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Economic Benefits Infographic
DEVELOPMENT:  152 apartments with 650 sq.m commercial / retail floorspace

SITE:  MOKA nightclub, Crawley

Operational Phase 

Construction Phase 

£13.1 million£27.5 million
Investment1 in the 

development’s construction

GVA2 economic output in the 
Coast to Capital LEP area during 
the development’s construction, 

of which £4.6 million will be 
concentrated in Crawley

105 Gross Jobs 
FTE (full time equivalent) jobs during 
construction (1.5 years) 

75 direct jobs
Net additional full-time equivalent (FTE) 
construction jobs supported in the Coast 
to Capital LEP area, including 40 for  
Crawley residents

Plus 40 indirect/  
induced jobs 
Net additional FTE jobs supported annually 
on average in the Coast to Capital LEP area, 
including 10 for Crawley residents

1  The total construction investment includes infrastructure costs and professional fees
2  GVA (Gross Value Added) measure the value of output created (i.e. turnover) net of inputs used to produce a good or service  (i.e. production 

of outputs). It provides a key measure of economic productivity. Put simply the GVA is the total of all revenue into businesses, which is used to 
fund wages, profits and taxes.

£830,000 20 jobs£2 million

Over 150 town 
centre homes 

Accommodating  
235 residents

Resident expenditure upon first 
occupation to ‘make a house  

feel like a home’

 In retail and leisure  
industries supported by 

new residents

Annual resident retail  
and leisure expenditure

Enhancing the vitality of Crawley 
town centre and supporting the day 

and evening economies

£1.4 million  
Annual net additional GVA output 
per annum in the Coast to Capital 
LEP area, of which £500,000 will  

be concentrated in Crawley 

25 jobs 
Net additional FTE jobs supported in 

the development’s commercial space, 
including 10 for Crawley residents

£170,000
Annual net additional uplift in Council 

Tax and Business Rate revenues



 

1 

1. Introduction 

1.1 This Economic Benefits Statement has been prepared by Turley Economics on behalf of 

Rainier Developments Limited in support of the planning application for 152 new 

residential dwellings and circa 650 sq.m commercial / retail floorspace on the site of 

the MOKA nightclub in Crawley (hereafter referred to as the ‘Proposed Development’).  

The full description of development is as follows: 

“Full planning application for the demolition of existing buildings and redevelopment of 

the site comprising the erection of a part 9, part 11 storey building containing 152 

residential dwellings (Use Class C3), 650sq.m of ground floor commercial floor space 

(Use Class A1 / A3 / A4 / B1 / D2) split between 2 to 4 units, hard and soft landscaping 

including new publicly accessible public realm, new publicly accessible electric vehicle 

charging hub, publicly accessible car club, cycle parking and other associated works” 

1.2 This Statement demonstrates how the Proposed Development aligns with national, 

regional and local policy objectives to secure sustainable economic growth through the 

planning system. It provides an assessment of the quantifiable net additional economic 

impacts both during the construction phase and operational lifetime of the Proposed 

Development, and, in doing so, demonstrates how Rainier’s residential led scheme will 

make an important contribution to enhancing the economic function of Crawley town 

centre.  

The Application Site 

1.3 The application site is located in Crawley town centre, in close proximity to the train 

station, and is currently operational as a nightclub.  

1.4 The location of the application site is shown in Figure 1.1 overleaf. 
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Figure 1.1: Site Location 

 

Source: Rainier Development Ltd 

The Proposed Development 

1.5 The Proposed Development comprises the construction of 152 one, two and three-

bedroom apartments over 10 floors, with 650 sq.m of commercial / retail space at 

ground floor level. The number of units and Gross Internal Area (GIA) floorspace for 

each use is summarised in Table 1.1 overleaf.  
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Table 1.1: Proposed Development Dwelling Mix 

 Number of Units GIA Floorspace (sq.m) 

One-bed, one-person 

apartments 

10 390 

One-bed, two-person 

apartments 

111 5,550 

Two-bed, three-person 

apartments 

9 549 

Two-bed, four-person 

apartments 

19 1,330 

Three-bed, five-person 

apartments 

3 258 

Total apartments 152 8,077 

Commercial / retail 2-4 650 

Economic Impact Assessment  

1.6 The assessment carried out by Turley Economics has been informed by the 2014 

Homes and Communities Agency’s (HCA, now Homes England) Additionality Guide (4th 

Edition)1 and the 2015 HCA Employment Density Guide (3rd Edition)2, and draws on 

published statistical data sources, including, but not limited to, the 2011 Census3, the 

Annual Population Survey (APS)4, the Business Register and Employment Survey 

(BRES)5, the Annual Survey of Hours and Earnings (ASHE)6 and Experian’s Local Market 

Forecasts Quarterly7. 

