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Crawley Submission draft Local Plan Representation 

Please return your completed representation form to Crawley Borough Council  
by 5pm on 17 February 2021. 

Representations can be made via this form and emailed to strategic.planning@crawley.gov.uk or 
sent via post to: Local Plan Consultation, Strategic Planning, Crawley Borough Council, Town Hall, 
The Boulevard, Crawley, RH10 1UZ. Alternatively, representations can be made online using the 
eform which allows attachments of documents. 
 

 This form has two parts: 

PART A – Personal details 

By law, representations cannot be made anonymously. All representations will be 
published alongside your name, company name (if applicable), and your client’s 
name/company (if applicable). The Council will use the information you submit to 
assist with formulating planning policy. 

Further information about Data Protection Rights in line with the provisions of the 
General Data Protection Regulations and Data Protection Act 2018, for example, how 
to contact the Data Protection Officer, how long information is held or how we process 
your personal information can be found at www.crawley.gov.uk/privacy. Specific 
reference to the Local Plan and planning policy related public consultation can be 
found here. 

PART B – Your representation 

Please fill in a separate sheet for each representation you wish to make. You may 
submit multiple “PART B” sections with a single “PART A” completed. 

PART A – Personal details 

Please ensure that you complete all fields in 1. If a planning agent is appointed, please enter the 
Title, Name and Organisation in 1, and complete the full contact details of the agent in 2. 

 1. Personal details  2. Agent’s details 

Title: Ms  Mr  

First name: Sally  Simon 

Surname: Fish  Fife 

Organisation: Wilky Group  Savills 

Address line 1: Fetcham Park  Wessex House 

mailto:strategic.planning@crawley.gov.uk
http://www.crawley.gov.uk/privacy
https://crawley.gov.uk/council-information/access-information/privacy-notices/economy-and-planning-privacy-notices/forward


Address line 2: Lower Road  Priors Walk 

Town/city: Leatherhead  Wimborne 

Postcode: KT22 9HD  BH21 1PB 

Telephone: 01483 230320  01202 856912 

Email: Sally.fish@Wilky.co.uk  sfife@savills.com 

PART B – Your representation 

 

3.   Please tick the document that you would like to make a representation on: 

   Crawley submission Local Plan  

   Crawley submission Local Plan Map 

   Crawley submission Sustainability Appraisal 

   Habitats Regulation Assessment Screening Report 

4.   Which part of the Local Plan does this representation relate to?  

Paragraph:  Policy: EC1 Other:  

5.   Do you consider the Local Plan to be: (Please tick) 

5.1.   Legally compliant? Yes  No  

5.2.   Sound? Yes  No  

5.3.   Compliant with the duty to co-operate? Yes  No  

6.   Please give details explaining your response to 5.1, 5.2, or 5.3 below. Please be as clear 
as possible. 

 Please see attached representation and appendices 

 

 

 

If required, please continue your response on an additional piece of paper and securely attach it to this response 

7.   Please set out what modification(s) you consider necessary to resolve the issues you 
have identified above. You need to state why this modification will make the Local Plan 
legally compliant or sound. It would be helpful if you are able to suggest how the 
wording of any policy or text should be revised. Please be as clear as possible. Any non-
compliance with the duty to co-operate is incapable of modification at examination. 

  Please see attached representation and appendices 



 

 

 

If required, please continue your response on an additional piece of paper and securely attach it to this response 

 Your representation should cover succinctly all the information, evidence and supporting 
information necessary to support/justify the representation and the suggested modification, as 
there will not normally be a subsequent opportunity to make further representations. After this 
stage, further submissions will only be at the request of the Inspector, based on the 
matters and issues s/he identifies for examination. 

8.   If your representation is seeking a modification, do you consider it necessary to 
participate in the public examination hearings? (Please tick) 

 No, I do not wish to participate in 
the examination hearings 

 Yes, I wish to participate in the  
examination hearings 

 

9.   If you wish to participate in the public examination hearings, please outline why you 
consider this to be necessary: 

 The Planning Inspectorate’s procedure guide for Local Plan Examinations (Feb 2021) states at 
para 3.10 that a representor has a right to appear at Hearings where a change to the Plan has 
been sought.  

Strategic Policy EC1 is an important policy that sets out the strategic policy framework to 
guide the sustainable growth of the Crawley economy, including the provision for new 
employment land and a new Strategic Employment Location at Gatwick Green to address 
future needs. TWG supports Strategic Policy EC1, but is seeking important changes to the 
policy and/or the supporting text to provide for consistency with other polices in the Local Plan, 
which in turn will ensure that policy objectives are realised, in particular with regard to Gatwick 
Green. It is therefore considered that the representation raises important and significant 
planning matters relating to implementation of the economic strategy for Crawley and the role 
of Gatwick Green. These matters justify the attendance of TWG at the Hearings.  

 

 The Inspector will determine the most appropriate procedure to adopt to hear those who have 
indicated that they wish to participate at the public examination. 

If you would like to make a representation on another policy or part of the Local Plan then 
please complete a separate PART B section of the form or securely attach an additional piece 
of paper. Copies of the representation form can also be downloaded from the council’s 
website at: www.crawley.gov.uk/localplanreview  

 

 Signature  Date  

 

 

 

29/06/2021  
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1.0 Introduction 
 

  

1.1 This representation is submitted on behalf 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. It relates to Chapter 9 on Economic Growth and Social 

Mobility and specifically Strategic Policy EC1, Sustainable Economic Growth in the draft 

Crawley Borough Local Plan, 2021 (DCBLP). 

 

1.2 TWG owns about 48 ha (119 acres) of land east of Gatwick Airport as shown the plan at 

Appendix 1. The land has been promoted by TWG as a strategic employment 

opportunity known as Gatwick Green (the Site). The Site is proposed for allocation as a 

Strategic Employment Location (SEL) of 47 ha (116 acres) in the DCBLP under Strategic 

Policy EC4 as a comprehensive industrial-led development of predominantly storage and 

distribution uses under use class B8. The extent of the SEL allocation is identified on the 

plan at Appendix 1. 

 

Background 

 

1.3 These are TWG’s representations made in the light of the updated DCBLP 2020, which 

was published following the advice from the Planning Inspectorate to Crawley Borough 

at the Advisory Visit in April 2020: the advice was that the Local Plan had to include a 

strategy to address Crawley’s employment needs and that the removal of safeguarding 

could not be regarded as certain. Accordingly, the representations revise TWG’s position, 

given the changes in the draft Plan and the revised / updated evidence base since the 

original representations were made. 

 

 Scope of representation 

 

1.4 This representation sets out the evidence in support of Strategic Policy EC1 with 

reference to: 

 

1. National planning policy and guidance. 
 
2. Existing regional and sub-regional economic/transport strategies and policy. 

 
3. The Council’s North West Sussex Economic Growth Assessment Update (EGA1) 

and related focused Crawley update (EGA CU2). 
 

                                                 
1 Northern West Sussex EGA Update, Final Report, Lichfields for Crawley BC, January 2020 
2 Northern West Sussex EGA Focused Update for Crawley, Final Report, Lichfields for Crawley BC, 

September 2020 
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4. A report by Savills on the Industrial & Logistics (I&L) market, the Crawley 
employment land supply and the complementarity of Gatwick Green with other 
employment areas at/near Crawly. 

 
5. A report by Savills on the economic benefits and social value of Gatwick Green. 

 
6. The benefits of Gatwick Green as a SEL. 

 
7. The need to address Crawley’s pre-existing and current unmet employment land 

needs. 
 

8. The need to address the critical and urgent economic issues faced by Crawley 
as a result of the significant economic and social impacts from the COVID-19 
pandemic, which are predicted to endure for many years. 

 

 
Executive Summary 

 

1.5 There is an urgent need for additional strategic employment land in Crawley to meet the 

long-standing economic needs of the Borough. This was identified in, but not addressed 

by, the adopted DCBLP (2015), and has been re-confirmed in the Council’s EGA CU. 

The DCBLP has expressed these needs as a minimum requirement to reflect the need 

for a flexible policy response that can enable the Plan to adapt to changing circumstances 

and in so doing, future-proof the economy. This positive and pro-active approach is 

consistent with national planning policy and guidance. 

 

1.6 Evidence from Savills Economics has identified a series of trends and structural changes 

in the economy that are driving growth in the Industrial and Logistics (I&L) market. The 

market is growing in the more peripheral parts of the country away from the traditional 

midlands base and providing a greater diversity, and enhanced quality, of employment 

opportunities. Against this background, the I&L sector is severely underrepresented in 

Crawley compared to other markets and areas, and in particular when compared to 

markets around major airports. In these circumstances, and given the constrained supply 

of suitable sites for major B8 uses around Crawley, the demand for a high-profile site in 

Crawley with access to the Strategic Road Network (SRN) is very strong. This market 

analysis supports the empirical assessment of employment land needs contained in the 

Council’s EGA CU and the expression of that need as a minimum in policy in the 

DCBLP. 

 

1.7 The land supply (excluding Gatwick Green) comprises a range of development sites 

focused on redevelopment and intensification opportunities at Manor Royal. The supply 

provides a limited, though important, part of the provision to meet part of the Borough’s 

future industrial needs – the sites would deliver  a range of I&L unit sizes, with a focus 

on medium sized units, but with some small and large units, the latter catering the data 

storage segment of the market. In contrast, a significant part of the future requirement is 

for larger / very large B8 storage and distribution units (100,000 sqft+) to serve the needs 
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of new generation logistics occupiers. Gatwick Green will fulfil the identified need given 

its strategic location with access to the M23 and its ability to accommodate larger storage 

and distribution units as part of an industrial mix of predominantly B8 uses. 

 

1.8 Savills Economics has also assessed the degree to which Gatwick Green is 

complementary to the key Main Employment Areas in Crawley (the town centre and 

Manor Royal) and the nearest significant planned employment area to Crawley (the 

Horley Business Park). The assessment concluded that there is a high degree of 

complementarity between these employment locations, which all serve different market 

sectors / segments. Maintaining this complementarity is a key policy objective in the 

DCBLP and any proposals for Gatwick Green will need to demonstrate that this balance 

will endure – the predominately strategic B8 focus of Gatwick Green will ensure this will 

be the case.  

 

1.9 A number of regional and sub-regional economic studies / strategies support focusing 

growth at Crawley/Gatwick in recognition of the area’s current role and future potential. 

Importantly, the evidence base for the Coast to Capital LEP Local Industrial Strategy, 

which planning policy should reflect, supports the identification of major economic 

development adjacent to Gatwick, identifying sites within the land safeguarded for an 

additional runway comprising about 150 ha east of the Airport. 

 

1.10 This representation supports the assessed need for strategic employment land in 

Crawley, which lies at the economic heart of the Coast to Capital area and the ‘Gatwick 

Diamond’. The evidence therefore supports the Council’s decision to allocate Gatwick 

Green as a SEL for industrial-led development, primarily for storage and distribution 

uses. This recognises the development potential of the Site as a highly sustainable 

location capable of meeting Crawley’s unmet needs. 

 

1.11 The Gatwick Green allocation also provides for development at a scale that can address 

the significant impacts on the local economy as a result of the sharp fall in aviation activity 

at Gatwick Airport, as a result of the COVID-19 pandemic, the impacts of which are likely 

to be felt for many years. The Council’s Covid Recovery Plan identifies the ‘flagship 

intervention’ of the EC4 allocation as a key part of its response to diversify away from an 

over-reliance on the aviation and airport sectors.  

 
1.12 The development of Gatwick Green, therefore, offers significant socio-economic benefits 

for Crawley and the sub-region, together with the significant infrastructure benefits that 

will flow from its development. The creation of high-quality jobs and other benefits will 

assist the residents of Crawley, especially those affected by the economic downturn 

associated with the COVID-19 pandemic.  
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1.13 Strategic Policy EC1 is therefore considered to be sound in that it addresses the future 

employment needs of the Crawley in a way that ensures that the Plan can respond 

flexibly to future needs so as to future-proof the economy – crucially, it does this by 

providing for a minimum of employment land, subject to the demonstration of market / 

needs evidence. Strategic Policy EC1 is therefore in accordance with the four soundness 

tests contained in the NPPF (para 35). The representation also sets out the case for 

some minor adjustments to the policy and the supporting text: 

 
1. Express the outstanding employment land requirement of 24.1 ha in Strategic 

Policy EC1 as a ‘minimum’ so as to ensure consistency within the policy and with 
Strategic Policy EC4.  

 
2. Amend paragraphs 9.13, 9.20 and 9.23 of the supporting text to Strategic Policy 

EC1 to reflect that the overall and outstanding requirements of 38.7 ha and 24.1 
ha of new industrial land are a ‘minimum’. 
 

 

2.0 Strategic Policy EC1 – rationale and strategy 

 

2.1 The purpose of Strategic Policy EC1 is to set out the overarching strategy for sustainable 

economic growth over the DCBLP period to 2036. That strategy is based on the findings 

of a number of sub-regional and local economic studies as noted at paragraphs 9.2 to 

9.4 and in Topic Paper 5 (Employment Needs and Land Supply)3. These include various 

strategies and studies produced by the Coast to Capital Local Enterprise Partnership 

(LEP), the Gatwick Diamond initiative, and Crawley Borough Council as part of its 

evidence base for the DCBLP. It also includes the Manor Royal Economic Impact 

Assessment (January 2018)4. The key tenets of the Plan’s economic strategy are 

(DCBLP paras 9.2-9.5): 

 

 To support economic growth through delivering new business space and 
facilities; improving connectivity and infrastructure; delivering the necessary skills 
for a global economy, and by providing high quality and well paid jobs – these 
objectives apply especially to Crawley and Gatwick given their central role as 
drivers of the regional economy. 
 

 To promote the economic function of the Gatwick Diamond. 

 
 To support a pro-active and ambitious economic recovery in the shorter-term and 

to plan for economic growth and diversification over the Plan period, especially 
in the context the significant economic impacts of the COVID-19 pandemic.  

