacement requirements;

* No meaningful uplift for market sentiment or historic suppressed supply; and

* No wider consideration of the logistics sector as required by Planning Practice Guidance?.

Response to Previous W T Lamb Submissions to Crawley Borough Council

1.14 There is no evidence that any of the points made on behalf of WT Lamb previously have been materially
addressed in the January 2023 update. As noted above, this includes ignoring the offer to engage with the EGA
authors to discuss and explain our concerns. Detailed Issues

1.15 The following issues have been identified as a result of the review of the January 2023 EGA update.
Implications of the Covid affected time period

1.16 Relying on employment data and commercial development data relating to the time period most
substantially affected by the Covid-19 pandemic and the related public health restrictions on activity brings risk.
As part of the EGA update the 10 year time period for historic analysis has been rolled forward. This now
includes the pandemic period. The pandemic was a highly atypical event which has the potential to impact data
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which is used for the purposes of long term policy planning. In particular, overall employment data for Crawley is
substantially affected as a result of the impact on air travel and therefore Gatwick Airport.

1.17 Inclusion of these data has a depressing effect on the overall analysis.

Treatment of negative forecast employment change

1.18 The economic forecasts relied upon within the analysis include reductions in employment for activities
within light and general industrial property typologies. This leads to a negative requirement for such uses (see
paragraph 2.28)8. However, the report notes that the light industrial property typology has been a key driver of
new development in Crawley (see paragraph 2.34). This historic activity has been during a period when
employment data would also suggest decline. This highlights a key methodological weakness which has been
repeatedly stated in HJA’s reviews of previous EGA reports. There has been a failure to take a rounded view
based on all the evidence. Planning Practice Guidance suggests consideration of a range of evidence including
economic forecasts and market based indicators. The employment topic paper9 also highlights the strong market
sentiment yet makes no adjustment to the quantum of land required.

1.19 HJA'’s extensive experience in this field of work has repeatedly found similar trends to that identified in the
EGA across other locations. Whilst employment related to light and general industrial property typologies has
been in decline for many years, demand for such property remains strong. This is a result of the need to replace
stock that is lost from these uses to other activities due to either demand for alternative uses, or due to
properties moving beyond their useful economic life or not being suitable to meet modern occupier requirements.
The need for sufficient allowance for ‘replacement demand’ is therefore critical to ensure planning policy does
not hamper the future performance of the economy. The treatment of replacement demand within the EGA is
inadequate.

1.20 Overall this methodological weakness leads to an under estimate of the future need for light and general
industrial sites and premises.

Adjusting for historic constraints

1.21 The EGA update explicitly acknowledges that historic supply may have been constrained (see paragraph
2.32). This is also highlighted within the employment topic paper (including paragraphs 4.66 NS 4.72). On this
basis it is reasonable to infer that historic activity levels could have been suppressed as a result of this
constraint. In fact this is explicitly stated in the topic paper. Any projection forward relying on historic activity
levels is therefore at risk of underestimating true demand, with upward adjustment required. However, no such
adjustment has been made.

1.22 Forward projections are also at risk of being suppressed through including two years’ of data affected by the
Covid-19 pandemic as noted above. The EGA update draws on the period 2011-21.
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1.23 Overall this failure to adjust the assessed need for the identified historic constraints will under estimate the
need for future employment sites and premises. The new Local Plan is therefore failing to plan positively.
Aligning to future labour supply Methodological absurdity

1.24 The approach to considering the employment sites and premises requirements arising from higher growth in
future labour supply is fundamentally flawed (see EGA paragraph 2.35). The method adopted by the authors of
the EGA effectively exaggerates negative trends. As such, the adjustments made to address the fact that labour
force growth is likely to outstrip labour demand (i.e. modelling an increase in employment to balance the labour
market), leads to a larger decrease in the need for light and general industrial sites and premises. This is
nonsensical. Higher population will drive additional demand for services and create the potential for increased
business start up and growth. In no way will an increased population and labour force accelerate the decline of
any particular sector. The effect of this is to falsely reduce the assessed demand for light and general industrial
property.

1.25 In order to explain in more detail. Under the 314 dwelling per annum (dpa) scenario there is broad
alignment between the demographic analysis and the economic forecasts. However, for the 544 dpa scenario
this is not true. The EGA is clear that the higher dwellings scenario will drive additional employment
requirements, and hence additional sites and premises requirements. Yet the assessment finds to the contrary in
the case of light and general industrial.

1.26 The result of this methodological weakness is to reduce the level of light and general industrial need under
the higher dwellings scenario. Meeting demographic and housing need

1.27 Further to the above, the new Local Plan makes provision for 314dpa within Crawley Borough. On this basis
one might presume the comments above relating to a higher housing and labour force/population scenario are
irrelevant. However, the new Local Plan and its evidence base is clear that there will be significant unmet
housing need, with a standard method derived need of 755dpa. How this will be met in full is unclear, although
reference to urban extensions outside the Crawley borough area, but functionally part of Crawley are addressed.
Within the EGA update employment needs for a higher housing figure of 544dpa are set out (based on scenarios
initially considered within the housing and employment evidence base in 2020). However, no additional
employment land allowance is provided for within the new Local Plan on this basis. The Plan draws on figures
from options broadly aligned to the 314dpa scenario.

1.28 It is clear that Crawley is the key economic hub of the sub-region and at the heart of the functional
economic market area (FEMA). For that reason, the employment sites and premises requirements associated
with that higher level of housing need will also need to be provided within the area; and given Crawley’s role, it
would be reasonable to expect the lion’s share of this need to be located within Crawley. However, there
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appears to be no adjustment made to capture any of this need within Crawley. The additional requirement
associated with the 544dpa scenario is assessed as 42.9ha (as per Table 2.1410).

1.29 The employment topic paper (paragraph 4.69) notes that the majority of this demand is expected within the
transport and logistics sector. It also notes that there are no other strategic employment sites proposed in the
northern west Sussex area to meet the needs of this sector. In which case, the identified demand will go unmet.

1.30 Whilst the employment topic paper considers the transport and logistics sector in more detail, highlighting
the strong levels of demand nationally, regionally and locally. The provision of capacity at Gatwick Green within
the new Local Plan only meets the minimum level identified based on the 314dpa scenario and makes no
attempt to meet any of the identified unmet needs within the sub-region.

1.31 In addition, no consideration of the employment sites and premises requirements associated with the
remaining unmet dwelling need11 is made at all.

1.32 Even if additional housing is not provided in full that does not mean that the population that would be
resident within such housing will not be resident within the area. Whilst there may be some constraint on
migration, there will also be a limitation on new household formation or increased levels of living within sub-
optimal accommodation. Therefore the employment need, and the associated sites and premises requirements
do not disappear.

1.33 On the basis of the evidence presented there is an under provision of employment sites and premises,
particularly in the transport and logistics sector to meet the needs arising from higher housing requirements
which will be met elsewhere in the sub-region.

Providing a buffer
1.34 In our previous reviews we have repeatedly identified the need to address the necessary uplifts to address
replacement demand and wider market issues. These have not been adequately addressed or considered.

1.35 Within the latest EGA update a ‘buffer’ of 10% is applied (see paragraph 2.40) to address:
* Replacement of some ongoing losses;

* Delays to sites coming forward; and

* Other relevant factors in the local market.

1.36 In HJA’s opinion this is clearly inadequate to deal with such significant issues. Particularly given the
evidence presented elsewhere in the EGA (in the latest Update and the previous reports). In particular the issues
of historic constrained supply, strong market sentiment and a failure to properly provide for losses of employment
sites and premises12.
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1.37 Assessment of replacement needs should be based on existing stock, and potential losses thereof, rather
than a proportion of future requirements.

1.38 On the basis that commercial properties are developed with an anticipated useful economic life of 35 years
one might reasonably expect replacement of commercial property to average out at ~3% per annum13. In HJA’s
work for local authorities we acknowledge that such an assumption may often be too strong, given that in reality
some premises are used well beyond 35 years. A figure of 1-2% of stock per annum is therefore typically
adopted as a starting assumption for testing, with the final assumption informed by available evidence and local
market opinion on the age, quality and condition of existing stock. Property that is typically used well beyond its
35th anniversary is often very old stock (e.g. Victorian) that has been very robustly built.

1.39 It has been indicated in other New Towns that much of their commercial property is approaching (or
beyond) the end of its useful life and will require replacement within the next 10-20 years. New Towns also are
absent the historic property that has shown the capacity to be used well beyond the 35 year threshold. For this
reason the level of replacement in Crawley, as a New Town, is potentially higher than 1-2% per annum.

1.40 If 2% per annum is considered a minimum level, equivalent to replacing property every 50 years on an
ongoing basis; over the 16 year plan period this would equate to a baseline level of replacement of 32% of
existing stock, and potentially higher14. This is clearly well above the 10% uplift applied only to the estimated
future requirements provision. Nevermind the fact that this 10% uplift has been included to cover not just
replacement but a range of other factors as well.

1.41 Without sufficient provision for replacement there is a significant risk that the Crawley borough economy will
not have sufficient employment premises to operate effectively. The remedy is an uplift to the provision for
employment property across all Use Classes.

Conclusions

1.42 HJA’s review of the EGA Update has found that there are multiple weaknesses in the EGA methodology.
There have been no material changes to the approach despite the points made in previous representations and
meetings with the Council. The offer to engage with Lichfields to explain the concerns as previously expressed
has not been taken up.

1.43 Itis HJA’s view that the EGA makes an underestimate of the true PPG compliant requirement based on
both the evidence presented within the EGA itself, and weaknesses in the methodology employed.

1.44 1t remains HJA'’s view that is incumbent upon Crawley Borough Council to ensure that its new Local Plan is
founded on a sound evidence base in order to be found sound at Examination. On the basis that the evidence on
which key policies within the plan relies is not sound the Plan itself is not sound and will require modification to
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ensure sufficient provision of employment land to meet the needs of the Crawley economy throughout the plan
period.

1.45 As set out in this paper the effects are across all employment Use Classes (in terms of replacement) but
more specifically within the light and general industrial; and transport and logistics sectors.

1.46 The employment topic paper makes clear that Crawley acts as a key employment hub for the sub region;
that there remains strong demand; that there has been historic constraint; and that there are no other strategic
employment allocations within the sub region. However, the only additional allocation within the new Local Plan
has been reduced in scale to 14ha. This fails to address any of the identified issues which actually confirm the
assessed need to be an under estimate.

1.47 The analysis above has identified a series of methodological issues that would need to be rectified in order
to comment in detail on the quantitative position, making provision for the higher dwelling scenario might be
considered a minimum level, with an unmet industrial and warehousing requirement of 48ha, requiring an
additional 34 ha to be provided.

Suggested Modifications:

CHANGES REQUIRED IN ORDER TO ENSURE THAT THE PLAN IS COMPLIANT WITH NPPF

56. Whilst we are supportive of the general approach of the Council in seeking a strategic allocation at Gatwick

Green, currently the plan is contrary to National guidance, it does not:

» reflect the most up to date trends or market signals;

» rely upon a robust evidence base rather there are numerous and significant methodological failings within
the updated EGA,;

» proactively and positively encourage sustainable economic growth with regard to Local Industrial Strategies
and other policies for economic development;

» identify strategic sites for local and inward investment to match the strategy and to meet anticipated need; or

« provide flexibility to accommodate needs not anticipated in the plan, allow for new and flexible working
practices and to enable a rapid response to changes in economic circumstances.

57. Based on the analysis undertaken by HJA and in order to achieve the vision of the plan and to comply with

National guidance the level of Industrial land required over the plan period should be increased significantly.

Indeed, HJA consider that there is a need for 48ha employment land, given the “opportunities” identified in the

Employment Trajectory, then as a minimum the plan should identify 34ha of land (approximately 102,000 sqm of

floorspace). This would contribute to a more appropriate supply of land and will reflect local circumstances as

required by national guidance. It would also help to ensure diversification of the local economy and move away

from reliance upon Gatwick Airport.




Chapter 9. Economic Growth

Ref. No. Respondent Policy/ Comments
Para
58. As such in order to make the plan sound, as a minimum the following amendment to Policy EC1 is required
with further uplifts once the methodological weaknesses have been addressed.
Strategic Policy EC1: Sustainable Economic Growth
Crawley’s role as the key economic driver for the Coastal to Capital and Gatwick Diamond areas will be
protected and enhanced. Suitable opportunities are identified within the borough to enable existing and new
businesses to grow and prosper.
There is need for a minimum of 48 hectares new business land in the borough which, taking off the opportunities
identified in the Employment Land Trajectory, results in an outstanding requirement for a minimum 34ha
(approximately 102,000 sgm) industrial and warehousing land over the period to 2040.
Crawley’s recognised economic role and function will be maintained and enhanced through:
i) Building upon and protecting the established role of Manor Royal as the key mixed business location for
Crawley at the heart of the Gatwick Diamond and Coast to Capital areas;
i) Ensuring that the borough’s Main Employment Areas are protected as locations for sustainable economic
growth;
iii) Encouraging the redevelopment and intensification of under-utilised sites in Main Employment Areas for
employment use;
iv) Supporting small extensions to Manor Royal, outside of safeguarding, where this would deliver additional
business land, and can be achieved in a manner that is consistent with other Local Plan policies; and
v) v) Allocation of an industrial-led Strategic Employment Location at Gatwick Green, on land east of Balcombe
Road and south of the M23 spur.
REP/033 | Horsham EC1 Strategic Policy EC1: Sustainable Economic Growth
(2023) District Council We support this policy in principle but believe that its effectiveness could be improved

We note that the focus of new land allocations is to provide industrial units at Gatwick Green, whereas mixed
business growth will be supported at Manor Royal and at existing employment sites. This is likely to complement
Horsham’s employment strategy which supports smaller business spaces and start-ups. We envisage that the
two authorities will continue to work closely to ensure appropriate economic growth strategies in our respective
areas as HDC may have the ability to meet some of Crawley’s unmet needs as we have a surplus of economic
land supply.

Notwithstanding the above, we do have concerns with the final sentence of paragraph 9.22 that suggests that
the development West of Ifield development will provide two hectares of employment land. As we express in
response to other sections of the plan, no decision has been made to allocate this site in the Horsham District
Local Plan. Therefore at this stage it is not possible for the Crawley Local Plan to set out how much employment
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land may be included within any potential allocation. We therefore request that in order for the plan to be
effective, the following change is made:
Suggested Modifications:
Changes sought: We seek the removal of wording that can be interpreted as suggesting that the West of Ifield
site would be allocated and that the amount of employment land has been determined.
REP/035 | Vail Williams on | EC1 Strategic Policy EC1: Sustainable Economic Growth
(2023) behalf of The May 2023 SA confirms that employment and growth are a key factor for the resilience and growth of the

Ardmore Ltd

town under the Local Plan Review.

Regarding Economic Growth, it states in para 6 that “Crawley is firmly established as one of the key economic
drivers in the Southeast of England, representing the geographic and economic heart of the Gatwick Diamond
and wider Coast to Capital Local Enterprise Partnership area. The town’s economy is generally strong with total
employment in the town being around 100,000 jobs and, although the COVID-19 pandemic impacted
significantly on the borough’s aviation-led economy, Crawley is recovering well economically. With the economy
forecast to consolidate and grow over the Plan period to 2040, new business land and floorspace is identified.”

We would however argue that insufficient new business land is identified to reflect the role and function of the
town within the wider region.

In the May 2023 SA, the Council’s site assessment of Jersey Farm acknowledges that the “site is a logical
extension to MR” under objective 1.

The SA also recognises that “There is significant in-commuting to the town, and on average people who travel
into Crawley for work earn more than people who live within the borough. Many residents are employed in lower-
paid industries, and addressing the local skills gap to increase opportunities for Crawley residents is a priority.”
This confirms, consistent with Policy EC5 on skills that local employment opportunities are essential to the Local
Plan Review.

Topic Paper 5: Employment Needs and Land Supply May 2023 confirms that the Local Plan Employment
policies are under pinned by the Northern West Sussex Economic Growth Assessment (January 2020) and its
Crawley focused updates (September 2020 and January 2023, and the Employment Land Availability
Assessment. An updated Employment Land Trajectory (Base Date 31 March 2023), sets out the employment
land supply pipeline, as planned for through the LPR.

Para 2.5 of Topic Paper 5 confirms that Crawley’s economy has proven to be resilient and continues to trend
towards recovery, post Covid pandemic, and that the councils own “One Town Crawley Economic Recovery
Plan” (2021) identifies interventions to support the economic recovery of Crawley, and to future proof its
economy so that it is better able to adapt to unforeseen change. It clearly states that “Key to this is the unlocking
of sufficient suitable employment land to provide for employment growth sectors and boost jobs for residents,
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increasing the borough’s overall economic resilience, supporting a green economy, and promoting skills
development...”.

Para 2.6 continues that while “there remains need for new business land and floorspace over the forthcoming
Plan period. Given what are significant land supply constraints faced within the borough, the Local Plan sets out
a pro-active and ambitious economic strategy to support economic recovery in the shorter-term, whilst planning
positively for economic growth and diversification”. We do not consider that the council have properly considered
sustainable opportunities for employment on the edge of Manor Royal by use of a more flexible approach to
airport safeguarding (GAT2) and the alignment of the CWMML (ST4).

Para 3.10 of the Topic Paper 5 confirms that the adopted Local Plan (2015) planned for a baseline need of 57.9
hectares new business land in the Borough over the Plan period to 2030, but only 23 hectares of business land
was identified, through reuse and intensification of sites within the existing main employment areas. This does
not accept any potential gain from a proper “no stone untuned” approach (see above) on the edge of Manor
Royal.

The 2015 Local Plan resulted in an unmet business land requirement of 35 hectares over the adopted Plan
period 2015-2030. This has frustrated local markets and potential investors and developers looking to grow and
locate in the town.

Whilst the Councils Topic Paper 5 states that HOR9 under Reigate and Banstead’s Development Management
Plan 2019 meets some unfulfilled need, this allocation is still not forthcoming and does not address fully local
mixed employment needs. Indeed, the required SPD for the site by RBBC has also not been drafted nor adopted
and therefore the 4-year delay to any delivery must be a factor in considering the increasingly frustrated and
declining opportunities for employment growth in the Northern West Sussex Region, and immediately adjacent to
Crawley and Gatwick Airport.

However, we do not agree that this is resolved through the proposed allocation at Gatwick Green which is in
such a disparate and poorly related location from Manor Royal, within the safeguarded area currently identified
for airport related car parking (as encouraged by GAT3) and with such a significant impact on highways,
countryside, and noise environment etc.

Regarding CBCs own evidence base, as with the Adopted 2015 Local Plan, Lichfield’s Northern West Sussex
EGA, looks at market constraints and opportunities for CBC alongside HDC and MSDC. For the CBC Local Plan
Review the 2018 Lichfield’s report and various updates reconfirm that B8 requirements were similarly
constrained and remain unmet across the town, with a low rate of vacancy across existing stock.
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Para 4.5 of the Topic Paper also recognises that “the 2018 market analysis identified a particular gap in the
supply of smaller industrial ‘starter units’ ranging in size from 400-500sq ft and ‘move on’ space. At the larger
scale end of the market, industrial units over 20,000sq ft are found to be in short supply.”

We do not believe that Gatwick Green under EC4 adequately addresses the ability to provide SME opportunities
as well as larger industrial units. We agree that under EC2 opportunities to extend Manor Royal should remain
the focus for employment generating development in the Local Plan Review.

The 2018 Lichfield study and updates also highlight that a focus on development should be at Manor Royal given
its key advantages, and describes them as “its strategic access links, variety and mix of uses, and a developing
business community through the work of the BID.” It also recognises that “Access to amenities and landscaping
are identified as areas for improvement, with the absence of a centralised amenity hub to meet the needs of
businesses and employees representing a disadvantage in comparison to competitors.” We consider that
increased qualitative improvements could be made through further development and the expansion of Manor
Royal.

The July 2019 update of the NWS EGA stated that between 44.6 and 57.63 hectares of land would be needed
between 2020-2035. With only 13.19 hectares available the council themselves identified an area of search to be
explored. Topic Paper 5 confirms the aim of this approach. “With much of this land subject to safeguarding for a
possible southern runway at Gatwick Airport, the initial draft Plan set out that work to identify a new Strategic
Employment Location would only take place once the status of safequarding had been clarified.

Para 4.10 also confirms that “The Council considered that Aviation 2050 (December 2018), the government’s
draft Aviation Strategy, did not provide a definitive steer as to whether or not the council would be required to
safeguard land moving forward.”

Our clients made formal representations to the government on the Aviation Strategy 2050 and particularly the
emphasis on local LPAs to make informed decisions themselves “on the future needs of airports and associated
surface access requirements, when developing local plans.”

Lichfield has subsequently revised more EGA updates, including January 2020 to support the regulation 19 July
2020 Local Plan Review. It suggested planning for economic growth based on the Past Development Rates
requirement of 33ha new business land over the Plan period, with an available land supply pipeline at the time of
12ha as supported by the Employment Land Trajectory, December 2019, a 21-hectare deficit.

Despite the council at this time suggesting an Area Action Plan for part of the Local Plan to determine the scope
of additional employment land, this approach was then advised against by a PINS inspector at an advisory

meeting in April 2020. The call for sites from CBC in their previous approach to identify an Area of Search, and a
subsequent Area Action Plan (AAP) identified 140 hectares of additional land within the area of search identified




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

in the Regulation 18 version of the Local Plan Review. When commenting on the PINs informal advice CBC
stated that “The inspector advised that an approach of planning for need based on past development trends
would not necessarily enable the requirements of new and changing employment sectors to be accommodated”.

A September 2020 Crawley focused EGA was also undertaken given the impact of COVID and these new
scenarios generated employment land requirements that range from 22ha to 57ha. This new assessment of the
Crawley EGA 2020 identified a need for a minimum of 38.7ha of new business land over the Plan period. This
figure can be broken down into an office land requirement of 5.9ha and an industrial land requirement of 32.8ha.

In the Council’s evidence base, a further Employment Land Demand/Supply Balance study (January 2021) state
that office demand could be met, but there would be an increased deficit of B8 floorspace of ¢ 24ha. It also
confirms that many of the sites under the call for sites (para 4.56) “would prejudice the potential future delivery of
a southern runway at Gatwick Airport should this be required, contrary to national policy. Therefore, as required
by national policy, land to the south of Gatwick Airport continues to be safeguarded and cannot be considered for
strategic employment at this time”.

Para 4.56 confirms CBC believe that “Only one of the sites promoted for employment is considered capable of
providing the required quantum of business land in a manner that would not prejudice future delivery of a
southern runway at Gatwick Airport should this be required by national policy. This is the land east of Balcombe
Road and south of the M23 spur, referred to as Gatwick Green.

The final Regulation 19 evidence base documents are the EGA Supplementary Update for Crawley (January
2023) and the Employment Land Demand/Supply Balance (January to May 2023). These state that based on the
2022 Q4 Experian forecast, the Crawley EGA 2023 identifies the need for a minimum 26.2ha new business land
over the Plan period. This can be broken down into an office (E(g)(i)/E(g)(ii)) land requirement of 3.3ha and an
industrial (E(g)(iii)/B2/B8) land requirement of 22.9ha.

The ELT March 2023 update shows a +2.02 hectare of office floorspace oversupply and a 13.73 deficit of
industrial land.

On behalf of our client, we dispute that the allocation at Gatwick Green is consistent with the GAL 2019
Masterplan or objectives of the EGA and disagree that the land supply figures of January 2021 remain
appropriate, namely that all office provision is accommodated, (especially given any light industrial,
manufacturing requirement), or that there is only 13—24-hectare range of additional B8 floorspace required.

We believe the evidence base does not adequately reflect the prosperity of the town, its rapid recovery since
COVID, nor the increase in demand over the plan period to 2040. As local land agents, Vail Williams consider
the growth scenarios to be unambitious for such a regional hub and that should land become available,
significant demand is now pent up. We contest that a more pragmatic and balanced approach to employment
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demand and supply is required, that aims to locate adequate employment space within Crawley and within the
Manor Royal Main Employment Area. We therefore consider rather than the current policy position is unsound
and contrary to Policy EC3, and EC4 allocation and is flawed.

We believe that to understand this further, additional assessment of local market conditions is required to assist
the Inspector ahead of an Examination hearing, as the council’s ELT has both historically and recently identified
a shortfall of B8 warehousing and to a lesser extent, industrial accommodation. As local agents, Vail Williams
would like to provide the following market context to support our submission that EC1 and EC4 are flawed and
unsound require additional consideration.

Vail Williams Market Context on EC1 to EC4:

To support EC1 on Sustainable Economic Growth we would agree that the commercial property market has
seen significant volatility because of the COVID-19 pandemic. The warehouse market, however, has remained
robust, driven by a change in shopping habits with more people now favoring online shopping. What followed as
a result was significant demand from Third Party Logistic (3PL) operators and online retail businesses. The
industrial sector has also been strong when compared to a poor B1 office market but nowhere as buoyant as the
B8 sector.

Demand from B8 operators has put strain on the supply of existing industrial/warehouse market, with developers
focusing on providing B8 schemes due to the higher returns, which has meant many traditional light industrial
businesses have also had limited options to move to, mainly on grounds of rents being too high, or the suitability
of new B8 buildings for Class Eg(iii) light industrial use.

With the evolving environmental, social, and governance (ESG) landscape, we are also seeing industrial and
manufacturers progressing towards their ESG commitments by making operational changes, with relocation to
more energy efficient buildings and better working place for staff. As a result, Vail Williams expect to see the
highest demand for new units which have the ESG benefits, with a continued occupier ‘flight to quality’.

The primary focus of recently completed and forthcoming developments (see ELAA section below) is geared
toward ‘mid-box’ B8 occupiers, in the region of 50,000 sq ft (4645 sq m) +/- 15,000 sq ft (1,393 sq m).

EC1 - Take Up & Demand

Policy EC1 confirms that “Crawley’s role as the key economic driver for the Coast to Capital and Gatwick
Diamond areas will be protected and enhanced. Suitable opportunities are identified within the borough to enable
existing and new businesses to grow and prosper. There is need for a minimum of 113,390sqm (26.2 hectares)
new business land in the borough which, taking off the opportunities identified in the Employment Land
Trajectory, results in an outstanding requirement for a minimum 41,315sqm (13.73 hectares) new B8 industrial,
principally storage & distribution land over the period to 2040.”
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We disagree that this is an appropriate or justified approach and note that it is also inconsistent with the 2015
Inspector ‘s report that acknowledged the extent of the constraint 8 years go and required a “no stone unturned
approach”.

To assist, the table below sets out vacancy rates for the Sussex, Gatwick, Brighton region from 2012 to 2022.

2,000,000 BO%
1,300,000 0%
1,600,000
1,400,000
1,200,000
1,000,000 40%
800,000 3.0%
600,000
400,000
200,000
0 0.0%
2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
o
Takeup sqft e vacancy %
(Table 1)
Source — DTRE

Vail Williams has records of industrial and warehouse take-up over a 7-year period for units above 10,000 sq ft
(929 sq m), within the immediate Crawley catchment. Our records show take-up has varied from a high of
463,000 sq ft (43,000 sq m) per annum in 2021, to a low of 111,000 sq ft (10,300 sq m) in 2017. This data does
not capture smaller lettings/sales but is a useful guide. It is also relevant to note that in the absence of a
reasonable supply of new stock, take-up rates will be suppressed, and Crawley has suffered from a lack of new
developments over several years. The average annual take-up over this period was approximately 284,000 sq ft
(26,400 sg m) per annum.

Suppressed provision will therefore adversely affect the ability for the town to continue to maintain its strong
economic function in the region as required by EC1 and in the absence of modern fit for purpose units being built
take up rates will be further suppressed.

From the evidence base supporting the Local Plan Review, the ELAA (March 2023) analyses Office and
Industrial land options, with specific sites identified/categorised as being suitable for Office or Industrial use.
Whilst we acknowledge that B8 and B2 uses are included within ‘Industrial’ we would comment that it is not clear
where light industrial (Egiii or old use class B1c) uses are considered. We believe that historically B1c had been
grouped within B1 in ELAA assessments, so there is a risk that the supply needs for Industrial land is under
catered for, however we would welcome confirmation that this is or is not the case.
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Crawley’s ELAA’s have historically and recently identified shortfalls of B8 warehousing land. Vail Williams agree
with this historic shortfall of B8 space but as mentioned above, recently several significant sites have been
developed in the immediate catchment for B8 mid box units as below:

Availability {New build and immediate pipeline) table (table 2).