1.7 The assessment considers the quantifiable impacts of the Proposed Development 

during both its construction and operational lifetime. Economic impact estimates are 

presented as net figures, accounting for deadweight, leakage, displacement and 

multiplier effects8.  

1.8 The following steps are taken when estimating the economic impact assessment of a 

given scheme: 

                                                           
1
 HCA (2014) Additionality Guide (4

th
 Edition) 

2
 HCA (2015) Employment Density Guide (3

rd
 Edition) 

3
 ONS via Nomis (2011) 2011 Census 

4
 ONS via Nomis (2018) Annual Population Survey, January 2018-December 2018 

5
 ONS via Nomis (2018) Business Register and Employment Survey, 2017 

6
 ONS via Nomis (2018) Annual Survey of Hours and Earnings, 2018 

7
 Experian (2019) Experian Local Market Forecasts Quarterly, March 2019 

8
 HCA (2014) Additionality Guide (4

th
 Edition) 
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Figure 1.2: Summary of Assessment Approach 

 

Source: Turley Economics, 2018 

Study Area 

1.9 For the purposes of this assessment, a study area has been identified to allow the 

understanding and comparison of the economic context at various spatial scales. The 

following spatial scales have been identified:  

• The local impact area covers the local authority area of Crawley. The 2011 

Census shows that around 40% of people who work in Crawley live within the 

borough, demonstrating that over half of local residents commute outside of this 

local impact area for work.  

• The wider impact area covers the Coast to Capital LEP area. The 2011 Census 

data shows that circa 82% of people working in Crawley reside within this wider 

impact area, suggesting a higher level of containment at this scale. 

1.10 The study area is presented spatially at Figure 1.3. 

Estabish scheme 
parameters 

Identification of 
Assessment Study 

Area 

Assessment of 
reference case 

Assessment of 
construction phase 

and operational 
impact 

Net (or additional) 
impact 
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Figure 1.3: Study Area  

 

Source: Turley Economics, 2018 

Report Structure 

1.11 The remainder of the Economic Statement is structured as follows: 

• Chapter 2: Alignment with Strategic Policy and Priorities – A summary of the 

key policy and economic considerations for assessing the Proposed 

Development;  

• Chapter 3: Demand Context – An overview of the socio-economic profile of the 

local area to establish the demand context of the Proposed Development;  

• Chapter 4: Construction Phase Impacts – An assessment of the economic 

impacts of the construction phase of the Proposed Development.  This includes: 

employment generation (direct, indirect/induced and net additional) and 

economic output (Gross Value Added); 

• Chapter 5: Operational Phase Impacts – An assessment of the economic impacts 

of the operational phase of the Proposed Development. This includes an 

assessment of enhanced local spending power; generation of net additional 

employment opportunities; net increase in economic productivity (Gross Value 

Added) and net revenue to local authority (e.g. Council Tax, Business Rates); and 

• Chapter 6: Summary of the Economic Contribution – A summary of the policy 

alignment and net additional economic impacts likely to be generated by the 

Proposed Development. 
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2. Alignment with Strategic Policy and Priorities 

2.1 This section of the report examines the planning policy priorities around employment 

space and housing at a national, sub-regional and local level.  The purpose is to set the 

strategic context for the assessment by understanding how the Proposed Development 

aligns with the economic and social aims of Government, the Coast to Capital LEP and 

Crawley Borough Council.   

Alignment with National Planning Policy and Economic Strategy 

At a national level, the planning system should play an economic and social role 

2.2 The National Planning Policy Framework (NPPF)9 and accompanying Planning Practice 

Guidance (PPG)10 set out the Government’s planning policies for England. Both are built 

around a policy commitment to sustainable development. In addition to the social and 

environmental objectives, the planning system has an economic objective (paragraph 

8): 

“an economic objective – to help build a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right types is available in the 

right places and at the right time to support growth, innovation and improved 

productivity; and by identifying and coordinating the provision of infrastructure” 

a social objective – to support strong, vibrant and healthy communities, by ensuring 

that a sufficient number and range of homes can be provided to meet the needs of 

present and future generations; and by fostering a well-designed and safe built 

environment, with accessible services and open spaces that reflect current and future 

needs and support communities’ health, social and cultural well-being”11 

2.3 In order that sustainable development is pursued in a positive way, at the heart of the 

NPPF is a “presumption in favour of sustainable development”12, which for local 

authority decision-making means “approving development proposals that accord with 

an up-to-date development plan without delay”13.  