 
 To support the delivery for the floorspace needed for new and growing 

businesses. 

 

                                                 
3 Topic Paper 5: Employment Needs and Land Supply, Crawley Borough Council, January 2021 
4 Manor Royal Economic Impact Study, Final Report, manor Royal Business District, Lichfields on 

behalf of the Manor Royal BID Company Limited in partnership with Crawley Borough Council and 

West Sussex County Council, January 2018 
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 To enable Crawley to build on its economic strengths and maximise opportunities 
for growth. 

 
 To support an economic recovery with flexible policies to support employment 

growth and enable adaptation to change. 
 

2.2 Strategic Policy EC1 therefore responds to these overarching principles by: 

 

1. Protecting and enhancing Crawley’s role as the key economic driver of the Coast 
to Capital and Gatwick Diamond areas. 
 

2. Identifying the overall need for a minimum of 38.7 ha of new business land and 
an outstanding need for 24.1 ha of new industrial land to 2036. 

 
3. Maintaining and enhancing Crawley economic role and function by protecting 

and providing for development at the Manor Royal business district and the Main 
Employment Areas.  

 
4. Allocating an industrial-led Strategic Employment Area at Gatwick Green. 

 

2.3 TWG supports Strategic Policy EC1 in that it provides a cohesive and overarching 

economic strategy that advances the regional, sub-regional and local economic 

objectives and the vision for the town set out at Chapter 2 of the DCBLP. The reminder 

of this representation sets out the evidence that supports Strategic Policy EC1 with 

specific reference to the identification of Gatwick Green as a SEL and a key part of the 

overarching economic strategy for Crawley and the wider region/sub-region. 

 

3.0 Compliance with national planning policy  

 

3.1 The NPPF (February 2019) notes that local planning authorities should place significant 

weight on supporting economic growth and productivity, taking account of local business 

needs and wider opportunities for development. Policies should allow each area to build 

on its strengths, counter any weaknesses and address the challenges of the future. In 

particular, areas with high levels of productivity should be allowed to capitalise on their 

potential so that Britain can be a global leader in innovation: driving productivity 

improvements is the core vision contained in the Government’s Industrial Strategy5.   The 

NPPF goes on to require planning policies to proactively and positively encourage 

sustainable economic growth with regard to Local Industrial Strategies (LISs); identify 

strategic sites for inward investment; address any barriers to investment, and incorporate 

flexibility to accommodate needs not articulated in the plan. The Framework also 

highlights the need to specifically plan for storage and distribution uses and take account 

of their specific locational requirements (paras 80-82). 

 

                                                 
5 Industrial Strategy: Building a Britain fit for the future, HM Government, 2017 
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3.2 Government 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). This advises that to ensure robust evidence on business needs is 

demonstrated, local authorities should liaise closely with the business community and 

take account of Local Industrial Strategies (LISs). Councils should take a ‘best fit’ 

Functional Economic Market Area (FEMA) and then assess the following: 

 

 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.  

 

3.3 Above all, this requires close liaison with the business community to understand current 

and future requirements.  

 

3.4 In relation to market signals, PPG states that Councils need to look at: 

 
a) Current and robust data on labour demand (jobs/employment forecasts), labour 

supply (demographically derived forecasts of the economically active population, 
i.e. future employees). 

 
b) The trends in take-up of employment land. 

 
c) Future property market requirements. 

 
d) Consultation with relevant organisations and study business trends, models and 

employment statistics taking account of longer term economic cycles.  
 

3.5 This work will reveal any quantitative or qualitative mismatches in demand and supply 

and indicate the market segments which are under or over-supplied. In this regard, 

Councils should look at a range of robust data to understand the requirements for office, 

general business and distribution space.  

 

3.6 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. Likewise, Councils need to understand the needs of specialist 

or new sectors, including through clustering of certain industries to support collaboration, 

innovation, productivity and sustainability. 
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3.7 Overall therefore, the NPPF and PPG require that plan-making authorities must address 

their economic needs in their local plans, which requires an overriding strategy as to 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).  

 

3.8 The Council has responded positively to national planning policy and guidance by 

allocating the Gatwick Green SEL to seek to meet (in part) the long-standing economic 

and employment needs of the area. The SEL will support economic growth in an area 

disproportionately affected by the pandemic and, as a predominantly warehousing 

development, will contribute significantly to enhancing productivity in the local and wider 

economy. In this way, Gatwick Green represents part of a strong strategic response to 

addressing the pre-existing unmet employment land needs of Crawley, which amounts 

to 35 ha, as identified in the adopted CBLP (2015) (paras 5.11, 5.12, 5.20 and Policy 

EC1) and the continued identification of those needs in the EGA CU.  

 

3.9 In addition to the long-standing and current deficit in employment land, Crawley now 

faces the additional economic impacts from the COVID-19 pandemic consequent to the 

rapid reduction of air travel through Gatwick and ongoing lockdowns. These impacts have 

arisen over the past 12 months and are expected to blight the aviation sector and the 

local economy for some years as the need/demand for international travel responds to 

the post-pandemic circumstances. The result has been the significant loss of 

airport/aviation jobs in Crawley and the wider economy, which may not recover for many 

years. The current and growing demand for strategic B8 development means that 

Gatwick Green can be delivered over the next five to seven years, offering an opportunity 

to mitigate these impacts and help to diversity the economy away from its airport 

dominance. 

 

3.10 Whilst the pandemic is leading to uncertainty in demand for certain employment uses 

such as offices, it has been clearly demonstrated that the pre-existing need for logistics 

space remains and is likely to have increased as the shift towards on-line retail has 

accelerated. It is in this context that CBC has prioritised meeting the urgent and critical 

need for strategic employment land focused on an industrial-led proposal where there is 

demonstrable historic and current significant demand. This demand has not been 

satisfied over the past 8 years or so, due to the historic under-provision of employment 

land, but specifically for B8 uses, the demand for which has been fuelled by the long-

standing trend towards online retail, which has been accelerated during the pandemic 

and is expected to continue to grow. The decision of the Council to allocate Gatwick 

Green as a SEL is, therefore, a positive and robust response to address the long-standing 
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economic needs of the area and its residents, which also has the capability of off-setting 

some of the economic impacts of the pandemic over the short to medium term. 

 

4.0 Meeting Crawley’s employment land requirement 

 

 Policy background  

 

4.1 The adopted CBLP (December 2015) (CBLP 2015) identified a shortfall of employment 

land for the period 2015 – 2030. Whilst some minor extensions to Manor Royal were 

provided for (though not allocated) in policy, it was expected that this unmet need would 

be addressed by a new Strategic Employment Location (SEL) within an Area of Search 

(AoS) identified under Policy EC1. The AoS covered land south and east of Gatwick 

Airport, including the Gatwick Green site, an area also safeguarded for a possible wide-

spaced southern runway at Gatwick Airport.  The long-term safeguarding of about 523 

ha (1,300 acres) for an additional wide-spaced runway at Gatwick Airport is therefore the 

cause of the constrained land supply around Crawley/Gatwick. 

 

4.2 The only significant new allocation in the vicinity of Crawley in the past six years since 

the CBLP 2015 was adopted has been the Horley Business Park (HBP) allocated under 

Policy HOR9 of the Reigate and Banstead Borough Council Development Management 

Plan (DMP6). Policy HOR9 allocated the HBP for 31 ha and up to 200,000 sqm of 

predominantly office floorspace. A plan showing the HBP in relation to the site is included 

at Appendix 2. 

 

4.3 Based on a review by Savills, the net developable area of the HBP is not 31 ha, but only 

18 ha taking account of areas of flood risk and the Gatwick Open Setting policy in the 

DMP (see Appendix 2), which reduces the capacity of the site to c 72,000 sqm (c 

775,008 sq ft). The DCBLP notes that the Borough has a sufficient supply of office land / 

floorspace to meet the requirement to 2037, so by implication the HBP is not required to 

meet any of Crawley’s unmet needs. The DCBLP therefore notes that the HBP “will 

further add to the sub-regional offer” (para 9.13). It is acknowledged that there remains a 

qualitative shortfall in office provision in Crawley, but this is addressed by Policy EC6 

(High Quality Office Provision) aimed at increasing the supply of Grade A office space.  

 

4.4 Of the land within the AoS, the land at Gatwick Green represents a premier location with 

high levels of accessibility and potential for quality connectivity as a highly sustainable 

industrial-led proposition. Unlike other land within the AoS north of Crawley, Gatwick 

                                                 
6 Reigate and Banstead Local Plan  Development Management Plan (Adopted September 2019) 
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Green is no longer proposed to be safeguarded in the DCBLP, and therefore represents 

the only sustainable and high-profile market-facing option for strategic employment.  

 

 Crawley’s current employment land requirement 

 

4.5 Planning Practice Guidance (PPG) advises that strategic policy-making authorities will 

need to develop an idea of future needs based on “a range of data which is current and 

robust”. PPG goes on to state that authorities must take account of longer term economic 

cycles and “plan for the implications of alternative economic scenarios”. PPG includes 

this guidance to ensure that authorities take a flexible and long term approach to planning 

for economic growth that takes account of all the evidence – such an approach is 

consistent with national policy in the NPPF, which states that planning authorities should 

proactively and positively encourage sustainable economic growth and incorporate 

flexibility to accommodate needs not articulated in the plan. PPG goes on to note that the 

logistics sector requires specific attention, given its role in the efficient supply of goods 

and economic productivity, which is a key part of the UK Industrial Strategy. 

 

4.6 CBC revised its 2014 Economic Growth Assessment (EGA, 20207) for the North West 

Sussex Functional Economic Area (FEMA) pursuant to a joint approach with Horsham 

and Mid Sussex District Councils under the Duty to Cooperate (DtC). The EGA report 

informed policies on the economy in the previous Regulation 19 Local Plan in January 

2020 (CBLP 2020), but in relation to Crawley, has in effect been superseded by the EGA 

CU (September 2020). The EGA CU revisited the underlying forecasts and those in the 

COVID-19 scenario to inform the future requirement for employment land.  The revised 

requirements are based on new economic forecasts undertaken by Experian, updated 

past take-up rates and the revised housing delivery trajectory and demographic 

assumptions consistent with the SHMA8. The EGA CU concluded that the Experian 2018 

forecasts provided the most appropriate basis for considering future employment land 

requirements from a labour demand perspective (para 4.4). This led to an overall 

employment land requirement of 38.7 ha (baseline job growth – labour demand), of which 

the overall industrial land requirement is 32.8 ha leading to an outstanding industrial 

need for 24.1 ha (after taking account of the industrial land supply of 8.7 ha).  

 

4.7 The EGA CU did not undertake a separate analysis of the needs of the storage and 

distribution sector as the guidance suggests, but it did analyse the data behind the two 

available economic forecasts, cross-checked against the ONS BRES data. As a result, it 

                                                 
7 Northern West Sussex EGA Update, Final Report, Lichfields on behalf of Crawley Borough Council, 

Horsham District Council, Mid Sussex District Council, January 2020 
8 North West Sussex Strategic Housing Market Assessment, Iceni Projects Limited on behalf of 

Crawley Borough Council and Horsham District Council, November 2019 
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concluded that the Experian view of the sector’s growth was an appropriate basis for 

anticipating the future needs, albeit acknowledging that the level of growth would be at a 

slower rate than past trends (EGA CU para 2.22).  

 

4.8 When the use class requirements were set against the equivalent levels of supply, the 

outstanding requirement was all for industrial uses extending to 24.1 ha of land (EGA 

CU, Table 3.2). The EGA CU tells us that this land requirement relates principally to 

storage and distribution uses (EGU CU, Table 2.8). Whilst the analysis did not take into 

account wider nationally based demand, it did represent a logistics-specific assessment 

and selected the forecast that reflected past growth trends in this sector in Crawley. The 

EGA CU references the presence of Gatwick Airport as a factor in past demand, but the 

emerging trend towards online retail during the COVID-19 pandemic, which is set to 

continue, suggests that the demand is at least that identified in the EGA CU. 

 

4.9 Given the advice on the NPPF to incorporate flexibility to accommodate needs not 

articulated in the plan and the guidance in PPG to plan for alternative scenarios, the 

Council has rightly adopted a flexible approach to the application of the forecast land 

requirements in policy. This is reflected in the DCBLP, which states that to prioritise 

economic recovery, there is a need for “flexible policies to support employment growth 

and enable adaption to change” (DCBLP, para 9.5) and to “plan positively to support 

economic recovery…whilst facilitating and expansion and diversification of Crawley’s 

economy that will enable it to adapt to unforeseen economic circumstances that could 

otherwise hinder economic growth” (DCBLP, para 9.6). These intentions are reflected in 

the need for “flexibility…to support, reinvigorate and future-proof a local economy that 

has been significantly impacted by the COVID-19 pandemic” (DCBLP, para 9.9).  

 

4.10 Based on these policy imperatives, the Council has adopted the Experian Baseline Job 

Growth projection, but applied it so that it is expressed as a minimum of 38.7 ha of land 

for new employment development to meet needs up to 2036 (DCBLP, para 9.12). The 

approach is in line with national policy and local priorities noted above to plan positively 

and future-proof the local economy in the face of long-standing needs and the impacts of 

the COVID-19 pandemic. This approach is largely reflected in wording in Strategic Policy 

EC1 and Strategic Policy EC4 – there is, however, some inconsistency between the 

polices, and within the supporting text of the Plan relating to both policies – this relates 

to the need to consistently express the employment land requirements as ‘minima’. These 

inconsistencies need to be resolved if the Plan’s economic strategy and policies are to 

be interpreted and applied in the way that is clearly intended – a number of minor changes 

to Strategic Policy EC1 and the supporting text are therefore advanced in this 

representation. 
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 Savills Economics – market evidence  

 

4.11 Savills Economics has undertaken an assessment of industrial and logistics (I&L) market 

and its implications for the economic needs of Crawley (Appendix 3). The assessment 

looked at the importance of the Industrial and Logistics (I&L) sector to the national 

economy; the diversity of I&L employment opportunities; the supply-chain and locational 

characteristics of I&L development; the implications of the COVID-19 pandemic; the I&L 

market signals for Crawley, and how these factors support the economic strategy in the 

DCBLP focused on optimising opportunities at Manor Royal alongside the industrial-led 

allocation at Gatwick Green, primarily for distribution and storage uses. The assessment 

comes to the following conclusions with regard to the market characteristics of the I&L 

sector and the implications for future provision within the Borough: 

 

 The I&L sector is important and growing – it represents 14%, or £268 billion, of 
the total England economy in GVA terms. 
 

