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1.0 Introduction 
 
1.1 This Statement is made on behalf of Gatwick Green Limited (GGL), the promoter of 

Gatwick Green (Appendix 1). 

 

2.0 Issue 1: Whether the employment land requirement (Strategic Policy EC1) 
will support sustainable economic growth 
 
Question 4.1 

 

2.1 Savills economic evidence1 (“Savills”) demonstrates that the employment land 

requirement is not soundly based. The Economic Growth Assessment (EGA2) 

underestimates ‘true’ market demand (Savills section 3.3) by not considering market 

demand signals as required by the NPPF (para 31) and PPG3.  

 

2.2 The EGA forecasts fail to take account of historic supply constraints, housing growth, 

online retailing growth, reshoring/near-shoring, increased freight flows, desire for rapid 

parcel deliveries, and the need for larger premises, all of which generate increased 

demand for Industrial and Logistics (I&L) land and floorspace4. The EGA relies on 

statistical constructs rather than market demand signals, starkly illustrated by the 

significant increase in logistics jobs over the last 20 years (23%) compared with the 

conservative jobs forecasts (7% to -4%) over the next 20 years5.  

 

2.3 The mismatch between past trends and future requirements is exacerbated by changes 

to the I&L market where growth in floorspace/land is not accurately predicted by changes 

in jobs. Businesses are increasingly co-locating office, R&D and administrative functions 

with I&L operations. Labour demand models do not capture co-located employment as 

they assume I&L activities are wholly accommodated within a narrow set of Standard 

Industrial Classification (‘SIC’) codes. These limitations mean that the overall provision 

in the DCBLP of 26.2 ha represents a significant under-provision compared with the 
true scale of market demand in Crawley and would therefore fail to provide appropriate 

conditions for businesses to invest and expand.  

  

                                                 
1 REP 055 (2023) Gatwick Green Limited Policy EC1 Appendix 2 (Strategic Industrial & Logistics – 
Market-demand forecast for Crawley) 
2 Northern West Sussex EGA Update, Final Report, Crawley Borough Council, Horsham District 
Council, Mid Sussex District Council, January 2020 | Northern West Sussex Economic Growth 
Assessment, Focused Update for Crawley, Crawley Borough Council, September 2020 | Northern West 
Sussex Economic Growth Assessment, Supplementary Update for Crawley, Final Report, Crawley 
Borough Council, January 2023 
3 Paragraph: 026 Reference ID: 2a-026-20190220 and Paragraph: 027 Reference ID: 2a-027-20190220 
4 Savills Figures 3.3 & 3.4 
5 Savills Figures 3.1 & 3.2 
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2.4 Savills methodology complies with PPG, has been recognised as best practice6, and 

been adopted elsewhere by public bodies in employment needs studies7. This identifies 

a market-informed need for 69 ha of employment land, which could be up to 118 ha 

if a larger FEMA were adopted to account for the unmet needs of London (Savills Table 

5.4). Strategic Policy EC1 should therefore provide for an overall land requirement of a 

minimum of 69 ha.  In any event, the 26.2 ha overall figure and the 13.73 ha minimum 

figure cannot be justified once market evidence is considered. 

 

Question 4.2 
 

2.5 The EGA 20208 referenced the Local Industrial Strategy (LIS) prepared by the Coast to 

Capital Local Enterprise Partnership (LEP) (2019), but this and the LIS work from 20209 

did not feature in the subsequent EGA updates10.  

 

2.6 The EGA also fails to take sufficient account of employment land stock in Crawley. Savills 

shows that the Crawley FEMA has been supply-constrained for a considerable time 

(Savills, Section 4.3). As a result, demand has been outstripping supply, especially for 

larger units, and I&L rents have grown well above the rate of inflation. This market failure 

cannot be allowed to continue. 

 

2.7 In not taking sufficient account of these matters, the EGA underestimates demand for I&L 

uses.  

 

Question 4.3 
 

2.8 The DCBLP economic strategy11 correctly identifies Crawley as the economic driver of 

the Coast to Capital and Gatwick Diamond areas. However, this is not translated into an 

overall employment land requirement that reflets a positive or proactive response to the 

market needs of the FEMA and Crawley. The minimum land requirement does not 
adequately support Crawley as a prime industrial location in the FEMA. 