New Speculative Total Size Rent (PSF) Status
Developments Sq Ft
Arrow Point (Churchill | 85,000 £15.50 Built and ready for
Ct), Crawley occupation
G-Hub, Napier Way, 164,000 £15.50 Built and ready for
Crawley oCccupation
The Base, Fleming 235,000 £15.50 Construction
Way, Crawley complete.

Lettings being sought
Panattoni Park, 200,000 Not quoting Planning submitted.
Fleming Way, Crawley Pre lets being sought
Crawley District Sub- | 684,000 sq ft
total (63,545 sq m)
Panattoni Park, 300,000 £15's Planning granted.
Burgess Hill (Formerly Construction started.
The Hub) Pre lets being sought
Nowhurst Business 290,000 £12.00-13.00 Pre lets sought from
Park, Horsham circa 100,000 sq ft
Midpoeint 23, Pease 86,000 £13.50 Construction
Pottage, Crawley complete.

Only one unit left.
Titan/3aga site 84,000 £15's Planning secured for
Salfords, Redhill 84,000 sq ft

Pre lets sought
Frontier Park, 40,000 £13's Planning for seven new
Southwater units — PC Q3 2023
Sussex Junction, 46,500 £13.00-£15.00 Built.
Baolney Part let /part under

offer
Wider catchment 1,530,500 sq ft
Total {142,186 sq m)

(Table 2)

There are other proposals “in the planning pipeline” including St Modwen’s for another large B8 unit at junction 9
M23 currently under construction, and schemes in Southwater proposed by Graftongate and Chancerygate.
Each development could provide individual schemes of 100,000 sq ft (9,290 sq m) or more.

The above table shows circa 1,530,500 sq ft (142,186 sq m) of available new build accommodation or immediate
pipeline, in the wider catchment. Approximately 684,000 (63,545 sq m) is located on Manor Royal, and there is
currently occupier interest in some of the above units.

The ELAA identifies several potential Industrial sites, with Gatwick Green being the only site ‘allocated’ with an
indication of 160,000 sq m of Industrial space. The only unallocated site of scale with a quantum of floorspace
shown on the ELAA is Land to the north and south of Hydehurst Lane, which Abrdn are promoting for circa
74,000 sgm.
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Should policies ST4 and GAT2 be amended (see above), then Jersey Farm would be the next largest site with
potential for 40,372 sq m as per our illustrative Masterplan. We note that from the SA the council comment that
the Land North and South of Hydehurst Lane, the Abrdn site is also constrained by Airport safeguarding and not
considered of scale to positively score against infrastructure provision objective 8. Jersey Farm would be the
next largest site with potential for 40,372 sq m GEA on 17.2ha.

Vail Williams consider the potential provision of Industrial accommodation land to 2040 as inadequate to comply
with Policy EC1, based on our analysis of annual take-up in the immediate Crawley catchment at circa 26,400 sq
m per annum. We consider this take-up rate as a ‘suppressed’ figure due to periods of poor availability. It is also
relevant to consider that if allocated, there is a high probability that Gatwick Green will attract national distributors
requiring scale, i.e., major online distributors such as Amazon, or other retail distributors, who could easily
acquire 200,000 to 300,000 sq m in a single unit. In our opinion, if large strategic sites such as this secure
planning, take-up in Crawley District would easily be 30,000 sq m per annum or more.

Our high-level analysis is set out below (Table 3):

Potential Supply

Crawley District

Years' supply
{assuming 26,400 sq
m per annum take-up

Years' supply
{assuming 30,000 sq
m per annum take-up

Existing New Build
Stock or in pipeline

63,545 sqm

24

21

Pipeline (Allocated
Gatwick Green)

160,000 sg m

6

53

Possible pipeline
{Abrdn)

74,000sqm

28

25

Passible pipeline

40,372 sqgm

15

14

{Jersey Farm)
Total 127 113
(Table 3)

In comparison, in the supplementary update in the EGA dated January 2023, past take up rates for all types of
space are quoted as 22,930 sq m for office and R&D and 110,210sq m for B2 and B8 totalling 133,140 sq m.

There are 16.5 years to 2040, so it is clear from the table above that even if both Abrdn and Jersey Farm were
allocated, further Industrial land is needed.

Indeed, even if the plan allocates all sites, then we have only 11-13 years supply. The approach to retain GAT2
safeguarding and not use ST4 as an opportunity to release land on the edge on Manor Royal, therefore, will
result in significant constraint to growth contrary to Policy EC1 and objective 5 to maintain and support the
economy of the May 2023 SA.

To provide additional context around Policy EC2 which aims to focus development in the Main Employment
Areas, even prior to the pandemic, the opportunity for freehold industrial/warehouse buildings for owner
occupiers was scarce. It is relevant to note that all the sites mentioned in Table 2 are currently being offered on a
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leasehold basis. The Jersey Farm development is intended to be available on both a leasehold and freehold
basis, offering occupiers freehold turn-key tenure or freehold speculative units, as evidenced by our client’s
freehold sale of Site A in 2022 to Philip Dennis Food Services.

Relevant to focusing development in the Main Employment Areas, it is also important to note the recent supply
identified on Table 2 addresses the immediate shortfall of supply for mid box units over ¢50,000 sq ft (4645 sq
m), but within Crawley district there are significant gaps in provision for new industrial units and smaller B8 units.

Traditionally, the occupier market tended not to differential between warehouse (B8) and industrial (Eg(iii) and
B2) uses, providing parking standards can be met and a change of use secure if needed. However, a significant
element of the recent speculative B8 development is targeting logistic occupiers, so some industrial users may
struggle to find suitable buildings despite the high supply in B8 units.

There is limited provision of new smaller units, below ¢15,000 sq ft (1400 sq m) being provided or coming
through the pipeline. Therefore, in the short to medium term (next 5 years), Vail Williams anticipate a shortage of
traditional industrial units across the size spectrum, with extreme shortages of smaller industrial and warehouse
units, below ¢1,400 sq m.

We also anticipate a general shortage of new industrial units due to the rental values being the same as
warehousing, yet those units need more parking spaces for planning, meaning they are less valuable for
developers to build.

Therefore, we believe the allocation under ST4 at Gatwick Green does not reflect or make adequate provision for
the type, location or landlord structure that is required in the town and fails to be consistent with EC1 and EC2 of
the Local Plan Review.

Our illustrative masterplan 0390-RDJWL-ZZ-XX-DR-A-0058-S3-P2 illustrates how an indicative layout
specifically addresses this need for smaller units, including Egiii users, and is likely to provide for smaller
occupiers when compared with Gatwick Green under ST4, more closely aligning with market demand in a
location consistent with EC2, whereas Gatwick Green would be more likely to attract and be most profitable for
both ‘mid box’ (sub 10,000 sqg m) and ‘big box’ B8 (20,000 sq m plus) B8 occupiers.

Suggested Modifications:
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REP/053
(2023)

Quod on behalf
of Barker Trust

DRAFT CRAWLEY BOROUGH LOCAL PLAN REVIEW - REGULATION 19 DRAFT SUBMISSION LOCAL
PLAN 2023

1 Introduction

| write on behalf of my client, abrdn UK Real Estate Fund, in partnership with the Barker Trust (jointly referred to
as the “Landowners”), to submit representations to the Regulation 19 Draft Crawley Borough Local Plan (May
2023) (hereafter the “Draft Local Plan 2023”).

The Landowners are promoting a c.18ha parcel of land immediately adjacent to Hydehurst Lane (hereafter
referred to as the “Site” and identified in a plan at Document 1) for employment uses to assist in meeting the
substantial evidenced employment need forecast within the Borough. The redevelopment of the Site would
deliver a logical and coordinated extension to the Manor Royal Business District, which continues to be identified
in the Draft Local Plan 2023 (and its supporting evidence base) to be the key business location for Crawley at
the heart of the Gatwick Diamond and Coast to Capital areas.

The Site is available and deliverable and as detailed in the information provided as part of the submission made
as part of the Call for Sites exercise is not subject to any technical or environmental constraints.

Previous of the Regulation 19 Draft Crawley Local Plan were subject to public consultation between January and
February 2020 (“Draft Local Plan 2020”) and January and June 2021 (hereafter the “Draft Local Plan 2021”).
Quod submitted representations on behalf of the Landowners as part of these consultations.

These representations are structured to initially provide an executive summary and overall vision for the
redevelopment of the Site, before setting out the Landowners’ specific comments and objections to the Draft
Local Plan 2023.

Suggested Modifications:

REP/053
(2023)

Quod on behalf
of Barker Trust

EC1

2 Executive Summary and Vision

The Draft Local Plan 2023 seeks to protect and enhance Crawley’s role as key economic driver, recognising that
there is a significant requirement for additional land to accommodate industrial employment needs. However, the
full objectively assessed need is not provided for in the emerging plan. Therefore, in the context of the published
evidence base, the National Planning Policy Framework (2021) (“NPPF”) and up to date circumstances, the
Local Plan will be unsound if it seeks to plan for anything less than full employment needs — Draft Policy EC1
should be updated accordingly.

3 Representations to the Draft Local Plan 2023 Sustainable Economic Growth

The NPPF requires planning policies to help create the conditions in which businesses can invest, expand and
adapt with significant weight to be placed on the need to support economic growth and productivity, taking into
account both local business needs and wider opportunities for development (Paragraph 81).




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

Paragraph 82 explains that planning policies should: “a) set out a clear economic vision and strategy which
positively and proactively encourages sustainable economic growth, having regard to Local Industrial Strategies
and other local policies for economic development and regeneration; b) set criteria, or identify strategic sites, for
local and inward investment to match the strategy and to meet anticipated needs over the plan period; c) seek to
address potential barriers to investment, such as inadequate infrastructure, services or housing, or a poor
environment; and

In practice this means the Local Plan must take the opportunity to plan for growth, taking advantage of its
excellent labour market, transport and locational advantages, and ensure land availability is no longer holding
back sustainable growth.

Instead, through the updated Draft Policy EC1, the Plan seeks to reduce employment land provision from the
38.7ha previously proposed in 2021 to 26.2ha. It aims to provide only a minimum amount of employment land,
despite indications this may not be sufficient, and acknowledging a recent history of land supply falling
significantly short of demand, particularly for industrial land.

The reduced land allocation is the result of updated Experian employment forecasts, set out in the 2023
Economic Growth Assessment (“2023 EGA”). These forecasts assume significantly lower growth than in the
forecasts undertaken three years earlier. They represent a snapshot at a lower point in growth after a period of
economic turmoil through Brexit and Covid-19. The wide variation of employment projections within just the last
few years demonstrates the risk of planning only for the minimum demand.

As well as the Experian forecasts, the 2023 EGA also looks at past demand and notes that take-up rates of
employment floorspace “provide some basis to plan for slightly higher industrial land requirements”, which the
Draft Local Plan 2023 does not do. In fact the EGA shows that, if past take up were used as the basis for the
Draft Local Plan 2023, instead of the Experian Forecasts, industrial land requirements would be 26% higher.
This further highlights the risk of providing only a minimum provision.

Topic Paper 5 “Employment Needs and Land Supply” published with the Draft Local Plan 2023 states that the
Experian-based figures, “must be viewed as representing a minimum business land requirement, falling some
way short of the ‘past trends’ scenario, which is itself a product of historically constrained land supply” (p.29).
The Topic Paper explains that “only very limited new employment land has come forward, past development
rates are likely to have been suppressed. This aligns with the consistently held market view that limited
availability of suitable industrial land and premises has resulted in ‘pent-up’ demand that frequently is unable to
be satisfied within the market, increasing rents and in some cases necessitating occupiers to locate elsewhere”

(p.26).

Therefore, the evidence base suggests very strong demand for employment land that has not been met in the
past, and would not be met in the future by the proposed allocations in Draft Policy EC1. The proposal to provide
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only a minimum amount of land — less than has normally been needed in the past — does not meet the
requirement of the NPPF to plan positively and proactively for sustainable economic growth.

The Draft Local Plan 2023 fails to meet the requirements of the NPPF. It fails to adequately account for the
economic opportunities and risks facing the borough, fails to plan for its full economic potential and therefore fails
to positively and proactively plan for sustainable economic growth.

The history of the Council’s forecasts and the borough’s economic context have been detailed in the Landowners
representations in 2020 and 2021. The Economic Case for Development 2021 Update submitted with those
representations tracks the historic under delivery and constraint in the borough, and the economic impact and
risk associated with that. The conclusions of that report still stand: “CBC has committed to sustainable economic
growth and prosperity for its residents and its businesses. [...] “In constraining its employment land commitments
to this extent the borough is creating uncertainty in the local market for employment which is likely to affect both
the prices of existing stock and the investor confidence in planning for new sites. “Crawley has a strong
economic foundation and its own evidence base as well as market intelligence demonstrates it has substantial
potential for continued expansion into key growth sectors such retailing logistics, as well as to capture continued
growth associated with Gatwick. However, its stock is ageing and size ranges (including very large and very
small sites) are currently limited compared to demand. Large sites (or more than 100,000 sqft) in particular are
not currently available to meet potential needs. “Crawley should, in order to meet its own aspirations as well as
the requirements of National planning policy, be proactively and positively planning for growth.”

Crawley fails to plan for employment land that would support even its much more modest housing growth
forecast. Taking this growth forecast into account (on which the Borough heavily relies to meet housing need),
employment land needs would be 69ha as a minimum rather than 26.2ha identified by the Council so as to
maintain commuting patterns. Therefore, the full objectively assessed need, having regard to the Duty to
Cooperate, is not provided for in the emerging plan and is not consistent with the requirements of the NPPF.

The Draft Local Plan 2023 does not meet the requirements of the NPPF as it is not effective or justified. If the
Council do not prepare the plan in a more positive manner this will result in an unsound plan. As such, Draft
Policy EC1 should be updated to reflect the employment land needs of a minimum of 69ha.

The Council have identified that the 22.9ha of industrial land required (of the 26.2ha), predominantly Class B8
storage & distribution warehousing, can be met through existing supply and the Strategic Employment Location
(i.e., within Crawley’s boundaries). The Draft Local Plan 2023 identifies an existing industrial land supply pipeline
of 9.17ha.
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Within Draft Policy EC4 the Council have allocated the land at Gatwick Green as a Strategic Employment
Location to provide a minimum of 13.73ha new industrial land (the residual amount), predominantly for Class B8
storage and distribution use.

We do not consider the proposed Gatwick Green allocation to be suitable. The key issue relates to transport as
detailed within the Transport Appraisal of Gatwick Green attached at Document 2.

Gatwick Green is not easily accessible by foot from residential development and there is no existing
infrastructure for cyclists serving the site and suitable provision cannot be easily accommodated. Furthermore,
there are currently no bus services located within reasonable walking distance of Gatwick Green and no
evidence has been provided that a range of bus routes serving a variety of destinations will be delivered to
support development at Gatwick Green.

There is very little spare capacity in the permitted junction system to accommodate traffic from new
development. In the absence of further physical infrastructure interventions to provide the necessary capacity,
traffic arising from Gatwick Green would block back onto the carriageway at the existing junctions resulting in
unacceptable highway safety impacts and severe residual impacts on the road network. Sufficient evidence has
not been provided to demonstrate that necessary new junction improvements are effective, deliverable or safe
and suitable.

The Transport Appraisal concludes that development at Gatwick Green:

» is unsustainable in transportation terms thereby failing to meet the requirements of paragraphs 105 and 110
(a) of the NPPF;

= does not demonstrate that safe and suitable access (including access routes) can be achieved for all users
thereby failing to meet the requirements of paragraph 110 (b) of the NPPF;

= relies on significant new infrastructure interventions that have neither been quantified nor demonstrated to be
cost effectively deliverable thereby failing to meet the requirements of paragraph 110 (c) of the NPPF;

= would result in an unacceptable impact on highway safety thereby meeting the test at paragraph 111 of the
NPPF against which development should be prevented or refused; and

= would result in severe residual cumulative impacts on the road network thereby meeting the test at
paragraph 111 of the NPPF against which development should be prevented or refused.

Draft Policy EC4 requires a Transport Assessment and Mobility Strategy to be submitted with a future planning
application for the development of Gatwick Green. However, the NPPF is clear that potential site allocations
should be appropriately assessed and based on the assessment of existing infrastructure and required
infrastructure. This has not been provided and as such the proposed site allocation is not in accordance with
national policy and cannot be considered to be suitable. Furthermore, it is likely that any junction works will take
a significant amount of time to deliver, potentially between 7-10 years.
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Draft Policy EC1 should be updated to remove reference to Gatwick Green and Draft Policy EC4 should be
deleted.
Even if the proposed site allocation was demonstrated to be suitable, there still remains an outstanding industrial
land need of to ensure the plan is sound. The scale of demand for employment land in this area means that such
large-scale new allocations are likely to be needed in the future. However, as development of the scale of
Gatwick Green, on an entirely new site, takes considerable time — with land assembly and civil engineering
works to provide access. This does not provide an immediate solution to the long-standing shortfall of
employment land that is holding back sustainable economic growth.
There is a significant need for employment land in Crawley and as currently drafted the Draft Local Plan 2023 is
unsound.
Suggested Modifications:
Draft Policy EC1 should be updated to remove reference to Gatwick Green

REP/055 | Gatwick Green | EC1 1.0 Introduction

(2023) Limited 1.1 This Statement of Case is submitted on behalf of Gatwick Green Limited (GGL). For clarification, Gatwick

Green Limited is a wholly owned subsidiary of the The Wilky Group (TWG), which has a long-standing
interest in the promotion of strategic employment land within the Crawley Borough Council (CBC) area.
Previous representations were submitted by TWG, but the land is now vested in Gatwick Green Limited.
This representation relates to Strategic Policy EC1 of the Draft Crawley Borough Local Plan, 2023 (DCBLP
/ the Plan).

1.2 GGL owns about 48 ha (119 acres) of land east of Gatwick Airport. The plan at Appendix 1 shows the
extent of GGL’s land and the proposed allocation of Gatwick Green. The land has been promoted by
TWG/GGL as a strategic employment opportunity known as Gatwick Green, most of which forms a
proposed allocation as a Strategic Employment Location (SEL) of 44 ha (108.7 acres) (the Site) under
Strategic Policy EC4 in the DCBLP. The proposed allocation is for a comprehensive industrial-led
development of predominantly storage and distribution uses under use class B8.

1.3 This representation is divided into four further sections:

Section 2.0 — provides a summary of the representation, setting out the element of Strategic Policy EC1 to
which GGL is objecting, the basis of that objection in terms of soundness and what changes are being sought to
policy to address the objection.

Section 3.0 — provides the detailed evidence in support of a more robust approach to economic needs and a
higher requirement for employment land.

Section 4.0 — provides evidence that supports the spatial element of Strategic Policy EC1 and the role of
Crawley in the Council’s economic strategy.
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Section 5.0 — sets out the basis for GGL’s objection based on the evidence, why Strategic Policy EC1 is
considered not to be sound, and what changes are required to make the policy sound.

2.0

Summary of representation

Employment land needs

2.1

2.2

2.3

Strategic Policy EC1 sets out the strategy for sustainable economic growth and has three elements — it
identifies (1) the economic role of Crawley within the sub-region, (2) the future minimum need for
employment land to 2040, and (3) the spatial strategy, which focuses on the Main Employment Areas
(MEAs) and an industrial-led Strategic Employment Area (SEL) at Gatwick Green to deliver economic
growth. Whilst Strategic Policy EC1 is consistent with the role of strategic policies in the National Planning
Policy Framework (NPPF - paras 20-23 and 11b), the second element of the policy is not sound, (NPPF,
para 35), as it is not positively prepared and fails to identify the demonstrable and higher level of need for
additional employment land for industrial and logistics (I&L) purposes.

The Council relies on two parts of its evidence base to justify the minimum level of need in Strategic Policy
EC1. These are, (1) a quantitative economic assessment by Lichfields contained in the Council’s Economic
Growth Assessment Supplementary Update for Crawley (EGA SU)?, and (2) a qualitative overview of
market signals and indicators contained in Topic Paper 5 (TP5)2. The EGA SU contains econometric /
demographic-based forecasts of employment land based on labour demand, labour supply and past take-
up methods. Lichfields recommend that the labour demand forecast is adopted as a minimum for planning
purposes, namely 26.2 ha of I&L and office land, of which 22.9 ha is for I&L. However, the EGA SU
forecasts provide only one part of the evidence base that is required by Planning Practice Guidance (PPG).
The missing part is an assessment of future property market requirements?, with particular reference to the
need for land for logistics*.

The qualitative evidence in TP5 indicates that the national and regional market for I&L uses is significant
and will continue to grow, but the Council has not undertaken the property-based analysis to identify what
that quantum should be. Consequently, the full extent of future employment land needs for 1&L uses has
not been established. This shortcoming in the Council’s evidence means that Strateqgic Policy EC1 has not
been positively prepared as it fails to identify and demonstrate the full objectively assessed need as NPPF
requires (para 11b). In defining a minimum need, the policy is not sound in terms of the requirements of the
NPPF (para 35).

" Northern West Sussex Economic Growth Assessment Supplementary Update for Crawley, Final Report, Lichfields, January 2023
2 Topic Paper 5, Employment Needs and Land Supply, Crawley Borough Council, May 2023

3 Paragraph: 027 Reference ID: 2a-027-20190220

4 Paragraph: 031 Reference ID: 2a-031-20190722
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24

25

2.6

2.7

The missing element in the evidence base has been undertaken by Savills5 (Appendix 2 - Savills Market
Demand Forecast report) using its industry-standard supressed demand model to quantify the future land
need for I&L uses, adopting the same Functional Economic Market Area (FEMA) as that adopted by
Lichfields. This results in a market-informed assessment of future market needs of 69 ha for I&L uses to
2040. This is considered to represent a robust assessment and supports the qualitative market signals and
indicators contained in TP5 and Savills Market Demand Forecast report.

In short, Strategic Policy EC1 contains the right spatial strategy and land use response to the available
evidence, but is not considered to be positively prepared with regard to how the level of future need has
been determined and expressed. To be positively prepared, the policy should identify a future need figure
that is market-informed and justified by a property-based market assessment. Savills has provided this
assessment, so the evidence base is complete and can form the basis of an amendment to Strategic
Policy EC1 so as to ensure it can be assessed as being positively prepared. The amendment being sought
by GGL is to substitute the need figure of a minimum of 26.2 ha with 69 ha.

An amendment to the identified need figure will have implications for Strategic Policy EC4. These are
addressed in a separate representation by GGL. In summary, Strategic Policy EC4 no longer needs to
identify the future need or the related provision for additional floorspace based on ‘appropriate evidence’:
the policy can simply identify Gatwick Green and state its gross site areas as 44 ha towards meeting the
future need established in Strategic Policy EC1.

The representation also cites evidence contained in GGL’s representation on Policy GAT2 (Safeguarded
Land), which supports the policy by confirming that there is no evidence to show that the Gatwick Green
site is required for car parking as part of a possible future southern wide-spaced runway at Gatwick Airport.
This is important in that it demonstrates that the Council has correctly weighed up the pressing and
immediate economic needs of its area and has come to a clear conclusion that the evidence for a SEL at
Gatwick Green is overwhelming, whereas in contrast there is no robust evidence for continuing to
safeguard the Site for airport landside surface car parking.

The role of Crawley and the spatial strategy

2.8

This representation puts forward evidence that supports the role of Crawley in the sub-region and the
spatial element of Strategic Policy EC1. This evidence demonstrates that the location of a SEL at Gatwick
Green is justified by a range of evidence on the locational drivers for strategic I&L development. In
summary, Crawley is correctly identified as the economic driver of the Coast to Capital and Gatwick

5 Gatwick Green, Crawley — Strategic Industrial & Logistics — Market Demand Forecast for Crawley, Savills, June 2023
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Diamond areas and that locationally, Gatwick Green is the optimum location within the FEMA and the
M23/A23 corridor.

3.0 Economic needs and employment land — the evidence for higher requirements

3.1 This part of the representation provides evidence on the higher scale of economic and business needs that
forms a robust basis for Strategic Policy EC1. It deals firstly with the different approaches to forecasting for
future employment land needs and the importance of an assessment of future market demand for 1&L land.
Secondly, it sets out the basis of the market assessment by Savills and why this provides the most robust
assessment of future needs as required by PPG.

3.2 Strategic Policy EC1 identifies that there is an overall need for a minimum of 113,390 sqm (26.2 ha) of new
business land in the borough. Once the supply of land identified in the Council’s Employment Land
Trajectory (ELT) has been taken into account, the policy identifies a need for a minimum of 41,315 sgm
(13.73 ha) of land for B8 industrial, principally storage and distribution land to 2040. The Council’'s EGA SU
includes forecasts based on labour demand, labour supply and past take-up rates, which produce a range
of overall employment land requirements between 26.2 ha (labour demand) and 26.1 ha (labour supply -
based on 314 dpa).

3.3 The Savills Market Forecast report (Appendix 2) notes that these assessments reflected more
contemporary macroeconomic factors when compared to the forecasts considered in previous versions of
the EGA. The updated scenarios generate gross employment floorspace requirements that range from
113,351 sgqm (or 26.2 ha) to 299,362 sgm or (69.0 ha) over the 2023-2040 period (para 3.2.6). Lichfields
recommended that the Experian baseline job growth projections was the most appropriate basis for
planning for future employment land requirements from a labour demand perspective, and significantly
within the industrial sector from which the overall gross land need was identified as 22.9 ha.

3.4 The Savills Market Forecast report then outlines some important observations on the Lichfields forecasts
(paras 3.3.2 — 3.3.12). In summary, Savills has identified the following limitations in the forecasts used by
Lichfields:

Economic restructuring — The labour demand method used by the EGA (2023) often reflect the continued

restructuring of the economy away from industry towards services, which underestimate the 1&L sector’s

performance. Conversely, growth in floorspace/land is not accurately predicted in changes in jobs.

Changing business models — 1&L companies are increasingly co-locating office, research and development,

and administrative functions with I&L operations. Such co-located employment is not well captured by labour

demand models, as these assume I&L activities are wholly accommodated within a narrow set of Standard

Industrial Classification (‘SIC’) codes.

Historic job growth has outstripped the econometric projections — The underestimation of future demand

from the labour demand model is apparent when historic jobs growth in the logistics sector are compared with
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future job projections from major statistics houses. Logistics jobs nationally have grown 23% over ten years.
However, labour forecasting products® predict much lower levels of growth, including negative growth, over the
next 20 years.

Current and future growth drivers are not accounted for — The EGA’s primary reliance on historic trends
inevitably results in its future demand estimates underestimating future need, as it has not taken into account of
modern day growth drivers, e.g. increasing online retailing, growing freight volumes, increased desire for next
day/same day deliveries etc. These factors are explained in more detail at paragraphs 3.3.7-3.3.12 of the Savills
market demand report.

3.5

3.6

3.7

3.8

A high-level review of the above evidence base documents is contained at Appendix 3 — this shows very
clearly that the EGA SU and TP5 do not provide all the evidence that is required by PPG in order to
comprehensively define the future need for employment land. The table shows that EGA SU has fully or
partly covered some of the PPG requirements, with the gaps being plugged by the Savills demand report.

To address these shortcomings, Savills uses a supressed demand model, which is explained at
paragraphs 3.3.13-3.3.16 of the Market Forecast report. When supply, as signalled by floorspace
availability, is low, demand is ‘suppressed’ as prospective tenants cannot find space in a market. A figure
of 8% is typically referred to as the equilibrium level, nationally, when supply and demand are broadly in
balance. Below this level, available supply becomes tight and rents increase, as occupiers compete for
limited available stock. These indicators are a clear sign of market failure, characterised by the constrained
or suppressed supply of land for I&L uses in the FEMA and significantly in Crawley.

Crawley has experienced availability below this equilibrium level between 2012 and 2021 as has the
Lichfields FEMA between 2013 and 2022. This clearly indicates that Crawley, the Lichfields FEMA and
Savills wider FEMA have been supply constrained for a large part of the last decade, with insufficient
supply for the market to accommodate efficiently. Rental growth outpacing inflation by a significant margin
is another indicator of limited supply and Figure 4.7 in Section 4 of the Savills Market Forecast report
shows the impact for Crawley. Strong rental growth is a by-product of strong occupier demand as they
compete for limited available stock and rents increase. The EGA has taken no account of demand that has
been lost due to supply constraints and therefore it presents a demand profile based on a supply-
constrained historic trend (or ‘suppressed demand’).

Savills has developed a methodology for estimating future I&L demand that addresses the issues raised
above. Savills methodology is NPPG-compliant, as it builds upon historic take-up (demand), adjusting past
trends for historic supply shortages and the subsequent loss in demand where needed.