 The I&L sector provides highly skilled and professional job opportunities offering 
higher earnings – over the last 10 years, the I&L sector has delivered a higher 
share of Professional,  Associate Professional and Technical roles, associated 
with high-skilled engineering and technological professions. 
 

 Key locational drivers for occupiers of warehouse space include proximity to 
markets as well as workforce, good accessibility to the Strategic Road Network 
(SRN), but also, increasingly, the availability of energy.  

 

 Trends such as increasing on-line shopping, automation, restructuring of supply 
chains that were pre-dating the pandemic, have now been accelerated by 
Covid-19.  

 
 Demand for strategic storage and distribution uses is being driven by the need 

to build in resilience to supply-chains and for higher domestic inventory 
requirements.  

 

 Crawley’s I&L market is supply constrained evidenced by high rents, low 
availability. 

 

 Crawley currently has a significant undersupply of larger I&L units above 100,000 
sqft (9,290 sqm) in size when compared to the national average and other key 
I&L markets. 

 

 There is a mismatch between the size of Gatwick Airport and the number of larger 
I&L units found nearby, when compared to other major airports in England. 

 

 Available capacity at Manor Royal is dominated by smaller opportunities for 
redevelopment / intensification for industrial uses. 

 

 The proposed Gatwick Green allocation will deliver new supply in an ideal 
location adjacent to the M23 and the UK’s 2nd largest airport - it will also offer a 
scale of development that can include a focus on large and very large units. 

 

4.12 The assessment concludes that the I&L sector is experiencing significant growth 

throughout the UK, fuelled by the growth in online retailing, Brexit and the COVID-19 
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pandemic. Rents have been growing in Crawley and availability has remained tight 

indicating demand has been exceeding supply. Crawley currently has a significant 

undersupply of larger I&L units above 100,000 sqft (9,290 sqm) in size when compared 

to the national average and other key I&L markets. Based on Savills’ assessment ,the 

provision of 24.1 ha as a minimum net I&L land requirement for Crawley is supported.  

The assessment also concludes that proximity to the Airport is an important ingredient in 

optimising the level of economic benefits to support the economic growth of the region.  

The proposed Gatwick Green allocation will therefore deliver new supply in an ideal 

location adjacent to the M23 and the UK’s 2nd largest airport.  

 

4.13 The assessment reflects the findings of the Coast to Capital LEP evidence base for the 

Local Industrial Strategy – the findings of which are summarised below. It concluded that 

demand for strategic storage and distribution uses remains strong against a poor supply 

of land, and that the TWG land east of Gatwick represents a regionally significant I&L 

location by virtue of its adjacency to the M23, the 2nd largest airport in the UK and a major 

railway hub.  

 

 Crawley’s employment land supply 

 

4.14 The DCBLP evidence base identifies a need for 32.8 ha of industrial land and a limited 

supply of employment land which is estimated in the Employment Land Trajectory (ELT) 

at 17.6 ha (excluding Gatwick Green). Of this supply, 8.7 ha is for industrial uses 

comprising six sites. The supply is wholly reliant on the redevelopment and intensification 

of existing employment sites largely at Manor Royal to create net gains in floorspace. 

The land supply has some qualitative characteristics that make it more suitable for 

smaller industrial and storage uses rather than the requirements of strategic scale 

industrial uses, particularly those in the storage and distribution sector.  

 

4.15 Gaps in the market identified in Topic Paper 5 are for smaller industrial stock (sub 10,000 

sq ft/930 sqm), especially for newer stock and within Manor Royal; it also notes the 

shortage of larger industrial premises of 75,000 sq ft+ (6,970 sqm+). The larger end of 

the market was noted as not being catered for by recent supply and new development 

(para 4.14). Table 4.1 below provides a summary of the supply of industrial development 

opportunities in the ELT and how these compare to these requirements. The data shows 

that most of the opportunities would not address the identified gaps in the market for 

larger industrial units as identified in Topic Paper 5.  
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 Table 4.1 – Assessment of ELT land supply against shortages of industrial stock in the local 
market 

  

ELT 
ref 

Site Name Site 
Area 

Proposed 
industrial  
floorspace 
(sqm) 

Use 
Class 

Meets 
shortage 
< 930 sqm 
No / Yes 

Meets 
shortage 
> 6,970 sqm 
No / Yes 

B Wingspan Club 
Residential land 

0.64 ha 2,787 sqm / 
smaller units 

B8 No No 

C(i) Rackspace, Former 
GSK site (south 
east land parcel) 

3.3 ha One unit of 
12,659 sqm9 

B8 No Yes 

C(ii) Former GSK site 
(north & west land 
parcel) 

2.4 ha One unit of 
19,391 sqm9 

B8 No Yes 

F Land at Jersey 
Farm (Site A) 

0.69 ha One unit of 
2,095 sqm 

B8 No No 

G Units XA1 and XA, 
Sussex Manor 
Business Park 

0 ha 1,688 sqm 
as an 
extension of 
an existing 
building 

B2 No No 

H Forge Wood 
Employment Land 

1.37 ha 2,500 sqm 
as part of 
one unit 

B2/B8 No No 

Totals - 8.4 ha 41,120 sqm - - - 

 

4.16 Table 1 shows the limited nature of the industrial land supply, most of which is focused 

at Manor Royal (38,620 sqm or 94%) and intended for the first 5 years of the Plan period. 

Whilst there is 32,050 sqm of floorspace that could meet the need for units over 6,970 

sqm (75,000 sq ft), this is all proposed for data storage, which although falling within use 

class B8, would not address the acknowledged need for larger units for new generation 

storage and distribution uses involved in the delivery of goods in complex supply chains, 

and just-in-time and last mile delivery related to the growth in online retail. Whilst Policy 

EC1 also provides for small extensions to Manor Royal outside the safeguarded areas, 

the opportunities are very limited on land that is not safeguarded. In summary, there is a 

limited supply of industrial land, mainly for small/medium and some  large sized B8 uses, 

with the latter focused on data storage.  

 

4.17 The available land supply to meet Crawley’s outstanding needs has limitations related to 

the scale of industrial units it can accommodate and the segments of the market it can 

serve. This underlines the need for Gatwick Green to meet the market needs that are not 

catered for by the supply of sites mainly at Manor Royal, which is focused on 

small/medium and some large units. Gatwick Green will therefore focus on meeting the 

need for strategic-scale storage and distribution uses aligned with occupier demand for 

buildings above 100,000 sqft, which are unlikely to be accommodated at Manor Royal. 

Gatwick Green offers a premier location with high levels of accessibility and connectivity 

                                                 
9 These buildings relates to data storage halls, so is a specialist storage use that would not serve the 

general market for large scale storage and distribution uses.  
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that can be developed in a sustainable manner so as to meet a key part of the outstanding 

Crawley-derived future employment needs in quantitative and qualitative terms.  

 

4.18 These findings are supported in a report by Savills Economics for TWG, which provides 

a high-level assessment of the Council’s employment land supply (Appendix 4). The 

report concludes that Gatwick Green is the only strategic employment allocation included 

within the DCBLP which can facilitate large scale new investment in Crawley. In contrast, 

the next largest sites in Crawley’s Employment Land Trajectory (ELT) after Gatwick 

Green are redevelopment opportunities in Manor Royal, being sites C(i) and C(ii), both 

of which are about 3ha in size.  

 

4.19 The Council’s existing land supply will therefore address the need for small/medium units 

and some large units rather than the needs of large/very large strategic warehouse and 

distribution uses. The findings therefore reinforce the Council’s decision to allocate 

Gatwick Green as a strategic industrial-led proposal, predominantly for storage and 

distribution uses.   

 

 Complementarity 

 

4.20 A review of the available data and information has been undertaken to inform an 

assessment of the level of complementarity of Gatwick Green with Manor Royal and other 

key employment areas in and in the vicinity of Crawley. This is based on: 

 

 The DCBLP – chapter 9 Economic Growth and Social Mobility. 

 Topic Paper 510. 

 Lichfields’ report on Manor Royal11 (Lichfields report). 

 The Manor Royal BID documents12. 

 Evidence by Savills Economics (Appendix 4). 

Policy framework 

4.21 The DCBLP emphasises that Gatwick Green, with its focus on strategic logistics, should 

be complementary to Manor Royal, which is primarily a general/light industrial campus 

(para 9.49).  Manor Royal is a key economic asset within the sub-region and a source of 

much of the available land supply. The DCBLP also notes that Gatwick Green should be 

complementary to the Horley Business Park (para 9.49), which is allocated primarily for 

                                                 
10 Topic Paper 5, Employment Needs and Land Supply, Crawley Borough Council, January 2021 
11 Manor Royal Economic Impact Study, Manor Royal Business District, January 2018 
12 Manor Royal Masterplan, GVA Grimley, atelier ten and WSP for Crawley Borough Council, April 

2010 and the  Manor Royal Recovery Plan, Manor Royal Business District, June 2020 
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office uses under Policy HOR9 in Reigate & Banstead Borough Council’s Development 

Management Plan (DMP). 

4.22 Savills Economics has undertaken an evaluation of the different policy provisions for 

Manor Royal, Gatwick Green, Crawley Town Centre and the proposed Horley Business 

Park (HBP) (Appendix 4). The evaluation concludes that these key areas have very 

contrasting policy objectives that reflect their current / proposed role in the Crawley and 

wider economy. The policy focus for Manor Royal is to maintain it as a mixed office and 

Industrial & Logistics (I&L) location, whereas the focus for the Town Centre is to maintain 

its position as a competitive sub-regional town centre for commercial business, non-

residential and community uses. Policy identifies a discrete role for the HBP as a strategic 

office location with limited supporting retail and leisure facilities. Gatwick Green contrasts 

with all these areas as a strategic I&L location, for predominantly B8 storage and 

distribution units. Its strategic role and location means that it will generally provide for 

large to very large sized units where there is a gap in the market which largely cannot be 

met elsewhere.  

4.23 TWG supports the approach in the DCBLP and how in policy terms it supports the  

complementarity of the key employment areas in Crawley – Gatwick Green would be 

developed primarily for larger to very large B8 uses reflecting market demand which, in 

turn, would not be in conflict with Manor Royal as a mixed business location.  

Market position 

4.24 Policy EC3 provides the overarching role and function of Manor Royal as one of the 

largest mixed use business areas in the South East that is also critical to the economic 

function of Crawley and the wider sub-region, and where development must be 

compatible with this function and role. This strategy is echoed in the Lichfields report in 

relation to Brexit – it recommends that Manor Royal should mitigate the potential impacts 

by ‘maintaining its diverse mix of businesses to avoid being reliant on a few sectors that 

could significantly decline due to Brexit’ (para 4.28). These characteristics are reflected 

in the Vision for Manor Royal (para 8.9) (Savills emphasis):  

“By 2026 Manor Royal will have evolved in to 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.” 

 

4.25 The Lichfields report concludes that Manor Royal has some weaknesses relating to its 

ageing environment, lack of amenities, fragmented and multiple ownership, a weak brand 

and constraints to expansion. To address these underlying issues and the more recent 

challenges arising from the COVID-19 pandemic, the Manor Royal Recover Plan (2020) 
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focuses on enhancing the attractiveness of the business district by improving the public 

realm, parking management, cycling/walking facilities, training, improving branding, 

renewable energy, digital connectivity, and a business / innovation hub. The only 

commercial development initiative is the development of small industrial / workshop units, 

recognising the lack of available space for smaller businesses, start-up and workshop 

space up to 5,000 sqft (c < 500 sqm). In summary, Manor Royal is prioritising the 

provision of wider improvements and smaller start-up units, leaving the market to 

continue to bring forward some redevelopment and intensification of existing sites. 

4.26 This profile paints a very different picture from the proposed market position of the 

Gatwick Green Strategy Employment Location. Based on Strategic Policy EC4 and an 

initial assessment by TWG, Gatwick Green is intended to be a modern, largely mono-

use site for large / very large highly innovative new generation logistics uses to serve the 

growth in online shopping, just-in-time/last-mile delivery markets, and the growth in more 

sophisticated industrial supply chains.  

 

Gaps in the market 

 

4.27 Gaps in the market identified in Topic Paper 5 are noted at paragraph 4.15 and comprise 

small units (< 10,000 sq ft) and larger premises (>75,000 sq ft). In addition, the Lichfields 

report identified gaps for starter units of 400-500 sq ft or larger units of 20,000+ sq ft; a 

major pinch point is the lack of available land now for developing new premises to meet 

demand, which is similar to other parts of the M23 corridor.  

4.28 As the Lichfields report emphasises, land for new development at Manor Royal has 

significantly reduced over recent years with the remaining parcels built out – the 

redevelopment of existing site is the only feasible development option over the short term 

– limited opportunities continue to be realised as noted by Savills Economics (Appendix 

4). The report goes on to outline the nature of those opportunities as “Increasing intensity 

of development (i.e. plot ratios) is mainly driven by more efficient site layouts and, in 

some cases, the transition to vertical mixed-use development typologies where these are 

appropriate and land values can support these”. Such approaches are more practical 

where sites are within single ownership or control or benefit from a clear planning 

framework” (para 6.4). This emphasises again that the redevelopment / intensification 

opportunities at Manor Royal are well placed to deliver mixed business development, 

though the scale may be tempered by the fragmented and multiple ownership / tenure 

structure at Manor Royal. 