 

                                                 
6 Endorsed by the British Property Federation (BPF) and a number of major commercial investors in 
the ‘Levelling Up – The Logic of Logistics’ report by Savills | shortlisted for an RTPI Award for 
Research Excellence 2022 | referenced as part of the Government’s recently published ‘Future of 
Freight Plan’ (DforT, 2022) 
7 ‘Warehousing and Logistics in the South East Midlands’ Study | Phase 3 ‘West Midlands Strategic 
Employment Sites’ Study 
8 Ibid 
9 Coast to Capital Local Industrial Strategy, Draft interventions and logic chains, LIS Panel, 14 January 
2020 
10 Ibid 
11 DCBLP page 18 (Crawley: A Vision) and page 103 (The Economic Strategy for Crawley) | “One 
Town” Crawley’s Economic Recovery Plan 2022-2037, Crawley Borough Council, November 2021 
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2.9 Crawley is a prime location for I&L development in the FEMA and wider region, as shown 

by Savills Appendix 4. Key factors are its location in the M23 corridor; high accessibility 

to suppliers, customers and a large, trained labour pool; ability to link with major freight 

handling infrastructure; and proximity to London.  

 

2.10 GGL’s EC1 reps demonstrate how important Gatwick Green is to the regional economy. 

Figure 1 and Figure 2 taken from those reps show that the M23 is the only north-south 

corridor between east Kent and Hampshire that would attract I&L uses; and that within a 

10km radius of Gatwick Airport, existing employment areas have limited capacity to 

accommodate large scale I&L uses. Figure 2 (updated) also shows that environmental 

and policy factors limit the opportunities for major employment areas in the M23 corridor. 

Gatwick Green is the only location with the capacity and flexibility to accommodate 
strategic I&L development at scale which would underpin Crawley’s pre-eminent 
position as a prime I&L location in the FEMA and the wider southeast region. 

  
 Figure 1 – Motorway corridors in the southeast suitable for strategic logistics
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Figure 2 – Gatwick Green relative to other employment sites and constraints    

 
Question 4.4 
 

2.11 The minimum 13.73 ha figure should be removed from policy to acknowledge the need 

to provide c 69 ha of employment land to address market requirements.  

 

Question 4.5 
 

2.12 The EGA does not inform an appropriate strategy insofar as it is based on baseline jobs 

growth – see our response to Question 4.1.  

 
Question 4.6 
 

2.13 Savills (Section 3.3) explains how the EGA update took no account of demand that has 

been lost due to past supply constraints. It also fails to recognise that the Covid-19 

pandemic accelerated the trend towards on-line retailing which has fuelled the 

development of logistics uses as supply chains developed and expanded (Savills paras 

3.3.7 & 3.3.8). Therefore, the EGA update presents a demand profile based on a supply 

constrained historic trend (or ‘suppressed demand’). This underestimates future demand. 
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2.14 Where supply does not keep up with demand, the I&L sector cannot maximise its 

contribution to the Crawley, FEMA and UK economies. The approach in the DCBLP to 

employment land requirements is therefore not sound. It is neither positive nor effective. 

 

Question 4.7 
 

2.15 The EGA update refers to the 2020 EGA which cites evidence of strong growth in the 

wider I&L market (paras 2.25, 7.6, 7.9, 7.12, 10.9, 10.35). Topic Paper 5 provides a 

current review of national and local market signals and indicators for Crawley. Neither 
quantifies demand through an analysis of the market signals. Savills does this. 

 

Question 4.9 
 

2.16 The 10% ‘buffer’ allowance in the EGA is arbitrary, and takes insufficient account of  

 market signals which evidence Crawley’s supply-constrained market. Savills (Figure 4.2) 

shows Crawley has been supply constrained in 10 of the last 11 years, evidenced by 

strong rental growth of three times the rate of inflation over the past decade (Figure 4.7). 

Supply-constraints suppress demand. By Savills’ calculations, Crawley and its wider 

FEMA have lost around 57% of demand. The arbitrary 10% buffer is insufficient. 
 

Question 4.11 
 

2.17 Our responses to Questions 4.1 and 4.5 explain why the employment land requirement 

needs increasing. Savills evidence identifies a requirement of 69 ha minimum.  