6 Experian, East of England Forecasting Model (‘EEFM’) and Oxford Economics




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

3.9

3.10

3.1

3.12

Overall, the EGA SU has identified a range of forecasts. TP5 acknowledges that past trends indicate an
overall need for 28.9 ha; as such, the selected labour demand forecast of 26.2 ha must be treated as a
“minimum” (para 4.77). However, the EGA SU is missing evidence required by PPG — namely a market
assessment of general future employment land requirements and, more specifically, for those related to
logistics. Whilst PPG requires an assessment of future property market requirements, it is a requirement
that this includes logistics given its crucial role in enabling efficient, sustainable and effective supply of
goods for consumers, and its specific locational requirements’.

The EGA SU therefore only presents part of the picture. Additional evidence is presented in Section 5 of
TP5 on wider market indicators and signals, including the demand and supply position in Crawley based on
reliable industry market research and the Council’'s knowledge of supply from its own records. From the
EGA SU and the limited market assessment in TP5, the conclusion is that “...there is a clear and
consistent message across multiple Economic Growth Assessments, reiterated by market analysis, that
Crawley has not been able to meet its employment needs in full, and there remains significant demand for
new industrial and storage & distribution land”. However, TP5 does not provide any market-informed
assessment of future property market requirements as sought in PPG.

Savills Market Forecast report sets out a full and robust assessment of the future property market
requirements based on its supressed demand model. This takes account of past demand that wasn't
fulfilled due to a severe historic / current constraint on land supply (past net absorption), due largely to the
ongoing safeguarding of land at Crawley for a possible future wider-spaced southern runway. That demand
has been historically, and is currently, constrained as acknowledged in the EGA SU and TP5. Savills
Market Forecast report sets out an assessment of the future market demand for I&L land to 2040 in
Crawley based on the Lichfields FEMA (details in Section 5). The assessment provides two future market
demand figures, one based on the Lichfields FEMA, and the other based on a larger Savills FEMA that
includes areas north of Crawley in recognition the market connections to that area. The results are shown
in Figures 5.4 and 5.5 of the market demand report and summarised below:

EGA SU 229 ha
Savills larger FEMA 118 ha
Lichfields FEMA 69 ha

Savills estimate of I&L demand in Crawley over the 18 year plan period is between 69 ha to 118 ha,
significantly higher than the EGA (2023) estimate of 22.9 ha for industrial uses. In order to maintain
geographic consistency with the Lichfields FEMA, the future need of 69 ha is considered to represent the

7 Paragraph: 030 Reference ID: 2a-030-20190220 and Paragraph: 031 Reference ID: 2a-031-20190722
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3.13

3.14

3.15

3.16

most appropriate assessment, but the larger Savills FEMA also illustrates the possible scale of need if the
larger FEMA were adopted.

The evidence base documents produced by Crawley BC and Savills represent the full range of assessment
approaches identified in PPG. However, it is the Savills assessment of future market demand that provides
a robust and industry-approved understanding of the future market need for land for I&L land. Savills
forecast, therefore, presents the most robust basis for future planning, based as it is on future market
requirements. The EGA SU, TP5 and the Savills market demand report collectively comprise the suite of
evidence that meets in full the requirements of PPG. Whilst the EGA SU indicates some higher levels of
future need, it is the Savills market-informed assessment that represents the most robust view of future
needs, which is also PPG-compliant and accords with the need for local plans to be ‘positively prepared’ so
as to be sound (para 35a).

Of interest is that the Savills future demand figure is very similar to Savills forecast in its market report®
dated February 2020 of a minimum of 70.2 ha, albeit based on a somewhat different model. This report
forms part of the Council’s evidence base to the DCBLP (Consultation statement appendix 5b:Wilky Group
appendices combined). The strength of the future UK market for I&L uses is corroborated in a number of
industry research papers by Lambert Smith Hampton, CBRE and Colliers, as noted in Savills market
demand report (Section 6.7).

The Savills Market Forecast report outlines further evidence that supports the need to provide for a
significant amount of land for I&L uses, namely the lack of land supply in Crawley which is constraining
growth, with related consequences (Section 4). This evidence, and the assessment of future market
demand for I&L land, informs an assessment of the reasons why growth should be facilitated at Crawley
(Section 6).

Lack of supply
As noted in this representation, the availability and rent indicators for the FEMA and Crawley point to a
historically very tight market. Further, the lack of larger unit supply in the FEMA and Crawley, coupled with
the strong occupier demand for these size bands, has led to there being critically low availability. The
FEMA and Crawley have a lack of supply of larger units relative to the England average. There is
effectively no availability in the 250,000 to 500,000 sq.ft and 500,000 plus sq.ft size bands. Gatwick Green
offers a large strategic site in a prime location that can facilitate the delivery of new high specification units
above 250,000 sq.ft, and the 75,000 sq.ft+ gap in the market identified in the Council’s previous Topic
Paper 5 (January 2021).

8 Appendix 3 to TWG's representations on the DCBLP (Jan 2020) — Employment Land Needs in Crawley, Savills, February 2020
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Why should I&L growth be facilitated

3.17 Chapter 6 of the Savills Market Forecast report sets out the important reasons why facilitating strategic &L

development at Crawley is critical to the economy. The sector has been outperforming other commercial
sectors in the UK for some time, but it is also ‘critical national infrastructure’ supporting the functioning of
our economy and the way we live our lives. Current demand within the I&L sector is at unprecedented
levels being supported by a number of key growth drivers. Given the current macro-economic challenges, it
is vital to support those sectors which are proving to be resilient (such as I&L) and are therefore well-
placed to provide new employment opportunities and mitigate job losses in other sectors.

3.18 Given the current economic challenges, it is vital to support those sectors which are proving to be resilient

(such as 1&L) and are, therefore, well-placed to provide new employment opportunities to mitigate job
losses in other sectors and underpin economic recovery. The growth in 1&L is structural rather than
temporary, with e-commerce growth expected to be 65% by 2050, or before. Consumer expectations for
same-day or next-day delivery have reshaped the operating models of logistics companies. It is extremely
unlikely that we are going to see a U-turn on such expectations. As the UK economy grows in terms of
population and number of businesses, so will the need for I&L — these fundamental growth drivers
(population plus business growth) are strong in Crawley with expected growth in Crawley’s resident
population set to increase by 4% (+ 4,800 people) over 2023 — 2043 (sub-sections 6.2, 6.3, 6.4).

3.19 Other critical factors in favour of developing I&L uses include (sub-sections 6.5 and 6.6):

Wider supply chain employment is overlooked — I&L development delivers far more jobs in areas it is
located than just the on-site jobs arising from the lower job densities associated with logistics development.
Indirect GVA — This captures the impact that the logistics sector has on other segments of the economy.
These inputs and outputs generate economic value that logistics has played a vital role in helping to realise.
Earnings - In the South East, jobs in logistics pay +£4,800 more than average per annum, and jobs in
manufacturing pay +£5,300 more.

Quality and diversity of jobs — Jobs in the 1&L sector are becoming increasingly diverse: the share of
higher-skill roles has increased by 39%, with the biggest increase being in Professional Occupations, where
the number of roles has increased by 97%. There has been an increase in office-based roles in the I&L
sector, with occupations going up by 15% over the last decade. Office-based roles are increasingly co-
locating alongside production and logistics uses as it is convenient for these people to be closer to the
operations they control and analyse.

3.20 In summary, there has been a historical paucity of supply of land for I&L uses in Crawley and the wider

FEMA, which has led to levels of availability below the market equilibrium and higher than average levels
of rent - all characteristic of a long-standing tight market. Evidence also suggest a lack of supply of large
and very large I&L units (75,000 sq.ft — 250,000 sq.ft+) across the FEMA, and particularly in Crawley. This
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supressed demand has been used as the basis for developing a market demand forecast for I&L business
land in line with the advice in PPG. The resultant forecast for I&L land is 69 ha over the 18-year period to
2040.

3.21 There are a number of other critically important reasons why I&L growth should be facilitated in Crawley,

3.22

4.2

but perhaps the strongest is the delivery of a diverse range of quality jobs. This is of major importance
given Crawley’s overreliance on jobs arising from Gatwick Airport, which tend to be lower skilled, of limited
variability and with limited prospects for career progression / increased earnings. This was highlighted in
the pandemic, when Crawley was disproportionately affected by the significant contraction in Gatwick
Airport. I&L growth will therefore deliver significant benefits to Crawley and the wider FEMA, these being
more significant because of the locational benefits offered by Gatwick Green’s close proximity to a major
international airport, the M23 motorway and the London to Brighton mainline rail.

GGL’s representation on Strategic Policy GAT2 contains a statement highlighting the key reasons why the
Council was correct in removing the Gatwick Green site from airport safeguarding and instead allocating it
for a Strategic Employment Location so as to fulfil the Council’s Vision and economic strategy, and deliver
benefits across the region.

The role of Crawley and the spatial strategy
Savills Economics has prepared a Strategic Industrial and Logistics report® on the locational drivers of
logistics uses. The report is attached at Appendix 4. This evidence is presented as it reinforces the strong
locational credentials of the Gatwick Green SEL.

The key findings of the report are reproduced here and succinctly demonstrate why Gatwick Green is a
prime location for strategic I&L development that can leverage a range of key benefits to the local
economy. The key findings of the report are:
National, regional and local policy guidance and strategies all variously identify the key factors that drive
the location of strategic I&L uses, such as accessibility to the M23, customers and suppliers, a large
labour pool, freight handling infrastructure (including Gatwick Airport) and proximity to London.
When policy and guidance is applied to the regional/local context, it points directly to the
Crawley/Gatwick area as the prime location for such uses to leverage various economic benefits.
UK airports are a major locational driver for strategic I&L development — by comparison with several
benchmark airports, it is clear that the hinterland of Gatwick Airport is significantly under-prevising for 1&L
uses, and especially very large units (above 250,000 sq.ft).

9 Strategic Industrial and Logistics — Location and Complementarity, Savills, June 2023
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4.3

4.4

4.5

A range of property-based evidence clearly shows that Gatwick Green would complement Manor Royal,
other MEAs in Crawley and beyond and the Horley Business Park, offering different and mutually
supportive opportunities for large and very large I1&L units that cannot be accommodated at Manor Royal
without harming its mixed business profile.

The agglomeration benefits of Gatwick Green further strengthen the complementarity between the Site
and the other MEAs.

These factors underline the significant attributes of the location of the SEL east of Gatwick Airport. The
location of Gatwick Green is therefore fully aligned with the key location drivers identified in national
planning policy, regional strategies and occupier requirements. This confirms beyond any doubt that the
spatial element of Strategic Policy EC1 is robust and represents the best options in economic, social and
environmental terms compared with the other options looked at for addressing Crawley growth needs in
the SA/SEA'°,

The economic benefits and social value that would be derived from Gatwick Green have been calculated
based on the Site’s nominal capacity of 77,800 sqm'' (837,439 sq.ft) taken from the Council’s transport
assessment for the DCBLP. The infographic at Appendix 5 contains all the headline figures, the key ones
being:

e 1,290 jobs for the residents of Crawley.

£79m of GVA per annum to the local economy.

£30m GVA during the construction phase.

630 jobs during the construction phase.

Business rates revenue of £4.3 million per annum.

A broad range of occupations with ¢ 30% being managers, directors or professional occupations.
Significant support for apprenticeships, new entrants, qualifying the local workforce and construction
careers events.

These economic and social value deliverables underline the wider benefits that Gatwick Green would
deliver. This will ensure that the vision for Crawley in the DCBLP and the economic strategy and recovery
plan for the town can be delivered in full, including the wider catalytic benefits identified in this
representation.

Appendix 1: Site Plan

0 Sustainability Appraisal / Strategic Environmental Assessment, draft report for the submission Local Plan, Crawley Borough Council, May 2023
77,800 sgm is a nominal capacity that has been tested in Crawley’s transport model, with sensitivity testing of higher levels of development.
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Appendix 2: Strategic Industrial & Logistics — Market-demand forecast for Crawley

1 Introduction

1.1 Purpose

This report has been prepared on behalf of the Gatwick Green Limited (GGL) and provides an evidence based
overview of the need for new industrial and logistics (I&L) development (the Proposed Development) at Gatwick
Green. The report has been prepared in accordance with the latest advice contained in the Planning Practice
Guidance (PPG, 2019 updates) relating specifically to market and property considerations.

As part of our work, we review Crawley Borough Council’'s employment evidence. The selected labour demand
method used in the Economic Growth Assessment (EGA) Supplementary Update for Crawley (2023) fails to
account for current day market drivers which has led to an underestimation of ‘true’ market demand for I1&L uses
in Crawley.

We have considered supply and demand factors in the I&L markets of Crawley, the Lichfields Functional
Economic Market Area (FEMA) (Crawley, Horsham and Mid Sussex), and the Savills FEMA (Crawley, Horsham,
Mid Sussex, Mole Valley, Reigate & Banstead and Tandridge), to gauge the relevant market strength for I&L
units of different sizes at the Subject Site.




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

After building up our own picture of market demand and supply within the Lichfields FEMA and the Savills FEMA,
we detail Savills’ methodology for estimating future demand. Our approach is considered to build on the
Council's employment evidence by quantifying the impact historic supply constraints have had on ‘suppressing’
demand. As we explain within, we consider our approach to estimating future I&L demand to be NPPF/NPPG
compliant and industry best practice having being endorsed by the British Property Federation (BPF) in our
recent publication ‘Levelling-Up — The Logic of Logistics’. This report is also mentioned in the DfT’s recently
published ‘Future of Freight Plan’, and was shortlisted for an RTPI Award for Research Excellence 2022.

We then consider some of the key sectorial trends and reinforce the economic characteristics of the 1&L sector
and counter common misconceptions. We draw upon analysis from Savills’ recent publication of the BPF
‘Levelling-up — The Logic of Logistics’, Savills’ Big Shed Briefings, and other relevant research.

1.2 Report Structure

The report is structured as follows:

* Section 2 provides a summary of the scope of economic and property market assessment work required under
Planning Practice Guidance (PPG);

« Section 3 reviews Crawley Borough Council’s employment evidence, specifically its approach to estimating
future 1&L demand;

» Section 4 presents the market demand and supply analysis which confirms that Crawley has historically been
supply constrained, especially for larger units, resulting in a historical constraint on growth which needs to be
addressed in the Local Plan;

 Section 5 presents Savills’ future 1&L demand estimates for the Lichfields FEMA, the Savills FEMA, and
Crawley specifically, as required in PPG (Paragraph: 027 Reference ID 2a-027-20190220 and Paragraph: 031
Reference ID: 2a-031-20190722), and compares this against the Council’s employment evidence;

» Section 6 summarises some of the key trends and economic characteristics of the &L sector, and why its
growth should be facilitated in Crawley at Gatwick Green; and

» Section 7 outlines the report’s key conclusions.

1.3 Report’s Key Findings

The report’s key findings include:

» Our review of the Council’s employment evidence highlights a number of observations. The selected labour
demand method fails to account for current day market drivers which we consider has led to an underestimation
of ‘true’ market demand for 1&L land in Crawley;

* Crawley, the Lichfields FEMA, and the Savills FEMA all have been supply constrained historically, with
availability having been below the 8% equilibrium rate for much of the last decade. Another confirming factor of
demand outstripping supply is the high rental growth, which has been three times the rate of inflation across all
geographies;




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

» This demand/supply imbalance is particularly stark with regards to larger units above 250,000 sq.ft in the
Lichfields FEMA and Savills FEMA, where availability is effectively zero;

» Based on Savills’ demand methodology, over an 18 year period which is consistent with the Council’s
employment evidence, the first run of the model using the Lichfields FEMA estimates I&L demand within Crawley
to be 69 ha of land. The second run of the model using the Savills FEMA estimates |&L demand within Crawley
to be 118 ha of land.

« Savills’ estimate is significantly higher than the EGA (2023) estimate of 22.9 ha for industrial uses over the
period 2023 to 2040, referenced in the Draft Crawley Borough Local Plan (2023); and

» There are a number of reasons why I&L growth should be facilitated. I1&L is critical to Crawley’s economy,
accounting for 32% of total employment in the area, which is over two times higher than the sector’s share
across England and Wales (13%). Current demand within the logistics sector is at unprecedented levels and is
proving to be resilient, and is therefore well-placed to provide new employment opportunities to mitigate job
losses in other sectors. On-site job density is only a small part of I&L’s economic contribution, and the I1&L sector
supports well-paid and diverse jobs.

1.4 Reader Note

When we refer to the 1&L sector we mean Light Industrial (formerly B1c use class now part of Class E), General
Industry (B2 use class) and Storage and Distribution (B8 use class). Effectively the primary use classes that
require warehouses and factories (including ancillary offices) and associated yard spaces. These use classes
typically cover the diverse range of industrial, manufacturing and logistics companies that operate within
England.

2 National Planning Policy and Guidance

2.1 Introduction

Within this section we consider the key requirements of the Planning Practice Guidance (PPG, updated 2019) in
relation to assessing a range of data on the supply of, and demand for, labour, the business economy, and the
property market, to arrive at a robust assessment of the future needs for employment land in quantitative and
qualitative terms.

The review of this guidance forms the basis of an assessment in Chapter 3 of the scope and outputs of the
Crawley Borough Council’'s 2023 update to the Economic Growth Assessment (EGA), and the additional work by
Savills to provide the market-informed elements of the overall assessment of future needs.

2.2 Evidence Base1
The PPG requires that future needs are assessed on the basis of a Functional Economic Market Area (FEMA).
For Crawley, this has been defined as the North West Sussex area, comprising the local authorities of Crawley
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Borough, Horsham District, and Mid Sussex District. This was defined by Lichfields as the basis for its
assessment, and is also the basis of Savills’ future demand estimates (Section 5).

The PPG requires an assessment of the existing stock of land and floorspace, and the patterns of recent land
supply and loss. A review of the evidence of market demand is then required, utilising a variety of market
intelligence from known data sources and engagement with the business sector. It is noted that wider market
signals around trends in growth, diversification, and innovation can inform the assessment.

Evidence of market failure within the FEMA may also be of relevance, which could include current/past
constraints on the supply of employment land which has interrupted the normal operations of market forces.

2.3 Market Signals and Forecasting Future Needs2

The PPG requires an assessment of future needs based on current and robust data. Four approaches are
identified:

1. An econometric-based forecast of labour demand (EGA’s preferred methodology);

2. A demographically-based forecast of labour supply (EGA);

3. A projection of past take-up rates (EGA); and/or

4. An assessment of future property market requirements (Savills).

These should be further informed by consultation with relevant business organisations and the evidence base as
noted above, including longer term economic forecasts and scenarios. The forecasts can be converted to land
and floorspace by using established employment densities and plot ratios3.

2.4 Analysis of Current Market Demand4

The PPG states that existing stock should be compared with market requirements to identify any gaps or
oversupply, informed by the other projections and forecasts noted above. This allows for any mismatch between
any quantitative and qualitative supply of, and demand for, employment sites to be identified, including market
segments that are under or over supplied.

2.5 Assessing the Need for Allocated Land for Logistics5

The PPG contains specific guidance on assessing the future needs and land to be allocated for logistics, given
its crucial role in enabling efficient, sustainable and effective supply of goods for consumers, and its specific
locational requirements. The approach requires:

* An understanding of the needs for logistics developers and suppliers;

* An analysis of market signals such as trends in take-up and availability;

* An analysis of economic forecasts with regard to changes in demand and economic growth;

» Engagement with the Local Enterprise Partnership (LEP), including reference to its strategies and the Local
Industrial Strategy; and
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* A consideration of appropriate locations to meet future needs, including for market segments such as SMEs
and last-mile providers.

This work is essentially a sector-specific (logistics) market-informed assessment of future market demand or
needs as identified in the guidance noted at Paragraph 2.3.1 (4) above. Savills’ demand methodology is
considered to be NPPF-compliant as it builds upon historic take-up (net absorption), adjusting past trends for
historic supply shortages and the subsequent loss in demand. We refer to this as ‘suppressed demand’ which is
added to the historic demand trend as a top-up, and is used to estimate future 1&L demand that should be
planned for in the Draft Crawley Borough Local Plan.

3 Review of Employment Evidence

3.1 Introduction

This section reviews the most recent local authority employment evidence covering Crawley Borough Council.
The focus of our review is the future demand estimates for I&L floorspace and land.

Crawley Borough Council commissioned Lichfields to prepare supplementary economic evidence for the Draft
Local Plan that updates the Northern West Sussex Economic Growth Assessment (EGA) (January 2020),
alongside the Focused Update report (September 2020) also produced by Lichfields.

Our review of the EGA Supplementary Update for Crawley (2023) highlights a number of observations, and we
consider the employment evidence to underestimate the future demand for I1&L land in Crawley.

3.2 Economic Growth Assessment (EGA) Supplementary Update for Crawley (2023)

Progress on the Local Plan has been delayed as a result of ongoing water neutrality issues in the area. Given
the extended timescales, alongside the significant changing economic circumstances affecting both the national
and local economy, Crawley Borough Council has identified a requirement for some partial updating of the
employment evidence.

The EGA (2023) considers demand for employment land and floorspace (Use Class E(g), B2, and B8) in
Crawley over an 18 year period 2023-2040, drawing on two sets of employment forecasts, latest completions
data, and housing delivery assumptions. The term ‘industrial space’ is used to refer to both manufacturing
(E(g)(iii)/B2) and warehouse and distribution (B8) uses. Savills uses the terms I&L to cover the same uses as
explained in Section 1.4.

The EGA (2023) develops a number of potential future economic scenarios to provide an updated framework for
considering future economic growth needs and employment space requirements in Crawley up to 2040, drawing
upon:

* Projections of employment growth in the office, industrial and distribution based sectors (labour demand)
derived from economic forecasts produced by Oxford Economics (OE) and Experian in 2022;
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 Consideration of past trends in completions of employment space based on the West Sussex County Council
(WSCC) Commercial, Industrial, and Leisure Land Availability (CILLA) data; and

« Estimates of future growth of local labour supply based on the Council’s latest housing delivery trajectory and
demographic assumptions.

The starting point was a detailed analysis of the latest (i.e. 2022 Q4) OE and Experian employment forecasts for
Crawley which reflect more contemporary macroeconomic factors when compared to the forecasts considered at
the time of the 2020 EGA and 2020 Focussed Update. These include the effects of the Covid-19 Pandemic, the
war in Ukraine, and current pressures in terms of inflation and the potential for a period of recession in the UK
economy, and cover the revised Plan Period.

This analysis suggests that the Experian forecasts provide the most appropriate basis for considering future
employment land requirements from a labour demand perspective, in part because they better align with the
trend-based growth in Crawley as recorded by ONS BRES. While the forecasts deviate significantly in terms of
overall job growth for Crawley (i.e. across all sectors of the economy), the differences are comparatively modest
when only those sectors directly influencing demand for office, industrial, and warehousing sectors are
considered.

The updated scenarios generate gross employment floorspace requirements that range from 113,351 sq.m (or
26.2 ha) to 299,362 sq.m or (69.0 ha) over the 2023-2040 period. This range includes an allowance of 10%
applied to all positive requirements to reflect normal levels of market vacancy, and a 10% ‘buffer’ allowance for
such factors as delays in development sites coming forward, and replacement of some ongoing losses of
employment space during the Local Plan period.

As a minimum, it is considered that the Council should seek to accommodate the requirements related to the
labour demand of 113,390 sg.m (26.2 ha). Therefore the Draft Local Plan employment land requirement
(Paragraph 9.14) is identified based upon Experian Q4 2022 Baseline Job Growth projections, representing the
most appropriate basis for considering future employment land requirements from a labour demand perspective.
The forecast for a minimum of 26.2 ha within Crawley to 2040 is significantly within the industrial sectors, where
taking account of forecast declines in the Light & General Industrial sectors, a floorspace need of 91,620 sq.m
(22.9 ha) is identified. Table 3.1 presents the gross employment requirements in Crawley for the 18 year period
2023 to 2040.
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3.3 Savills Observations

Lichfields’ demand estimates comply with PPG in relation to the econometric-based forecast of labour demand,
however fails to consider market demand signals directly as PPG requires. We therefore consider the preferred
demand scenario used in the EGA (2023) to underestimate ‘true’ market demand. Below we outline what we
consider to be some of the key observations of the labour demand methodology used.

Methodology

The labour demand method used by the EGA (2023) is not appropriate for the estimation of future I&L land
demand, as employment forecasts often reflect the continued restructuring of the economy away from industry
towards services, which underestimate the I&L sector’s performance. Further, changes to the I&L market mean
that growth in floorspace/land is not accurately predicted by changes in jobs. The I&L sector does not comprise
low-skilled and low-paid jobs, nor do I&L companies functions’ neatly fit into industrial or logistics.

I&L companies are increasingly co-locating office, research and development, and administrative functions with
I&L operations. Such co-located employment is not well captured by labour demand models as these assume
I&L activities are wholly accommodated within a narrow set of Standard Industrial Classification (‘SIC’) codes.

The underestimation of future demand from the labour demand model is apparent when historic jobs growth in
the logistics sector are compared with future job projections from major statistics houses. With reference to
Figure 3.1 below, logistics jobs nationally have grown 23% over ten years. However, labour forecasting
products, including Experian, East of England Forecasting Model (‘EEFM’) and Oxford Economics, predict much
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lower levels of growth, including negative growth, over the next 20 years (Figure 3.2). This does not reflect
reality given logistics is performing strongly, with recent demand being 56% above the long term trend6.

In effect, the EGA has relied on statistical constructs to understand future ‘market’ demand rather than consider
market demand signals directly.

Current and Future Growth Drivers are Not Accounted For

The EGA’s primary reliance on historic trends inevitably results in its future demand estimates underestimating
future need, as it has not taken into account of modern day growth drivers. The labour demand method used by
the EGA also takes no account of current and future growth drivers, that are, and continue to underpin &L
demand such as housing growth, increasing online retailing, growing freight volumes, increased desire for next
day/same day deliveries etc. We discuss these major growth drivers further below.

GROWTH IN ONLINE RETAILING

The exponential growth in online retail is probably the most quantifiable of the major changes driving growth in
the 1&L sector. Statistics collected by the ONS from November 2006 show that the share of internet sales has
consistently increased over time and it was at 19% before the onset of the Covid-19 Pandemic. During the
pandemic, due to lockdowns and restrictions, this figure increased considerably and is around 25.2% as of April
20237. The growth in online retailing has significant implications on future 1&L demand given that e-commerce
requires around 3 times the logistics space of traditional bricks-and-mortar retailers8.

Most commentators agree that online retailing will continue to grow from a higher base than before the pandemic
due to behavioural changes such as increased home working and continued demand for rapid parcel deliveries.
Forrester Research, a respected source of future online retail projections, estimate that online retail will reach
37% of all retail sales by 20259. Growth to 50% of all sales is likely to happen at some point in the future. One
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such report, ‘The Digital Tipping Point, 2019 Retail Report’, estimated retail sales would reach 53% by 2038.
While this timeframe appears too ambitious, the question appears to be more of ‘when’ rather than if’. By only
projecting forward historic trends, the strong growth in online retailing, and its impact on future needs, has not
been accounted for.

HOUSING GROWTH

This exponential growth in online retailing is both a function of the way we now live and the continued housing
growth in the UK. As shown in Figure 3.3, housing growth at the national level has broadly tracked the growth in
online retailing before the onset of the Covid-19 Pandemic, during which time online retailing has spiked even
higher.

Between 2001 (further date that data was available) and 2022, the number of homes across Crawley has
increased by 15%10. Online retailing relies on increased choice for the consumer and also increased delivery
speeds to a location of people’s choosing. This means that more inventory is required to be located nearer to the
general population. This in turn has meant that more warehouse space is required both by online retailers but
also traditional bricks and mortar retailers who are adapting their supply chains to compete.

The Draft Crawley Borough Local Plan 2024-2040 (2023) acknowledges Crawley’s growing population, and that
this will generate additional need for I&L floorspace. This will be in addition to the existing population continuing
to grow their online spending. Again these modern day trends will not have been accounted for in the EGA.

GROWTH IN UK FREIGHT
Freight volumes are another key growth driver of I&L floorspace. Freight arriving and leaving the UK needs to be
stored, packaged and distributed via a network of freight handling infrastructure (i.e. ports, freight handling
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airports, rail freight interchanges and motorways), and conveniently located I&L premises in order to reach end
customers. Freight volumes are forecast to grow significantly across all freight modes (Figure 3.4). Again the
increase in freight volumes will not have been accounted for in the EGA.