2.4 Chapter 7 of the NPPF concerns ‘Ensuring the vitality of town centres’, highlighting that 

planning policies and decisions should “support the role that town centres play at the 

heart of local communities, by taking a positive approach to their growth, management 

and adaptation”14. Their long-term viability and vitality should therefore be promoted 

in the following ways: 

• “Allowing them to grow and diversify in a way that can respond to rapid changes 

in the retail and leisure industries, allows a suitable mix of uses (including 

housing) and reflects their distinctive characters” 

                                                           
9
 Ministry of Housing, Communities & Local Government (2018) National Planning Policy Framework 

10
 DCLG (2014) Planning Practice Guidance (PPG) 

11
 Ministry of Housing, Communities and Local Government (2018) National Planning Policy Framework, para 8 

12
 Ibid. para 10 

13
 Ibid. para 11 

14
 Ibid. para 85 
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• “Recognise that residential development often plays an important role in 

ensuring the vitality of centres and encourage residential development on 

appropriate sites”15 

2.5 The NPPF also states that “planning policies and decisions should promote an effective 

use of land in meeting the need for homes and other uses”16 

‘Fixing our broken housing market’ is a national priority  

2.6 In February 2017, the Government published its Housing White Paper, entitled ‘Fixing 

our broken housing market’17. This acknowledged and seeks to address the long-term 

undersupply of housing in England, which has wider implications for the performance 

of the economy: 

“Sky-high property prices stop people moving to where the jobs are. That’s bad news 

for people who can’t find work, and bad news for successful companies that can’t 

attract the skilled workforce they need to grow, which is bad news for the whole 

economy”18
 . 

2.7 The White Paper sets out proposals to “boost housing supply and, over the long term, 

create a more efficient housing market whose outcomes more closely match the needs 

and aspirations of all households and which supports wider economic prosperity”19. The 

proposals included within the White Paper seek to ensure that Local Plans provide 

enough land for housing of the right type in the right places, with the delivery of new 

homes implemented within the timescales expected. The Government is also 

supporting a diversification in the housebuilding market, while aiming to tackle the 

short-term impacts of the housing crisis. 

The Industrial Strategy seeks to boost housing delivery and national productivity 

2.8 The Government published its Industrial Strategy in November 201720, with the overall 

aim being that of creating an economy that boosts productivity and earning power 

throughout the UK. Decisions should therefore be cognisant of the Government’s 

economic priorities, and the White Paper provides important context for the socio-

economic assessment in this regard. 

2.9 The White Paper seeks to build upon existing economic strengths while addressing 

underlying weaknesses, focusing on the five “essential attributes of every successful 

economy” including: 

• Ideas – the world’s most innovative economy; 

• People – good jobs and greater earning power for all; 

• Infrastructure – a major upgrade to the UK’s infrastructure;  

                                                           
15

 Ibid. 
16

 Ibid. para 117 
17

 Department for Communities and Local Government (2017) Fixing our broken housing market 
18

 Ibid. p. 11 
19

 Ibid. p 16 
20

 HM Government (2017) Industrial Strategy: Building a Britain fit for the Future 
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• Business Environment – the best place to start and grow a business; and 

• Places – prosperous communities across the UK21. 

2.10 The Strategy outlines the way in which the government will aim to “help businesses 

create better, higher-paying jobs in every part of the United Kingdom with investment 

in the skills, industries and infrastructure of the future”22. It is recognised that a focus 

on improving the country’s lagging productivity rates will be essential towards 

achieving the Strategy’s objectives. 

2.11 The strategy includes high quality new housing as a key component of its focus on 

‘infrastructure’, supporting “long-term productivity”23. Covering the period to 2022/23, 

the Government’s National Productivity Investment fund targets areas that can have 

the biggest impact on productivity, and allocates £11.5 billion of its total £31 billion to 

housing; this representing the largest share of all sectors. 

2.12 The Industrial Strategy also affirms the Government’s commitment to boost delivery to 

300,000 homes per year by the mid-2020s, stating that: 

“Being more responsive to local needs is an important part of the government’s housing 

strategy. We will deliver bespoke housing deals with places where housing demand is 

high. The government wants to support places with ambitious and innovative plans to 

build additional homes where they are needed, and which will support wider economic 

growth. We want to support greater collaboration between councils, a more strategic 

approach to planning housing and infrastructure, more innovation and high quality 

design in new homes and creating the right conditions for new private investment”24. 