 

2.18 Allocating insufficient land for the I&L sector threatens sites within Manor Royal, eroding 

its mixed-use function, while failing to meet I&L need. The I&L sector is likely to be the 

major generator of jobs in Crawley, to support a strong competitive economy over the 

Plan period. 

 

2.19 Savills (Appendix 4, para 4.3.5) identifies that I&L units over 250,000 sq.ft have 

accounted for 41% of all leasing demand (net absorption) in England over the last 5 

years. The lack of large unit supply is constraining growth in Crawley. Gatwick Green can 

deliver new high specification units above 250,000 sq.ft, to meet supply shortfall. This will 

complement Manor Royal, offering a different and mutually supportive opportunity for 

large and very large I&L units that cannot be accommodated at Manor Royal without 

undermining the Plan’s strategy. Gatwick Green would enable Crawley to be the driver 

of growth in the I&L sector, resulting in a major economic contribution to the local 

economy, and an opportunity to diversify and up-skill the local workforce. 
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2.20 The relevant level of need could not be accommodated under the adopted Plan’s 

safeguarding regime. 

 

3.0 Issue 3: Whether the approach to the Strategic Employment Location at 
Gatwick Green (Policy EC4) is sound 

 
Question 4.18 
 

3.1 Gatwick Green is controlled and promoted by a well-resourced regional developer which 

has been trading for over 75 years.  A significant professional team is retained to deliver 

the site and c £12m has already been invested. A summary of GGL’s track record is 

attached as Appendix 2.  There has been extensive collaboration with, and support from, 

local stakeholders.  It can be delivered between 2025 and 2035 (see GGL EC4 reps).  

 

3.2 GGL’s evidence on Matter 5 shows that the extent of safeguarded land in the draft Plan 

is justified and would allow the development of critical infrastructure for a southern wide-

spaced runway.  

 

3.3 Safe and suitable access for all modes including HGVs, public transport and active 

modes, with segregation through the site can be provided. There is flexibility within the 

Development Framework Plan (DFP) to deliver all necessary access arrangements, 

without prejudicing GAL’s surface access strategy. 

 
Question 4.19 
 

3.4 Savills12 explain why Gatwick Green offers a large strategic site in a prime location highly 

suited to the delivery of new high specification units above 250,000 sq.ft.  It could also 

accommodate small-scale industrial units but is not best suited to these which could 

otherwise be accommodated at Manor Royal and other Main Employment Areas (MEAs). 

 

Question 4.20 
 

3.5 The draft Aviation Strategy (DrAS, 2018) aims for aviation growth in a sustainable manner 

over the period to 2050, based on airport expansion plans under current Government 

policy13. At Gatwick, this includes the current Northern Runway Project (NRP), subject to 

the grant of a Development Consent Order (DCO).  

                                                 
12 REP 055 (2023) Gatwick Green Limited Policy EC4 Appendix 2 (Strategic Industrial & Logistics – 
Market-demand forecast for Crawley) Section 3, and Appendix 4 (Strategic Industrial and Logistics – 
Location and Complementarity) para 4.3.6 
13 Airports National Policy Statement (ANPS), HM Government, 2018 | Beyond the horizon, The 
future of UK aviation, Making best use of existing runways, HM Government, June 2018 
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3.6 The infrastructure for access and other requirements for Gatwick Green will not impede 

delivery of the DCO. Equally, the DFP for Gatwick Green has taken full account of the 

longer-term transport infrastructure associated with a southern runway. 

 

3.7 GGL’s aviation evidence on Matter 5 confirms that Gatwick Green would not hinder 
the delivery of a southern runway and the Plan is predicated on both schemes 
being deliverable14.  

 

Question 4.21 
 

3.8 Discussions between GGL and GAL were held on transport and access issues, between 

August 2019 and June 2021, to establish how a southern wide-spaced runway 

infrastructure might operate alongside Gatwick Green15. The evidence records the 

transport matters discussed and the intention to work towards a Statement of Common 

Ground when the Gatwick Green allocation is confirmed. Based on information provided 

by GAL and the GAMP16, there are no technical impediments to compatibility 
between the two schemes. GGL is willing to resume discussions with GAL to that end. 