‘Suppressed Demand’ is Not Accounted For Nor Demand from London

When supply, as signalled by floorspace availability, is low, demand is ‘suppressed’ as prospective tenants can’t
find space in a market. 8% is typically referred to as the equilibrium level at a national level when supply and
demand are broadly in balance (as sourced in publication such as the GLA’s Land for Industry and Transport
SPG 2012). Below this level, available supply becomes tight and rents increase as occupiers compete for limited
available stock.

As we discuss in Section 4, Crawley has experienced availability below this equilibrium level between 2012 and
2021. The Lichfields FEMA has also been below the 8% equilibrium rate between 2013 and 2022, and the
Savills FEMA has been below the equilibrium rate since 2014. This clearly indicates that Crawley and the
Lichfields FEMA and the Savills FEMA have been supply constrained for a large part of the last decade with not
enough available supply for the market to accommodate efficiently. A confirming factor of this conclusion is that
rental growth has outpaced inflation by a significant margin (see Figure 4.7 in Section 4). Such strong rental
growth is a by-product of strong occupier demand competing with one another for limited available stock. This
competition pushes up rents. The EGA has taken no account of demand that has been lost due to supply
constraints and therefore they present a demand profile based on a supply constrained historic trend (or
‘suppressed demand’).

Savills have developed a methodology for estimating future 1&L demand that addresses the issues raised above.
Savills’ methodology (detailed in Section 5) is NPPG-compliant as it builds upon historic take-up (demand),
adjusting past trends for historic supply shortages and the subsequent loss in demand where needed. As a final
step for the Savills FEMA, it considers demand that is being lost from London and coming to Crawley due to
former 1&L sites being redeveloped for housing.




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

The consideration of displaced I&L land from London is considered an important consideration given Crawley’s,
and the Subject Site’s proximity to London. A business could relocate to the Subject Site and still service its
London customer base efficiently. The EGA does not quantify what impact this could have on future demand and
subsequent need for further employment land allocations. In Section 5, we explain the Savills approach to
estimating how much future demand from London should be planned for within the Savills FEMA and Crawley.

4 Crawley’s Lack of I&L Supply is Constraining Growth

4.1 Introduction

Within this section we consider the need for more &L supply within the Lichfields FEMA, the Savills FEMA, and
Crawley specifically. In order to understand need, we consider market supply and demand dynamics within the
Lichfields FEMA and the Savills FEMA which we consider to be an appropriate representation of the sub-
regional market within which Gatwick Green is located. The regional context is important given that future 1&L
investors and occupiers will consider the attractiveness of the Subject Site against other competing locations
within the Lichfields FEMA and the Savills FEMA. New I&L investment and occupier demand will naturally flow to
the strongest locations.

The results of the analysis below clearly demonstrates that the Lichfields FEMA, the Savills FEMA and Crawley
are experiencing demand at levels well above available supply. This demand / supply imbalance is particularly
stark with regards to larger units above 250,000 sq.ft where availability is effectively zero.

Gatwick Green is ideally placed to cater for larger unit demand and fill the current gap in the market.

4.2 Functional Economic Market Area (FEMA)

Before considering market supply and demand factors, we first need to define an appropriate FEMA. The FEMA
needs to be relevant to Gatwick Green, namely it is the broad ‘area of search’ that the Subject Site sits within
that prospective |&L occupiers will consider when looking to lease space. Effectively the FEMA includes the
competitor locations to Gatwick Green for attracting this occupier demand.

In order to define an appropriate FEMA for the Subject Site, we first consider Crawley’s evidence base.

The Northern West Sussex (NWS) EGA Update (2020) prepared by Lichfields states that the NWS operates as a
broad FEMA, with the spatial extent largely consistent with the authority boundaries of Crawley, Horsham, and
Mid Sussex. The more recent 2023 EGA reconfirms NWS as an appropriate FEMA.

We agree that NWS forms part of Gatwick Green’s FEMA, but we also consider that a large proportion of
demand will come from occupiers that wish to service the London market or desire a location on the M23. The
M23 also stops south of Crawley and becomes the A23 which will not appeal to all occupiers, particularly larger
occupiers that generally want direct access to a motorway junction, rather than an A - road, which Gatwick
Green provides.
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An approach which builds on the NWS FEMA, and recognises that Crawley is ideally located between London
and the south coast, is to extend the FEMA northwards to include most of the Gatwick Diamond. The Gatwick
Diamond comprises the local authorities of Crawley, Epsom and Ewell Borough, Horsham District, Mid Sussex
District, Mole Valley District, Reigate and Banstead Borough, together with Tandridge District. We consider
Epsom and Ewell Borough should be excluded given these locations are within the M25 and will primarily service
the London market only.

As seen from Figure 4.1, this extended geography broadly corresponds with a 1 hour truck time which
represents the size of most occupiers’ supply chains linking themselves with their suppliers and customers.
Obviously some companies will have a wider regional and national reach, but a 1 hour truck time will capture the
majority of I&L businesses.

Savills therefore accepts the NWS FEMA as the basis for a suitable PMA for the Subject Site, but we also
consider Mole Valley, Reigate and Banstead, and Tanbridge to be appropriate for inclusion within the PMA, and
therefore review supply and demand factors for both FEMAs (‘Lichfields FEMA’ and ‘Savills FEMA’).
* Lichfields FEMA: Crawley, Horsham and Mid Sussex; and

e Savills FEMA: Crawley, Horsham, Mid Sussex, Moley Valley, Reigate & Banstead, and Tandridge

4.3 Crawley, Lichfields FEMA, and Savills FEMA are supply constrained, especially for larger units

At the national level, 8% availability is commonly referred to as the level where a market is broadly in balance
(i.e. equilibrium frictional capacity) in terms of supply and demand. This benchmark rate is found in several
prominent publications such as the:

* GLA’s Land for Industry and Transport Supplementary Planning Guidance (SPG);
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* London Plan (2021); and
* British Property Federation ‘Levelling Up — Logic of Logistics’ report.

Below the 8% equilibrium availability rate, available supply becomes tight and rents increase as strong occupier
demand compete for limited available stock. Figure 4.2 shows that availability in Crawley has been below this
level for most of the last decade between 2012 and 2021, only rising above this level in 2022 linked to the
current macro-economic challenges. For the Lichfields FEMA and Savills FEMA, availability has been below the
8% equilibrium level consistently since 2013 and 2014 respectively.

This effectively means Crawley, the Lichfields FEMA and the Savills FEMA have been supply constrained in 10,
10 and 9 years of the last 11 years respectively. As a result demand will have been ‘suppressed’ as not all
occupiers can find the space to meet their needs and are therefore either forced to remain in their existing
premises, even if not ideal for their operational requirements, or alternatively have to leave the area to find
suitable premises elsewhere, taking the jobs and investment they generate with them. Gatwick Green will help to
respond to the supply-constrained market by providing 44 ha of prime I&L land directly adjacent to a nationally
significant motorway and the UK’s 2nd largest airport.

Crawley’s current availability rate of 9.8% is partly impacted by 147,039 sq.ft and 88,708 sq.ft of available
floorspace within the Base Redevelopment on Fleming Way, and a further 89,255 sq.ft of available floorspace at
G Hub Crawley on Napier Way. All three of these units are of average quality. Given the increasing costs
associated with running warehouses, it comes as no surprise that there is a greater demand for better quality
buildings, with better Environmental, Social and Governance (ESG) features. It should be noted that one or even
a few years of above equilibrium availability doesn’t fully compensate for a sustained period of tight supply in the
face of strong demand.
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As shown in Figure 4.3, in terms of unit size, the Lichfields FEMA, the Savills FEMA and Crawley have a lack of
supply of larger units relative to the England average. Units between 250,000 to 500,000 sq.ft represent 12% of
total inventory across England but just 4% in the Lichfields FEMA and the Savills FEMA, and 7% in Crawley. The
situation is even more stark for units above 500,000 sq.ft where the Lichfields FEMA, Savills FEMA and Crawley
have no supply versus 11% across England. This lack of large unit supply is constraining growth in Crawley,
Lichfields FEMA and the Savills FEMA given these larger size bands have accounted for 41% of all leasing
demand (i.e. net absorption) in England over the last 5 years.

Figure 4.3 Size of Units as a % of Total Inventory (sq.ft)
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Sowrce: CoStar, Savills 2023

The lack of larger unit supply in the Lichfields FEMA, Savills FEMA and Crawley, coupled with the strong
occupier demand for these size bands, has led to there being critically low availability. With reference to Figure
4.4, there is effectively no availability in the 250,000 to 500,000 sq.ft and 500,000 plus sq.ft size bands. Gatwick
Green offers a large strategic site in a prime location that can facilitate the delivery of new high specification units
above 250,000 sq.ft.
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Figure 4.4 Availability (%) by Size Band
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4.4 Demand has been outstripping supply, especially for larger units

Net absorption is a leading measure of demand that is based on lease deals. It compares occupied space
(move-ins) versus vacated space (move-outs). On the other hand, net deliveries is a measure of supply, and
registers the change in inventory (floorspace) related primarily to new developments.

In the Lichfields FEMA over the last decade, average levels of net deliveries (supply) has slightly exceeded the
average levels of net absorption (demand). However average levels of net absorption has exceeded the average
levels of net deliveries across the Savills FEMA (Figure 4.5). This demonstrates that the Lichfields FEMA is the
weaker of the markets, and confirms Savills’ view that the Lichfields FEMA only looks south, and that Crawley’s
full FEMA should also be north facing towards London (Savills FEMA).

For larger units above 250,000 sq.ft specifically (Figure 4.6), average levels of net absorption has exceeded the
average levels of net deliveries across the Lichfields FEMA and the Savills FEMA, which suggests that demand
has been outstripping supply for these larger units.

Gatwick Green represents a prime opportunity to facilitate the delivery of large units where need is the greatest.
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4.5 The demand/supply imbalance has led to exponential rental growth

A key by-product of demand outstripping supply is strong rental growth as occupiers compete for limited
available stock which in turn drives up rents. Conversely when there is sufficient supply to accommodate
demand, rental growth is lower and typically tracks inflation more closely.

Figure 4.7 below shows that rents have grown well above inflation across Crawley, Lichfields FEMA and Savills

FEMA, at 81%, 74% and 78% respectively between 2012 and 2022. These levels are over three times the rate of
inflation over the same period.
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5 Savills’ Future Demand Estimates

5.1 Introduction

The purpose of this section is to estimate future I&L land demand in the Lichfields FEMA and Savills FEMA, and
then apportion this wider sub-regional demand to Crawley. This is then compared against the estimated demand
stated in the EGA Supplementary Update for Crawley (2023).

We present below Savills’ full methodology for estimating future I&L demand. Our methodology is considered to
address the methodological issues we raised against the EGA (2023) in Section 3. Our methodology complies
with the approach to assessing future market demand for I&L in PPG as it builds upon historic take-up (net
absorption), adjusting past trends for historic supply shortages and the subsequent loss in demand. We refer to
this as ‘suppressed demand’ which is added to the historic demand trend as a top-up. For the Savills FEMA, as a
final step we consider demand that is being lost from London due to former I&L sites being redeveloped for
housing. This is a London-wide phenomenon as a result of acute housing shortages. The Savills FEMA by way
of its adjacency to South London is a prime candidate to pick up I&L demand that has been displaced from
London.

We consider two different scenarios for estimating future I1&L demand in Crawley:

* Using the Lichfields FEMA (Crawley, Horsham, and Mid Sussex). This demand estimate does not include
demand being lost from London; and

* Using the Savills FEMA (Crawley, Horsham, Mid Sussex, Mole Valley, Reigate & Banstead, Tanbridge). This
demand estimate considers demand that is being lost from London due to former I&L sites being redeveloped for
housing. The Savills FEMA by way of its adjacency to South London is a prime candidate to pick up I&L demand
that has been displaced from London.
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Savills’ full methodology usually considers the effect of e-commerce on future demand for I&L land. However, to
be conservative, these two scenarios do not include additional demand from the predicted increase in e-
commerce into the future which would likely increase future demand further.

Based on Savills’ demand methodology, over an 18 year period which is consistent with the EGA (2023), the first
run of the model using the Lichfields FEMA estimates I&L demand within Crawley to be 69 ha of land. The
second run of the model uses the Savills FEMA and includes the effects of demand being lost from London,
which estimates &L demand within Crawley to be 118 ha of land. The EGA (2023) considers a range of
scenarios that generate gross employment land requirements between 22.9 ha to 60.2 ha for industrial uses over
the period 2023 to 2040. As a minimum it is considered that the Council should seek to accommodate the
requirements related to labour demand, which equates to 22.9 ha for industrial uses over the 2023 to 2040
period. This minimum employment land requirement of 22.9 ha for industrial uses is referenced in the Draft
Crawley Borough Local Plan 2024-2040 (2023).

5.2 Savills’ Estimate of Future I&L Demand

We present below Savills’ full methodology for estimating future I&L demand. Our methodology is considered to
address the issues we raised against the employment study in Section 3. Our methodology is compliant with the
requirements of the Planning Practice Guidance (‘PPG’) as it:

* Analyses ‘market signals, including trends in take up and the availability of logistics land and floorspace across
the relevant market geographies’11. If a market is identified as being supply constrained (i.e. demand exceeds
supply) such as Crawley, the Savills’ model supplements the historic demand profile accounting for suppressed
demand (i.e. demand lost due to historic supply constraints).

Based on the above, we consider the Savills model to represent industry best practice. It has been endorsed by
the British Property Federation (‘BPF’) in our ‘Levelling-Up — The Logic of Logistics’ report, and was shortlisted
for an RTPI Award for Research Excellence 2022. The BPF Industrial Board, who commissioned the report,
consists of many of the major investors and thought leaders in the 1&L sector including St Modwen, The United
Kingdom Warehousing Association, IM Properties, Newlands Developments, Segro, GLP, Tritax Symmetry and
the BPF itself. The report has also been referenced as part of the Government’s recently published ‘Future of
Freight Plan’ and has been the focus of several discussions with senior officers at DLUHC and DfT.

Taking a sub-regional approach to estimate demand

We take a sub-regional approach to estimating future 1&L demand. Crawley like all local areas is part of a wider
sub-regional market, or FEMA, and therefore is subject to supply and demand forces which need to be assessed
beyond its local authority boundaries. This is true for many commercial sectors, but it is particularly important for
I&L occupiers which typically have distribution networks linking their customers and suppliers of between 1 to 4
hours’ travel time, sometimes longer, depending on their size i.e. up to 4 hours plus is more typical of very large
companies with a national reach, while 1 to 2 hours’ drive time is ideal for the majority of companies. Given
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Crawley’s proximity to London, we consider many companies that would want to locate here would service
London and surrounding areas south of the M25. For this reason, most would have a supply chain of at least 1 to
2 hours’ drive time.

The 2017 London Industrial Land Demand Study12 provided an indication of the potential to service the London
economy from outside by illustrating drive time catchments to Central London. As illustrated by the map in
Figure 5.1, Crawley is contained within the 60 minute drive time catchment from Central London, which makes it
ideally located to attract demand from I&L occupiers who service the London economy.

The demand estimate using Lichfields’ FEMA does not consider additional demand from London, and therefore
considers the first bullet point below only. Our estimation of Crawley’s I&L demand apportioned from the Savills
FEMA also includes additional demand from London, and therefore considers both bullet points stated below.

* Calculate the ‘within Lichfields FEMA’ and ‘within Savills FEMA’ demand: Firstly we consider future
demand from within the Lichfields FEMA and Savills FEMA. We consider these geographies as broadly
representative of Crawley’s subregional market. Our future demand calculations within the Lichfields FEMA and
Savills FEMA includes ‘suppressed demand’ or demand lost historically due to supply constraints.
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» Estimate additional demand from London: Secondly for the Savills FEMA demand calculations we consider
I&L supply and by extension demand that has, and is, being lost in London as former sites are being
redeveloped for housing and mixed use developments. According to the London Industrial Land Demand
Study13, between 2006 and 2015 London’s loss of industrial employment land averaged 96 ha per annum,
increasing to 106 ha per annum for the more recent 2010 to 2015 period. The Industrial Land Supply and
Economy14 recognises that ‘industrial land at accessible locations on the periphery to London and more widely
across the South East could play an increasingly important role in supporting the functioning of London’s
economy, and support demand for land and premises from London’s industrial businesses’. Both studies are
supporting employment evidence bases to the adopted London Plan.

We consider the full market for I&L units, estimating demand for all unit sizes and relevant planning use classes
covering light industrial, manufacturing and warehousing. This is considered a more robust approach as it relies
on a larger pool of data, and the fact light industrial, manufacturing, and warehousing occupiers desire similar
types of premises with similar locational characteristics.

The steps we follow in estimating future I&L land demand are outlined below:

Step 1: Estimating demand over the Local Plan period

We assume an 18-year plan period which is consistent with the EGA (2023).

Step 2: Estimating historic demand

This is based on the average annualised net absorption for the Lichfields FEMA and Savills FEMA (from Section
4) at 200,300 sq.ft per annum and 262,800 sq.ft per annum respectively between 2012 and 2022. Savills
considers net absorption to be the leading measure of demand for floorspace as it indicates the quantum of net
floorspace occupied over a period of time (i.e. move-ins minus move-outs) based on lease deals.

We do not consider land take-up/completions as an accurate measure of demand. Development completions is a
supply measure which primarily depends on new land being allocated as part of the Local Plan process, followed
by the grant of planning permission before new development is constructed. This is a lengthy process which
explains why completions (new supply) typically lags demand (net absorption) as it has been the case in the
Savills FEMA. Using net absorption rather than completions results in a higher historic demand profile. For
example, as we discussed in Section 4, average net absorption per annum was 4% higher than the average net
deliveries per annum in the Savills FEMA between 2012 and 2022 respectively.

Step 3: Estimation of suppressed demand

The rationale for accounting for suppressed demand is that when sufficient supply isn’t available, demand cannot
be accommodated. This is the top up figure to be added to the historic demand (net absorption) trend to account
for years when the market was supply constrained.
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Supply and demand are inextricably linked across all commercial property sectors. Put simply, if demand
exceeds supply, rents typically rise more quickly as occupiers vie for limited available stock. This can have a
number of wider implications. For example, new companies aren’t able to move into a market area, nor are
existing companies able to find new space if their floorspace needs change, for instance, due to expansion. It
may also happen that some existing local companies get priced out of the market as they cannot afford the
increasing rents. As a result, companies have to locate to areas that are not ideal in terms of serving their
customer base, thereby increasing travel times and the costs of doing business, not to mention environmental
impacts. The lack of supply may also mean companies are forced to occupy space that is not entirely suitable for
their operational needs impacting productivity.

We describe a market where supply doesn’t keep up with demand as being ‘supply-constrained’. Limited supply
in a strongly performing market, such as the I&L sector in the Lichfields FEMA and the Savills FEMA, mean that
demand cannot be fully satisfied, typically resulting in strong rental growth. As demonstrated in Section 4, the
Lichfields FEMA'’s and Savills FEMA’s I&L rents have increased by 74% and 78% respectively, between 2012
and 2022, indicating new supply has struggled historically to keep pace with the strong demand. This is three
times the rate of inflation over the same period15.

At the national level the market equilibrium level where supply and demand are broadly in balance and rents are
more stable, is around 8% availability. This benchmark rate is found in a number of prominent publications such
as the GLA’s Land for Industry and Transport Supplementary Planning Guidance (SPG).

If one studies real rental growth (i.e. rental growth adjusted for inflation) over the past decade at the national
level and observes its relationship to availability, it becomes clear that 1&L rents begin to grow strongly when
availability is below 8%. This relationship is clearly illustrated in Figure 5.2 below. When availability was above
8% between 2009 and 2014 real rental growth (net of inflation) was either negative or only slightly positive. This
enabled demand to be accommodated as sufficient supply was available.

However, since 2014, as availability dipped below 8% and has stayed below this level ever since at the national
level, real rents have grown strongly year-on-year. During this period net absorption has been lower than the
2009-2014 period despite the I&L sector going from strength to strength. This clearly shows the suppressing
nature tight availability (below 8%) has had on I1&L demand nationally.
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The 8% benchmark is also applicable to the Lichfields FEMA and the Savills FEMA given the 1&L markets have
broadly followed the same trajectory as the national market. I&L availability dropped below the 8% equilibrium
level in 2013 in the Lichfields FEMA, and 2014 in the Savills FEMA (see Section 4, Figure 4.2), similar to the
national market.

In terms of I&L rents, the FEMAs began outpacing inflation from around 2013 when availability dropped below
8% (see Section 4, Figure 4.7), again similar to the national market.

The individual steps for calculating the FEMASs’ suppressed demand are as follows:

 Step 3a: For years where availability has been below the 8% equilibrium threshold, we calculate the quantum
of floorspace necessary to achieve 8% availability (Column ‘Av. To EQ (sq.ft)’ in Table 5.1 and Table 5.2,
calculation F);

» Step 3b: We then take the average of the ratio between net absorption and available floorspace for every year
over the past decade (Calculation E averages 36% for the Lichfields FEMA and 32% for the Savills FEMA based
on Column ‘Net Absorption/Availability’);

» Step 3c: We apply this average to the estimated floorspace required to reach 8% availability in each year
where the market is below the 8% availability threshold to estimate each period’s suppressed demand
(Calculation F*E in Column ‘Suppressed Net Absorption (sq.ft)’);

» Step 3d: We calculate average suppressed net absorption over the past decade. This gives the annualised
suppressed demand figure to be used as a top-up to the historic trend. The estimated average suppressed
demand figure for the Lichfields FEMA is 113,800 sq.ft per annum since 2012, and 149,900 sq.ft per annum for
the Savills FEMA.
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Table 5.1 and Table 5.2 show the relevant calculations for the two geographies.
Table 5.1 Suppressed Demand Calculations within the Lichfields FEMA

Suppressed
Year S SEEIZECE GRTIELE Abs?f;:tion Absyr?t\on_i LT EE pglm‘.
{sq.ft) %) (=q.ft) (sq.1) Availability {sq.ft) Absorption
(sa.ft)
2022 16,490,991 T9% 1,302,788 306,403 24% 16,491 5,984
2021 15,657,842 5.8% 1,064,720 92,720 9% 187,892 0
2020 15,724,811 57% 896,584 136,713 15% 361,901 131,332
2019 15,438,753 3.9% 602,111 152,174 25% 632,989 229,709
2018 15,256,105 2.3% 350,890 693,634 198% 869,598 315,573
2017 14,745,121 4.1% 604,550 -71,645 -12% 575,060 (1]
2016 14,637,037 29% 424,474 232,769 55% 746,489 270,897
2015 | 14,591223 5.5% 802,517 324,832 40% 364,781 132,377
2014 | 14,303,566 4.9% 700,875 313,310 45% 443411 160,911
2013 14,054979 7.9% 1,110,339 149,608 13% 14,055 5,100
2012 14,047,789 9.1% 1,278,349 58,035 5% -154,528 [1]
Suppressed
= Average Demand =
Average
Source: Savills, CoStar
Table 5.2 Suppressed Demand Calculations within the Savills FEMA
Suppressed
Year E SE = ha) - Ahshol:;:tion Abe:‘::ftion.f GLEUTEL pri:lgt .
{sq.ft) (%) (sq.ft) (0.7t Availability (sq.ft) Absorption
(sa.ft)
2022 22,280,244 TO0% 1,560,317 221,350 14% 222,902 70,218
2021 21,479,802 5.0% 1,288,788 27,675 2% 479 595 0
2020 21,556,971 6.0% 1,293,418 242,309 19% 431,139 135,813
2019 21,187 476 4.4% 932,249 204,158 22% 762,749 240,273
2018 | 20,809,357 2.5% 520,234 761,066 146% 1,144,515 360,533
2017 20.244.299 4.0% 809,772 6,693 1% 809,772 255,086
2016 20,118,903 3.1% 623,686 382,465 61% 985,826 310,545
2015 20,073,089 53% 1,063,874 410,207 39% 541,973 170,727
2014 19,739,126 6.3% 1,243,565 383,319 31% 335,565 105,706
2013 19,500,977 9.6% 1,872,004 249,173 13% 312,018 0
2012 19,493,837 10.9% 2,124,828 57,437 3% 565,321 0
Suppressed
= Average Demand =
Average

Step 3e: The final step requires adding the combined annualised historic and suppressed demand figures, and
multiplying this by the number of years in the plan period (18 years), as shown in Table 5.3. This gives a total
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floorspace demand of 5.7 million sq.ft for the Lichfields FEMA and 7.4 million sq.ft for the Savills FEMA over an
18-year plan period.

Step 4: Savills Estimate of Future I&L Demand Across the Lichfields FEMA and Savills FEMA
Adding the combined historic and suppressed demand estimates yields a total demand of 5.7 million sq.ft for the
Lichfields FEMA, and 7.4 million sq.ft for the Savills FEMA over the plan period, as summarised in Table 5.3.

The EGA uses a plot ratio of 40% for industrial uses to translate floorspace to land needs. Based on our
experience, recent changes in the I&L sector mean that occupiers are moving towards lager building footprints
and requiring lower site coverage to allow for adequate yard space, cross-docking, sustainable urban drainage,
and strategic landscaping. These modern occupier requirements imply a lower plot ratio, typically in the region of
30% to 40%. Savills considers a 40% plot ratio as appropriate. Using a 40% plot ratio, over an 18 year plan
period, we estimate Lichfields FEMA-wide I&L demand to be 131 ha of land, and Savills FEMA-wide 1&L demand
to be 173 ha of land.

Step 5: Accounting for lost demand from London

The proximity of the Savills FEMA to London means that some of the Savills FEMA demand will arise from the
need to service London’s economy, in the context of sustained diminishing industrial employment land in the
capital16. Between 2006 and 2015, London lost industrial employment land at an average of 96 ha per
annum17, increasing to 106 ha per annum for the more recent 2010 to 2015 period.

This is not due to London’s lack of demand for I&L uses, especially given that the capital’s population continues
to grow and the increase in online shopping will need to be supported by appropriate I&L. The continued loss of
I&L land is primarily a consequence of housing pressures which have been pushing I&L activities outside of
London.
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The 2011 London Industrial Land Demand Study18 already concluded that an increasing proportion of London’s
logistics needs were being serviced from outside of the capital. The 2017 London Industrial Land Demand Study
expected this trend to continue. The study also provided an indication of the potential to service the London
economy from outside by illustrating drive-time catchments to Central London (Figure 5.1). As illustrated by the
map, the Savills FEMA is mostly contained within the 90 minute drive time catchment or less from Central
London, which makes it ideally located to attract demand from 1&L occupiers who service the London economy.

We have reviewed demand estimates from the 2017 London Industrial Land Demand Study for London’s South,
Central, East and West sub-regions (Figure 5.3). These are the sub-regions which we consider the Savills
FEMA is most likely to pick up demand from due to its geographic proximity.

Five demand scenarios are presented for London as a whole and its various individual sub-regions. We consider
the Baseline Scenario to be too optimistic: for example, the South and West sub-regions are estimated to
experience net gains in 1&L land (29.2 ha and 16.7 ha respectively). This contradicts what has occurred since the
London Industrial Land Demand Study was published. Between 2015 and 2022, the South, Central, East and
West sub-regions have lost 3 million sq.ft of floorspace19. For this reason, we discount the Baseline Scenario as
being unrealistic, and out of kilter with the other 4 scenarios considered.

We also disregard the potential Pipeline Scenario as it excludes strategic infrastructure projects, one of which,
Crossrail 2, has already come forward and in doing so has resulted in the loss of I&L land.

We also reject the Intensification & Substitution Scenario, as based on our experience, industrial intensification
has been difficult to achieve in reality. Currently there is only one multi-storey shed in London being X2 in
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Heathrow, and few others are in the pipeline. Much of the difficulty around multi-storey and intensified formats is
viability and access to suitable yard space which is a key requirement for occupiers. This reality is acknowledged
by the Secretary of State’s direction from March 202020 to remove references from the Draft London Plan Policy
E4 regarding the 65% plot ratio for new I&L developments in London. This extremely high plot ratio was the
cornerstone of the Draft London Plan’s no net loss of I1&L floorspace aspiration.

Based on the above analysis, we consider the ‘Trend Supply’ and ‘Potential Pipeline + Infrastructure’ to be the
most realistic scenarios.