4.29 Overall,  there is a lack of supply for starter and smaller industrial units up to 10,000 sq 

ft/930 sqm – Manor Royal is well placed to serve this demand through the existing land 

supply and ongoing redevelopment/intensification opportunities consistent with Policies 

EC2 and EC3, whereas it is far less able to serve the demand for larger units of over 
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100,000 sq ft in the M23 corridor. Evidence in the Council’s ELT (ref Table 4.1 in this 

representation) shows that Manor Royal has some supply to serve the market for 

medium/smaller units, but has less land supply to serve the market for large or very large 

units, with the available supply approved for data storage. Gatwick Green on the other 

hand is suited to providing larger storage and distribution/industrial units above 6,970 

sqm (75,000 sq ft) – and more likely above 100,000 sq ft – in line with the expectations 

in Topic Paper 513, which notes would “help Gatwick Green to achieve complementarity 

with Manor Royal” (para 4.67).   

4.30 The Lichfield report contains an urban capacity study of Manor Royal, which identifies 16 

sites that have the potential to deliver net additions in floorspace via redevelopment / 

intensification. It is considered that the assessment is of limited value because of 

uncertainty as to the end use of the sites; the inclusion of three of the sites in the revised 

Safeguarded Land; the omission of any assessment of the various infrastructure / policy 

constraints that may limit development potential; limitations due to long-term tenure 

arrangements, and the fact that of the 13 sites not safeguarded, only one site and part 

of another form part of the deliverable employment land supply in the ELT. The study 

therefore provides a theoretical view of the redevelopment potential under the provisions 

of Policy EC3; it fails to consider the practicality of actual delivery, and almost all of the 

land is not part of the Council’s assessed land supply. It is acknowledged some 

opportunities will come forward, but that in the face of the urgent need for strategic land 

for large / very large B8 units, the NPPF-compliant approach is to allocate Gatwick Green 

predominantly for this purpose. 

4.31 If Manor Royal was to try and meet the market need for logistics, it would need to 

comprehensively redevelop multiple sites to accommodate larger B8 units of over 

100,000 sq ft, the result of which would be that many smaller/medium B1/B2 units would 

be lost; this has the potential to damage the role, function and mixed site balance of 

Manor Royal and undermine its ability to meet the wide range of market needs in the 

Crawley area. Further, such large-scale comprehensive redevelopment is more 

challenging at Manor Royal as the area has fragmented and multiple ownership.  

4.32 In addition, accommodating large scale logistics units at Manor Royal would represent 

an inefficient, costly and less sustainable way of meeting market needs, and one which 

could be counter to the Council’s Policy (EC3) of supporting development that is 

‘compatible with the area’s economic function and role’ as one of the largest mixed use 

business areas in the South East that is also critical to the economic function of Crawley 

and the wider sub-region. As already noted, the ability of Manor Royal to meet this need 

is also limited by the absence of undeveloped sites and the constraints to redevelopment, 

                                                 
13 Topic Paper 5: Employment Needs and Land Supply, Crawley Borough Council, January 2021 
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including the fragmented and multiple ownership structure that reduces the potential in 

this regard. 

Comparison with other employment areas 

4.33 Savills Economics has undertaken a comparative evaluation of Manor Royal, Crawley 

Town Centre and the policy provisions for Gatwick Green in the DCBLP (Appendix 4). 

The evaluation looks at three key indicators being units size, profile of demand and recent 

development activity, and compares these with the policy objectives for Gatwick Green. 

4.34 The evaluation comes to the following conclusions with regard to the complementarity of 

the three areas:  

 In relation to office unit sizes, based on planning policy provisions Gatwick Green 
would not compete with the office provision in Manor Royal or Crawley Town 
Centre. 
 

 In relation to L&L units sizes, Manor Royal provides a diverse range, mainly in 
the mid-box categories, but also with some larger units, whereas the proposed 
Gatwick Green allocation will provide for more large / very large I&L units, so is 
considered complementary to Manor Royal in its current diverse form. 
 

 In relation to retailing, neither Manor Royal nor the proposed Gatwick Green 
allocation will compete with Crawley Town Centre. Indeed, the areas are 
mutually supportive – further business growth at Manor Royal and Gatwick 
Green, alongside further housing growth in Crawley, will help generate additional 
consumer spending in Crawley Town Centre. 
 

 In relation to demand profile, Manor Royal attracts a diverse range of business 
sectors within its I&L premises – primarily Professional, Scientific and Technical 
Services, but also Education, Manufacturing, Retailer, Transportation and 
Warehousing and Wholesalers. This diversity of demand is inextricably linked to 
the diverse range of I&L unit sizes. In contrast, Gatwick Green will likely cater for 
larger companies in the online retailing and third party logistics (3PL) sectors as 
well as manufacturing.  While some of these sectors exist in Manor Royal, they 
are in lower quantities and typically for smaller occupiers.  
 

 Benefits of agglomeration - 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. The 
industrial-led growth at Gatwick Green will therefore further enhance Crawley’s 
recognised role and function as the key economic driver for the Coastal to Capital 
and Gatwick Diamond areas. 
 

 In relation to recent development activity, the evaluation concludes a follows: 
 

o Over the last 5 years, most of the I&L schemes at Manor Royal fall within 
the broad mix-box category (20,000-100,000 sq ft) along with one 
smaller scheme (sub 20,000 sq ft) and one larger scheme above 
100,000 sq ft - this indicates Gatwick Green’s focus on larger I&L units, 
so will be complementary to, rather than compete with, Manor Royal. 
 

o In terms of recent office developments at Manor Royal, the delivery of 
large units at 72,000 sq ft and 130,000 sq ft further establishes Manor 
Royal as an important office location that attracts significant investment.  
Gatwick Green is not intending to provide offices other than smaller 
ancillary space. 
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o An assessment of recent planning applications paints a similar picture 

to that which emerges in relation to unit sizes and business demand 
reinforcing the complementarity between Gatwick Green and Manor 
Royal and the town centre. Planning applications at Manor Royal for I&L 
premises cover a range of sizes, mainly in the mid-box categories 
alongside some smaller and larger units. In the Town Centre, recent 
planning applications are dominated by residential use, including 
changes of use from office to residential - there appears to be no 
planning activity associated with I&L uses.  

 

4.35 The evaluation by Savills Economics provides the following overall conclusion with 

regard to the complementarity between the four employment areas assessed: 

 Overall, based on all the evidence, there is considered to be a high degree of 
complementarity between Gatwick Green, Manor Royal, Crawley Town Centre 
and the HBP in Reigate and Banstead Borough. 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 Town Centre and between Gatwick Green and the 
HBP.  Such business synergies arise from the effects of agglomeration and will 
ensure that Gatwick Green will help to strengthen Crawley’s overall economic 
base. 

 

 Conclusions 

 

4.36 Crawley has a long-standing unmet need for strategic employment land – this was 

identified in the adopted DCBLP (2015) and has been redefined in the DCBLP as an 

outstanding need for a minimum of 24.1 ha. The adopted DCBLP (2015) contained a 

spatial planning approach based on an Area of Search (AoS) north of Crawley for one or 

more Strategic Employment Locations (SELs). These needs and the adopted spatial 

approach have led the Council to allocate Gatwick Green as a SEL to meet the recurring 

strategic employment land needs of the Borough. The assessment of the need for 

employment land contained in the EGA CU, and its expression as a minimum 

requirement through policy, is consistent with national planning policy and guidance and 

is supported by TWG. 

 

4.37 The assessment of the I&L market by Savills Economics concludes that underlying trends 

are fuelling the demand for logistics uses and that Crawley is severely undersupplied 

when compared with equivalent markets. The assessment supports the Council’s 

empirical study of the need for employment land for B8 uses and the decision to express 

this as a minimum requirement in policy to ensure that the Plan can respond and adapt 

to the economic needs of the Borough over the Plan period. The findings of the 

assessment supports the Council’s approach to identifying and planning for the future 

employment land needs of the Borough.  
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4.38 The supply of land for industrial uses in the ELT comprises a mix of sites, focused on 

redevelopment and intensification opportunities at the Manor Royal Business Park. 

These opportunities form a modest but important part of the industrial land supply – 

however, they would largely only meet the need for small to medium sized industrial units 

as acknowledged in Topic paper 5. The limited number of larger sites at Manor Royal are 

to be developed for data storage purposes, so are not meeting the identified strategic 

needs of the storage and distribution sector. In contrast, Gatwick Green would serve the 

market for large to very large storage and distribution units.  

 

4.39 There is a high degree of complementarity between Gatwick Green and the other key 

employment areas in or near to Crawley. More specifically, the Manor Royal Business 

Park is highly complementary with Gatwick Green when account is taken of the following 

considerations: 

 

 Policy framework in the DCBLP 

 Market position 

 Gaps in the market 

 

4.40 The available evidence from Lichfields highlights gaps in the I&L supply for small and 

larger units; especially at Manor Royal for newer small unit stock. Further, the larger end 

of the market is not being catered for by recent supply and new development at Manor 

Royal. The land supply is focused at Manor Royal and is limited, but can deliver some 

small and larger units, but not at the larger end of the market. Ongoing redevelopment 

and intensification at Manor Royal in line with policy is also likely to be focused in the 

small to medium end of the market. As such, the main gap in the supply is for large to 

very large storage and distribution units, which Gatwick Green will supply consistent with 

the intentions of Strategic Policy EC4 and as noted in Topic Paper 5. Gatwick Green will 

therefore meet the market needs for large/very large B8 units, which Manor Royal cannot 

fulfill making the two employment areas highly complementary in terms of the segments 

of the I&L market they are able and designed to serve.  

 

4.41 In addition, the assessment by Savills Economics has compared Gatwick Green with 

other employment areas – the analysis demonstrates that Gatwick Green is highly 

complementary with Manor Royal, Crawley town centre and the HBP with regard to unit 

size, the profile of demand and recent development activity. The analysis therefore 

demonstrates that Gatwick Green has a high level of complementarity with Manor Royal, 

Crawley Town Centre and other employment areas – the assessment concludes that 

Gatwick Green is not only highly complementary with other employment centres, but 

through the benefits of agglomeration and various synergies would mutually support their 

function and ongoing economic vitality. 
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4.42 As a further safeguard, Strategic Policy EC4 requires an Impact Assessment at the 

planning application stage to demonstrate the complementarity of the proposals with the 

strategic MEAs in Crawley and the HBP in Reigate and Banstead Borough. To help 

ensure a joined-up approach to the future economic development of Crawley, TWG would 

support a collaborative approach to delivering new opportunities and the adoption of 

appropriate joint working structures that have successfully been adopted in other areas 

of the UK. 

 

4.43 In light of the urgent and long-standing unmet strategic employment land needs – 

supported by Savills Economics’ evidence on the I&L market – and the limitations of the 

current supply of employment land in Crawley, the Council re-assessed its priorities and 

concluded that there is a clear case to re-assign land previously safeguarded for surface 

car parking to strategic employment uses. The Council therefore concluded that 

safeguarding for excessive amounts of surface car parking east of Balcombe Road can 

no longer be justified given the evidence that far less land is needed to meet the Airport’s 

future parking requirements and the long-standing and urgent need for a Strategic 

Employment Location (SEL) in Crawley.  

 

4.44 The COVID-19 pandemic has added weight and impetus to the case for making an 

allocation. The Council has therefore faced a choice between meeting the urgent 

economic needs of its residents or maintaining safeguarding for airport surface car 

parking, the extent of which is not supported by robust evidence in the Gatwick Airport 

Master Plan (2019). In this context, the Council came to a sound and justified planning 

policy decision to allocate Gatwick Green for employment purposes. Gatwick Green can 

meet this need as a logistics-focused employment opportunity of about 47 ha (116 acres) 

in a highly sustainable location and identified for a minimum of 24.1 ha of employment 

development. 

 

5.0 Consistency with regional economic and transport strategies  

 

5.1 A summary of the key regional and sub-regional economic and transport studies is 

provided at Appendix 2 to TWG’s representation on Policy EC1 of the DCBLP (2020) 

(part of the 2020 Appendices) and forms part of the Council’s evidence base 

(Consultation appendix 4b: Wilky Group appendices combined). It summarises the 

various regional and sub-regional strategies and studies that provide qualitative and 

spatial guidance in relation to the distribution of employment land, economic and 

transport infrastructure. 
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5.2 Appendix 5 to this representation provides an Addendum to the 2020 Appendix as a 

summary of the relevant points from studies and strategies not previously addressed, 

some of which provide more recent findings in relation to economic growth and related 

transport infrastructure. The more up to date strategies referred to in these appendices 

are summarised below, alongside Savills’ commentary (in red) on how Gatwick Green is 

aligned with the guidance and findings in spatial terms.   

 

5.3 Coast to Capital Strategic Economic Plan (SEP, 201814): 

 

 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. 
 

Gatwick Green represents a robust response to these strategic economic objectives, 

being located close to the Airport with access to strategic transport infrastructure. 

Whilst the Airport is currently operating at significantly reduced capacity, it should 

recover over time as the pandemic is brought under control. In this context, these 

objectives for economic infrastructure and their spatial focus at Gatwick Airport remain 

valid over the long term.   

 

5.4 Coast to Capital Local Industrial Strategy (LIS), 2019: The LEP has released a suite 

of evidence base documents, two of which (the Commercial Property Study (CPS) and 

the Daft Economic Profile (DEP))15 16 contain a number of key findings and 

recommendations (Savills emphasis): 

 

o There is demand for office and industrial space across the region and 
vacancy rates are low – addressing barriers to new development could enable 
growth and diversification in the business base (DEP, page 104, (4)). 

 
o The region suffers from a lack of high-quality office and industrial space, 

which reduces its ability to expand and attract higher value business which, in 
turn, may be holding back the economy (DEP, page 105, (6)). 

 
o The limited clusters of business activity in the region have not been 

acknowledged and there has been little to no development of business parks 
or clusters over the last thirty years – this lack of critical mass of related 
activities limits the benefits of agglomeration (DEP, page 104, (6)). 

