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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.

2. However, 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 between 27.8ha and 28.7ha (before additional
market and replacement uplift is considered) due to the shortfall in the trajectory. The current area
of land allocated will not achieve this amount of development land alone due to the significant
infrastructure, landscaping and other elements that are required to be provided as part of the gross
development area. 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 The Wilky Group (TWG) in their representations.

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. 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; and

7. Drainage Strategy prepared by PHG.

6. 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.

The site
7. 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.

8. The total site area is 8.8 ha, and comprises three elements:

e 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.
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However, the greenhouses were unused for some time and fell into considerable disrepair with
significant glass and fly tipping across the site

e Land and buildings controlled by the Staminier Group (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.

e 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.

9. The three landholdings comprise a significant landholding that totals 8.8 ha. It is bound:

e 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;

e 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;

e 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

e 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.

10. 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.

11. Our clients landholdings provide a logical and important part of the future Gatwick Green
proposals.

Gatwick Green

12. 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 consultation version of the plan. The site submitted by TWG
comprised about 59 ha (146 acres), including 8.8 ha controlled by our clients.

13. 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:
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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.

14. 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.

15. 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.

16. It 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

17. 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 Al - A4 and D1.

18. 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:

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.

An integrated 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.

e Ancillary car parking with Electric Vehicle Charging facilities.

19. It is 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
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also enable the site to deliver a greater variety of jobs to help transform and rebalance the economy
and benefit the local community.”

20. It is clear that TWG consider that the entire area of Gatwick Green (5%ha) 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.

21. 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 an area of 48 ha
controlled by TWG Group that is allocated by Policy EC4 rather than the comprehensive approach
that their submission was based on. As a result the area proposed to be allocated for development
includes piecemeal parcels and strips of land that have limited potential for employment purposes
and are constrained by surrounding land uses.

22. The assumptions made within TWG submission in respect of the amount of development that
could be achieved across the entire site assumes a significant density of development achieving up
to 60% site coverage. This is not reflected in local take up rates and delivery trends nor is it
reflective of the approach taken in TWG's development framework (which is predicated on a
landscape led approach and we consider below). Indeed, from analysis of the approach taken by
TWG in their submission it is clear that the Council’s indicative floorspace of ¢.77,800 sq.m is more
in line with capacity and the master planning approach sought in the policy text.

23. Based on the actual (over) development framework submitted by TWG it is clear that strategic
elements mean that it will struggle to achieve 24 ha of B2/B8 land uses due to:

a. Approximately 24ha of landscape buffers (including ¢ 2ha of surface water attenuation,
10% BNG and associated open space). In addition this will include separate space / buffers
with existing residential properties particularly along the eastern edge of the site;

b. Linear development plots that aren't suitable for B8 use and are constrained;

c. Possible restrictions in the main runway public safety zone (identified on TWG
development framework to the south of Fernhill Road);

d. Approximately 2.46 ha of roads; and

e. 0.85 ha for bus “super hubs”.
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Potential Public Transport /
Fastway Connection
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Pedestrian & Cycle Improvements
to link to LEWIP.

Existing Public Right of
Way Improvements to be A

D BOUNDARY Investigated ( F ¥

IN RUNWAY PUBLIC SAFETY ZONE

24. Of the current proposed allocation, given landscaping, open space, highways/bus super hubs, open
space, ancillary uses, biodiversity net gain and surface water attention etc then the net
developable area will not be able to accommodate the plan’s requirements. Furthermore, as set
out in our representations in respect of Policy EC1, it is clear that the actual amount of employment
land required is a minimum of 28.7 ha rather than 24.1ha.

25. 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 would allow for a net development area
of around 28.7ha to be achieved and provide the required B2/B8 floorspace figure.

Our clients site

26. As shown within the supporting Development Framework Document, our clients site comprises
8.8 ha of land that could accommodate:

- B8 employment uses (c.5 ha of development parcels enabling the required amount of
floorspace to be provided across the area) including frontage development along Balcombe
Road;

- 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;

- Green infrastructure on site including necessary open space, landscape / ecology buffers; and

- Surface water attenuation if required.

27. 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.



LRM CRAWLEY BOROUGH COUNCIL LOCAL PLAN
PLANNING 2020 - 2035 SUBMISSION CONSULTATION DRAFT

LIMITED

WT LAMB PROPERTIES, STAMINIER GROUP
& ELLIOTT METALS/THE SIMMONDS FAMILY
JUNE 2021

Comprehensive Approach to Development

28. 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.

Design

29. 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.”

30. 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,

5. Nature: which requires natural features and biodiversity to be integrated into future
proposals.

6. Public Spaces: with well design and well located public spaces within a hierarchy of
locations and available to ensure an excellent environment;

7. Uses: with support given to a range of mixes that support everyday activities;
8. Buildings: that provide high quality living and working conditions;
9. Resources: places that limit their environmental impact; and

10. Lifespan: places that are designed over the longer term.
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31. 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.

32. 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).

33. 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:

e A comprehensive approach to development and the creation of an appropriate environment in
line with Government policies on design and master planning;

e 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;

e An additional access from Balcombe Road with options to link into TWG site to the south and
north;

e 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;

e Scope for seeking low energy forms of development and improving access to the area to ensure
a “green” development in terms of energy efficiency;

e A joined 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

e 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
34. 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.
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35. 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.

36. 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.

37. 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.

38. 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.

39. 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.

40. 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.

41. The following landscape and visual opportunities and constraints are shown on the supporting plan
and set out below.

Opportunities
42. The principal landscape and visual opportunities for the site comprise:

e 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;

e the potential to provide improved connections to the surrounding roads and public footpaths;
and
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e the potential to enhance the intimate landscape area to the south-east for recreation and/or
local wildlife.

Constraints
43. 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;

e potential loss of existing site features including trees and hedgerows, in particular, to the
south-east;

e potential to adversely affect the visual amenity of local residences, particularly those abutting
the site along Fernhill Road and Balcombe Road; and

e potential to adversely affect the visual amenity of vehicles and walkers using surrounding rural
roads and the network of public footpaths.

Design Considerations
44, 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
e Existing vegetation to the north and east and adjacent to Fernhill Road must be retained and
respected, as well as augmented wherever possible.

e The internal network of field boundary vegetation must be respected by any development
layout and enhanced.

e 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.

e 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.

e 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.

e Any trees lost as a result of the development must adhere to tree replacement in accordance
with Crawley District Councils Policy CHé6, based upon tree replacement tree planting in
relation to trunk diameter of the tree lost.

e Development should avoid any impacts upon trees and vegetation within adjacent properties.

e 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.
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Built Form
e The development should reflect the height, scale and massing of similar surrounding buildings
in the vicinity of the site and be minimised wherever possible.

e 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
e Any development must be appropriately offset from the adjacent residential properties to
respect their visual amenity.

e 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.

e 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

45. 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

e 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;

e Review initial constraints and opportunities for the Site and propose likely mitigation
measures/design considerations; and

e Detail further ecological survey work required to inform detailed proposals and a future
planning application.

46. In summary it is concluded that there are no in principle ecological constraints preventing
allocation of this Site for future development.

47. 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:

e Habitat retention should focus on those features of highest ecological value, contributing to
local conservation strategies/priorities where possible;

e Development should aim to retain and incorporate features for protected and notable species,
including a network of wildlife corridors through and around the Site;

o Development proposals seeking to ensure that biodiversity net gain can be achieved; and

e 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.
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Transport

48. 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.

49. 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.

50. 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.

51. New footway and cycleway infrastructure and fac