Next we need to align how much of the future lost demand under these scenarios should be planned for in the
Savills FEMA. In order to maintain a conservative approach, we have assumed that only a small portion of this
displaced demand from London’s South (25%), Central (10%), East (10%) and West (10%) subregions is
captured by the Savills FEMA. We have applied a larger allocation for the South sub-region (25% versus 10%)
due to its geographic proximity to the Savills FEMA. This yields a figure of 176 ha and 134 ha lost from London
for the Trend Supply and Potential Pipeline + Infrastructure scenarios respectively. We take forward the midpoint
of these two estimates which is 155 ha.

The 155.1 ha loss of land from London over the 25 year period of CAG estimates, equates to an average of 6 ha
per annum (rounded). Multiplying this annual figure by the 18-year period (6 ha per annum * 18 years) yields a
total figure of 112 ha of lost demand from London that should be planned for within the Savills FEMA. This
increases the land requirements in the Savills FEMA to 284 ha over the 18 year plan period. This includes the
112 ha of displaced demand that is being lost from London due to former I&L sites being redeveloped for other
uses.

Step 6: Future Lichfields FEMA and Savills FEMA demand apportioned to Crawley

Within this section we seek to apportion the Lichfields FEMA and the Savills FEMA demand estimates to
Crawley. This can be done in a number of different ways as follows:

» Based on Crawley’s historic proportion of average demand (net absorption) between 2012 and 2022;

» Based on Crawley’s historic proportion of average net deliveries of new I&L floorspace between 2012 and
2022; and

» Based on Crawley’s current proportion of total I&L inventory in the Lichfields FEMA and Savills FEMA.

Savills consider it appropriate to take an average of the three indicators to apportion Lichfields FEMA wide
demand to Crawley, and Savills FEMA wide demand to Crawley. This results in an apportionment level of 52%
and 42% respectively.

Based on Savills’ demand methodology, over an 18-year period which is consistent with the EGA (2023), the first
run of the model using the Lichfields FEMA estimates I&L demand within Crawley to be 69 ha of land. This
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demand estimate does not include demand being lost from London, and to be conservative, excludes the effect
of e-commerce.
The second run of the model using the Savills FEMA estimates I&L demand within Crawley to be 118 ha of land.

This demand estimate includes demand being lost from London, but to be conservative, excludes the effect of e-
commerce. Table 5.4 presents Crawley’s 1&L market share of the Lichfields FEMA and the Savills FEMA.

5.3 Comparing Savills Demand Estimates with the EGA (2023)
With reference to Table 5.5, Savills estimate of I&L demand in Crawley over the 18 year plan period is between
69 ha to 118 ha, significantly higher than the EGA (2023) estimate of 22.9 ha for industrial uses.

The reason for Savills’ estimates being larger is due to our methodology concentrating on market signals (in
accordance with Paragraph 31 of the NPPF) which have underpinned the 1&L sector’s strong growth and made it
the best performing commercial sector in England over the last decade.

Table 5.5 Comparing Demand Estimates for Industrial Uses in Crawley over an 18 Year Period

Savills Demand Estimates

Lichfields FEMA Demand Estimates for Crawley 69
Savills FEMA Demand Estimates for Crawley 118
Council’s Employment Evidence Estimate

Morthem West Sussex EGA Supplementary Update for 229
Crawley (2023) and referenced in the Draft Crawley
Borough Local Plan (2023)
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Savills’ much higher demand estimates clearly evidences a strategic scale site such as Gatwick Green is
needed, and will attract substantial market interest.

6 Why I&L Growth Should be Facilitated

6.1 Introduction

In this section we consider some of the key sectorial trends and reinforce the economic characteristics of the 1&L
sector and counter common misconceptions. We draw upon analysis from Savills’ recent publication of the
BPF’s ‘Levelling-up — The Logic of Logistics’21, Savills’ Big Shed Briefings, and other relevant research.

Not only has the sector been outperforming other commercial sectors in the UK for some time, but it is also
‘critical national infrastructure’ supporting the functioning of our economy and the way we live our lives. The food
we eat, the products and services we purchase, the materials used to build new homes and new infrastructure,
even the vaccines that give us protection from Covid-19 are stored, manufactured and distributed from
warehouses and factories to ‘us’ the end customer.

The I&L sector enables the movements of goods across a multi-modal network of road, rail, air, and water
routes. Most businesses draw on supply chains, many of which are global in scale, that rely upon these multiple
modes of transport and on the transfer between freight nodes (such as ports, airports, rail freight interchanges
and road) to warehouses, and then finally onto the end customer. Without these facilities and the increasingly
efficient supply chains that link them with suppliers and end customers, the delivery of our purchases would be
much slower, more expensive and we would have less choice.

Current demand within the 1&L sector is at unprecedented levels being supported by a number of key growth
drivers. Given the current macro-economic challenges, it is vital to support those sectors which are proving to be
resilient (such as I&L) and are therefore well-placed to provide new employment opportunities and mitigate job
losses in other sectors.

6.2 I&L is critical to Crawley’s Economy

According to the latest data from the ONS Business Register and Employment Survey (BRES), as of 2021,
Crawley’s 1&L sector22 employs 28,000 people. This accounts for 32% of total employment in the area, which is
over two times higher than the sector’s share across England and Wales (13%). This clearly underlines the
importance of &L activities to Crawley’s economy, even though these figures likely underestimate the sector’s
true employment levels given the diverse range of jobs it supports are not fully contained within the I&L related
SIC codes.

6.3 Resilience of the I&L Sector
Current demand within the logistics sector is at unprecedented levels being supported by a number of key
growth drivers as we discuss below. Given the current economic challenges, it is vital to support those sectors
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which are proving to be resilient (such as 1&L) and are therefore well-placed to provide new employment
opportunities to mitigate job losses in other sectors and underpin the economic recovery.

Given the struggles being faced by the office and retail sectors, I&L is likely to be the major generator of jobs for
many local economies. In Crawley, the I&L sector23 has experienced a job growth of 10% between 2015 and
2021. This is in contrast to 3% growth in office-based sectors24, and no growth in the retail sector25 over the
same period26. Unsurprisingly, logistics is one of the fastest growing segments within the Savills FEMA27. Since
2015, employment in Transportation and Storage28 in the Lichfields FEMA and the Savills FEMA has increased
by 12% and 15%, and in warehousing29 specifically by 35% and 18% respectively. This demonstrates that the
I&L sector, particularly the logistics sector, is a growing segment of the economy with significant employment
growth opportunities in Crawley.

6.4 I&L growth is structural, not temporary

It is often assumed that the effects of recent growth in e-commerce on I1&L space demand is temporary. However
Savills agree with the view of the National Infrastructure Commission30 that e-commerce growth to 65% is
plausible, however the timeframe of this growth to 2050 is arguably conservative. For instance a report titled ‘The
Digital Tipping Point, 2019 Retail Report'31 estimated retail sales would reach 53% by 2028. While this
timeframe appears too ambitious, the questions appears to be more of ‘when’ rather than ‘if e-commerce will
reach 50% or more of total retail sales. The growth in online shopping has significant implications on future 1&L
demand given that e-commerce requires around 3 times the logistics space of traditional bricks-and-mortar
retailers32.

It is not just e-commerce growth that is considered structural rather than temporary. So are consumer
expectations for same-day or next-day delivery which have reshaped the operating models of logistics
companies. It is extremely unlikely that we are going to see a U-turn on such expectations. For instance, the
emergence of Zapp, Getir and Deliveroo who deliver groceries ‘in minutes’ while most of the major retailers such
as Boots, Next and many more deliver next day. The Covid-19 Pandemic has accelerated this shift, a survey by
Bringg33 found that since the start of the pandemic, 27% of retailers added same-day delivery for online orders
as a fulfilment option, and 1 in 3 retailers are planning to add same-day delivery options in the next 6 to 12
months.

To enable fast deliveries, stock needs to be held near the end customer before it is picked up for the last mile.
This requires I&L space in regional and local distribution hubs nearby to population centres. These trends are
expected to increase demand for space, as reduced delivery times are expected to benefit online retailers.

Finally, as the UK economy grows in terms of population and number of businesses, so will the need for 1&L.
These fundamental growth drivers (population plus business growth) are strong in Crawley and the South East
region. For instance, over the next 20 years between 2023 and 2043, Crawley’s resident population is expected
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to grow by 4% (+ 4,800 people) and the South East’s resident population is expected to grow by 6%, an increase
of 567,000 people34.

The increase in population will drive e-commerce growth while business growth will require supply chain support
from I&L companies in terms of delivering supplies and materials used in business processes and/or to move
products to end customers either locally, nationally, or internationally. The by-product of these relationships is
increased freight flows. Significant growth is forecast across all freight modes (Figure 6.1). Freight arriving and
leaving the UK needs to be sorted, packaged, and distributed via a network of freight handling infrastructure (i.e.
ports, airports, rail freight interchanges and motorways) and conveniently located logistics premises in order to
reach end customers.

While e-commerce and freight growth are two of the most influential factors driving I&L demand, there are
several other demand drivers also at play. Figure 6.2 below provides a visual representation of some of the
major demand drivers generating the record breaking demand within the sector.
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6.5 On-site job density is only a small part of I&L’s economic contribution

A common misconception about the I&L sector is that operations are land hungry and have a relatively low
density in employment terms. This fails to recognise the wider role it plays in supporting jobs which are not
physically within a warehouse but are enabled by the operations of a warehouse.

For instance, the sector’s wider supply chain employment is often overlooked in favour of the higher onsite job
densities for retail and office uses. Logistics premises are a critical link in the chain alongside the key freight
modes that allow goods to enter, leave and move around the country (i.e. ports, airports, rail freight interchanges
and motorways). Like warehouses, these freight handling facilities generate employment to drive the planes,
trains and boats as well as jobs involved in their maintenance and repair.

Jobs are also created at ports, airports and rail freight interchanges as part of their operation. The analysis of
ONS Type 1 FTE multipliers for the Warehousing sector suggests that for every 10 new warehousing jobs
created, another 7 to 12 jobs are created offsite across the wider supply chain.
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Another vital component of the logistic sector’s ‘economic story’ is ‘Indirect GVA'. Indirect GVA captures the
impact that the logistics sector has on other segments of the economy. For example the services that a sector
procures in support of its business activities trigger a GVA contribution by its suppliers, suppliers of suppliers and
so forth, up the entire value chain. In simple terms, the logistics sector stores and distributes material and
products used or sold by other companies as part of their operations. These inputs and outputs generate
economic value that logistics has played a vital role in helping to realise. These relationships are shown
dramatically in Figure 6.4 below.

The indirect GVA generated by the logistics sector in the UK is 2.7 times higher than its direct GVA
contribution. This is much higher than the indirect GVA generated by manufacturing (0.8), office (0.9) and retail
(0.4) sectors (Figure 6.5). This illustrates the importance of logistics in facilitating other sectors of the economy.
To impede its growth would undermine growth in other sectors of the economy too.

In terms of specific examples, the food we eat, the products and services we purchase, the materials used to
build new homes and new infrastructure, as well as essential medical supplies, are stored and distributed from
warehouses to ‘us’ the end customer. Without these facilities and the increasingly efficient supply chains that link
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them up with suppliers and end customers, the delivery of our purchases would be much slower, more expensive
and we would have less choice.

It is easy to overlook the critical role played by the I1&L sector when everything is running smoothly. However, it is
much easier to understand its importance when things don’t work quite as well. The six-day blockage of the Suez
Canal in March 2021 created a domino effect on global supply chains, which affected not only those sectors
relying on container shipping, but also the transport sector as fuel vessels were delayed too. The shortage of
HGV drivers in autumn 2021 led to fuel shortages in UK petrol stations and forced businesses to close down
sites or cut production lines, adding to the backlog of production caused by the Covid-19 Pandemic.

These realisations clearly indicate, not just the economy, but our daily life depends on the logistics sector. Its
workers, stock of facilities and distribution networks are unquestionably ‘critical national infrastructure’ and
should be planned for on this basis as we do with other key infrastructure such as roads, rail, ports and airports.

6.6 Well paid and diverse jobs

The I&L sector is subject to a number of misconceptions about average pay and skill levels. In Figure 6.6 below
we compare the logistics and manufacturing sectors’ annual wages against the median pay in all sectors using
the latest ONS data from the Annual Survey of Hours and Earnings (ASHE). It shows that in the South East, jobs
in logistics pay +£4,800 more than average per annum, and jobs in manufacturing pay +£5,300 more than
average per annum.
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Moreover, the jobs offered within the sector are becoming increasingly diverse. Figure 6.7 below shows the
change in occupations in Transportation and Storage between 2011 and 2021 across the South East region.

Firstly, we can see that the share of higher-skill roles (Occupational Groups 1-3) has increased by 39%, with the
biggest increase being in Professional Occupations, where the number of roles has increased by 97%. These
roles are typically associated with higher-skilled engineering and technological professions in response to
increased automation and robotics in the sector and more advanced supply chain processes.

Secondly there has been an increase in predominantly office-based roles (Occupational Groups 1, 2, 3, 4, 6 and
7), with occupations in these categories going up by 15% over the last decade. Office-based roles are
increasingly co-locating alongside production and logistics uses as it is convenient for these people to be closer
to the operations they control and analyse.

To conclude, the evidence presented in Figure 6.7 tells us that there has been an overall increase in jobs, and
that there is an on-going shift towards higher-skilled requirements in the sector.

The increasingly diverse range of occupations in logistics enables it to re-employ people who have lost their jobs
in other sectors of the economy. For instance, a person that may have lost their jobs as an engineer or IT
consultant within an office-based firm, can now find roles with a similar skills set in logistics.
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Figure 6.7 Occuaptional Distribution in Transportation and Storage (2011 vs 2021) — South East
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This increased occupational diversity means that the &L sector can play an important role in re-employing
people that have lost jobs in other sectors of the economy as a result of the Covid-19 Pandemic.

The Government’s Coronavirus Job Retention Scheme (CJRS) has helped cushion the impact of economic
contraction on the job market. However, in spite of this effort, data on the Claimant Counts remain high in most
areas of the country. The Claimant Count measures the number of people claiming benefit principally for the
reason of being unemployed. As of May 2023, the Count across Crawley, Lichfields FEMA and the Savills FEMA
totalled 2,935, 6,015, and 9,695 Claimants respectively. Compared to the Count in March 2020, this is 45%
higher in Crawley, and 44% higher in both the Lichfields FEMA and Savills FEMA (+905, +1,845 and +2,970
Claimants respectively)35.

The I&L sector also generates significant construction and apprenticeship roles which will increase further as it
expands into the future. Savills estimate that if supply-constraints are addressed in the future, the sector could
deliver over half a million apprenticeships over the next 10 years36. This is extremely important given youth
unemployment nationally stands at 10.7%37, and between March 2020 and May 2023, the Claimant Count for
ages 16-24 is 24% higher in Crawley, and 29% higher in both the Lichfields FEMA and the Savills FEMA. A
number of case studies on the type of employment opportunities, training and research centres that the sector
delivers can be found in our recent publication for the BPF ‘Levelling-up — The Logic of Logistics’38.

6.7 Collaborating Sources

In spite of the macro-economic challenges facing all commercial sectors, the I&L sector has proved to be
resilient and therefore well-placed to provide new employment opportunities and mitigate job losses in other
sectors and underpin the economic recovery. It is not just Savills which recognises that I1&L is critical national
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infrastructure that supports the functioning of our economy. Extracts from research undertaken by other property
specialists are stated below:

Lambeth Smith Hampton (LSH) Back into Balance Industrial and Logistics Market (2023)

* ‘Logistics property has a secure role to play in supporting economic activity, and stands in contrast with other
property sectors, where levels of supply appear to be less than post-pandemic levels of demand’.

« ‘Considering the economic and financial travails of 2022, UK-wide take-up hit an impressive 60.5 million sq.ft
for the year, edging out 2020 to be the second strongest year on record behind 2021’s colossal performance’.
* ‘While the growth of e-commerce will continue to underpin demand, the focus has shifted from raw expansion
to optimisation of supply chains. Demand will reflect a growing emphasis on improving both supply chain
efficiencies and resilience. Brexit and the experience of the pandemic are fuelling increasing moves towards
nearshoring/on shoring of manufacturing and distribution hubs within the UK and this is expected to ramp up in
2023'.

« ‘Despite the unravelling of financial market conditions last year, speculative development soared to a new high
of 23.6 million sq.ft at the end of 2022’.

* ‘Ongoing positive fundamentals in the occupier market should restore 1&L as the UK’s lead performing sector
over the medium term’.

CBRE UK Real Estate Market Outlook (2023)

* ‘The UK logistics market will experience continued occupational demand above long-term averages, with third-
party logistics distributors leading take-up, as organisations seek more flexibility in their supply chains. Vacancy
rates will remain critically low, as build-to-suit development grows. Industrial and logistics assets will remain
attractive to investors with continued rental growth expected’.

» ‘Demand from occupiers will continue through 2023, with take-up volumes remaining above the 10-year
average. Big-box logistics space under offer at the end of Q3 totalled 16.8 million sq.ft (up 27% year on year),
indicating that appetite from occupiers for warehouse and manufacturing space is still strong, despite caution
over the impact of the costs of living on consumers, and slowdown in retail spend’.

» ‘Vacancy rate is set to remain at a critically low level, with lack of available units hindering take-up levels.
Rental growth will continue, driven by the demand and supply imbalance’.

* ‘The logistics sector will reinforce its position as a major contributor to total real estate investment and will
remain an attractive asset class’.

Colliers Industrial and Logistics Market Pulse 2023 UK

* ‘Forecasting an average rental growth of 3.7% for 2023, with the industrial sector outperforming any other
commercial real estate sectors to 2027 (4.2%)'.

* ‘Online spending is to remain elevated compared to pre-pandemic levels, which will prompt some occupiers to
improve their supply chains’.
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7 Summary & Recommendations

The I&L sector is booming nationally. Even before the Covid-19 Pandemic the I&L market had been growing
strongly with demand outstripping supply. The Covid-19 Pandemic has merely accelerated a number of growth
drivers that were already in place such as online shopping and the desire for quick deliveries. Brexit too is
increasing 1&L demand as companies consider bringing part of their operations back to the UK to guard against
future supply chain shocks, as well as increasing their inventory levels.

Crawley, the Lichfields FEMA, and the Savills FEMA have all been supply constrained historically, with
availability having been below the 8% equilibrium rate for much of the last decade. Another confirming factor of
demand outstripping supply is the high rental growth, which has been three times the rate of inflation across all
three geographies.

In terms of unit size, the Lichfields FEMA, the Savills FEMA and Crawley have a lack of supply of larger units
relative to the England average. Units between 250,000 and 500,000 sq.ft represent 12% of total inventory
across England, but just 4% in the Lichfields FEMA and Savills FEMA, and 7% in Crawley. The situation is even
more stark for units above 500,000 sq.ft where the Lichfields FEMA, Savills FEMA and Crawley have no supply
versus 11% across England. This lack of large units supply is constraining growth in Crawley, Lichfields FEMA
and Savills FEMA given these larger size bands have accounted for 41% of all leasing demand (i.e. net
absorption) in England over the last 5 years.

The lack of larger unit supply in the Lichfields FEMA, the Savills FEMA and Crawley, coupled with the strong
occupier demand for these size bands, has led there being critically low availability. Gatwick Green offers a large
strategic site in a prime location that can facilitate the delivery of new high specification units above 250,000
sq.ft.

Against this context of exceptional growth in the sector, it is our experience that local authorities routinely
underestimate demand for 1&L uses. We have reviewed Crawley Borough Council’s employment evidence used
to inform the Draft Local Plan. The selected labour demand method fails to account for current day market
drivers which has led to an underestimation of ‘true’ market demand for I&L uses within Crawley.

The Savills’ approach to estimating future demand is aimed at building on the Council’s employment evidence by
quantifying the impact historic supply constraints have had on ‘suppressing’ demand. Our methodology is NPPG-
compliant as it builds upon historic demand (net absorption), adjusting past trends for historic supply shortages
and the subsequent loss in demand. We refer to this as ‘suppressed demand’, which is added to the historic
demand trend as a top-up. For the Savills FEMA demand estimates, we also factor in demand that is being lost
from London due to former I&L sites being redeveloped for housing. The Savills FEMA by way of its adjacency to
South London is a prime candidate to pick up 1&L demand that has been displaced from London.




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

Savills’ full methodology usually considers the effect of e-commerce on future demand for I&L land. However, to
be conservative, the two demand scenarios do not include additional demand from the predicted increase in e-
commerce into the future which would likely increase future demand further.

Based on Savills’ demand methodology, over an 18 year period which is consistent with the EGA (2023), the first
run of the model using the Lichfields FEMA estimates I&L demand within Crawley to be 69 ha of land. The
second run of the model uses the Savills FEMA and includes the effects of demand being lost from London,
which estimates 1&L demand within Crawley to be 118 ha of land. To be conservative, displaced demand that is
being lost from London is not included in the Lichfields FEMA demand estimates given its geographic proximity,
and the absence of any local policy to address the unmet needs of London.

Savills’ estimate of I&L demand is significantly higher than the EGA (2023) estimate of 22.9 ha for industrial uses
over the 18 year period. Savills’ much higher demand estimate clearly evidences that a strategic site such as
Gatwick Green is needed, and will attract substantial market interest.

Appendix 3: Evaluation of Scope of Economic Evidence

Key

v Fully covered
Partly covered

® Not covered

* Undertaken in 2020

b Undertaken in 2023

o Topic Paper 5 2023
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Appendix 4: Strategic Industrial and Logistics — Location and Complementary

1 Introduction

1.1 Purpose

This report has been prepared on behalf of the Gatwick Green Limited (GGL) and is provided to support GGL’s
representations to the Draft Crawley Borough Local Plan 2024-2040, May 2023, (DCBLP). Its aim is to identify
the factors that influence the location of strategic logistics and to provide evidence that there is a high degree of
complementarity between Gatwick Green, the Manor Royal Business District (Manor Royal), the Horley Business
Park and the other Main Employment Areas (MEAs) in Crawley Borough.

1.2 Report Structure

The report is structured as follows:

* Section 2 discusses the guidance on the locational considerations for strategic Industrial & Logistics (I&L) uses
in national and local policy and regional strategies.

 Section 3 presents what the 1&L market considers to be the key locational considerations to provide quality
logistics and supply-chain linkages.

« Section 4 evidences the role of airports in attracting strategic I&L development, with reference to several
benchmark airports.

 Section 5 provides evidence to support the complementarity between Gatwick Green, Manor Royal, the Horley
Business Park and the other MEAs.

» Section 6 provides conclusions.

1.3 Report’s Key Findings

The report’s key findings include:

 National, regional and local policies guidance and strategies all variously identify the key factors that drive the
location of strategic I&L uses, such as: accessibility to the motorway network, customers and suppliers, a large
labour pool, freight handling infrastructure (such as Gatwick Airport) and London.

* When policy and guidance is applied to the regional/local context, it points directly to the Crawley/Gatwick area
as the prime location for such uses to leverage various economic benefits.

» UK airports are a major locational driver for strategic I&L development — by comparison with several benchmark
airports, it is clear that the strategic 1&L uses are very under-represented in the hinterland of Gatwick Airport, and
especially with regard to very large units (above 250,000 sq.ft).

* A range of property-based evidence clearly shows that Gatwick Green would complement Manor Royal, the
other MEAs in Crawley and the Horley Business Park by offering different and mutually supportive opportunities
for large and very large I&L units that cannot be accommodated at Manor Royal without harming its mixed
business function.
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» The agglomeration benefits of Gatwick Green further strengthen the complementarity between the Site and the
other MEAs by providing business growth opportunities for existing general business employment areas.

1.4 Reader Note

When we refer to the Industrial and Logistics (I&L) sector we mean Light Industrial (formerly B1c use class now
part of Class E), General Industry (B2 use class) and Storage and Distribution (B8 use class). Effectively the
primary use classes that require warehouses and factories (including ancillary offices) and associated yard
spaces. These use classes typically cover the diverse range of industrial, manufacturing and logistics companies
that operate within England.

2 Policy considerations

2.1 Introduction

An understanding of the advice and guidance contained in national and local policies and other regional studies
provides an important overview of what the UK Government, regional authorities and Crawley Borough Council
consider are the priorities for the location of strategic I&L from a public interest perspective. This, in turn,
provides a useful context for the assessment of the market locational drivers for strategic logistics and the extent
to which these indicate the optimum location for such economic infrastructure within the Coast to Capital LEP
and Gatwick Diamond areas.

This section therefore outlines key policy / guidance on the location of strategic I&L contained in the following
documents:

* The National Planning Policy Framework 2021 & Planning Practice Guidance

» The TfSE Freight Logistics and Gateways Strategy (2022)

» The Local Industrial Strategy, 2021 and the Strategic Economic Plan (2018) (Coast to Capital LEP)

» The adopted Crawley Borough Local Plan 2015-2030 (CBLP, December 2025)

» The Draft Crawley Borough Local Plan 2024-2040 (DCBLP, May 2023)

2.2 National Planning Policy Framework, 2021 (NPPF) & Planning Practice Guidance (PPG)

The NPPF contains high level guidance on what LPAs should do to address the needs of the different sectors,
including for storage and distribution operations. This states that LPAs should, inter alia, recognise and address
the specific locational requirements of storage and distribution operations at a variety of scales and in suitably
accessible locations.

PPG provides further guidance (Paragraph: 031 Reference ID: 2a-031-20190722) on what these locational
requirements are. It states as follows (Savills emphasis):

“The logistics industry plays a critical role in enabling an efficient, sustainable and effective supply of goods for
consumers and businesses, as well as contributing to local employment opportunities, and has distinct locational
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requirements that need to be considered in formulating planning policies (separately from those relating to
general industrial land).

Strategic facilities serving national or regional markets are likely to require significant amounts of land, good
access to strategic transport networks, sufficient power capacity and access to appropriately skilled local labour.
Where a need for such facilities may exist, strategic policy-making authorities should collaborate with other
authorities, infrastructure providers and other interests to identify the scale of need across the relevant market
areas.

National planning policy and guidance therefore recognises the critical role of the logistics sector to the UK
economy — this represents important economic infrastructure, which has the potential to improve the UK’s
productivity in line with the objectives in the UK Government’s policy paper on growth1.

The locational requirements of the sector are set out clearly in PPG, including the need for significant areas of
land, access to strategic transport networks, sufficient power capacity and access to skilled labour; the last point
recognises that modern strategic logistics requires a highly skilled and professional workforce.

2.3 Regional guidance

Transport for the South East (TfSE) has published an important strategy on freight logistics and gateways,
supported by a significant evidence base prepared by WSP consultants: the Freight, Logistics and Gateways
Strategy (FLGS, 2022). This is a comprehensive report details TFSE’s commitment to reducing carbon, improving
efficiency in Freight Transport and improving understanding of the needs of the logistics sector. The FLGS
highlights the importance of logistics and freight and how it can be accommodated in more sustainable ways; in
relation to the location of logistics development in the South East, Work Package 5 (Operational & Planning
Considerations, para 2.3.34) states that:

“The burgeoning freight and logistics sector is an emerging economic driver driven by both the proximity of
strategic road and rail networks, international gateways and clustering of suppliers, wholesales and third party
logistics providers, offering competitive advantages through supply chain efficiencies. Alongside high-profile
companies such as Amazon who had established distribution hubs pre pandemic across counties such as Kent
amidst the boost in e-commerce, there is a requirement by public authorities to unlock land in conducive
locations and provide the

necessary infrastructure. The TfSE area is blessed with several international gateways which should be
exploited.”

The advice to LPAs is therefore to harness the locational advantages of their areas to accommodate this
critically important economic infrastructure. In the case of Crawley, this means land accessible to the Strategic
Road Network (M23 motorway), international gateways (Gatwick Airport), the London to Brighton mainline rail
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(Gatwick Airport and Three Bridges stations), and other major employment areas that could offer agglomeration
benefits (e.g. Manor Royal).

Further regional guidance is contained in a number of strategies produced by the Coast to Capital LEP, which
contain a number of findings on the locational aspects of major industrial and logistics development. The Local
Industrial Strategy (LIS) is specifically referenced in PPG as a consideration in determining the scale and
location of strategic I&L development. Various extracts are noted below (with Savills emphasis).

Local Industrial Strategy (LIS) and the evidence based documents (Coast to Capital LEP, 2020)2 (Savills
emphasis)

“Gatwick airport and the land around it will be a major driver of our region over the coming decades. We would
like to partner with Government to undertake a major study into the infrastructure required to support this growth
and ensure that it is sustainable.”3

The biggest challenge facing the Gatwick Diamond is the lack of land for development, restricting the ability of
large occupiers to find appropriate space (CPS, para 7.50).