 

Question 4.22 
 

3.9 The DFP (Appendix 3) demonstrates that the 44 ha site can be developed coherently 
and comprehensively with road access, strategic landscaping and a Sustainable 

Transport Corridor (STC), plus connections to the wider area17. GGL is working closely 

with stakeholders, including the bus/Fastway operator, to plan transport and access 

solutions benefitting the wider community and delivering sustainable travel choices. The 

opportunity to enhance access to Gatwick Airport for pedestrians, cyclists and bus 

passengers through Buckingham Gate has been raised with the relevant Stakeholders. 

Appendix 3 of GGL’s EC4 reps18 demonstrates that the site can be developed in 
accordance with the development management requirements in Policy EC419. The 

DFP represents the first stage in the development of a Masterplan for the site under EC4. 

. 

 

                                                 
14 REP 055 (2023) Gatwick Green Limited Policy GAT2 Appendix 4 para 158 (h) 
15 REP 55 (2023) Gatwick Green Limited Policy GAT2 Appendix 6 (Matters for Discussion relating to 
Access Between Gatwick Airport Ltd and the Wilky Group / Gatwick Green Ltd) 
16 Gatwick Airport Master Plan, Gatwick Airport Limited, 2019 
17 The net site area of Gatwick Green is about 30 ha (GGL’s EC4 reps, Appendix 3 and 5) taking 
account of the requirements of Policy EC4 
18 REP 055 (2023) Gatwick Green Limited Policy EC4 Appendix 3 (Development Management 
Provisions) 
19 Appendix 3 
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Question 4.23 
 

3.10 The 13.73 ha is a gross land requirement derived from the EGA 2023 (Table 2.14). This 

provision is unjustified given the findings on market demand in the EGA, the wider market 

signals and indicators in Topic Paper 5, and Savills evidence. All the evidence together 

supports the need to identify a higher outstanding land requirement as a sound 
basis for future economic growth. Savills estimates the requirement at c 69 ha, and 

possibly c 118 ha20.   

 

3.11 The unjustified adoption of 13.73 ha as a ‘minimum’ provision in policy, subject to 

additional land if justified by ‘appropriate evidence’, brings uncertainty. It sends an 

unsupportive message to investors and risks delaying delivery. This in turn threatens 

Manor Royal and risks losing investment, with needs remaining unmet. 13.73 ha is not a 

strategic allocation.  It could be consumed by a single large unit of c40,000 sqm.  

 

Question 4.24 
 

3.12 Providing adequate scale at Gatwick Green is critical. Any minimum acceptable scale  

 implied by the 13.73 ha figure would lose the opportunity to deliver a highly sustainable 

economic cluster with wider benefits for Crawley’s residents and economy. Such small-

scale development would not be considered strategic; would hinder I&L development; 

would risk competition with Manor Royal; and would not deliver the same employment, 

economic, transport, and business rate benefits.  

 

3.13 The scale of Gatwick Green therefore provides a critical mass that is strategic in that it 

also serves a wider regional/sub-regional market/role. The consequences of not 
delivering Gatwick Green at scale would be market failure. The FEMA market may 

accommodate a small amount of the unfulfilled demand; much would remain unmet, be 

dispersed to sub-optimal locations, or located outside the FEMA. Ongoing increases in 

rents from a tightening market; limited diversification of employment; lower levels of 

support for productivity; reduced agglomeration/supply chain benefits, and less off-site 

transport infrastructure would all remain. This would squander opportunity and 

perpetuate harm for Crawley and the wider area. 

 
Question 4.25 
 

3.14 Gatwick Green is in a highly sustainable location, which national planning policy (NPPF 

paras 8a, 11a, 83, 105) identifies as being the optimum location for major growth and 

                                                 
20 69 ha (overall requirement) – 9.2 ha (land supply) = c 60 ha 
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development. The transport strategy for Gatwick Green21 was developed in consultation 

with the Council, National Highways, West Sussex County Council, Metrobus and other 

stakeholders. Metrobus supports the public transport elements of the strategy (Appendix 

2, para 4.4).  

 

3.15 The approach to prioritise sustainable travel is aligned with national planning policy 

(NPPF paras 103-113) and the principles contained in the Council’s transport strategy22. 