                                                 
14 Gatwick 360o The Coast to Capital Strategic Economic Plan 2018-2030, Coast to Capital LEP, 2018 
15 Coast to Capital Commercial Property Study, Hatch Regeneris, December 2019 
16 Coast to Capital Local Industrial Strategy, Draft Economic Profile, Hatch Regeneris, September 

2019 
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o R&D development in the region has occurred in an ad hoc way leading to a 

relatively low amount of external public or private investment (DEP, page 104, 
(7)).  

 
o Other areas (e.g. Thames Valley and Manchester) extract more value and 

investment from their international airports and supply chains (DEP, page 104, 
(8)).  

 
o The forecast demand for office space around Crawley/Gatwick is around 1.1M 

to 3.2M sq ft to 2050 (CPS, para 7.42) and for industrial/warehousing space 
between 3.66M sq ft – 7.87M sq ft (CPS, para 7.55).  

 
o 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). 

 
o 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 to meet this demand, which is 
outweighing supply (CPS, para 7.54). 

 
o Of the land safeguarded for the second runway at Gatwick, sites comprising c 

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). [The land referred to is that owned by TWG 
east and north east of the Airport] 

 
o 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). 

 
o The opportunity for a wider Airport City concept around Crawley/Gatwick has 

been identified to capitalise on the area’s proximity to the Airport, Manor Royal 
and Crawley town centre (CPS, para 10.7). 
 

 Recommendation 3 of the CPS is to actively support and drive forward the Gatwick 

Airport City Aspirations, noting that this initiative represents the biggest opportunity to 

increase the quantum and quality of commercial space in the region, whilst diversifying 

the property offer to drive agglomeration, economic growth and productivity (para 10.7).  

 

 Whilst the forecasts for regional requirements for office space have been supressed by 

the COVID-19 pandemic, the opposite is the case for strategic storage and distribution 

uses, the demand for which has accelerated with the shift to online shopping. It is notable 

that the regional demand for industrial/warehousing space is more than double that for 

offices, and is likely at the upper end of the range given the impact of the pandemic. 

Meeting this demand will be frustrated by the paucity of employment land noted in the 

LIS evidence base. The LIS also highlights the availability of about 150 ha of land close 

to the Airport for employment development – this refers to a report on development 

opportunities around Gatwick Airport prepared by Savills in 2019 and provided to the 

LEP. The work refers to the excellent opportunity offered by this land to accommodate 
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these needs alongside public transport connections, and the potential for a wider Airport-

city concept. This concept remains a long term opportunity, following recovery from the 

pandemic, and Gatwick Green could provide the early contribution to the realisation of 

that aim. Gatwick Green is therefore both a direct and robust response to the current 

regional demand and spatial imperatives and longer term strategic aims. 

 

5.5 West Sussex Economic Growth Plan (201817): one of five priority themes is to 

maximise the opportunities from Gatwick by creating and supporting higher value 

employment in a wide zone of opportunity around the Airport. 

 

5.6 Gatwick’s Economic Contribution Through Trade and Investment (201818): This 

acknowledges the importance of the Airport in facilitating international trade and 

investment and attracting clusters of high-value industries within the Gatwick Diamond 

area, including sectors that depend upon cargo and passenger services. 

 

5.7 TfSE Economic Connectivity Review (201819): Proposes focusing transport investment 

at economic hubs, industrial clusters, international gateways and regional growth centres. 

 

5.8 Coast to Capital Local Industrial Strategy, Draft Interventions and Logic Chains, 

LIS Panel, January 202020: Produced before the COVID-19 pandemic, the study 

promoted a step change in the growth of the Gatwick economy: “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.” 

 

5.9 Gatwick Diamond, COVID-19 Impact Assessment, May 202021: Produced during the 

first COVID-19 lockdown in 2020, the assessment was predicated on an earlier return to 

normal living conditions. Nevertheless, the study noted that (1) flight levels at Gatwick 

would not return to pre-COVID levels for four years, (2) this drop would result in a 

reduction in local economic output of 16% in 2020, (3) it will take the Gatwick Diamond 

ten years to recover the GVA it is expected to lose in 2020, and (4) to recover the lost 

GVA in 5 years, the Diamond’s economy would need to grow by c 2.7% annually 

compared with a historical growth rate of only 0.4% pa over the last eight years. 

 

                                                 
17 West Sussex County Council Economic Growth Plan 2018-2023, WSCC, May 2018 
18 Gatwick’s Economic Contribution Through Trade and Investment, Oxford Economics for GAL, June 

2018 
19 Economic Connectivity Review, Final Report, TfSE, July 2018 
20 Coast to Capital Local Industrial Strategy, Draft interventions and logic chains, LIS Panel, 14 

January 2020 
21 Covid-19 Impact Assessment, Gatwick Diamond, Report – May 2020 
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5.10 West Sussex County Council Economy Reset Plan 2020-2024, July 202022: The Plan 

sets out a wide range of initiatives to help the economy of the County to recover 

recognising that “…Crawley is the most impacted area in West Sussex in terms of jobs 

affected, and indeed comes out as one of the most affected in the country primarily 

because of the presence of Gatwick Airport” and that “…Crawley is the most exposed 

locality [nationally] to the economic impact of the pandemic with high levels of business 

failure and unemployment likely” . In response to these major impacts, the study places 

significant weight on the recovery of aviation activity at Gatwick Airport, the delivery of 

the Growth Deals (including for Crawley which focuses on strategic / sustainable 

infrastructure delivery) and “Seek to ensure strategies and policies in Local Plans 

prepared by the local planning authorities support economic recovery”. 

 

5.11 Crawley’s Economic Recovery Plan, March 202123: The Council’s Economic Recovery 

Plan (ERP) is a very recent economic initiative that identifies the scale of the economic 

impacts on Crawley and sets out the strategy to address these over the short and long 

term. In terms of the economic impacts, the ERP notes these as: 

 

 Major collapse in Gatwick Airport passenger numbers – nearly 4 million per 
month (2019) to 850,000 per month (2020). 

 

 Over 7,000 redundancies “on Airport” – nearly 33% of workforce. 
 

 25,800 Crawley residents “furloughed” 41% of local workforce from aviation and 
various other sectors (e.g. hospitality). 

 

 Unemployment in Crawley has trebled – 2.4% to over 8%. 
 

 Youth unemployment almost 13% - 1,000+ young people. 
 

 Tackle long term structural economic challenges. 
 

5.12 The DCBLP acknowledged these issues in advance of the ERP (para 9.4) and the need 

for a positive response in line with the NPPF, which notes the need to plan positively to 

support the economic recovery from the pandemic; diversify the economy to adapt to 

unforeseen economic circumstances; plan to meet significant job growth, business and 

floorspace needs, and support upskilling, connectivity and new infrastructure (para 9.5). 

The ERP reinforces the DCBLP economic strategy by not only responding to the 

economic crisis precipitated by the COVID-19 pandemic, but also setting out a vision to 

2050, recognising the need for the Borough to tackle long term structural economic 

challenges. The overarching aim of the ERP is to deliver a “Green Growth” economy, 

which, inter alia, includes “new sites to provide for all Crawley’s employment growth 

sectors and help boost jobs for residents”.  

                                                 
22 West Sussex Economy Reset Plan, WSCC, July 2020 
23 Crawley’s “One Town” Economic Recovery Plan, FIRST DRAFT, Crawley Borough Council, 

March 2021 
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5.13 The ERP identifies five Strategic Priorities, the first of which is to create a diverse and 

resilient economy so as to “Renew Crawley as an attractive, abundant, diverse economic 

powerhouse, founded on “green growth” and digital innovation”. The need for, and 

importance of, new sites to provide for Crawley’s employment growth sectors and help 

boost jobs for residents is therefore one of six core elements of the strategy, reflecting 

the economic strategy in the DCBLP, which emphasises the role and function of the Main 

Employment Areas and the need for a Strategic Employment Location (SEL) allocated at 

Gatwick Green under Strategic Policy EC1. To deliver this priority, it goes on to identify 

five flagship interventions, one of which to “unlock sufficient suitable employment 

land to drive recovery”.  

 

5.14 The DCBLP identifies a number of sites for employment development, the key one being 

the SEL of Gatwick Green – this site is therefore a core part of the Borough’s very 

recently strategy to address the impacts of the pandemic and underlying structural 

economic issues. The ERP contains four other Strategic Priorities, three of which can 

be significantly advanced by Gatwick Green - a highly sustainable development as part 

of the town’s green transformation; on-site / off-site support for training/skills development 

to provide the right skills for the future; significant sustainable transport infrastructure to 

secure a more connected Crawley.  

 

 The pre-pandemic studies all point directly to the rationale for, and potential of, 

concentrating a significant level of economic activity and infrastructure investment in the 

Crawley/Gatwick area, taking advantage of its existing strengths and potential to build on 

these through sustainable economic growth. More specifically, Gatwick Airport is 

recognised as a key driver of the economy and as such, there should be an employment 

zone near the airport to focus transport investment and attract clusters of high value uses. 

This economic and development strategy policy cannot be realised without significant 

provision of integrated economic infrastructure: employment land, community transport, 

highways, transport interconnections, broadband, education, housing and leisure.  

 

 Whilst the pandemic has significantly reduced activity at the Airport, this will recover in 

the medium to long term, returning the airport to its role as an economic driver. However, 

the economic impacts will endure for far longer, as noted in the Gatwick Diamond and 

West Sussex County Council reports. More recently, the Council’s ERP has identified the 

need to unlock sufficient and suitable employment land to drive the recovery and address 

the underlying need for structural change in the economy. In this context, Gatwick Green 

will not only be closely aligned with the economic and spatial objectives of recent 

economic and transport strategies, it will also help to mitigate the longer term impacts 

arising from the downturn in aviation activity, the secondary economic impacts from the 
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pandemic and deliver structural change in, and rebalancing of, the economy. Gatwick 

Green also offers an opportunity for diversification in the employment market in the near 

to short term through high quality and varied jobs that are not directly dependent on the 

airport.   

 

5.15 A common theme amongst the studies / strategies is a spatial strategy that includes a 

focus on growth and transport investment in the Crawley/Gatwick area, recognising the 

potential to take advantage of close proximity to the Airport and, as identified in the LIS 

evidence base, land within the safeguarded area for the additional wide-spaced runway  

that could be utilised for this purpose. Gatwick Green is proposed to be removed from 

the safeguarded area and allocated on the basis that it is compatible with an additional 

wide-spaced runway. 

  

5.16 At a sub-regional level, the focus from all past and the current studies is that the 

Gatwick/Crawley area, at the ‘Heart of the Gatwick Diamond’, represents a major strength 

in the regional economy, albeit one that is underutilised and underperforming in terms of 

its potential to raise the economic value of the area to a level similar to that in East Surrey 

or Berkshire. The regional and sub-regional/County studies consistently single out the 

Crawley/Gatwick area for major growth, strategic mixed-use employment development 

and transport infrastructure investment.  

 

5.17 Of significance, the evidence base for the LIS identifies major benefits in bringing forward 

about 150 ha of land near to Gatwick Airport for strategic employment, with the land east 

of the Airport being well placed to capture a significant proportion of the future demand 

in this strategic and regionally-important location. The land in question is that owned by 

TWG. The evidence base acknowledges the need to lift the safeguarding area for the 

additional wide-spaced runway to realise this potential – this opportunity is now being 

partly realised with the proposed allocation of Gatwick Green as a SEL in the DCBLP. It 

should be noted, however, that the proposed allocation will be compatible with, and not 

prejudicial to, any future development of an additional wide-spaced runway at Gatwick. 

 

5.18 In the context of the more recent studies / plans released since the start of the COVID-

19 pandemic, a very different and troublesome economic context emerges. The reliance 

of Crawley on Gatwick Airport has led to a disproportionate impact on the local economy, 

characterised by significant falls in GDV across the region; significant increases in 

business failure, and the number of benefits claimants. Taken together, it is predicted 

that it will be a minimum of five years before these impacts will be reversed. Given the 

prolongation of the pandemic well into 2021, it is likely that recovery will take longer. The 

early recommendations for action to assist the economy include supporting strategies 

and policies in Local Plans that support economic recovery. The strategy for the 
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Crawley/Gatwick area, from a range of sub-regional plans, was clear before the pandemic 

and has been brought forward by Crawley Borough Council with the proposed allocation 

of Gatwick Green as a SEL.  

 

5.19 The NPPF notes that planning policies should 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 (para 81). On this basis, the regional economic evidence, 

combined with the clear direction in the LIS evidence base and the more recent pandemic 

economic recovery plans, provide a sound basis for supporting the allocation of Gatwick 

Green for strategic employment under Strategic Policies EC1 and EC4 alongside 

infrastructure and transport investment. 

 

6.0 Gatwick Green: the benefits of development  

 

 6.1 Gatwick Green is proposed for a comprehensive industrial-led strategic development of 

predominantly storage and distribution uses. Based on the conceptual site planning 

undertaken to date, which has been underpinned by a number of technical assessments, 

it is anticipated that the development could comprise the following: 

 

 A minimum of 24.1 ha of predominantly Use Class B8 with some Use Class B2 
– storage and distribution and general industrial uses. 
 

 Ancillary / incidental uses under Use Class E – office, business and services 
uses. 

 

 Supporting education uses for apprenticeships & staff training. 
 

 An amenity hub to provide support facilities for staff. 
 

 An integrated green infrastructure framework – landscape, biodiversity, amenity 
space to address the objectives of the Biodiversity Opportunity Area and the 
requirement for Biodiversity Net Gain. 

 

 Sustainable mobility at the heart of the concept: 
 

 Two bus super hubs to facilitate modal switch and a high level of 
service for users. 