Demand is strong for industrial space, especially for ‘last mile delivery’ warehousing — evidence suggests that
Crawley and Gatwick with their excellent transport links are well placed fo meet this demand, which is
outweighing supply (CPS, para 7.54).

Of the land safeguarded for the second runway at Gatwick, sites comprising ¢ 150 ha represent an excellent
opportunity for employment development with potential for public transport connections — this could meet
demand for commercial space (CPS, para 7.51).

Gatwick Airport represents a significant driver for development going forward — land east of the Airport would be
well-positioned to capture a significant proportion of this demand given its location close to the Airport (CPS,
para 7.55).

Coast to Capital Strategic Economic Plan 2018-2030 (Gatwick 3600, 2018)

« Identifies Gatwick Airport as the driver of, and location for, economic growth.

» The Airport is described as “...central to our plans to unlock future productivity and prosperity for our area as a
whole.”

* Delivering priorities at Crawley/Gatwick will therefore require land for growth and development linked to private-
public investment in infrastructure.

* Business parks at Horsham, Burgess Hill and Horley will not be sufficient to meet future needs.

Build Back Stronger, Smarter and Greener (Coast to Capital LEP, 2020):
This study contains a section dedicated to the importance of Crawley/Gatwick as a key location for growth (Build
back stronger. Crawley and Gatwick: A centre for global growth); it concludes:
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“We need to learn to see Gatwick airport for what it is: a large scale integrated transport hub which has the same
potential as any of the new HS2 destinations for economic transformation. This will require an appropriate growth
vehicle to create the vision and attract public and private investment to deliver the infrastructure that the region
needs to support development. To do this, we must promote the untapped potential of Crawley and the towns
around it, to leverage the airport and make a full contribution to the future economy of Global Britain.”

“One Town” Crawley’s Economic Recovery Plan 2022-2037 (Crawley Borough Council, 2021)

This plan provides a vision for Crawley’s future socio-economic prosperity, including a strategy for existing
delivery programmes. The critical elements of the recovery plan are:

1. A ‘one town’ vision centred on green growth economy delivered through, inter alia, a new site to help boost
jobs for residents.

2. Tackle long term structural economic challenges by attracting business investment, addressing the limited
supply of employment land, unlocking green infrastructure, strengthening the local workforce and transforming
sustainable transport and digital capacity.

3. Delivering a diverse and resilient economy — though flagship interventions, including unlocking sufficient
suitable employment land to drive recovery.

4. A Green Transformation based on a comprehensive approach to securing a greener economy, including
green transport.

5. Skills for the Future — though new and upgraded skills and training facilities.

6. A connected Crawley through a range of sustainable transport infrastructure.

2.4 Crawley Borough Local Plan 2015 — 2030 (adopted 2015)

The adopted Crawley Borough Local Plan identified a shortfall in employment land of 35 ha and the need for this
to be addressed in the future. In terms of the location of that economic growth, the Plan states that:

“...a thorough assessment of employment site options will be undertaken once a final decision has been made
by the government on UK airport expansion and safeguarding. It is recognised that the significant demand for
business land should in the first instance be directed to Crawley, building upon its key role as the economic
focus at the Heart of the Gatwick Diamond and excellent connectivity with Gatwick Airport.”

This emphasis was enshrined in Policy EC1, which identified an Area of Search for strategic employment (Savills
emphasis):

“The preferred location for strategic employment is within the borough, to the north of Manor Royal and south or
east of Gatwick Airport, identified as the Area of Search on the Key Diagram. However, given current
safeguarding of this land for a possible second runway at Gatwick, work required to identify an appropriate site,
or sites, for further business development will take place after the government has issued a final decision on
additional runway capacity in the UK, and has determined whether the area should still remain safeguarded.”
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The Council’s long-standing strategy recognises the major locational attributes of the Crawley/Gatwick area,
which are enshrined in policy, i.e. its connectivity to the Airport and its location at the heart of the Gatwick
Diamond4. This focus on accommodating strategic employment at Crawley has been continued into the Draft
Crawley Borough Local Plan 2024-2040 (DCBLP, May 2023): this recognises the locational advantages of the
land east of Gatwick by allocating it for a 44ha Strategic Employment Location (SEL), whilst also retaining the
long-term possibility of a southern wide-spaced runway at Gatwick Airport. There are two points to note, (1) that
the decision on runway capacity in the South East has been taken with the expansion of London Heathrow
Airport, so now is the right time to be addressing these long-standing unmet employment land needs, and (2)
that the land south of Gatwick Airport is safeguarded for airside operational uses associated with the possible
wide-spaced second runway, so Crawley BC has rightly concluded that land to the east of the Airport previously
safeguarded for landside surface level car parking uses should be the focus of meeting the outstanding needs.

Overall, the national, regional and local policy guidance and strategies all variously identify the key factors that
drive the location of strategic I&L uses, and when applied to the regional/local context, point directly to the
Crawley/Gatwick area as the prime location for such uses to leverage various economic benefits.

The following section goes on to outline the why the market sees Crawley as a prime I&L location and why the
proposed Gatwick Green allocation represents a strategically important site.

3 Crawley is a Prime I&L Location

3.1 Introduction

Within this section, we consider how Gatwick Green’s (the Site) location and scale afford it a number of strategic
advantages which make it a regionally significant I&L opportunity. It considers the Site’s locational context
including proximity to strategic HGV and LGV routes, major freight handling infrastructure, and access to end
customers, businesses and labour supply. Effectively, it is a prime 1&L site of regional significance that can meet
local needs and service the M23 corridor and the wider south coast sub-markets.

Crawley, like all local areas, is part of a wider sub-regional market, and therefore is subject to supply and
demand forces which need to be assessed beyond its local authority boundaries. This is true for many
commercial sectors, but it is particularly important for &L occupiers which typically have distribution networks
linking their customers and suppliers of between 1 to 4 hours’ travel time, sometimes longer, depending on their
size. The strategic nature of I&L means that it can service the needs of a regional and national market, whilst
providing employment and skills training both locally, and also off-site across the wider supply chain.

3.2 Crawley is a prime I&L location

Gatwick Green’s location benefits from a number of strategic advantages which make it ideal for 1&L
development as detailed below. This largely reflects the locational factors identified in PPG and regional
strategies.
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» M23 is a nationally significant motorway - As shown in Figure 3.1, the M23 is a nationally significant
movement corridor that facilitates over 10,000 HGV and LGV movements per day. Being directly adjacent to a
junction on such an important motorway is extremely beneficial for 1&L occupiers. According to Savills European
Logistics Census5, location is the most important factor impacting business investment decisions in the 1&L
sector (89% of respondents).

* High accessibility to suppliers and end customers - Most I&L occupiers have supply chains linking
themselves with their suppliers and end customers of between 1 to 4 hours travel time. If we take a middle
ground of 2 hours, which is appropriate for most companies, over 24 million people (40% of England and
Wales'’s population) and over 1 million businesses (45% of England and Wales’s businesses) can be accessed
from Gatwick Green6. Such impressive numbers are because of large conurbations including London,
Southampton, Portsmouth and others which are all accessible from the Site within 2 hours.

» High accessibility to a large labour pool - We consider a 32-minute drive time catchment to be appropriate
for accessing labour from the Site. This is the average home-to-work travel time for Crawley BC7. Within this
catchment, approximately 580,000 working-age people (aged 16-64) are reachable, representing a high level of
workforce accessibility and a considerable labour pool for future businesses located at Gatwick Green.

* Ability to link with major freight handling infrastructure — 1&L developments not directly linked to or within
the estate of key freight handling infrastructure, but located nearby, can benefit from its use as part of their wider
supply chains. We consider a 2 hour drive time catchment as suitable in capturing the majority of 1&L businesses
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that may use freight handling infrastructure as part of their supply chains. There are 19 rail freight interchanges
within the 2 hour drive time catchment of the Site, 13 ports including Dover, Southampton and Portsmouth, and 9
airports including Luton, Heathrow and Gatwick. Gatwick airport specifically, which the Site lies directly adjacent
to, is the 2nd busiest passenger airport in the UK (pre-pandemic - over 46 million passengers per annuma3).

* Proximity to London — Gatwick Green lies approximately 10 miles and 25 miles from junction 7 of the M25
and Central London, respectively. As a result, it provides ready access to London and subsequently affords
future occupiers the ability to service the London market which suffers from a serve lack of 1&L supply. The 2017
London Industrial Land Demand Study9 provided an indication of the potential to service the London economy
from outside by illustrating drive-time catchments to Central London. As illustrated by the map in Figure 3.2,
Crawley BC is fully contained within the 60-minute drive time catchment from Central London, which makes it
ideally located to attract demand from I&L occupiers which service the London economy. This is likely to become
a growing phenomenon given former I&L sites are being redeveloped in London for housing to help address the
housing crisis. According to the London Industrial Land Demand Study, between 2006 and 2015, London’s loss
of industrial employment land averaged 96 ha per annum, increasing to 106 ha per annum for the more recent
2010 to 2015 period.

Overall, there are six reasons why Gatwick Green is considered to be a prime I&L location. These are closely
aligned with the locational considerations identified in national planning guidance (PPG) and regional strategies,
and in turn are reflected in the identification of the Area of Search for employment development east and south
of Gatwick, and the proposed allocation of Gatwick Green.
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4 The role of Airports as a focus for logistics

4.1 Gatwick Airport

Airports have always been important economic generators for the local and regional economies within which
they are located. However, in more recent times they have transformed from a facility with the sole purpose of
transportation to one which offers an array of services and amenities, including shops, restaurants, hotels and
entertainment. This recognises that airports can perform beyond their traditional aeronautical services to obtain
high amounts of revenue (40-60%) through non-aeronautical revenue, as well as catalysing numerous real
estate opportunities in the areas surrounding them, such as hotels, offices, medical facilities and more. In
response, the ‘Airport City’ concept has emerged in many airports across the world and its applicability to
Gatwick Airport is evident.

Within this report, a number of key European Airports were reviewed to help understand how commercial
development is responding to airport growth. These case studies help to demonstrate that the ‘Airport City’
concept is real and is being aggressively pursued in Europe and throughout the world, whether it be a 20 million
or 70 million passenger airport. A clear correlation has been established between growth in passenger numbers
and freight volumes and the ability of airports to attract new commercial development, both in terms of larger
companies as well as certain business sectors that are attracted to the agglomeration benefits of an airport
location. Land surrounding airports has always been suitable for I&L development and the unique location of
Gatwick Airport in proximity to major roads and urban centres means it is a natural location for the storage and
management of goods.

Accordingly, adjacency to Gatwick Airport is considered to be crucial to maximising the economic and investment
opportunity for commercial uses in particular. Focusing development activity where it will be in most demand and
achieve the highest values should enable new commercial uses at Gatwick Green to best contribute to wider
infrastructure needs of the region, sub-region and Borough.

The majority of future infrastructure requirements will benefit both the Airport and Gatwick Green and therefore
offer investment and utilisation efficiencies that will also advance the transport sustainability objectives of the
Council. Finally, there is a lack of alternative development sites in the wider region of this scale with such strong
motorway and rail accessibility, not to mention adjacency to a large and growing international airport. Existing
employment clusters within a 10 km radius of Gatwick Airport are relatively small in size at between 5 to 15 ha
versus 44 ha for Gatwick Green. Manor Royal is the exception at 240 ha, but it is restricted from growing its
footprint under adopted Local Plan policy on safeguarding. The existing employment areas within a 10 km radius
of the Airport have limited land and floorspace availability to accommodate the strong future I&L floorspace
demand identified in Savills report on Crawley’s employment land needs10. Gatwick Green represents a prime
opportunity to accommodate this future demand alongside a growing Gatwick Airport.
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The importance of Gatwick Airport is acknowledged by the Coast to Capital (CTC) LEP, which identifies it as the
single biggest driver of economic growth in the area. Its influence is especially important to the M23 corridor.
CTC encourages the collaboration of planning and strategic authorities around Gatwick to maximise the
economic potential of the area around the airport. The excellent public transport and road connectivity of the
airport, and the lack of planning constraints on land to its east (with the removal Safeguarding from the Gatwick
Green allocation in the DCBLP, 2023), make it an ideal anchor for further development of I&L space, which is in
acute demand in the area. By developing the economic infrastructure around the airport, the airport and its zone
of influence can benefit not only Crawley, but the wider sub-region and region.

Gatwick Airport & Crawley Area

Figure 4.1 below shows that the historic number of passengers flying from and to Gatwick airport (data from
February 2019). The number of passengers has grown by 49% over the nine years prior to 2019. This is equal to
a compound annual growth rate of 4.5%

Gatwick Airport consulted on its Northern Runway plans in 2021 and 2022. This proposes the use of the northern
emergency runway for operation use, enabling the airport to grow its passenger numbers ahead of its proposed
long-term plans for a southern wide-spaced runway; the Gatwick Airport Master Plan (GAMP) was published in
2019 and whilst retaining the long term safeguarding for the wide-spaced runway, it stated that it is no longer
actively pursuing plans for an additional runway. The Northern Runway plans contain a forecast of 75 million
passengers by 2038 based on bringing the standby (emergency) runway into regular use for departing aircraft.
This is a 127% growth over 16 years. Alongside significant forecast growth in passenger numbers, the volume of
cargo handled by Gatwick is forecast to increase from 150,000 tonnes in 2019/20 to around 350,000 tonnes per
year by 2047 if Northern Runway proposals are realised11, an increase of 223%.
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4.2 UK Airports and Commercial Floorspace

Land surrounding airports is generally well-connected with regard to major roads and population centres. The
economic role of airports and the land surrounding them has therefore rightly been recognised in Government
policy through the designation of Enterprise Zones (EZ) and Freeports (FP), e.g. Solent centred on Southampton
Airport (FP), and East Midlands (FP). For example, in the Solent Freeport, the proposed Navigator Quarter
comprises parcels of land adjacent to the North and East of the Airport comprising ¢ 46 ha of light industrial,
warehouse and science park development.

These designations have and are attracted significant strategic &L uses, attracted by co-location with
international airport hubs and the Strategic Road Network (SRN). The key airports where these designations

apply are:

Enterprise Zones:

* Blackpool Airport

* Luton Airport

* Manchester Airport City
* Cardiff Airport

Freeports:

 East Midlands Airport

» Teesside International Airport
* Liverpool Airport

» Southampton Airport

A good example is the Manchester Enterprise Zone (MEZ), which contains the nearby Global Logistics, just
southwest of the airport, and offers flexible plots for logistics development from 20,000 sq.ft to 600,000 sq.ft, with
capacity for over 2m sq.ft of logistics.

Local Authorities are also recognising the important contribution airports and nearby I1&L development can play,
with consents recently granted next to Stansted Airport for a new industrial estate of ¢ 40 ha with capacity for ¢
2m sq.ft of logistics. Hounslow Council has also proposing a major new I&L allocation on Hatton Fields next to
Heathrow, and the development of CGX Connect at Gloucestershire Airport.

Figure 4.2 below shows the existing provision of B use floorspace per million of passengers within a 2 mile
radius from key UK airports (based on data from February 2020). This shows Luton and Birmingham having a
higher provision per million passengers than Gatwick Airport, illustrating the under-provision of B use floorspace
in Gatwick’s zone of influence. This is 32% less than London Luton and 49% lower than Birmingham, despite
these being much smaller airports.
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Outline planning permission was granted some years ago to deliver Century Park, a 28 ha (70 acre) commercial
development east of London Luton airport. The park is part of the London Luton Airport Enterprise Zone,
supported by South East Midlands LEP. The enterprise zone is anticipated to deliver up to 7,200 new jobs and
attract inward investments to support economic growth across the sub-region. More recently, the Airport has had
a Development Consent Order (DCO) application accepted by the Planning Inspectorate to permit the airport to
expand from ¢ 18 mppa to about 32mppa, alongside the provision of a similar scale of adjacent commercial
development to that envisaged by the Century Park proposal, but reconfigured to enable a viable arrangement.
Plans for the Airport Business Park are also under development, proposing further office space and light
industrial units.

Birmingham Airport has high access to employment floorspace with Birmingham Business Park (60ha), EImdon
Trading Estate (17 ha) and Jaguar Land Rover Solihull (105 ha) being within a two-mile radius from Birmingham
Airport. The draft local plan for Solihull identifies the airport’s area as unique with the potential to deliver major
growth on a nationally significant scale both to meet the economic growth aims of the Borough as well as the
wider growth aspirations of the Greater Birmingham and Solihull LEP and the West Midlands Combined
Authority. The same plan identifies land for employment at Damson Parkway to allow for the future expansion of
Jaguar Land Rover.

It is evident from these two examples how airports are being viewed by their respective local planning authorities
and LEPs as major economic drivers for attracting further economic activity. Therefore, its vitally important
Crawley Borough Council and CTC LEP has taken the opportunity to identify the potential of the zone of
opportunity at Gatwick and allocate prime employment land at Gatwick Green now that the DCBLP review has
removed some of the safeguarding from the land east of the airport.
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If the Council does not seize the opportunity to harness the economic potential of a growing Gatwick Airport, the
economic downsides will be felt both in Crawley Borough and more widely in the region.

This picture is reinforced when Gatwick is compared with Birmingham, Manchester and East Midlands in terms
of larger 1&L units over 100,000 sq.ft. Crawley currently has a significant undersupply of larger I&L units above
100,000 sq.ft in size when compared to the national average and other key I&L markets. Nationally 44% of all
I&L floorspace is within large units above 100,000sq.ft. In Crawley, the proportion is much lower at only 28% or
2,380,233 sq.ft of floorspace.

Other UK airports also have much higher quanta of I&L floorspace within larger units within a 3km radius (based
on data from 2021), including:

* Birmingham Airport - 3,687,990 sq.ft in large units above 100,000 sq.ft

* Manchester Airport - 2,599,522 sq.ft in large units above 100,000 sq.ft

* East Midlands Airport - 11,021,105 sq.ft in large units above 100,000 sq.ft

These airports are also much smaller than Gatwick Airport indicating there is a mismatch between the size of
Gatwick Airport and the number of larger I&L units found nearby. This supports the conclusion that economic
opportunities in the 1&L sector haven’t been leveraged adequately in response to Gatwick Airport’s growth.
Gatwick Airport grew in size (passengers) by 39% over the ten year period from 2011 to 2021, yet Crawley’s I&L
stock grew by only 6% over the same period.

However, it's not just growth at Gatwick Airport that makes Crawley such an in-demand market for 1&L
investment, but also the M23 and convenient links to London and the south coast. The under provision of larger
units in Crawley is due to the lack of large employment sites, other than Manor Royal, where capacity for large
development is limited. The proposed Gatwick Green allocation will help address this. It is vitally important
Crawley increases its stock of larger units. Savills Big Shed Briefing (which assesses I&L premises above
100,000 sq.ft) found that gross takeup nationally was 56% above the long-term average and that the 2022 year-
end take up exceeded the pre-Covid high watermark of 37 million sq.ft by 10 million sq.ft12. The manufacturing
and logistics companies which occupy larger units are major employers, many of whom are keen to locate within
Crawley, but can’t currently find the available space to do so.

5 Complementarity with Manor Royal & Horley Business

Park

5.1 Introduction

Given the evidence that points towards the importance of Crawley/Gatwick as a location for strategic 1&L uses, it
is important that such development would be complementary to the existing employment areas within Crawley.
Policy EC4 of the DCBLP requires that this is the case. This section therefore considers how Gatwick Green will
complement rather than compete with Manor Royal and thereby with the other Main Employment Areas (MEAs).
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We analysis inventory levels by use class at Manor Royal, demonstrating that it is a mixed business location. It
also presents the size of I&L units at Manor Royal, demonstrating that larger units are underrepresented, and
Gatwick Green provides an opportunity to service this segment in the market.

5.2 Policy Context

Manor Royal has an established role as a strong and competitive mixed business district. Strategic Policy EC1
(Sustainable Economic Growth) of the DCBLP states that the Council’s recognised economic role and function
will be maintained and enhanced through building upon and protecting the established role of Manor Royal as
the key mixed business location in Crawley.

In comparison, the focus of Gatwick Green is towards the delivery of larger I&L units. This distinction is
recognised in the DCBLP at paragraph 9.20 (p109) that states that Manor Royal is identified as the focus for
mixed business-led development, and Gatwick Green is in contrast allocated for industrial and distribution-led
growth. Paragraph 9.27 (p110) states that land at Gatwick Green is allocated for the delivery of a high-quality
industrial-led Strategic Employment Location.

It is considered that these policy aspirations are reflective of market realities.

5.3 Manor Royal is a mixed-use employment area
Manor Royal is a mixed commercial location comprising 12% industrial (former B1c now E Class/B2) floorspace,
57% logistics (B8) floorspace, and 31% office (former B1a now Class E) floorspace13.

Table 5.1 presents Manor Royal’s current split of inventory by Number of Buildings and average size.

5.4 Manor Royal’s I&L inventory is concentrated in smaller and mid-box units

Figure 5.2 presents Manor Royal’s I&L inventory by size band. It shows that the majority of I&L inventory (69%)
are small and mid-box units of less than 100,000 sq.ft in size. The remaining inventory is split 26% in units
between 100,000 to 250,000 sq.ft, with only 5% in units above 250,000 sq.ft.
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Figure 5.2 Manor Royal's ISL Inventory by Size Band
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Source: CoStar, Savills 2023

Gatwick Green proposes to predominantly cater for strong demand from larger logistics and industrial occupiers.
Crawley BC and the FEMA have a lack of supply of larger units relative to the England average and a 0%
availability rate for units above 250,000 sq.ft. Given I&L units of this size represent only a small proportion of
Manor Royal’'s employment premises, it's clear Gatwick Green will fill a gap in the market for larger units and will
complement Manor Royal’s commercial offer.

Gatwick Green has been allocated predominately to cater for strong demand from larger logistics and warehouse
occupiers (i.e. over 75,000 sq.ft only14). Crawley has a relative under provision of very large units above
250,000 sq.ft (Figure 5.2) at 7% of total inventory, when compared to the national average of 23%, and other UK
airport economies. Gatwick Green, via its location directly adjacent to the M23 and Gatwick Airport, is ideally
placed to service this under-represented segment of the market. Given the site is currently undeveloped,
Gatwick Green’s economic impact via new jobs and investment will be purely additional.

This contrasts markedly with Manor Royal. According to CoStar15 only 21 of its 193 I1&L premises are large units
of over 75,000 sq.ft, with only 1 of these being very large above 250,000 sq.ft. For it to cater for large unit
demand significantly above its current provision, it would require the amalgamation of smaller sites. This would
create a number of implications:

« Firstly, amalgamation is likely to be complex given the multiple ownerships that exist in Manor Royal.

» Secondly, amalgamating smaller sites for redevelopment would likely displace existing 1&L occupiers meaning
existing jobs will be lost. This is not the case with Gatwick Green where the new jobs and investment are purely
additional given the site is undeveloped.

« Thirdly, this could weaken the current diversity of occupiers and unit sizes in Manor Royal, contrary to proposed
Local Plan Policy (EC3), which seeks to promote development that supports Manor Royal’s mixed site balance,
and Manor Royal’s function to meet a range of market needs in the Crawley area.

In terms of the final bullet point, the Manor Royal Economic Impact Study (2018)16 recommends that Manor
Royal should mitigate the potential impacts of Brexit by ‘maintaining its diverse mix of businesses to avoid being
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reliant on a few sectors that could significantly decline due to Brexit' (paragraph 4.28). The report’s vision for
Manor Royal (paragraph 8.9) states:

“By 2026 Manor Royal will have evolved into the South East’s leading mixed-activity employment hub, providing
modern business accommodation, a range of supporting amenities, and achieving environmental excellence to
drive the growth of Crawley and the Gatwick Diamond economy.”

As set out in the DCBLP, Manor Royal is proposed to remain a ‘focus for business-led economic growth, for
office, industrial and storage and distribution-led uses supported by other employment uses where theses
support the core mixed business function’ rather than a strategic site solely for large/very large I&L units.

5.5 Horley Business Park

The other major employment site near to Crawley is the planned Horley Business Park (HBP) located in Reigate
& Banstead Borough Council’s area just south of Horley. HBP is allocated under Policy HOR9 of the Reigate &
Banstead Borough Council Development Management Plan (DMP) for 31ha (up to 200,000sq.m) for an office-
led development. Policy HORO states that the site is allocated for a strategic business park of predominantly
offices, with a complementary range of commercial, retail and leisure facilities to serve and facilitate the main
business use of the site. Gatwick Green’s proposed I&L offering would not therefore compete with the strategic
office provision of Horley Business Park.

5.6 Employment Land Trajectory

Savills considers strategic employment sites to be those over 20 ha in size. In this regard, Gatwick Green is the
only strategic employment allocation included within the DCBLP which can facilitate large scale new investment
in Crawley. With reference to Crawley’s Employment Land Trajectory (ELT), the next largest sites after Gatwick
Green are redevelopment opportunities in Manor Royal, being sites B and E, both of which are about 4 ha in
Size.

Manor Royal has historically been successful at redeveloping and rejuvenating itself to match prevailing market
demand at the time. The ELT is further evidence of this, with a number of existing brownfield sites to be subject
to either redevelopment, changes of use, and intensification for both I1&L and office uses. It is also worth noting
that redevelopment and intensification opportunities often deliver only a limited net gain in floorspace, so adding
limited additional floorspace to the overall inventory.

5.7 Agglomeration Benefits
Through expanding the range and quantum of business floorspace within Crawley, Gatwick Green will support
the growth of existing Crawley businesses and attract new investment to the Borough.

This phenomenon is known as the benefits of agglomeration. The UK Regions: A Framework for Growth report
by KPMG (2020), states that business agglomeration is vital to accelerate regional growth, reporting that greater
emphasis is needed to maximise agglomeration benefits that accrue from the concentration of businesses and
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people, such as input sharing, knowledge/technological spill overs, output sharing, and improved productivity.
The industrial-led growth at Gatwick Green will therefore further enhance Crawley’s recognised role and function
as the key economic driver for the Coast to Capital and Gatwick Diamond areas.

It should also be noted that smaller companies like being located close to larger companies due to potential
agglomeration benefits: Gatwick Green can offer an injection of large / very large logistics units to the benefit of
Manor Royal . The benefits of this symbiotic approach would include:

« Servicing the supply chains of these larger companies.

* Increased labour pool of skilled workers.

» Knowledge spill over through an increased concentration of economic activity.

* Reduction in transport costs17.

The benefits of agglomeration noted above further reinforce the complementarity of Gatwick Green with Manor
Royal and the other MEAs in the Borough.

6 Conclusions

Crawley is a pre-eminent location for strategic I&L uses in the Gatwick Diamond and Coast to Capital economic
areas. These locational advantages are recognised in national and local planning policy and regional economic
and transport strategies. The locational attributes of Crawley/Gatwick, and in turn Gatwick Green, include
proximity to the M23 motorway; accessibility to suppliers and high-end customers; access to a large labour pool;
linkages with major freight handling infrastructure (including airports), and proximity to London.

The role of airports in attracting and supporting major I1&L uses is well evidenced. Gatwick has far lower amount
of employment space relative to a number of benchmark UK airports, and a far lower proportion of large I&L
units above 100,000 sq.ft. This demonstrates the economic draw of airports for strategic 1&L uses provided the
land is identified through the planning process, which has historically not been possible at Crawley/Gatwick.

Gatwick Green is intended to focus on providing mainly large / very large units (over 100,000 sq.ft), rather than
medium sized (or mid-box) units (20,000-100,000 sq.ft) where most of Manor Royal’s existing stock and
expected planning activity is focused. Gatwick Green will therefore supplement Manor Royal’s existing provision
of large I&L units, and by doing so put Crawley on the map for larger scale investors and occupiers. Gatwick
Green is therefore considered to be highly complementary with Manor Royal, and consequently the other Main
Employment Areas in Crawley and in the neighbouring council areas.

Crawley needs significantly more large 1&L units to bring it in line with the national average and other UK airport
markets. Gatwick Green will help address this under provision, including for very large units above 250,000 sq.ft.
By doing so, Gatwick Green will also help protect the diversity of offer at Manor Royal and thereby support the
objectives of draft Policy EC3.
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The amalgamation and redevelopment of existing employment sites in Manor Royal has a number of potentially
negative implications and is contrary to the intentions of the Council and the Manor Royal BID Company, and
Policy EC3. Further, the ELT demonstrates that the opportunities for redevelopment at Manor Royal are limited;
involve small sites; includes several redevelopment opportunities offering limited floorspace gain, and so
contrasts clearly with the large / very large logistics opportunities offered by Gatwick Green.