The site takes advantage of existing and proposed sustainable transport infrastructure 

and provides opportunities to further strengthen provision in the wider networks serving 

the site. The scheme is acceptable in transport terms. 

 

Question 4.26 
 

3.16 Modelling and sensitivity tests23 show that the allocation can come forward without 

unacceptable impacts on highway safety and without severe residual cumulative effects. 

The Infrastructure Plan contains schemes that will ensure the impacts on the highway 

network can be cost-effectively mitigated. 

 

Question 4.27 
 

3.17 Access to Gatwick Green would be via M23 Junction 10, the new signal junction on 

Crawly Avenue (expected to be in place by 2026) and Balcombe Road. Works have been 

identified within the Infrastructure Plan to improve the operation of the Strategic Road 

Network (SRN) through low-cost interventions, such as signal optimisation. No 
significant highway works are required to connect Gatwick Green to the highway 
network.  

  

3.18 The proposals for Gatwick Green will be developed in accordance with the Movement 

and Accessibility criteria in Strategic Policy EC4. GGL’s EC4 reps (Appendix 2, paras 

2.15-2.17) show how HGV traffic can be limited to avoid the use of inappropriate roads. 

The statements of Common Ground between the Council and adjoining authorities24 note 

that “The three councils will continue to share information as transport studies are 

updated and will work together where necessary to resolve any cross-boundary issues 

alongside the LEP, West Sussex County Council or National Highways” and the parties 

                                                 
21 REP 055 (2023) Gatwick Green Limited Policy EC4 Appendix 2 (Outline Transport and Access 
Appraisal) 
22 New directions for Crawley Transport and access for the 21st century, Crawley Borough Council, 
January 2020 
23 Crawley Transport Study (June 2022) and TN02 Sensitivity Test to Model Local Plan and Gatwick 
Airport DCO (June 2023) 
24 North West Sussex Statement of Common Ground (2023) & Reigate and Banstead Borough Council 
SoCG (2021) 
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“will continue to discuss any impacts on the SRN particularly the M23, A23 and the local 

road network including Balcombe Road”. GGL will assist and participate, if requested, in 

these discussions. 

 
Question 4.28 
 

3.19 The first phase of Gatwick Green could be competed in 2026, slightly ahead of the high-

level delivery programme in GGL’s EC4 reps (para 5.19). The Employment Land 

Trajectory (ELT), is soundly based with regard to the delivery programme for Gatwick 

Green, i.e. 2025-2035. The demand for strategic logistics uses is resilient and given the 

evidence of strong occupier demand (Appendix 4). The promoter’s intention is to submit 

a hybrid planning application early in the Plan period.  

 

3.20 Work to deliver Gatwick Green is already well in hand supported by a landowner with 

development experience and resources, a team of professional advisors and market 

evidence of demand. The allocation is not speculative.  

 
Question 4.29 
 

3.21 Safe and suitable access for all modes including HGVs, public transport and active 

modes, with segregation through the site can be provided. There is flexibility within the 

DFP to provide access in the short-term without prejudicing GAL’s longer-term surface 

access strategy. The proposed infrastructure associated with the southern runway project 

is shown in Figure 3 below. 
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 Figure 3 – Access arrangements for Gatwick Green taking account of GAL’s proposed 
southern runway surface access arrangements 

 

  

 

3.22 Figure 3 shows that the retained safeguarded land can be accessed from the proposed 

SRN network and/or the diverted public highway, Balcombe Road. A link between M23 

J10 and Gatwick Green can be maintained using the diverted Balcombe Road and 

existing public highway to give access to both Gatwick Green and the GAL safeguarded 

land. It is therefore possible to accommodate Gatwick Green alongside the DCO NRP, 

and longer-term wide-spaced southern runway surface access proposals, in both 

construction and operational terms.  

 

4.0 Issue 4: Whether the plan would provide a sound basis for supporting a 
diverse economy in the borough 

 
Question 4.33 
 

4.1 Policy EC5 is justified, in principle, in that it will ensure that major developments, such as 

Gatwick Green, will contribute to addressing the skills gaps in Crawley to help diversify 

the skills base of the workforce and improve social mobility in line with the Council’s 

economic strategy.  