 
 A sustainable transport route through the site offering a high level of 

service for buses (notably the Fastway bus service), pedestrians and 
cyclists. 

 

 Ancillary car parking with Electric Vehicle Charging facilities.       
 

6.2 Gatwick Green represents a strategic opportunity to bring forward a highly sustainable 

industrial-led employment area, offering a unique opportunity to deliver significant 

benefits to all three of the key components of sustainability: 
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 Economic – Significant economic benefits to meet the immediate and critical need for 

employment land in a way that has a high level of complementarity with Crawley’s Main 

Employment Areas, including Gatwick Airport. It can also start to redress the significant 

adverse economic consequences of the COVID-19 pandemic. In the medium-long term, 

the economic benefits will ensure that the Gatwick/Crawley area can maintain and 

enhance its strategic economic role and function and meet the Coast to Capital LEP 

strategy to optimise economic growth in the Crawley/Gatwick area so as to capitalise on 

its locational, economic and connectivity attributes aligned with the aims of the Gatwick 

Diamond initiative. Gatwick Green will therefore ensure that the potential of the 

Crawley/Gatwick area is realised, whilst at the same time help to restore GVA lost to the 

pandemic. This will ensure that Crawley/Gatwick continues as a regional economic hub 

of national and international significance at a major global air transport gateway. 

 

 Social – Significant qualitative social benefits including, for example: 

 

 The diversification of local job opportunities though the provision of high quality 
skilled and semi-skilled jobs in the new-generation logistics sector. 
 

 Employment opportunities that can take advantage of the transferrable skills of 
those displaced from the airport/aviation sectors. 

 

 An increase in higher-value / professional/managerial jobs to increase career 
path opportunities for promotion, increase employee retention and reduce 
current levels of out-commuting. 

 

 Increased apprenticeship opportunities jointly aligned with local colleges. 
 

 Opportunities to redress long term unemployment. 
 

 Provision of enhanced job security through a stronger diversified economy. 
 

 Enhancement of average earnings helping to reduce deprivation and child 
poverty. 

 

 Strengthened links with further and tertiary education institutions in the region to 
help raise skills levels. 

 

 Environmental – Significant environmental benefits including, for example: 

 

 The social value of reductions in CO2 emissions from zero carbon energy, 
building design and transport solutions. 

 

 The incorporation of green infrastructure into the masterplan with added habitat 
value through enhanced connectivity and habitat enrichment. 

 

 Habitat creation designed into the development. 

 
 A net gain in biodiversity through a package of measures including biodiversity 

offsetting. 
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 Opportunities for environmental research and education. 
 

 Improved urban air quality from clean transport solutions. 
 

6.3 This assessment is borne out by the Council’s Sustainability Appraisal24 (SA/SEA). This 

evaluated three options: (1) rely on the NPPF to direct economic growth to the most 

appropriate locations, (2) adopt an employment land requirement based on Crawley’s 

housing land supply and accommodate economic growth in existing employment areas 

and in neighbouring council areas, and (3) plan positively for growth in line with the role 

of Crawley and accommodate economic growth at the main employment areas and the 

allocation of Gatwick Green to meet industrial and warehouse requirements. Option 3 

was selected as the most sustainable option as it recognised Crawley as a key 

employment destination with a minimum land requirement of 38.7 ha to be met through 

development in the main employment areas, small extensions to Manor Royal and the 

allocation of Gatwick Green. This approach enabled (page 176): 

 

 “…Crawley to respond to market signals, planning for the specific sectors 
where growth is identified, and support economic recovery from the current 
economic challenges posed by Covid-19. In identifying new business land, the 
approach will help to retain and attract business and investment, both to 
Crawley and the wider functional economic market area. In doing so, the 
approach responds to NPPF requirements to plan positively for economic 
growth, and reinforcing and strengthening Crawley’s economic role, and that 
of the wider area.” 

 

6.4 This analysis was reflected in Topic Paper 5 (Employment Needs and Land Supply). 

Importantly, the assessment was predicated on the need to plan for a minimum of 38.7 

ha of new employment land and a minimum of 77,800 sqm of employment floorspace – 

this underlines the positive policy response to planning for the future economic needs of 

the Borough, allowing for flexibility so as to future-proof the economy. Applying the 

employment requirements as minima was a key part of the Council’s sustainability and 

strategic environmental assessment, demonstrating that this approach was the most 

sound of the options considered. More detailed evidence in this representation 

demonstrates that the Council’s analysis is correct such that there is a sound case to 

support of Strategic Policy EC1. 

 

6.5 Based on a wider assessment of the socio-economic benefits, Gatwick Green represents 

a unique opportunity, which offers the following overall qualitative benefits: 

 

 The delivery of a market-facing logistics site which meets the urgent market 
and economic needs of the area in a healthy working environment. 

 

                                                 
24 Crawley Borough Council Local Plan Review | Sustainability Appraisal / Strategic Environmental 

Assessment, Draft Report, For the Submission Local Plan, January 2021 
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 A highly-sustainable location that offers access to a range of sustainable 
modes of transport – bus, Fastway, walking, cycling, and rail via Gatwick Rail 
Station. 

 

 The delivery of significant sustainable transport infrastructure to enhance 
accessibility, reduce emissions and improve air quality, in an area of intense 
economic activity. 
 

 The delivery of higher-value employment opportunities to redress out-
commuting, offering career progression opportunities in an area overly 
dependent on skilled and semi-skilled work at Gatwick. 
 

 Diversification of the economy around Gatwick by transforming and 
rebalancing the local and sub-regional economy. 
 

 Provision of enhanced apprenticeship and training opportunities aligned with 
the objectives of local colleges. 
 

 Adjacency to Gatwick Airport – the airport will recover in time and Gatwick 
Green would be complementary to its functions. 
 

 High visibility and accessibility from the M23 – this is a critical locational 
consideration for strategic logistics sites. 
 

 Strong logistics floorspace demand. 
 

 Ability to attract regional and national logistics operators across a range of 

operational models. 
  

 The absence of any alternative opportunity that is not safeguarded and with 

the same connectivity and high profile. 
 

 Injects significant additional long term expenditure into the local economy. 
 

 Adds a significant amount to the regional GVA and local authority revenue. 
 

 Redresses the shortage of high-grade logistics floorspace in an optimum 
location. 
 

 Complementarity with Gatwick Airport’s growth plans in its Master Plan 2019 – 
short term use of the standby runway and possible long term second runway. 

 

 Complementarity with Crawley’s Main Employment Areas, especially Manor 

Royal and Crawley town centre and the HBP within Reigate and Banstead. 
 
 

6.6 Savills Economics has undertaken an assessment of the quantitative economic benefits 

and social value offered by Gatwick Green and contained at Appendix 6. The key 

findings of this assessment are: 

 

 630 construction jobs for Crawley residents over a 2 year period. 

 About 1,500 permanent on-site operational jobs. 

 Local spend by the workforce of £950,000. 

 Construction phase GVA - £30M. 

 Operational phase GVA - £79M / annum. 
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 Crawley business rate income - £4.3M. 

 Crawley cumulative business rate income - £55M25. 

 A range of flexible job opportunities from admin/skilled trades to managers and 

professionals. 

 Skills and employment: 

o Social value of local jobs over construction period £19.6M 

o Social value of apprenticeships over construction period £127k 

o Social value of new entrant job opportunities  £200k 

 Other employment benefits: 

o Value of local procurement over construction period £114M 

o Social value of qualifications received   £390k 

 

6.7 The above quantitative economic and social benefits reinforce the qualitative benefits 

outlined at paragraphs 5.2 to 5.3 above. 

 

6.8 In terms of deliverability, the Gatwick Green site is free of any statutory national 

environmental designations and benefits from a strategic and highly sustainable location, 

with the ability to connect with national transport networks (airport, mainline rail and SRN) 

and to be served by existing and expanded local sustainable transport networks 

(Fastway, local bus services, cycle ways and footpaths).  

 

6.9 A number of evidence base documents have been prepared to support the allocation of 

Gatwick Green for strategic employment. These update previous work from 2009 and 

conclude that there are no significant impediments to the site’s development, subject to 

including a range of sustainability and mitigation measures to address either policy 

requirements or site-specific circumstances. The reports have been included as part of 

the Council’s evidence base for the DCBLP. Addendums to these reports have been 

prepared confirming the ongoing validity of the reports alongside an updated Transport 

Strategy. These are appended to TWG’s representation on Strategic Policy EC4.  

 

6.10 The negative consequence of failing to meet the urgent economic and social needs of 

the Borough’s current and future population would be significant in the context of the 

significant and medium-term damage to Crawley’s economy inflicted by the COVID-19 

pandemic. Table 5.1 below sets out the benefits offered by the Gatwick Green SEL 

allocation in response to the key issues facing Crawley’s economy and the social 

wellbeing of its residents. 

 

  

                                                 
25 Over 20 years at a NPV of 3% 
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 Table 5.1 – Assessment of key socio-economic issues and solutions 

Socio-economic issues What Gatwick Green offers 

Unmet demand for c 24.1-42.2 
ha of employment land  

A minimum of 24.1 ha of land available for a 
logistics employment development in a highly 
connected location. 
 

Lack of high quality large format 
logistics floorspace 

The only strategic opportunity of scale in the 
Crawley/Gatwick sub-region that has the 
locational attributes to attract new-generation, 
large format logistics uses. 
 

Significant unemployment 
resulting from the of the COVID-
19 pandemic related to ongoing 
lockdown and the significant and 
prolonged reduction in activity at 
Gatwick Airport 
 

Provision of highly skilled logistics jobs suitable 
for former Airport employees given their highly 
transferable skills 

The need for one or more 
Strategic Employment Locations 
(SELs) 
 

A SEL optimally located in the adopted Area of 
Search for such a use. 

Redressing unsustainable level 
of out commuting 

An increase in higher quality jobs to capture out-
commuters to London. 
 

Poor prospects for 
employment/career progression 

High quality occupiers attracted to Gatwick 
Green will provide jobs to enable job/career 
progression and higher earnings.  
 

Productivity behind competing 
economic areas in the South 
East 

The high level of connectivity combined with the 
ability to accommodate strategic B8 uses will 
offer significant productivity gains.  
 

Lack of sustainable transport 
networks and alternative modes 
around the Airport 

The scale of Gatwick Green and its critical mass 
offers the opportunity for significant investment 
in sustainable transport infrastructure and 
services. 
 

Significant economic impacts 
arising from the COVID-19 
pandemic  

Strategic industrial-led predominantly logistics 
development offering quality 1,500 jobs over the 
near-term period 2022-2026. 

 

6.11 This representation outlines a range of socio-economic and environmental benefits that 

Gatwick Green offers. The precise level of development across the Site will be 

determined following a masterplan exercise. Whilst not traditionally seen as offering the 

same level of socio-economic benefits as grade A offices (proposed at the Horley 

Business Park), research26 demonstrates that high quality B8 / industrial uses can deliver 

the following benefits: 

 

 Logistics is a crucial element of industrial real estate and an essential component 
of UK infrastructure, supporting supply chains across the country and providing 

                                                 
26 DELIVERING THE GOODS, The economic impact of the UK logistics sector, Turley for British Property 

Federation, December 2015 and What Warehousing Where?, Understanding the Relationship between Homes and 

Warehouses to Enable Positive Planning, Turley for British Property Federation, March 2019 
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large numbers of high quality and flexible employment opportunities to local 
people. 
 

 Successful communities need to include a mix of uses that make sustainable 
places where people can live, work, and enjoy leisure time.  

 

 Industrial development forms part this mix by offering a range of employment 
opportunities, including highly skilled, well paid jobs to those living within the local 
area. 

 

 As well as supplying local employment, infrastructure and training, the logistics 
sector’s economic productivity makes a huge contribution to UK plc and supports 
businesses and people up and down the country through the timely delivery of 
goods and services. 

 

 Provides a comparatively lower percentage of part-time jobs and higher wages 
when compared with the national average. 

 

6.12 The research also concludes that the logistics sector has very specific locational and land 

requirements that must be taken into account by LPAs in making their local plans. 

Gatwick Green closely matches the optimum site profile for logistics. 

 

7.0 The policy response 

 

7.1 Strategic Policy EC1 of the DCBLP sets out the Council’s approach to planning for 

sustainable economic growth by identifying the need to protect and enhance Crawley’s 

key role as the economic driver for the Coast to Capital and Gatwick Diamond. The Policy 

goes on to identify a minimum need for 38.7 ha of new business land. The Council’s 

approach to expressing the employment land requirements as a ‘minimum’ is fully 

supported. This representation has justified this approach based on national planning 

policy and local priorities to plan positively and flexibly so the Council can adapt to 

unforeseen circumstances and in so doing, future-proof the local economy in the face of 

long-standing needs and the impacts of the COVID-19 pandemic. 

 

7.2 It is noted that Strategic Policy EC1 translates the overall employment land requirement 

to an outstanding requirement of 24.1 ha of new industrial land to 2036, but does not 

express this as a ‘minimum’ – this creates an inconsistency within policy. This needs to 

be remedied for the following reasons: 

 

(1) The overall requirement is stated as a ‘minimum’ in Strategic Policy EC1, so the 

outstanding requirement should also be expressed as such. 

 

(2) The outstanding requirement is stated as a ‘minimum’ in Strategic Policy EC4.  
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7.3 Strategic Policy EC1 also identifies that Crawley’s economic role and function will be 

maintained and enhanced through a range of initiatives and provisions: 

 

 Identifying Manor Royal as the key mixed business location in Crawley. 
 

 Protecting the Main Employment Areas as locations for sustainable economic 
growth. 
 

 Encouraging the redevelopment / intensification of under-utilised sites in the Main 
Employment Areas employment use. 
 

 Supporting small extensions to Manor Royal outside the Safeguarded Land in a 
manner that would be consistent with other Local Plan policies. 
 

 The allocation of an industrial-led Strategic Employment Location at Gatwick 
Green on land east of Balcombe Road and south of the M23 spur.   