Gatwick Green would also be highly complementary to the Horsley Business Park, with its focus on office
development, which is in stark contrast to the strategic I&L uses envisaged for Gatwick Green. Gatwick Green
offers contrasting strategic logistics opportunities that can best deliver significant agglomeration benefits to
support the growth of existing Crawley businesses and attract new investment to the Borough. Such benefits
cannot be delivered by the limited redevelopment and change-of-use opportunities at Manor Royal. There is
already a degree of interdependency between the existing employment areas in Crawley, and the evidence
points towards this extending to business linkages between Gatwick Green, Manor Royal and the other MEAs.
Such business synergies arise from the effects of agglomeration and will ensure that Gatwick Green will help to
strengthen Crawley’s overall economic base.

Overall, based on all the evidence, Gatwick Green is the prime location for strategic I&L uses in the sub-region,
based on its proximity to Gatwick Airport and the M23 motorway. It is also considered to have a high degree of
complementarity with Manor Royal, the other MEAs in Crawley and proposed Horley Business Park.

Appendix A: Examples of Airports co-location with logistics parks
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Appendix 5: Economic Benefits and Social Value
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Suggested Modifications:

5.0 Implications for Strategic Policy EC1

5.1 GGL objects to Strategic Policy EC1 on the basis that the overall minimum land need of 26.2 ha and the
outstanding need of 13.73 ha does not reflect the assessment of future market demand as PPG requires.
The policy has not therefore been ‘positively prepared’ as the NPPF requires (NPPF, para 35a).

5.2 Whilst the policy provides for a minimum need of 13.73 ha of new I&L land, the evidence shows that a
higher level of need can be robustly justified by market evidence, as PPG requires. On the basis that local
plans should be ‘positively prepared’ in order to be sound, it is considered that there is merit in this context




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

5.3
54

5.5

and to provide clarity and robustness, for Strategic Policy EC1 to reflect the full amount of overall and
outstanding need as noted in this representation (overall need: 69 ha; outstanding need: 59.8 ha). GGL
is therefore seeking a change to Strategic Policy EC1 to make the policy sound. Appendix 6 set out the
proposed change to Strategic Policy EC1.

The Inspector is asked to consider this matter in light of the evidence presented in this representation.

In the event the Inspector considers that Strategic Policy EC1 should be amended as noted above, or to
accommodate some other evidenced higher level of need, there will be a need for consequential changes
to the supporting text of the policy (9.13 - 9.27).

As noted at paragraph 4.3 above, it is considered that the change to Strategic Policy EC1 noted above will
have no consequences for the outcome of the DCBLP SA/SEA. The options assessed in the SA/SEA in
relation to Strategic Policy EC1 were not predicated on any scale of development, so it follows that the
outcome remains robust, even if the level of need noted on the evaluation changes.

Appendix 6: Proposed changes to strategic policy EC1 and supporting text

Proposed changes to the Draft Crawley Borough Local
Plan 2024-2040 (May 2023)

Savills on behalf of Gatwick Green Ltd

Changes to policy / text

Proposed changes to the policies and text of the DCBLP are set out below and are indicated
by the following means:

Additions:

Deletions:

underlined

crossed out

Strategic Policy EC1

“Crawley’s role as the key economic driver for the Coastal fo Capital and Gatwick Diamond
areas will be protected and enhanced. Suitable opportunities are identified within the
borough to enable existing and new businesses to grow and prosper.

There is need for a-minimum-143.390 sgm {292 heclarss) 69 heclares of new business land
in the borough which, taking off the opportunities identified in the Employment Land
Trajectory, resuits in an outstanding requirement for a-minimum of 4 3153 sgm {43 73

59.8 hectares of new B8 industrial, principally storage and distribution land over

the period to 2040......"

The above change to Sirategic Policy EC1 would require conseguential changes to the text
of the DCBLP:

Supporting text
Paragraphs .13 - 9.15

Reasoned Justification

Paragraphs 921 -924
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REP/131
(2023)

SMB Town
Planning on
behalf of
Oxford Match
Ltd

EC1

On 29 June 2021 we made representations on behalf of our clients Oxford Match Limited to the Draft Local Plan
2021 - 2037. In that letter (a copy of which is appended for ease of reference) we stated, inter alia, that our
clients have aspirations for the development of their freehold property interests within Crawley town centre. This
still remains the case. The relevant town centre policies are EC1, EC2, TC1 to TC5, H2, and H3c.

Taken together these policies are generally supportive of the principle of the proposed development comprising
the conversion / redevelopment / upward extension of the upper floors of properties within the defined town
centre for residential use with the ground floor being retained for Class E uses (Commercial, Business and
Service). The provision of additional dwellings on windfall sites is critical to the Council where they are heavily
reliant on neighbouring local planning authorities in meeting the identified housing need (58%) over the period of
the Local Plan.

The draft Local Plan allocates 7 town centre sites under Policy TC3 and Policy H2 to deliver a minimum of 1,500
new dwellings over the Local Plan period. From a review of these 7 sites in the Strategic Housing Land
Assessment (February 2023), 3 of them - Cross Keys, MOKA Night Club and Telford Place — may not come
forward or the number of dwellings actually delivered on them could well be lower than the Council anticipate.
Therefore, this would create a shortfall needing to be met elsewhere, most probably through windfall sites. The
draft Local Plan expects 1,598 new dwellings to come from windfall sites (100 dwellings per annum). We note
that this “allowance” represents an increase from 55 dwellings per annum from the adopted Local Plan (2015).

In meeting this windfall site expectation, we have a number of concerns with some of the policies as drafted in
the Local Plan.

Suggested Modifications:

REP/144

BYM Capital

EC1

Dear Sir/Madam,

Representations by BYM Capital to the Draft Crawley Borough Local Plan

2024 - 2040: Regulation 19 Consultation May 2023

BYM Capital (‘BYM’) welcomes the opportunity to engage with Crawley Borough Council (‘CBC’) on their draft
local plan. This letter sets out our representations to the Regulation 19 stage version ‘Draft Crawley Local Plan
2024 - 2040’ dated May 2023.

BYM are specialists in residential and commercial investment and development. We are the owners of Astral
Towers, the Atrium Building and adjacent land located off Betts Way, Langley Green, RH10 9XY (site location
plan enclosed at Appendix 1). A planning application was submitted in October 2022 (ref: CR/2022/0653/FUL)
for the comprehensive redevelopment of the existing Astral Towers building, adjacent surface car park and
Atrium building to provide a series of new industrial, storage and distribution units falling within Use Class B2/B8.
The planning application is under consideration by CBC officers.
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The following representations are arranged in order of appearance in the draft Regulation 19 Local Plan, using
the relevant section title or policy reference as appropriate. The representations have been prepared having
regard to the various background evidence base documents, consideration of national policy, namely the
National Planning Policy Framework (2021), and cognisant of the ‘soundness’ tests for examining Plans.

Draft Employment Policies (EC1, EC2 and EC3)

We are generally supportive of the approach and purpose of the employment policies within the draft local plan,
in particular EC1, EC2 and EC3 which encourage sustainable economic growth by supporting the retention and
intensification of the existing main employment areas for employment uses. However, our specific objections to
each policy are provided below.

Draft Policy EC1

We support CBC’s approach to positively planning for objectively assessed needs for additional employment
floorspace/land. We note that CBC reports an office/R&D pipeline surplus, in excess of the objectively assessed
requirement. This suggests a need to rebalance employment uses away from office/R&D towards industrial and
logistic uses, of which there is an identified need and a shortfall in land.

We support Policy EC1 subsections i, ii and iii; however, in subsection iv we object to the inclusion of wording
“outside of safeguarding” as it is not justified nor consistent with national policy (see below our objection to draft
policy GAT2). The sustainable intensification and extension of existing main employment areas (most notably
Manor Royal) will be adversely impacted by the continued safeguarding of land. This wording should be deleted
from Policy EC1 subsection iv.

Notwithstanding the ‘Gatwick Green’ site being designated as a Strategic Employment site, given its size,
development is likely to be brought forward in a phased manner over a long period of time. In the interim, CBC
should be actively supporting intensification and extension of existing employment sites within Manor Royal,
including on land that has been previously safeguarded. The acceptability of this approach has already been
demonstrated through CBC’s resolution to grant planning permission in respect of application ref.
CR/2022/0187/FUL at Land to the North of Fleming Way (Eastman House and Former Flight Training Centre),
Manor Royal, Crawley.

Suggested Modifications:

We support Policy EC1 subsections i, ii and iii; however, in subsection iv we object to the inclusion of wording
“outside of safequarding” as it is not justified nor consistent with national policy (see below our objection to draft
policy GAT2). The sustainable intensification and extension of existing main employment areas (most notably
Manor Royal) will be adversely impacted by the continued safeguarding of land. This wording should be deleted
from Policy EC1 subsection iv.
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REP/159

Wealden
District Council

EC1

Strategic Employment Matters

It is noted that Strategic Policy EC1: Sustainable Economic Growth of the draft Crawley Borough Council Local
Plan confirms that there is need for a minimum of 26.2 hectares of new business land in the borough over the
Plan period, which will be partly be met by opportunities identified in the Council’'s Employment Land Trajectory
and a new allocation under Strategic Policy EC4: Strategic Employment Location, referred to as Gatwick Green,
that will provide a minimum of 13.73 hectares of new industrial land (predominantly Use Class B8). If the new
allocation proceeds, CBC will be able meet its identified employment floorspace needs in full. This is fully
supported by WDC and will make the best use of existing brownfield sites (with the exception of ‘Gatwick Green’)
within a sustainable town and will ensure that residents within the town have further opportunities to work in
close proximity to where they live, reducing the need to travel.

Suggested Modifications:

REP/056
(2023)

Gatwick Airport
Limited

EC2

EC2: Economic Growth in Main Employment Areas

43. We objected to this policy in 2020 Regulation 19 DCLP because Lowfield Heath, which is within land
safeguarded for a second runway, was included as one of the main employment areas where major economic
related development would be allowed. We maintained this objection in 2021.

44. We wish to maintain our objection in 2023. We recognise that Lowfield Heath is an existing employment area
and note that the supporting text cross-references the limits of development contained in Policy GAT2. However,
in view of the fact that Lowfield Heath is within the safeguarded land, we consider that the policy itself should
make it clear that the provisions of Policy GAT2 would take precedence over Policy EC2 in respect of Lowfield
Heath and that there is a limitation on the scale of future development likely to be permitted at this location. This
approach will ensure that there is no conflict between the policies, that the particular approach to the
consideration of development at Lowfield Heath is clearly and unambiguously set down in policy and that it is
recognised that a primary consideration in assessing any employment development in Lowfield Heath, would be
the need to protect the safeguarded land from development that would add to the costs or complexity of
delivering a second runway.

45, Further support for such additional control on development in Lowfield Heath derives from the inherent
unsustainability of permitting major development only for it to subsequently have to be removed in the event a
second runway is brought forward. This would not represent a sustainable approach to development.

Suggested Modifications:

46. We therefore suggest inserting a new paragraph in the policy before the final paragraph that allows some
scope for development and redevelopment in Lowfield Heath to enable modernisation and continued use of
existing premises, but not to allow major development:
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“In Lowfield Heath, employment generating development, including extensions, improvements and
redevelopment of existing premises will be permitted provided it would not lead to a significant intensification or
increase of development.”

REP/057 | Universities EC2 Dear Sir / Madam,

(2023) Superannuation Crawley Submission Draft Local Plan Regulation 19 (2023)

Scheme Ltd Consultation Representations on behalf of Universities Superannuation Scheme Ltd

(Agent: Deloitte
LLP)

On behalf of our Client, Universities Superannuation Scheme Ltd (USS), we are writing to respond to the
Submission Draft Local Plan 2024 — 2040 consultation which is open for comments until 20 June 2023.

Background

The asset comprises Denvale Trade Park, Haslett Avenue, Crawley (‘the Site’). USS, therefore, has an active
interest in the formulation of planning policy at Crawley Borough Council (CBC) and welcomes the opportunity to
respond to the Draft Local Plan consultation.

The Submission Draft Local Plan sets out planning policies to guide development in the Borough from 2024 to
2040. The document, once adopted, will replace the current Crawley Borough Local Plan 2015 - 2030, which
was adopted on 16 December 2015. CBC is inviting comments regarding the soundness and legal compliance of
the publication document.

It is noted that CBC held their first Draft Local Plan Regulation 19 consultation in 2020. On behalf of USS,
Deloitte submitted representations on 5 March 2020. This representation sought to introduce flexibility for the
loss of employment floorspace in Main Employment Areas and to support the delivery of mixed-use development
in these locations. CBC held a second Draft Local Plan Regulation 19 consultation in 2021. This consultation
was held to invite stakeholder comments on planning policy amendments in light of an updated evidence base.
At the time of this consultation, it was not considered necessary to re-submit representations on behalf of USS
as it was not considered that the updated evidence base had material implications for the content of the
submitted representation. Following an update to a significant proportion of the Local Plan evidence base in
2023 (including an updated Housing Trajectory Report, Strategic Housing Land Availability Assessment, Windfall
Statement, Economic Growth Assessment and Employment Land Availability Assessment) we consider it
necessary to submit updated representations.

In the context of the updated evidence base, this representation continues to request the introduction of a
greater degree of flexibility within Main Employment Areas (Draft Policy EC2) in order for the Draft Crawley
Borough Local Plan 2024 — 2040 (published in May 2023) to be considered sound.

The Site
The Site is located adjacent to the eastern boundary of Crawley Town Centre, approximately 400 metres
northeast of Crawley Train Station. The Site currently consists of 18 trade/commercial units originally granted
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planning permission under use classes B1c (now E(g)(iii) (industrial process)), B2, and B8. The tenants include
Screwfix, Halfords Autocentre, Bathstore, Energie Fitness Crawley and Formula One Autocentres. The Site is
accessed off a roundabout on the A2220/Haslett Avenue. To the east, west and south of the Site, there are
industrial uses and to the north, beyond the A2220/Haslett Avenue, is a residential area. The Site is located in a
highly accessible area which is in walking distance to Crawley Train Station and in immediate proximity to
multiple bus stops, including Town Centre East, Town Centre South, Rowan Close and Haslett Avenue East.
Including the national train network, this location grants access to several bus routes, including, 3, 4, 5, 20
Fastway, 100 Fastway, 62, 84, 272, 281, 291, 400 Route 400, 603. The locally accessible public transport
network provides the Site with excellent accessibility to both local and national areas.

Planning History

Planning permission was granted on 9 June 2000 for the erection of 18 units, associated car parking and
landscaping for either Use Class B1c (now E(g)(iii) (industrial process)), B2 and B8 uses with ancillary showroom
or a Sui Generis (Motor/vehicle showroom) use in units 1, 2, 7, 8, 9 and 10. Since the original permission, there
have been several applications relating to change of use, and the Site now operates under a range of uses,
including Use Class A1 (now E (retail)), B1c, B2, B8 and D2 (now Sui Generis).

Adopted Planning Policy

The Crawley Borough Local Plan 2015 — 2030 was adopted in December 2015. Policy EC2 ‘Economic Growth in
Main Employment Areas’ designates the Site within the ‘Three Bridges Corridor’ Main Employment Area. The
Site is also designated as part of a Priority Area for District Energy Networks as identified in Policy ENV7 ‘District
Energy Networks’. The western part of the Site is also within a ‘Long Distance View Splay’ as designated by
Policy CHS8 ‘Important Views'.
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Submission Draft Local Plan

The Submission Draft Local Plan 2024 — 2040 proposes to continue designating the Site as a Main Employment
Area under Draft Policy EC2 ‘Economic Growth in Main Employment Areas’. The Draft Policy seeks to protect
and improve the existing economic areas, maximising the potential to utilise existing employment sites before
other sites are considered. The Submission Draft Local Plan also proposes to continue designating the Site
within a Priority Area for District Energy Networks under Draft Policy SDC2 ‘District Energy Networks’. The Draft
Policy identifies that all development proposals within a priority area that would involve the creation of a new
dwelling or over 1,000 sgm of internal floor space must incorporate an energy strategy. Additionally, the Draft
Local Plan Map shows that the western part of the Site is proposed to continue to be within the Tilgate Park Long
Distance View Splay as designated under Draft Policy CL7 ‘Important and Valued Views’.

USS Response
The following sections consider the soundness of the Submission Draft Local Plan when assessed against the
effective and consistent national policy tests of the National Planning Policy Framework (NPPF).

Emerging Local Plan Policy
USS generally supports CBC’s commitment to the proposed continued designation of the Site as a Main
Employment Area under Draft Policy EC2 ‘Economic Growth in Main Employment Areas’.

However, the Draft Policy identifies that any development which involves a net loss of employment land or floor
space will only be permitted where it can be demonstrated that: “i. the site is no longer suitable, nor viable, nor
appropriate for employment purposes, or that a small loss of employment floorspace will support the wider
economic use of the site; and ii. the loss of any land or floorspace will result in wider social, environmental or
economic benefit to the town which clearly outweighs the loss; and iii. there would be no adverse impact on the
economic function of the Main Employment Area, nor the wider economic function of Crawley”.

For the Submission Draft Local Plan to be effective, USS recommends that more flexibility is applied to Draft
Policy EC2 ‘Economic Growth in Main Employment Areas’ to allow the potential for mixed-use development on
such sites to come forward including changing typologies such as co-location of employment uses with other
land uses and industrial intensification.

The draft policy, as it is worded, focuses on the loss of employment land and employment floor space in Main
Employment Areas rather than the amount and type of employment itself.

Draft Policy EC2 should also recognise that the amount of employment land or floorspace does not necessarily
equate to the level of employment on a site. For example, an alternative use could have a smaller footprint yet
employ more people than a B2 / B8 use.
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The Policy should therefore assess the proposed level of employment to be provided from new development
when evaluating the circumstances whereby a loss of employment land and employment floor space is
considered permissible in accordance with Draft Policy EC2.

Employment areas are susceptible to change in line with economic and market circumstances and consequently
require flexibility to adapt to these changes. This is acknowledged in the NPPF, paragraph 122 states that
planning policies and decisions need to reflect changes in the demand for land. Paragraph 11a states that plans
should positively seek opportunities to meet the development needs of their area and be sufficiently flexible to
adapt to rapid change. Paragraph 82d states that planning policies should “be flexible enough to accommodate
needs not anticipated in the plan, allow for new and flexible working practices (such as live-work
accommodation), and to enable a rapid response to changes in economic circumstances”.

In line with the NPPF, the Policy as drafted does not address the growth in co-location of industry and other land
uses (including residential), which is representative of the changing typologies that will grow across the plan
period. In order to ensure Draft Policy EC2 ‘Economic Growth in Main Employment Areas’ is consistent with the
aforementioned paragraphs of the NPPF, it is essential that it is sufficiently flexible to accommodate a mix of
uses which support employment alongside residential in innovative development typologies, e.g. the stacking of
industrial and residential uses. A mixture of uses in employment locations can help support the vitality and
character of the wider area and its economic performance. The potential introduction of well-planned residential
uses on such sites can support existing uses by increasing the local customer base and the available workforce
near the Main Employment Areas. It would also serve to boost CBC’s housing delivery.

Furthermore, this would reflect CBC’s Compact Residential Development Study (May 2023) which highlights the
benefits of residential uses in proximity to employment uses is recognised. When considering the proximity of
employment and residential uses, paragraph 1.24 states that “compact development can significantly reduce this
daily loss of time, allowing more for family, friends, leisure and overall quality of life”.

This benefits to be derived from intensification and compact development are further developed within the
Compact Residential Development Study (May 2023). Paragraph 1.27 states: “Intensification and new compact
development form offers the opportunity for so many of the existing urban areas in the UK to be physically
improved and enhanced, even for the reinvention of existing area wide built environments. The nation’s less
attractive, isolated low-density places could lend themselves to such change and transformation can be
economically attractive.”

This above text extract demonstrates how emerging policy should be worded in a flexible manner which
encourages development that achieves intensification and new compact development form, this should
encourage a flexible form of development which matches the market needs of Crawley. Notably, paragraph 5.11
states that intensification will particularly apply to areas within the Town Centre and other locations which are
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already well served by high frequency, reliable public transport, notably, the Site benefits from these qualities. As
a result, USS considers it appropriate to word the emerging policies in a manner which allows for a greater
degree of flexibility for development within its designated Main Employment Area including the introduction of
residential. A proposed rewording of Draft Policy EC2 is provided at Appendix 1.

Identified Housing Need

Policy H1 ‘Housing Provision’ of the Submission Draft Crawley Borough Local Plan 2024 — 2040, makes
provision for the development of a minimum of 5,030 net dwellings in the Borough from 2024 to 2040. Once this
supply is deducted from the identified housing need of 12,080 dwellings over the period 2024 to 2040, there will
be a remaining unmet housing need of approximately 7,050 dwellings arising from Crawley over the Plan period
(42%). The draft Local Plan proposes for the remaining unmet housing need to be met through neighbouring
authorities within the Housing Market Area, with the intention being to secure this provision through the Duty to
Cooperate.

As identified within Table 3.2 of the Duty to Cooperate Statement, May 2023, within the Local Plan evidence
base, this housing provision from neighbouring authorities has not been agreed upon via a Statement of
Common Ground, and discussions are ongoing. Based on a review of information contained within the evidence
base, it is unclear how CBC expects the unmet housing need of 7,050 dwellings to be delivered and split out
between the neighbouring authorities. Within the draft Local Plan, it is acknowledged that this unmet need will
primarily be provided by Horsham and Mid Sussex, along with a small part of Reigate and Banstead. The
adopted Local Plan for Horsham (adopted 2018) and Mid Sussex (adopted 2015) provide an anticipated
provision of an additional 3,000 dwellings above their individual housing needs to meet Crawley’s unmet housing
need. This number of ‘additional’ housing provision is likely to be further diminished when the relevant adopted
Local Plan undergoes a review as the Standard Method increases their own housing requirements to above their
current adopted Plan commitments. In any case, the current provision of 3,000 dwellings is significantly below
the identified unmet housing need of 7,050 dwellings. Furthermore, in relation to the provision of housing
provision within Reigate and Banstead, within the Local Plan evidence base, a signed Statement of Common
Ground between CBC and Reigate and Banstead Borough Council (RBBC) states that RBBC is not in a position
to meet any of CBC’s unmet housing need. At this stage of Local Plan preparation, it is reasonably considered
that CBC cannot rely on the Duty to Cooperate to deliver 7,050 dwellings.

In order for the Local Plan to be considered sound, it should also seek to introduce a greater degree of flexibility
for Main Employment Areas within the Borough’s boundaries to provide for mixed use. This would ensure Draft
Policy EC2 is consistent with national policy by allowing Main Employment Areas to contribute to CBC meeting
its housing target and reflect the changing landscape of industrial provision. Appendix 1 sets out a proposed
rewording of Draft Policy EC2, which is intended to provide greater flexibility and ensure the ‘soundness’ of the
Local Plan.
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Conclusion

In summary, USS strongly recommends that CBC amend Policy EC2 to provide additional flexibility to ensure
that the emerging document does not hinder the ability of Main Employment Areas to provide appropriate mixed /
alternative development. USS is pleased to have the opportunity to respond to this Draft Submission Local Plan
consultation and requests to be informed on the progress of the document.

Suggested Modifications:

Appendix

Appendix 1: Draft Policy EC2 ‘Economic Growth in Main Employment Areas’

Wording within the Submission Draft Local Plan 2024 — 2040: “Development that would involve a net loss of
employment land or floorspace in any Main Employment Area will only be permitted where it is demonstrated
that: i. the site is no longer suitable, nor viable, nor appropriate for employment purposes, or that a small loss of
employment floorspace will support the wider economic use of the site; and ii. the loss of any land or floorspace
will result in wider social, environmental or economic benefit to the town which clearly outweighs the loss; and iii.
there would be no adverse impact on the economic function of the Main Employment Area, nor the wider
economic function of Crawley”.

USS suggested rewording of Draft Policy EC2: “Development that would involve a net loss of employment land
or floorspace, including the introduction of alternative uses, such as residential, in any Main Employment Area
will-only be-permitted-where-it-is-demeonstrated-that should seek to demonstrate a consideration of the following
elements when justifying the proposals: i. the site is no longer suitable, nor viable, nor appropriate for
employment purposes, or that a small loss of employment floorspace will support the wider economic use of the
site; and ii. the loss of any land or floorspace will result in wider social, environmental or economic benefit to the
town which clearly outweighs the loss; and iii. there would be no adverse impact on the economic function of the
Main Employment Area, nor the wider economic function of Crawley”.

REP/144

BYM Capital

EC2

Draft Policy EC2

We support this policy in principle; however, we object to the absence of any recognition that net loss of
employment land or floorspace could be acceptable in a case where an alternative typology of employment use
is provided.

Suggested Modifications:

As drafted, the policy is not positively prepared nor justified. To rectify this, we request a further limb (iv) is added
to the net loss criteria stating:

‘Development that would involve a net loss of employment land or floorspace in any Main Employment Area will
only be permitted where it is demonstrated that:

iv) an alternative employment use would be more appropriate to meet objectively assessed needs, or, to ensure
the viability of the site.’
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REP/151 | Manor Royal Article 4 Article 4 Directions for Manor Royal removing Permitted Development Rights (para 9.33): The Manor
BID - EC2 Royal BID is wholly supportive of this approach in order to safeguard the core function of Manor Royal as a
Para 9.33 | business location that might otherwise be undermined by inappropriate and non-compatible (residential) uses.
Therefore; The Manor Royal BID seeks reassurances from the Council about the protections for Manor Royal to
prevent unplanned residential development in the business district and the impact of Class E that could
undermine the prime function of Manor Royal.
Suggested Modifications:
REP/032 | West Sussex Minerals | Minerals and Waste
(2023) County Council | and Reference to the West Sussex Joint Minerals Local Plan, 2018 (Partial Review 2021) and the West Sussex
Waste Waste Local Plan (2014) as forming part of the development plan for Crawley Borough should be included in the
Planning Policy Context. It is noted that reference to the West Sussex Joint Minerals Local Plan in (new para.
9.51 9.51) has been amended to since our previous comments but this has not been amended in Appendix B. para.
9.46 (new para. 9.51) and Appendix.
EC3 Suggested Modifications:
Paragraph 005 of the Planning Practice Guidance states that; “District Councils show Mineral Safeguarding
Areas on their policy maps”. The Local Plan map currently does not show the brick clay safeguarding area
(including buffer zone) and it is requested that this is included as a modification to the Plan. The safeguarded
railhead also includes a buffer zone which does not need to be shown on the Local Plan map. The buffer zone is
included in the Mineral Consultation Area (MCA) for consultation purposes only.
REP/050 | Homes EC3 Rowley Farm - EC3: Manor Royal
(2023) England We support the principles of this policy. It highlights the importance of the Manor Royal to the economic growth

of Crawley and the Gatwick Diamond more generally. We welcome the policy direction that this business district
should be enhanced through development. We also note that the policy welcomes development that is
compatible with the area's economic function and that any development over a certain size will require a
contribution to public realm improvements in Manor Royal. Within the supporting text paragraph 9.46 of this
policy, it is highlighted that land is in short supply around Manor Royal, and the Draft Crawley Local Plan should
take a positive approach to the growth of the industrial area, which is supported.

As discussed further under Policy GAT2 below, if Rowley Farm is removed from the Gatwick Safeguarding Zone
following a change in national aviation policy, the Site would present a prime location for the expansion of Manor
Park to the North. The Site is suitable for several employments uses and would present a prime opportunity for
the growth of Manor Royal.

Suggested Modifications:
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REP/144

BYM Capital

EC3

Draft Policy EC3

We support this policy in principle; however, we object to paragraph 5 which specifically requires explicit
‘accordance’ with the Manor Royal SPD. This guidance could be considered out of date having been published
in 2013 (c. 10 years old), and in any event should only be afforded weight in decision making as a material
consideration. Newly adopted policy should not require explicit accordance with guidance, let alone guidance
from 2013 which could be considered out of date. This approach is not justified and the reference should be
deleted accordingly.

Suggested Modifications:

REP/151

Manor Royal
BID

EC3 -
Para 9.47

Business Hub and facilities (para 9.47, policy EC3): The Manor Royal BID is encouraged to see specific
reference for the need to provide better support facilities that might be accommodated in the form of a “Business
Hub” and its importance for attracting and retaining businesses. Therefore; Beyond a general supportive
statement to this effect, the Manor Royal BID encourages the Council to take positive action to encourage
development of these facilities, to work with the BID to bring them forward over the plan period, to be specific
about the ideal location for such facilities and to actively pursue opportunities to deliver the Business Hub, for
example when considering the development of the Innovation Centre.