 

4.2 The policy requires Gatwick Green to provide an Employment and Skills Plan, also 

required under EC4.  Gatwick Green is well placed to providing an on-site skills training 
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facility focused on the emerging higher-level management and technical skills the sector 

requires (GGL’s EC5 reps, paras 2.10-2.12). GGL considers that there is a case to 
amend the supporting text or Policy EC5 to allow for flexibility on how the policy 
objective is achieved. 
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Dear Malcolm, 
 
REF: Gatwick Green – Gatwick Green Limited 
 
Further to recent conversations, we are pleased to present our occupational market overview for the site at 
Gatwick Green. 
 
Site Overview 
 
The 44 hectare site occupies a strategic location on the doorstep of Crawley and Gatwick Airport, with the 
capacity to potentially provide c850,000 sq ft of logistics property, over 1,000 new jobs and contribute c£55 
million in business rates revenue over the next 20 years. 
 
The Market 
 
The Crawley industrial area encompasses London Gatwick airport and benefits from access to the M23 which 
links into the M25 motorway, making it an attractive location for industrial and logistics occupiers.  The presence 
of the airport attracts several global manufacturing, distribution and airport related occupiers to the area, 
including Thales Group, Royal Mail, Tesco, Dnata, DHL and TNT.  
 
Existing stock is currently limited to midbox units, with only one unit immediately available above 100,000 sq 
ft: 
 

Property Available 
Size 

(sq ft) 
Quoting 

(per sq ft) 
Landlord Comments 

G Hub  
Crawley  
 

Available 89,000 
 48,000 

£16.50 GLP New Spec. 8-12.5m eaves, min 35m yard 
depth 

Arrow Point  
Crawley 
 

Available 65,282 
18,609 

£16.50 
 

Equation  New Spec. 8-12m eaves, min 40m yard 
depth. 
65k sq ft Under Offer 

The Base  
Fleming Way 
Crawley  

Available 88,708 
147,039 

£15.50 Marchmont New spec. 12m eaves, 20 dock and 5 
level doors, up to 86m yard depth 

 
 In terms of pipeline stock, there are only two sites capable of accommodating warehouses of 100,000 sq ft or 
 more: 
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Property Available 
Size 

(sq ft) 
Quoting 

(per sq ft) 
Landlord Comments 

      
Panattoni 
Park 
Crawley 
 

2025+ 
60,000 

130,000 
NQ Panattoni 

PC mid-25. Unit can be provided as a 
single unit of c.200,000 sq ft 

Barker Trust 
Land 
Crawley  
 

2022+ 100,000 NQ Abrdn 
Unallocated farm land – rumoured DPD 
pre-let.  

 
There is a clear lack of availability for sites that can accommodate large scale strategic industrial and logistics 
development within the Crawley and Gatwick Airport catchment.  The move to online shopping and growth of 
this service sector means occupiers have increased their warehousing footprints and there is a greater need to 
be closer to their customer base. Crawley is a key location to serve the southern M25 and south coast markets. 
 
Live Occupier Requirements 
 
We have included a snapshot of current Crawley/Southern M25 large scale occupier requirements below: 
• Amazon 

o 800,000 sq ft – 1,200,000 sq ft on 15 – 20 acres 
o UK wide search, seeking x2 units of 800,000 to 1,200,000 sq ft with occupation in 2025 and 2026 

• Co-op 
o Seeking 450,000 sq ft in the Crawley area to service South London 

• DHL 
o Parcel delivery 
o 150,000 sq ft – 500,000 sq ft for a campus style development to service South London 

• Globeline 
o 400,000 sq ft 
o Seeking a Hub to serve the SE  

• Lidl 
o Seeking 700,000 sq ft in the Crawley area to service South London and southern Home Counties 

• Yodel 
o Parcel delivery 
o 100,000 sq ft 
o Previously under offer at G-Park Crawley, expansion led for a parcel delivery hub 

 
Historic Interest in Gatwick Green 
 
The following occupiers approached Savills prior o marketing on Gatwick Green and were unable to be satisfied: 

• Amazon - c500,000 sq ft 
• Co-Op - Seeking 450,000 sq ft, the same requirement that is still live  

 
Please do not hesitate to contact me should you have any immediate queries. 
Yours sincerely 
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