 

7.4 TWG fully supports Strategic Policy EC1 and its focus on protecting and enhancing the 

role of Crawley as the key economic driver of the Coast to Capital LEP and the Gatwick 

Diamond. A minor adjustment to the policy detailing how the outstanding requirement of 

24.1 ha is expressed is noted at para 6.1 above. Compared with the CBLP 2020, the 

policy now acknowledges Crawley as the key economic driver for the Coast to Capital 

LEP area, which places the town at the centre of regional economic policy. This not only 

recognises its current economic profile, but also its future potential to help deliver the 

LEP’s economic and industrial strategy.  

7.5 The policy retains the broad range of provisions from the CBLP 2020 designed to 

optimise the economic potential of the existing employment areas, but adds the allocation 

of Gatwick Green as a SEL for industrial-led development. Gatwick Green falls within the 

Area of Search (AoS) identified on the Key Diagram for a SEL under Strategic Policy EC1 

of the adopted CBLP (2015) – Gatwick Green is the only significant part of the AoS that 

the Council has concluded can be excluded from the Safeguarded Land for the additional 

wide-spaced runway at Gatwick Airport, enabling its allocation for strategic employment. 

TWG agrees with the Council’s findings in this regard, which are consistent with TWG’s 

previous representations, which are supported by aviation/safeguarding evidence on 

behalf of TWG by Mott Macdonald (see separate representation on Policy GAT2). 

 
7.6 The issue of when and by what means land should be allocated for strategic employment 

is a matter that was addressed by the previous Local Plan Inspector, who recommended 

an early review of the current Plan to address employment need. That review was being 

advanced towards the removal of blanket safeguarding followed by an Area Action Plan 

(AAP) to address those needs, but advice from the Planning Inspectorate that the unmet 

needs needed to be addressed, followed by the severe economic impacts flowing from 

the COVID-19 pandemic, led the Council to revise its approach to economic 

development, thereby addressing the urgent needs of the Borough through the DCBLP.  
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7.7 Land east of Balcombe Road has been blighted by safeguarding since about 2004, which 

has had the effect of preventing strategic development within the area. Gatwick Green 

has been consistently promoted for employment use by TWG, throughout this period, 

with its potential acknowledged through the Area of Search (AoS) in 2015 (adopted Policy 

EC1) and the proposed Area Action Plan (AAP) in the DCBLP 2020 (proposed Policy 

SD3).  

 

7.8 The Council has now responded positively to the shortfall in employment land availability 

in Crawley and to critical challenges facing the Crawley economy as a result of the 

COVID-19 pandemic by allocating Gatwick Green for strategic employment development 

under Strategic Policies EC1 and EC4. This allocation has been made recognising that 

retaining the Site for possible long term airport-related surface car parking would 

represent “an inefficient use of the land” in the context of: 

 

(1) The Airport’s plans for decked and robotic parking to serve its expansion plans under 

the proposed Development Consent Order (DCO). 

  

(2) The increasing switch to more sustainable modes of transport under its Surface 

Access Strategy (para 3.4.1, Topic Paper 2: Gatwick Airport, January 2021). 

 

7.9 TWG therefore fully supports Strategic Policy EC1, but with a proposed minor 

amendment to ensure consistency with the Council’s position that the ‘outstanding’ 

employment land need represents a ‘minimum’ requirement as noted in respect of the 

‘overall’ employment land need stated in Policies EC1 and EC4. 

 

8.0 Conclusions 

 

8.1 It is concluded that against the tests of soundness at para 35 of the NPPF, Strategic 

Policy EC1 is sound as it responds pro-actively to the evidence on economic needs and 

advances a positive employment strategy that addresses the urgent and long-term needs 

of the Crawley economy. More specifically, Strategic Policy EC1 is sound for the following 

reasons: 

 

 Positively prepared – The policy meets the Borough’s minimum objectively 
assessed employment land requirements in a sustainable manner having 
regard to development proposals in adjoining council areas. 
  

 Justified – The policy advances the vision for Crawley and the strategy for the 
economy contained in the DCBLP, having taken account of the absence of any 
reasonable alternatives, such that are constrained by safeguarding for critical 
airside and landside airport infrastructure related to a possible second runway 
at Gatwick. 
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 Effective – The Gatwick Green allocation is deliverable over the Plan period 
as evinced in separate representations by TWG on the Employment Land 
Trajectory and is also the most effective option in the context of the Council’s 
collaborative approach to assessing the needs of the economy across the 
North West Sussex area (Crawley Borough and Mid-Sussex and Horsham 
Districts). 

 

 Consistent with national policy – The policy allocates Gatwick Green as a 
SEL: the Site represents a highly sustainable location and can be development 
in a sustainable manner to deliver significant socio-economic and 
environmental benefits to Crawley Borough.  

 

8.2 Whilst Strategic Policy EC1 is sound, there are some minor changes to the DCBLP text 

and the policy to ensure that the policy is interpreted in a way that can reflect the full 

range of objectively assessed employment land needs in the EGA CU and to ensure 

consistency across the DCBLP policies. These minor changes are referred to in this 

representation, and include: 

  

1. Amended Strategic Policy EC1 to reflect that the outstanding 
requirement of 24.1 ha of new industrial land is a ‘minimum’. Strategic 
Policy EC1 expresses the labour-demand forecast of overall employment land 
need as a ‘minimum’, but the outstanding requirement of 24.1 ha is not 
expressed as such. This represents an inconsistency within the policy and is 
also inconsistent with Strategic Policy EC4, which states the 24.1 ha as a 
‘minimum’ outstanding requirement. 

 
2. Amend paragraphs 9.13, 9.20 and 9.23 of the supporting text to Strategic 

Policy EC1 to reflect that the overall and outstanding requirements of 
38.7 ha and 24.1 ha of new industrial land are a ‘minimum’. The 
employment land requirements are expressed as a ‘minimum’ in relation to the 
overall requirement of 38.7 ha (Strategic Policy EC1) and the outstanding 
requirement of 24.1 ha (Strategic Policy EC4), but this is not reflected in the 
supporting text where these requirements are not expressed as minima. This 
represents an inconsistency between the text and the policies of the DCBLP 
and should be amended to ensure a coherent approach to the provision of 
employment land and achieve consistency across Plan. 

 
 

8.3 In relation to the proposed changes to the DCBLP at 1 and 2 above, revisions to the 

supporting text to Strategic Policy EC1 have been made and are attached at Appendix 

7. 
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1.0 Introduction 
 

1.1 This Appendix has been prepared on behalf of the Wilky Group (TWG) and discusses 

the sub-regional importance of the proposed Gatwick Green allocation in helping to meet 

strong I&L demand within Crawley and the wider sub-region. It is an Appendix to 

representations on behalf of TWG on Strategic Policy EC1 in the draft Crawley Borough 

Local Plan, January 2021 (DCBLP).  

1.2 We also outline the importance of the I&L sector to the UK and Crawley economy via the 

provision of a diverse range of well-paid occupations that can usefully replace job losses 

in other sectors of the economy as a result of the Covid pandemic.   

1.3 We review the various scenarios used in the Council’s employment evidence to estimate 

future employment land need.  We accept the minimum 24.1ha for I&L land need taken 

forward in the Submission Version Local Plan based on our review of the logistics sector 

and the strength of the market around Crawley/Gatwick.   

1.4 The strength of this market demand clearly indicates the proposed Gatwick Green 

allocation will become an important economic cluster for Crawley. It will generate 

significant new jobs for the local economy at a time when many other sectors are 

struggling after the Covid Pandemic. 

1.5 This Appendix supersedes Appendix 3 to Savills’ representations on behalf of TWG on 

Strategic Policy EC1 in the draft Crawley Borough Local Plan, January 2020 (DCBLP 

2020). 

2.0 Reader Note 
 

2.1 When we refer to the industrial and logistics (I&L) sector we mean Light Industrial 

(formally B1c use class now part of class E), General Industrial (B2 use class) and 

Storage and Distribution (B8 use class).  Effectively the primary use classes that require 

shed-type units (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. 

3.0 The Proposed Gatwick Green Allocation 
 

3.1 The proposed Gatwick Green allocation represents a regionally significant I&L location 

by virtue of its adjacency to the M23, the 2nd largest airport in the UK and a major railway 

hub. 
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3.2 Despite these favourable credentials, Crawley has not benefited from large scale 

commercial investment in recent times, primarily due to the lack of available land. 

3.3 Crawley is surrounded by ANOB and Green Belt and much of the remaining urban area 

is already built out with the best greenfield sites for commercial development falling within 

airport safeguarding. As a result, new commercial investment and the new jobs this 

investment would bring has been severely restricted in Crawley.   

3.4 This historic imbalance between low supply and high demand has resulted in exponential 

rental growth of 67% in Crawley since 2011. Over this period, passenger numbers at 

Gatwick Airport have risen by 39% prior to the Covid pandemic, while Crawley’s stock of 

I&L floorspace has grown by only 6%.   

3.5 This clearly indicates economic opportunities have not been leveraged adequately in 

response to a growing airport.  The lack of available land is the primary reason for this. 

4.0 The Importance of the I&L Sector  

The I&L sector is a major contributor to the national economy 

 

4.1 The I&L sector employs at least 3.4 million people in England, accounting for over a tenth 

of the country’s total employment (BRES ONS), and represents 14%, or £268 billion, of 

the total economy in GVA terms (ONS Annual Accounts).  

 

Source: BRES, ONS, Oxford Economics Savills 2020 

4.2 High level sector data on Jobs, GVA, Wages and Occupations mentioned in this report 

are generally sourced from ONS SIC 2007 Industrial Sections of Manufacturing and 

Transport & Storage. However, the wider supply chain of these activities goes beyond 

this strict classification of production and movements of goods, to include activities such 

as product design, research & development, and engineering, part of the professional 

services sectors. Therefore the jobs and GVA figures are an underestimate of the 

sector’s true impact.  
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4.3 Notwithstanding its importance in terms of Employment and GVA contribution, the sector 

is subject to a number of misconceptions about average pay levels, skills required and 

types of spaces provided. 

4.4 Firstly, average pay is higher than average. As illustrated in Figure 4.1, data from ONS 

show wages above average at +£4,400 for Manufacturing and +£4,100 for Logistics. 

Figure 4.1 Median annual salary in the UK (2019) 

 
Source: ASHE, Savills 2020 

4.5 Secondly, I&L has a productivity of £58,000 of GVA per job, which is 12% higher than 

the average of all sectors. As shown in Figure 4.2, after 2025, productivity of I&L is 

expected to grow at a faster pace than the rest of the economy, increasing by 29% (vs 

18%) over the 13-year period to 2039.  

Figure 4.2 Growth in Productivity (GVA per job) in UK 

 
Source: Oxford Economics, Savills 2020 

I&L jobs are becoming increasingly diverse 

 

4.6 The sector is facing an era of unpreceded change. The past decade has seen the 

industry undergo a remarkable transformation, reshaping operating models and occupier 

requirements in ways that are only starting to become recognisable as an industry-wide 

phenomenon.  

4.7 New technologies have significantly impacted the sector, changing the way tasks are 

+£4,434 +£4,104

 £-

 £10,000

 £20,000

 £30,000

 £40,000

Manufacturing Logistics All sectors

+29%

+18%

90

100

110

120

130

140

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

I&L All sectors



  The Wilky Group 

 

Representation on Strategic Policy EC1 Appendix 3  Page 4  

 

performed and businesses operate. If on the one hand technology is replacing the most 

routine jobs through automation, self-driving vehicles and drone deliveries, it is also 

accelerating the shift towards a higher skilled labour force in the sector, effectively 

creating new roles and inducing an occupational shift.  

4.8 Figure 4.3 shows the change in the share of occupations in I&L in 2010 and 2019. While 

at the beginning of the decade we see a much more polarised distribution, with a higher 

share of managers at one end of the spectrum and more routine occupations at the other 

end, we now see a higher share of Professional and Associate Professional and 

Technical roles, which can be both associated with high-skilled engineering and 

technological professions. Similarly, there’s a slightly lower share of more routine 

occupations such as Process, Plant and Machine Operatives. 

Figure 4.3 Occupational Distribution in Manufacturing, Transport & Storage 

 
Source: ONS APS, Savills 2020 

4.9 As manual and routine operations are replaced by machines, those same machines are 

programmed and controlled by engineers (Figure 4.4). This also implies a shift to higher 

wage employment opportunities, as engineers, programmers, data analysts and drone 

pilots become crucial. 
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Figure 4.4 Amazon technicians setting up a robot 

 
Source: Aboutamazon.com 

I&L growth can replace job losses elsewhere in the Crawley economy 

 

4.10 The growth in I&L jobs and the diversity of occupations on offer will create opportunities 

for local people, including those who may lose their jobs in other sectors as a result of 

the Covid Pandemic. 

4.11 This is an extremely important point considering local Crawley residents claiming benefits 

has increased three fold since the start of the pandemic as illustrated in Error! Reference 

source not found.. 

Error! Reference source not found. Crawley Claimant Count 

Source: Nomis 2021 
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furlough as of the 28th February 2021.1  This is 20% take-up which is higher than the 

England and South East averages of 15%. 

4.13 As we detail in Appendix 6 – Economic Benefits & Social Value, the proposed Gatwick 

Green allocation will employ a minimum of 1,470 jobs alongside a range of additional 

economic and social value benefits. 

Modern I&L premises are much more than just sheds 

 

4.14 New production and storage spaces are being designed to be modern, technologically 

advanced (Figure 4.5), to meet high environmental standards and provide workers 

amenities (Figure 4.6). 

Figure 4.5 The automated system operated by the ‘Ocado Smart Platform’ 

 
Source: ocadogroup.com 

                                                 
1 CJRS extension: furloughed employments by country, region, local authority and gender 
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Figure 4.6 Gateway14 in Stowmarket with large landscaped areas 

 
Source: ocadogroup.com 

4.15 Office spaces are increasingly being co-located with production and logistics operations 

(Figure 4.7). This arises both as a consequence of occupational shifts and as a viability 

necessity given new office development is difficult to deliver in most locations due to high 

build costs. 