Suggested Modifications:

REP/011
(2023)

National
Highways

EC4

The policy should include the need for a vision to be developed for the site, as a matter of priority, which sets an
outcome communities want to achieve and provides the sustainable transport solutions to deliver this outcome
(‘vision and validate’ — see Circular 1/2022, para.15). The focus should be on reducing the overall need to travel
and maximising opportunities for walking, wheeling, cycling, public transport and shared travel. This would help
reduce reliance on the SRN for local journeys.

NH suggest that this vision and transport solutions should feature in a masterplan prepared for the site. The
masterplan should also consider how design can minimise the exposure to strategic traffic, for example a
landscape buffer or sensitive screening to shield the environment and development from M23 noise.

The policy needs to address the construction phase and how impacts, especially on the SRN, can be effectively
eliminated or acceptably reduced to the satisfaction of NH.

Suggested Modifications:

REP/027
(2023)

LRM Planning
on behalf of WT
Lamb
Properties, the

EC4

STRATEGIC POLICY EC4: STRATEGIC EMPLOYMENT LOCATION

1. On behalf of our clients, we are supportive of the principle of allocating Gatwick Green as a Strategic
employment site. Indeed, the allocation can provide a substantive contribution towards future economic growth in
a suitable location that is of regional importance. In this regard our clients confirm their commitment to ensuring
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Dye Family and delivery in partnership with the Council and The Wilky Group (hereafter TWG) if the entire area was to be
Elliott allocated as we suggest is necessary in order to make the plan sound.
gﬂi?r:?ri/rt:ji 2. As set out in our representations in respect of Policy EC1 we believe that the minimum amount of land

required in order to meet needs is 34ha (approximately 102,000 sqm of floorspace). The current area of land
proposed to be allocated by EC4 is a major underestimation of the requirement necessary. As such in order to
ensure the requirements can be met the area to be allocated must be extended to include the missing section of
land that forms part of the wider area envisaged by TWG in their representations.

Family

3. Our clients control 8.8 ha of the missing section of Gatwick Green and confirm that it is available for
employment uses in line with the requirements of the Plan. Accordingly, our clients are of the view that the
allocation area should be extended to cover the missing section of the area to the east of Balcombe Road that is
within their control.

4. They support the proactive and positive view that the Council have taken towards allocating land in this area
and are committed to a comprehensive approach to the master planning of Gatwick Green in order to ensure a
robust approach is taken. They confirm that land that they own / control is available, deliverable and viable, in
this regard they would work with TWG to feed into any future planning application for the entire area and indeed
to the strategic vision for the site. This supersedes previous representations that have been made in relation to
the area.

5. Significant technical work has previously been undertaken in the area including in respect of highways,
landscape, ecology and drainage. Accordingly the following additional information is submitted as an appendices
to this representation: 1. Red line plan; 2. lllustrative master plan; 3. Development Framework Document; 4.
Transport Note Prepared by Miles White Transport; 5. Ecology Note Prepared by GE; 6. Landscape Note
prepared by Pegasus; 7. Drainage Strategy prepared by PHG; and 8. Water Neutrality Strategy by Quantum CE.

6. The information submitted confirms that the site could contribute towards the requirement in technical terms
and it is anticipated that this would be updated to align and integrate with the technical work undertaken by TWG
and feed into a comprehensive master plan and EIA.

7. Indeed, our clients believe that a positive response is required locally in order to ensure the future economic
recovery and growth of Crawley such that the authority is no longer entirely reliant upon the fortunes of Gatwick
Airport.

National Planning Policy

8. The National Planning Policy Framework (NPPF) (2021) establishes the Government’s planning policies for
England and how they are to be applied. It provides a framework within which locally prepared plans can be
produced (paragraph 1).
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9. Paragraph 15 of the NPPF states that the planning system should be genuinely plan-led. Succinct and up-to-
date plans should provide a positive vision for the future of each area, a framework for addressing economic,
social and environmental priorities, and a platform for local people to shape their surroundings.

10. Plans should: be prepared with the objective of contributing to sustainable development; be positively
prepared, but deliverable; shaped by effective engagement; contain policies that are clearly written and
unambiguous; be accessible through the use of digital tools; and serve a clear purpose (paragraph 16).

11. Development plans must include strategic policies to address an area’s priorities for development and the
use of land (paragraph 17). Strategic policies should set out an overall strategy for the pattern, scale and design
quality of places and make sufficient provision for inter alia housing; employment; retail; leisure; other
commercial development; infrastructure; community facilities; and the conservation and enhancement of the
natural, built and historic environment and measures to address climate change (paragraph 20).

12. Strategic policies should look ahead over a minimum 15-year period from adoption, to anticipate and respond
to the long-term requirements for infrastructure (paragraph 22). The preparation and review of policies should be
underpinned by relevant and up-to-date evidence, that should be adequate and proportionate, focused tightly on
supporting and justifying the policies concerned (paragraph 31).

13. Local plans will be examined to assess whether they have been prepared in accordance with legal and
procedural requirements and whether they are sound (paragraph 35). Plans are sound if they are: a) Positively
prepared — provide a strategy which, as a minimum, seeks to meet the area’s objectively assessed needs and is
informed by agreements with other authorities; b) Justified —provide an appropriate strategy, taking into account
other reasonable alternatives, based on proportionate evidence; c) Effective — deliverable over the plan period
and based on effective joint working on cross-boundary strategic matters; and d) Consistent with national policy
— enabling the delivery of sustainable development in accordance with policies within the NPPF.

14. As it is currently written Policy EC4 does not meet the tests of soundness rather a more comprehensive and
long term approach to the strategic vision for the area (in this plan period and beyond) needs to be taken in order
to address the evidence base short comings and increase the supply of employment land as set out in our
representations in respect of Policy EC1. In this regard, a comprehensive approach to the future planning of
Gatwick Green is required that includes allocating our clients site as part of a wider area.

The site

15. Our clients control land shown within the accompanying red line plan (appendix 1) that lies to the east of
Balcombe Road and occupies the substantive “missing section” of the proposed allocation of EC4 which is
crucial to facilitating a comprehensive and well planned approach to development.

16. The total site area is 8.8 ha, and comprises three elements:
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The WT Lamb site (3.1ha) comprises an existing residential bungalow at the front and the rear of the site
was previously used for horticultural purposes and comprised over 17,000 sq.ft of glass greenhouses and
other ancillary structures associated with its commercial nursery use. However, the greenhouses were
unused for some time and fell into considerable disrepair with significant glass and fly tipping across the site
Land and buildings owned by the Dye Family (5ha) which is formed by three distinct parcels of land to the
north and south of Hunters Lodge and MSL Heat Treatment — a manufacturing company operating from the
buildings to the rear of Hunters Lodge who intend to remain on site. The land surrounding is generally flat
and the three fields are in an agricultural use.

Land under the ownership of Elliott Metals/The Simmonds Family (0.7 ha) that lies to the rear of the family
metal recycling centre (Elliott Metals). This is a family business that has operated at the premises for over 80
years. The land to the rear of the metal business is vacant, flat and suitable for redevelopment. It is yet to be
determined whether the metal business would relocate or remain at the site. However if they decided to
remain it would be complimentary to future employment opportunities. The three landholdings comprise a
significant landholding that totals 8.8 ha. 17.

It is bound:

to the east the boundary is formed by a line of trees along Donkey Lane which a small residential lane
beyond which is the proposed allocation SE4 along with incremental businesses and landholdings. Further to
the East lies the M23;

to the south by Fernhill Road and Elliott Metals along with a number of small residential dwellings with
allocation SE4 further to the south of Fernhill Road;

to the north the site is bounded by an existing fields which are part of proposed allocation SE4 and a
residential dwelling. Slightly further to the north lies the M23 Spur; and

to the west the site is found by the Balcombe Road, immediately beyond which is the vast complex of
Gatwick Airport (as defined by policies in respect of Gatwick Airport) which comprises offices, hotels as well
as the airport itself.

18. It is clear that the site and wider Gatwick Green proposal lies within a highly urbanised part of the District with
major infrastructure of national significance forming the overarching land use in the local area. Our clients sites
form left over land that is perfectly suited to help capitalise on these national infrastructure linkages.

19. Our clients landholdings provide a logical and important part of the future Gatwick Green proposals.

Gatwick Green
20. As noted, we are supportive in general of the allocation of Gatwick Green for employment purposes. The
Wilky Group (TWG) submitted the proposed employment opportunity to the Council as part of the previous
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consultation version of the plan. The site submitted by TWG comprised about 59 ha (146 acres), including 8.8 ha
controlled by our clients.

21. In this regard, TWG set out that Gatwick Green as a whole represents a regionally and nationally significant
opportunity for high quality mixed-use economic growth that will solve Crawley Borough’s growing deficit of
employment land as identified in its employment land evidence base. They sought to provide sufficient
information to confirm that it will be delivered during the plan period and that it therefore address the five
considerations identified by Crawley Borough Council in its Regulation 18 consultation, of note they covered:

+ Suitability of the site for employment development.

* Availability or likely availability of the site for employment development.

*  The economic viability of delivering employment on the site.

*  The amount of employment development which can be delivered on the site.

* The likely time-frame for any employment delivery projected for the site.

22. In the context of the urgent need to plan and provide for the unmet and long-standing employment and
economic needs of the Borough TWG have submitted evidence to indicate that Gatwick Green would meet the
Policy tests of the Council (plainly only part of the wider area has been indicated to be available to date). Our
clients support the position in respect of the suitability of the site, availability and viability of the site as a whole,
indeed, they confirm that the land within their control is available.

23. Indeed, our clients consider that Gatwick Green is a highly suitable site for strategic employment. In view of
its close proximity and accessibility to Gatwick Airport, it is well suited to bringing forward a high-quality business
hub to optimise the potential of this strategic location at the confluence of several national transport infrastructure
networks — Gatwick Airport, London Brighton Mainline Rail, the Gatwick Express service, the M23 motorway and
the Crawley-Gatwick-Horley Fastway bus service.

24. 1t is noted that the site is not affected by any significant environmental, physical or heritage constraints and
could be developed within the current / future aircraft noise environment and aerodrome safeguarding
requirements relating to the Airport.

Site capacity

25. A Development Framework Plan (DFP) has been prepared by TWG to assess the high-level capacity of the
site and demonstrate its ability to incorporate a range of sustainability and environmental requirements arising
out of national and local planning policy and other statutory requirements. The DFP has assessed the land and
floorspace potential of the entire site of 59 ha to provide mixed employment floorspace in use classes B8, B1, B2
and C1, including ancillary uses within use classes A1 - A4 and D1.

26. It is stated that Gatwick Green is a proposed integrated mixed-use development and co-ordinated
infrastructure solution. They anticipate that the development could comprise the following:
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» B8, B1(c), B2, industrial, warehousing, distribution and logistics.

+ B1 office/R&D.

*  GEA of C1 hotel use.

»  Supporting education uses for apprenticeships & staff training.

* Anintegrated amenity centre including ancillary shopping, leisure, dining and community uses.

* High quality open space with mobility interchange hub.

» Sustainable mobility at the heart of the masterplan design, with dedicated public transport, pedestrian and
cycle infrastructure.

* Ancillary car parking with Electric Vehicle Charging facilities.

27. ltis further noted that “Gatwick Green represents a strategic opportunity to bring forward a highly sustainable
mixed-use employment area, offering a unique opportunity to deliver significant benefits to all three of the key
components of sustainability. Whilst the site will be a focus for B8 and B2 class floorspace, it has the benefit
given its highly accessible location, of being attractive to a mix of non-B class employment uses such as
education and training. This will help the site to come forward more quickly given its wider appeal to a number of
different sectors and investors (delivery partners). It will also enable the site to deliver a greater variety of jobs to
help transform and rebalance the economy and benefit the local community.”

28. ltis clear that TWG consider that the entire area of Gatwick Green (59ha) is suitable for development as
supported by their evidence base and as supplemented by our clients. We support this position and confirm that
their combined sites are available to contribute towards this wider allocation.

29. In its current form it is notable that TWG do not control all of the site and as such its ability to provide a
comprehensive development solution is undermined. This has left a large area allocated to provide just 13 ha of
development land despite the significantly higher employment need (as set out in our representation in respect of
Policy EC1) and capacity of the area. Our clients can confirm that they would work alongside TWG and the
Council in any future proposals for the entire site.




Chapter 9. Economic Growth

Ref. No.

Respondent

Policy/
Para

Comments

30. Accordingly in order to achieve the requirement figure and a comprehensive approach to the area, then a
combination of reviewing the Development Framework and with the addition of our clients site, a larger and more
comprehensive allocation of 57ha (comprising our clients site along with TWG land) would allow for a net
development area of at least 34ha to be achieved and provide the required B2/B8 floorspace figure. In this
regard, our clients would work with the Council and TWG to ensure a joined up approach to delivery.

Our clients site
31. As shown within the supporting Development Framework Document, our clients site comprises 8.8 ha of land
that could accommodate: - Employment floor space of approximately 25,000 sqm (subject to final mix)
comprising:
¢ B8 employment uses including frontage development along Balcombe Road;
e Smaller scale general industrial uses to meet a need in Crawley that is not currently catered for;
- The potential for a high quality “gateway” with access provided to the very heart of the site;
- A new access from Balcombe Road that could serve the subject site but would also be able to link in to
the wider TWG proposals;
- Water neutrality along with potential to contribute towards the rest of the allocation through an on site
well;
- Green infrastructure on site including necessary open space, landscape / ecology buffers; and
- Surface water attenuation if required.

32. Our clients site could be developed on its own, however, they recognise the strategic importance of the wider
Gatwick Green Allocation and as such envisage that it would come forward as part of the comprehensive
proposals for the site and are committed to this approach. In this regard, they confirm that they would work jointly
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on any future planning application with TWG and Council in order to ensure a deliverable and comprehensive
approach is taken.

Comprehensive Approach to Development

33. A significant amount of technical work has been undertaken to date in respect of the site, in addition to the
submission made as part of TWG submission, it is noted that further work has been prepared in respect of the
8.8ha site in respect of Design, Landscape, Ecology, Accessibility, Transport and Drainage. A summary of this is
set out below. It is anticipated that this would supplement the work undertaken by TWG and is capable of
integrating with this.

Design

34. The National Planning Policy Framework makes clear that creating high quality buildings and places is
fundamental to what the planning and development process should achieve. The National Design Guide,
illustrates how well-designed places that are beautiful, enduring and successful can be achieved in practice. The
Guide is clear that “Well-designed places have individual characteristics which work together to create its
physical Character. The ten characteristics help to nurture and sustain a sense of Community. They work to
positively address environmental issues affecting Climate. They all contribute towards the cross-cutting themes
for good design set out in the National Planning Policy Framework.”

35. The guidance identifies 10 characteristics of good design which summarily cover the following elements and

must form the starting point for the future design of the proposals:

1. Context: well designed places are based on a sound understanding of the features of the site and the
surrounding context. They are integrated into their surroundings so they relate well to them;

2. Identity: well designed places have a positive and coherent identity that everyone can identify with and a
character that suits the context;

3. Built Form: relates to the pattern / arrangement of development blocks, streets, buildings and open spaces
which together create the built environment rather than individually;

4. Movement: whereby well designed spaces provide a clear pattern of streets and encourage access for all via

a wide range of means of sustainable travel;

Nature: which requires natural features and biodiversity to be integrated into future proposals.

Public Spaces: with well design and well located public spaces within a hierarchy of locations and available

to ensure an excellent environment;

Uses: with support given to a range of mixes that support everyday activities;

Buildings: that provide high quality living and working conditions;

Resources: places that limit their environmental impact; and

0 Lifespan: places that are designed over the longer term.

o o
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36. Furthermore, the National Planning Policy Framework expects local planning authorities to develop local
design guides, taking account of the National Design Guide and the National Model Design Code. Given the
issues that we have raised in respect of site capacity and the development framework plan proposed by TWG,
we are of the view that it is appropriate to undertake a thorough master planning exercise. Indeed, the National
Model Design Code is clear that for larger schemes such an approach “can help to maintain consistency in the
delivery of development over a longer period of time.” Government policy would expect this to provide more
specific and visual guidance than is possible within policy wording to include: the layout of new development,
how landscaping should be approached, factors to consider in the design of building, environmental performance
and approach to local vernacular and heritage, architecture and materials.

37. Indeed, it is clear from national guidance that a comprehensive approach to larger developments such as
Gatwick Green is required that deals with the longer term (which may even fall outside of the plan period). This
will be particularly important for Gatwick Green given that our clients “missing section” is a logical starting point
for development along the Balcombe Road (adjacent to the airport) and ought to be phased ahead of the more
remote parts of the eastern section of the site that are constrained by residential properties and parcel shapes
(for B2/B8 uses).

38. It is noted therefore that consideration of our clients site as part of the allocation and a more thorough design

process (as considered important by TWG in their regulation 18 submission) includes:

* A comprehensive approach to development and the creation of an appropriate environment in line with
Government policies on design and master planning;

* Provision of sufficient gross area to safeguard the approach to green infrastructure identified within TWG
development framework and ensure sufficient developable land to deliver the required amount of B2/B8
uses;

* An additional access from Balcombe Road with options to link into TWG site to the south and north;

* A more logical phasing of development meaning that land at our clients site along the Balcombe Road and
adjacent to the airport is delivered earlier within the development period than the eastern parts of the wider
site that are more sensitive to existing residential properties;

* Scope for seeking low energy forms of development and improving access to the area to ensure a “green”
development in terms of energy efficiency;

* Ajoined up approach to landscape, ecological enhancement and surface water attenuation which will help
provide a master plan that is predicated on the delivery of significant green infrastructure; and

* A comprehensive framework for the future of the area rather than simply moving forward on the basis of the
area of land considered available in 2020.

Landscape
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39. A baseline landscape note has been undertaken by Pegasus based on more detailed technical work already
carried out. It has considered a number of key issues and will form the basis for a future more detailed study that
would feed into an outline planning application.

40. The Site is comprised of a number of fields that are either vacant or in agricultural use interspersed with trees
and hedgerows. The site is not covered by any designation at a national or regional level that recognises a
specific landscape importance.

41. The site is located between Fernhill Road and Balcombe Road, to the east of Gatwick Airport and close to
the M23 motorway, including a spur which provides a connection to the airport. The site is made up of a series of
mostly irregular shaped agricultural fields, with the inclusion of a number of buildings including Hunters Lodge
and an agricultural outbuilding to the west and Fernlands and a residential building between Fernhill Road and
Donkey Lane to the south-east.

42. The site is surrounded by a number of residential, farm and employment buildings off the surrounding road
network. Land to the north and south of Fernhill Road is predominantly agricultural, with the M23 forming a
prominent visual detractor in the surrounding landscape. The landscape to the west is dominated by car parking,
employment buildings, hotels and retail uses.

43. A public right of way (3675Sy) is located adjacent to the eastern site boundary, which provide a rural link
between Fernhill Road and Balcombe Road to the north-west of the site. Close to the south-east corner of the
site, another public right of way (359sy) follows a fenced off track adjacent to car parking associated with
Gatwick Airport, before heading further southward and connecting to Radford Road. The Sussex Border Path
long distance footpath is located to the east and north of the site, where it follows Peeks Brook Lane to the east
before crossing the M23 and heading westward adjacent to the motorway. The Tandridge Border Path long
distance footpath links with the Sussex Border Path east of the M23 and to the north-east of the site.

44. A dense network of mature trees surrounds Fernlands and the residential building to the south-east, which
follow Donkey Lane and the public right of way. A tree lined hedgerow aligns most of Fernhill Road, coupled with
residential properties and their associated garden vegetation, limits visibility into the site. Where the site abuts
Balcombe Road (B2036) the site is defined by clipped field boundary hedgerows, with occasional matures trees
within the hedgerows further to the south, which provides a more open aspect from the road. A mature tree belt
defines the north-eastern and northern boundaries, which provides visual enclosure. The internal field
boundaries are of variable quality, with those most established appearing to the north.

45. Views towards the site from surrounding areas are well contained by the surrounding network of mature
vegetation. Therefore, views are limited to the network of roads and footpaths either adjacent to or in the vicinity
of the site, and do not extend beyond the M23 or the areas of woodland to the south and south-west.
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46. The following landscape and visual opportunities and constraints are shown on the supporting plan and set
out below.

Opportunities
47. The principal landscape and visual opportunities for the site comprise:

the potential to manage and enhance the existing field boundaries and mature trees, to provide visual
enclosure and to enhance wildlife benefits;

the potential to manage and enhance the internal network of field boundary hedgerows;

the potential to enhance the local wildlife and biodiversity through new planting and the introduction of new
landscape features;

the potential to provide improved connections to the surrounding roads and public footpaths; and

the potential to enhance the intimate landscape area to the south-east for recreation and/or local wildlife.

Constraints
48. The principal landscape and visual constraints for the site comprise:

Openness of Balcombe Road with clear and unobstructed views over western parts of the site;

The potential for the area of biodiversity enhancement to the north of the site to restrict development;
potential loss of existing site features including trees and hedgerows, in particular, to the southeast;

potential to adversely affect the visual amenity of local residences, particularly those abutting the site along
Fernhill Road and Balcombe Road; and

potential to adversely affect the visual amenity of vehicles and walkers using surrounding rural roads and the
network of public footpaths.

Design Considerations
49. To assist the design development of future design proposals that mitigate the landscape and visual
constraints identified, a number of design considerations are set out below.

Vegetation Pattern

Existing vegetation to the north and east and adjacent to Fernhill Road must be retained and respected, as
well as augmented wherever possible.

The internal network of field boundary vegetation must be respected by any development layout and
enhanced.

Any development needs to be set back from Balcombe Road (B2036), to allow for the addition of new
structural planting along the western and south-western edges of the site.

Development proposals must adhere to the guidance set out in the county and local landscape character
assessments. The creation of a recreational or wildlife area to the south-east should be considered in order
to respect the existing trees and vegetation and respect the intimate setting of the landscape.
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* Any new planting or landscape features should aim to enhance the value of the site to local wildlife, in
particular, where located within Biodiversity Opportunity Areas to the north as defined by Policy ENV2 of the
local plan and shown on the landscape and visual opportunities and constraints plan.

* Any trees lost as a result of the development must adhere to tree replacement in accordance with Crawley
District Councils Policy CH6, based upon tree replacement tree planting in relation to trunk diameter of the
tree lost.

» Development should avoid any impacts upon trees and vegetation within adjacent properties.

» All landscape proposals must adhere to the guidance in relation to planting in proximity to airports, and in
accordance with CAP 772: Wildlife Hazard Management at Aerodromes.

Built Form

* The development should reflect the height, scale and massing of similar surrounding buildings in the vicinity
of the site and be minimised wherever possible.

* The development should allow for sustainable movement around the site and look for opportunities to
improve pedestrian and cycle links in the local area.

Surrounding Land Uses

* Any development must be appropriately offset from the adjacent residential properties to respect their visual
amenity.

» The development must respect the setting of the listed buildings to the east of the site, as well as other
surrounding locally listed buildings further to the east and those listed buildings to the west.

* Any development must ensure that the setting of the public right of way is respected, with mitigation within
the site to limit views toward development proposals.

Ecology

50. GE Consulting has been commissioned to prepare a Ecology Technical Note to accompany representations

to the draft local plan consultation in relation to land at. It aims to

« Draw together previous ecological survey work and provide an overview of baseline conditions; Evaluate the
requirements of a proposal in terms of biodiversity planning policy and legislation;

* Review initial constraints and opportunities for the Site and propose likely mitigation measures/design
considerations; and

»  Detail further ecological survey work required to inform detailed proposals and a future planning application.

51. In summary it is concluded that there are no in principle ecological constraints preventing allocation of this
Site for future development.

52. Furthermore, they note that the Site is unlikely to be constrained by the presence of statutory designated
sites for nature conservation in the local area, subject to further assessment and possible mitigation including:
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» Habitat retention should focus on those features of highest ecological value, contributing to local
conservation strategies/priorities where possible;

» Development should aim to retain and incorporate features for protected and notable species, including a
network of wildlife corridors through and around the Site;

» Development proposals seeking to ensure that biodiversity net gain can be achieved; and

» Detailed design and any future planning applications should be informed by further ecological survey work as
recommended however there unlikely to be any overarching constraints.

Transport

53. Miles White Transport (MWT) have been appointed to provide traffic and transportation advice in relation to
the proposed development of land close to Gatwick Airport between Crawley and Horley in West Sussex. MWT
have formulated a proposed Transport Strategy that will enable the site to be developed as part of the adjacent
Gatwick Green Strategic Employment Location.

54. They propose that the 8.8 ha site can be accessed from a new traffic signal controlled junction on Balcombe
Road approximately 150m north of Fernhill Road. The proposed signal controlled junction would provide two
lanes on Balcombe Road on the approaches to the junction and accords with highway design guidance for the
speeds recorded on this part of Balcombe Road. In addition linkages can be provided to TWG site.

55. The provision of a new signal controlled junction in this location will help reduce vehicle speeds (possibly in
conjunction with a Traffic Regulation Order to formally reduce the speed limit) and improve road safety on this
part of Balcombe Road.

56. New footway and cycleway infrastructure and facilities will be provided as part of the development of the
Fernlands site that will seek to maximise pedestrian and cycling links to the existing transport network and also
to the wider Gatwick Green site area.

Integration with Wider Gatwick Green Site

57. The proposed access to the site could provide one of the additional access points that TWG are considering.
The internal access road could link directly into the TWG land or connect via the north-south multi-modal
transport link shown in green in TWG’s development framework. Such an approach would enable the
development and sustainable transport infrastructure at Gatwick Green to be provided in a comprehensive
manner as suggested by TWG. Our clients would work collaboratively with TWG in this regard in order to ensure
a comprehensive approach is taken.

Mobility Strategy

58. A package of travel planning measures and initiatives will be formulated to reduce the need to travel using
the private car (single occupancy trips) and maximise travel by sustainable modes of transport. This could
include the following:
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*  Provision of a Mobility Station/Hub to integrate the various forms of transport proposed to/from/within the site
and provide “first and last mile solutions” to connect communities to frequent public transport services.

»  Provision of hire schemes (electric bike, pedal cycle, e-scooter, e-cargo bike etc).

*  Electric car club and car sharing scheme.

*  Dynamic Demand Responsive Transport (DDRT) using advanced and real time requests (dial-a-ride, shared
taxis).

» Use of new mobility technology (e.g. Mobility as a Service — Maas — platform).

59. These travel planning measures would be formulated in conjunction with others (TWG, Crawley Borough
Council, West Sussex County Council etc) to ensure they fully align with the desired mobility strategy for the
wider Gatwick Green area.

Impact
60. An assessment considers that the proposed site access will operate well within capacity with minimal delays
and queues in the 2026 design year with the traffic associated with the subject site.

61. Our clients site has modelled the impact of between 14,780 sq.m (based on the Crawley Council
assumptions of density) and up to 46,290 sq.m (based on TWG assumptions) additional employment land
(depending upon the final composition). At the lower level, it is expected this would generate 63 and 52 vehicle
trips in the AM and PM peaks respectively, i.e. approximately 1vehicle per minute. It is considered unlikely that
the addition of 1 vehicle trip per minute will result in additional junctions being in need of physical mitigation. For
the higher level there would be 277 and 236 respectively, which would still operate well within the capacity of the
network.

62. Whilst the impact of the site has not been modelled in the CTS, it is our view that the mitigation identified in
the CTS will adequately cater for the relatively small number of additional vehicle trips associated with this land
and thus the conclusions of the CTS will not alter with the addition of our clients site.

Drainage

63. PHG Consulting Engineers have reviewed the available information to assess the hydrology in the area of
the proposed development site. It has been concluded that there is a very low risk of fluvial flooding and the low
risk of surface water flooding can be reduced with the introduction of sitespecific positive drainage.

64. They note that the surface water drainage strategy for the site should restrict discharge to the calculated
QBAR greenfield runoff rate, this would ensure that during rainfall events greater than the predicted 1 in 2 year
event discharge from the site post-development would be reduced. Base on the site area of 9.18ha consisting of
60% impermeable surfacing the QBAR greenfield runoff rate has been calculated to be 28.6l/s. To maximise the
benefits of a SuDS approach to surface water management, the use of swales to convey water should be
considered and the final attenuation should be provided in a landscaped basin (or basins). This will ensure the
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surface water drainage network maximises amenity and biodiversity benefits whilst reducing the volume and
rates of runoff. The masterplan should allow space within landscaped areas for attenuation basins to be
provided. Any attenuation feature within the site should be designed to accommodate flows u