Figure 4.7 Office space in a warehouse 

 
Source: 299ligthing.co.uk 

4.16 As the sector becomes more technologically advanced and requires higher skilled 

workers such as data scientists and engineers, it is convenient for these people to be 

closer to the operations they control and analyse. This co-location is also more practical 

from a delivery point of view.  
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Current trends are providing a boost to I&L demand 

 

4.17 The UK logistics market has traditionally been focused in and around the centre of the 

UK. This stems from the fact that retailers could locate their distribution warehouses here 

and reach a large proportion of the population within four-hour drive time. 

4.18 This model evolved in the 1980s and 90s as the major supermarkets grew in size. It was 

also cost effective as the consumer, in the most part, would use a private vehicle to go 

to the store and then return home with their shopping. 

4.19 With the onset of internet shopping however, this model has become increasingly dated. 

Internet shopping 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. 

4.20 This in turn has meant that more and more warehouse space is required both by online 

retailers such as Amazon and Ocado (Figure 4.8), but also traditional bricks and mortar 

retailers who are adapting their supply chains to compete. 
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Figure 4.8 Amazon Warehouse 

 

4.21 Over time, the warehouse property market has expanded its geographical footprint and 

locations once considered unsuitable for warehouse development are now key markets. 

Key locational drivers for occupiers of warehouse space include proximity to markets as 

well as workforce, good accessibility to the strategic road network, but also, increasingly, 

the availability of energy. 

4.22 Occupiers are more willing to locate in new areas where a good supply of labour is 

available as this often can lead to a competitive advantage.  Other locational drivers also 

need to be in place such as edge of a settlement locations and close to a motorway or 

junction.  Many of the locations that meet all of these criteria are located in the Green 

Belt, meaning the aims of this designation need to be weighed against the I&L sector’s 

key role in securing the nation’s economic future.   

4.23 A number of positive trends such as increasing on-line shopping, automation, 

restructuring of supply chains that were pre-dating the pandemic have now been 

accelerated by Covid-19 and looming Brexit. These trends are expected to increase 

demand for the UK logistics sector and its floorspace needs. 

Covid has resulted in an exponential increase in online shopping 

 

4.24 Online shopping, including grocery shopping, has been on the rise for over a decade due 

to digital innovations and changing consumer habits. Data from the ONS (Figure 4.9) 

shows that over the last decade internet sales have accounted for an increasing 

proportion of total retail sales, from around 6-7% in 2010 to around 20% in early 2020. 
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4.25 The Covid-19 pandemic and country-wide lockdown measures following the outbreak 

have accelerated the rise of online shopping. The most recent data shows the impact of 

the country-wide lockdown following the outbreak, with figures for February 2021 

indicating that over third (34.5%) of all retail sales have been conducted online.  

Figure 4.9 Internet sales as a percentage of total retail sales (UK) 

 
Source: ONS, Retail Sales Index Time Series, Savills 2021 

4.26 According to Savills research, by 2021 the share of all online sales is expected to 

normalise at 24.3% in the UK (Figure 4.) well above the pre-Covid trend, and continue 

growing from this higher base. This compares to 15.3% on average in Western Europe,5 

while in the US the 2020 share is expected to rise to 20%, compared to a pre-Covid 

forecast of 16.9%.2 

Figure 4.11 Online retail sales as a percentage of total 

 
Source: Savills research, Centre for Retail Research 

4.27 Also of interest, with reference to Figure 4.11, is that the UK has a lower level of I&L 

                                                 
2 Savills (2020) European Logistics Outlook Summer 2020 

19% Feb 2020

34.5% Feb 2021

0%

5%

10%

15%

20%

25%

30%

35%

40%

2
00

6 
N

O
V

2
00

7
 A

P
R

2
00

7
 S

EP

2
00

8 
FE

B

2
00

8
 J

U
L

2
00

8
 D

EC

2
00

9
 M

A
Y

2
00

9
 O

C
T

2
01

0
 M

A
R

2
01

0 
A

U
G

2
01

1 
JA

N

2
01

1 
JU

N

2
01

1 
N

O
V

2
01

2
 A

P
R

2
01

2
 S

EP

2
01

3
 F

EB

2
01

3
 J

U
L

2
01

3
 D

EC

2
01

4
 M

A
Y

2
01

4
 O

C
T

2
01

5
 M

A
R

2
01

5 
A

U
G

2
01

6 
JA

N

2
01

6 
JU

N

2
01

6 
N

O
V

2
01

7
 A

P
R

2
01

7
 S

EP

2
01

8
 F

EB

2
01

8 
JU

L

2
01

8
 D

EC

2
01

9
 M

A
Y

2
01

9
 O

C
T

2
02

0
 M

A
R

2
02

0 
A

U
G

2
02

1 
JA

N

1
9

.4
%

1
0

.9
%

1
5

.9
%

5
.4

%

3
.7

%

9
.9

%

1
2

.0
%

2
6

.2
%

1
4

.3
%

1
9

.9
%

9
.9

%

6
.0

%

1
3

.1
% 1

6
.2

%

2
4

.3
%

1
3

.8
%

1
8

.7
%

9
.3

%

5
.8

%

1
2

.5
% 1
5

.3
%

0

0.2

0.4

0.6

0.8

1

1.2

1.4

1.6

1.8

2

0%

5%

10%

15%

20%

25%

30%

UK France Germany Spain Italy Netherlands Average

Sq
.m

p
er

 p
er

so
n

O
n

lin
e 

sa
le

s 
%

2019 2020 2021 Floorspace per capita (sq.m/person)



  The Wilky Group 

 

Representation on Strategic Policy EC1 Appendix 3  Page 11  

 

floorspace per capita compared to a number of European countries such as Germany 

and Netherlands despite having much higher levels of online sales. This indicates that 

further floorspace growth is likely in response to the recent increase in online sales in the 

UK.  Also, given the UK is more density populated with tighter available land compared 

to much of Europe, it is even more important to adequately plan for the future availability 

of sufficient industrial land.  

4.28 Illustrated in Figure 4.10, Savills’ research on the UK logistics market found that in 2020, 

36% of space transacted has been from online retailers. Third-party logistics (3PLs) have 

accounted for a further 21% of space transacted followed by Grocery Retailers and High 

Street Retailers accounting for 11% of take-up each. 29% of the total take-up has been 

from Amazon.  

Figure 4.10 3PLs were dominant in 2019, online retailers are leading in 2020 

 
Source: Savills 2020 

4.29 In parallel to the rise in online shopping, consumers’ expectations for same-day or next 

day delivery are reshaping operating models of logistics companies. This is expected to 

increase demand for logistics space away from brick-and-mortar shops as reduced 

delivery times are expected to benefit online retailers.3 

4.30 Research4 has suggested that e-commerce requires around 3 times the logistics space 

of traditional brick-and-mortar retailers (Figure 4.11). The decline of bricks-and-mortar 

shops is likely to be accelerated by the pandemic, having a negative impact on 

warehouse floorspace demand. However, we expect this is going to be more than 

counter-balanced by the sustained growth in online sales which have a higher space 

                                                 
3 McKinsey & Company (2014), Same-day delivery: The next evolutionary step in parcel logistics 
4 Prologis (2016), Global E-Commerce Impact on Logistics Real Estate. Online Article: 
https://www.prologis.com/about/logistics-industry-research/global-e-commerce-impact-logistics-real-
estate 
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requirement than traditional retail.  

4.31 Analysing the impacts of the Covid-19 pandemic, recent research by Knight Frank5  

estimates that every additional £1bn of online sales leads to a demand for 1.36m sqft of 

logistics space. Using forecasts of online sales, this research also concludes that by 2024 

an additional 92m sqft of warehouse space will be required, across the UK, to meet the 

demands of the online retail sector alone.  

Figure 4.11 E-commerce has 3 times the space requirement of traditional retail 

 
 

Potential supply chain shocks have created a focus on near-shoring/re-shoring 

 

4.32 Covid-19 has also highlighted the level of interconnectedness of existing international 

supply chains and their fragility when one or more links break. Companies have started 

building up greater resilience in their operating models and are preparing to minimise 

future supply-chain-induced disruptions. This is expected to accelerate near-shoring or 

re-shoring trends, which 20% of firms are planning to do or have already started, 

according to a survey carried out in July 2020 by the Institute for Supply Management. 

4.33 This is likely to lead to higher domestic inventory requirements, further increasing long-

term demand for warehousing and logistics space. Surveys6 carried out by Savills also 

suggest that it is widely expected that Covid-19 will ‘Somewhat Increase’ supply-chain 

on-shoring (Figure 4.12). 

                                                 
5 Knight Frank (2020) How will rising online sales volumes impact on demand for distribution and 
logistics space? Online article: https://www.knightfrank.co.uk/research/london-report/2020-10-07-how-
will-rising-online-sales-volumes-impact-on-demand-for-distribution-and-logistics-space 
6 Savills (2020) The impact of Covid-19 on Real Estate. Online Article: 
https://www.savills.com/impacts/market-trends/the-impact-of-covid-19-on-real-estate.html 
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Figure 4.12 Impact of Covid-19 on supply chains and manufacturing after 
pandemic has passed 

 
Source: Savills Research 2020 

4.34 Brexit is likely to add uncertainty surrounding the strength of the supply chains, 

influencing the need for further logistics space. If, in the short term, companies 

adopt nearshoring policies to insulate themselves from future supply chain disruption, it 

is likely that European manufacturing will increase which in turn will create a ripple effect 

for warehouse demand. 

4.35 The additional requirements to import and export goods could lead to significant delays 

in Southern ports in the UK, and freight could potentially be redirected through Northern 

airports and harbours with spare capacity.7 This would put pressure on local logistics 

space markets and require the development of more floorspace in those areas, and more 

generally along transport routes.  

 

Increased stockpiling as a means to strengthen supply chains 

 

4.36 The cumulative impacts of online shopping, Covid-19 and Brexit could potentially lead to 

shifts in demand and occupancy, due to higher levels of stockpiling.8 

                                                 
7 Duncan T. (2019), Brexit Effects on Logistics. Online Article: 
https://www.propertyweek.com/insight/brexit-effect-on-logistics/5105162.article 
8 Hatmill (2020), Will a post covid-19 supply chain generate different property requirements? – Online 
article 
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4.37 With Covid-19, temporary shortages have led to stockpiling (Figure 4.13), a 

phenomenon already initiated by Brexit and the uncertainty around future international 

trade agreements. To strengthen supply chains, and prepare for any interruption in the 

flow of goods or ensure that delivery times can be maintained, some businesses might 

stockpile their inventory, mainly in sectors where little spare stock was held before the 

pandemic.9 

Figure 4.13 Supermarkets ask shoppers to be ‘considerate’ and stop stockpiling 

 
Source: BBC.com 

4.38 While this can be regarded as a short-term demand factor, it may also have long-term 

implications as, for example, businesses may find it too risky to have a single warehouse 

serving their customer base compared to a multiple stocking solution. Therefore, instead 

of concentrating in one location, some firms might seek to spread their inventory over 

different regions, but in smaller spaces.  

4.39 This could for instance be the case of a British firm spreading its stocks between its 

production in England and its customers in the EU10 – and vice versa – or a firm seeking 

to reduce delivery time to various locations throughout England.  

5.0 EGA Employment Need Methodology   

 

5.1 The Northern West Sussex Economic Growth Assessment Focused Update for Crawley 

(EGACU) estimates future employment land need via the following three scenarios –  

                                                 
9 Prologis (2020) COVID-19 Special Report #5: Supply Chain Shifts Poised to Generate Substantial 
New Demand. Online article 
10 Watson. S (2019) Brexit and the logistics Market. Online article: https://www.perenews.com/brexit-
logistics-market/ 
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¶ Forecasts of Jobs Growth using Experian and Oxford Economics estimates 

¶ Past Development Rates (or completions) 

¶ Future Labour Supply 

5.2 The Forecast of Jobs Growth based on Experian and Oxford Economics 2018 forecasts 

where both subjected to a Covid-19 sensitivity test.  Both sensitivity tests were ultimately 

discounted in the EGA as they reduced forecast job growth by 40-50% compared to the 

earlier 2018 forecasts prepared before the pandemic. The EGACU rightly concludes that 

whilst they are a necessary sensitivity check at the current time, they do not appear a 

sensible basis for long-term planning in the Borough given the high degree of uncertainty 

(and therefore significant caveats) associated with them.  Savills agrees with this 

conclusion. 

5.3 The gross and net land requirements for I&L floorspace across the 3 scenarios applied 

in the EGACU are summarised in Table 5.1 below. The EGACU notes the close 

correlation in the results of the Baseline Job Growth (2018 forecast) and Past Take-Up 

scenarios.  Based on this correlation, the Submission Version of the Local Plan takes 

forward the net 24.1 ha employment land requirement (as a minimum benchmark) to 

justify the proposed Gatwick Green allocation.   

Table 5.1 EGACU Demand Scenarios relating to I&L Floorspace 

 
Baseline Job 

Growth 
Past Take-Up 

Labour Supply 

(347 dpa) 

Labour Supply 

(597 dpa) 

Manufacturing 

(B1c/B2) 
-0.6 

33.4 

4.8 12.5 

Distribution (B8) 33.4 14.7 38.4 

Industrial 

Requirement (ha) 
32.8 33.4 19.5 50.9 

Available 

Employment Space 

(ha) 

8.7 

Surplus/Shortfall 

(ha) 
-24.1 -24.7 -10.8 -42.2 

Source: Northern West Sussex Economic Growth Assessment: Focused Update for Crawley 

5.4 Based on our assessment of the future market for I&L uses, we accept the 24.1 ha as a 

minimum net I&L land requirement. 
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