Sub-Regional Policy 

Coast to Capital Strategic Economic Plan aims to capitalise on competitive strengths 

2.13 The Coast to Capital Local Enterprise Partnership covers Croydon, East Surrey, West 

Sussex and Greater Brighton and seeks to drive economic growth in the area. The LEP 

published its Strategic Economic Plan (SEP) in July 201825, outlining their vision for the 

economic growth of region over the next twelve years, and seeking to focus on its 

competitive strengths, including: 

• Connectivity – particularly the strong aviation links offered  by Gatwick Airport 

and London’s other airports; 

• Integration –making the most the opportunities offered by being part of the 

wider South East region and LEP area’s proximity to London; and 

• Creativity – emphasising the link between digital innovation and growth. 

                                                           
21

 Ibid. p. 10 
22

 Ibid. p. 12 
23

 Ibid. p. 128 
24

 Ibid. p. 233 
25

 Coast To Capital Local Enterprise Partnership (2018) Gatwick 360°: The Coast to Capital Strategic Economic Plan 
2018-2030 
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2.14 The SEP outlines that housing provision is one of the key challenges to be overcome in 

order for the area to continue its record of strong economic growth, stating that 

“limited housing supply and restrictions on space for new development have fuelled 

house price inflation”26, highlighting that the Coast to Capital area has one of the 

highest levels of house prices, in relation to income, in England27.  

2.15 In response, the SEP advocates that “the crisis of housing affordability will be tackled 

with a supply of housing that can accommodate a working population alongside an 

increasing number of people who do not work”28. The LEP’s ambition is therefore to 

create a sustainable economic base for the area, “ensuring that all of our urban centres 

can grow and prosper sustainably, with a good supply of housing”29, with a focus on 

delivering high-quality homes that are accessible to a range of people and workers. 

2.16 In order to most fully capitalise on the identified competitive advantages, it is further 

outlined that the need for housing is particularly strong in areas like Crawley, due to 

the town’s proximity to Gatwick Airport. 

Local Policy and Strategy 

Crawley 2030 Local Plan seeks to provide housing and drive sustainable growth 

2.17 Crawley Borough Council (CBC) adopted the area’s Local Plan in December 201530, 

which sets out the planning policies covering the period up to 2030, seeking  to achieve 

the Council’s vision for Crawley as: 

“A modern, vibrant town that stands proud of its achievements and uses its strengths 

to reach its potential. Its strong and diverse communities, neighbourhood structure, 

sustainable economic growth and excellent connections within and beyond the region 

will make it a place that people enjoy and want to live, work and visit”31 

2.18 The Local Plan’s Policy H1 covers the borough’s Housing Provision, making provision for 

the development of a minimum of 5,100 net additional dwellings between 2015 and 

2030. It is acknowledge that this does not account for the full scale of housing demand 

in the borough, with a remaining unmet housing need of approximately 5,000 

dwellings arising in Crawley over the Plan period. In recognition, the Local Plan’s Policy 

H1 states that: 

“The council will positively consider proposals for the provision of housing to meet local 

housing needs, taking a pro-active approach to identifying suitable sites for housing 

development”32. 

2.19 Demographic changes are highlighted as a key driver of the need for increased housing 

provision in Crawley. Crawley has a greater proportion of young people and lower 

proportion of elderly compared with the rest of the South East, with roughly two-thirds 

                                                           
26

 Ibid. p. 17 
27

 Ibid. p. 71 
28

 Ibid. p. 25 
29

 Ibid. p. 25 
30

 Crawley Borough Council (2015) Crawley 2030: Crawley Borough Local Plan 2015 – 2030 
31

 Ibid. p. 13 
32

 Ibid. p. 75 
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of residents being aged under 45, this translating to a comparatively large working-age 

population. It is stated that this demographic position will intensify the need for new 

housing in the area over the plan period33. The Plan states that new housing is 

“considered integral to the creation of sustainable neighbourhoods in Crawley”34. 

2.20 Regarding economic growth, the Plan’s states that the town centre will be “the heart of 

the town, providing a central point for local people and others from across the region to 

enjoy social activities, shopping, culture and entertainment both during the day and at 

night. It will have a welcoming and attractive family friendly environment”35. As such, 

the Plan’s ‘Policy EC6: Development Sites within the Town Centre Boundary’ states 

that: 

“Mixed-use schemes which include a proportion of residential development and/or 

main town centre uses will be encouraged within the Town Centre Boundary”36. 

Summary  

2.21 The Government is committed to delivering sustainable economic growth, with the 

new NPPF continuing to expect local authorities to adopt a positive approach in order 

to seek opportunities to meet development needs. Recently published strategies 

emphasises the Government’s drive to enhance levels of employment, productivity 

and, as a result, prosperity, nationally.  

2.22 The Coast to Capital LEP’s SEP emphasises that housing supply will have to be boosted 

significantly in order to improve affordability and accommodate the workers who will 

help the area make the most of its competitive advantages.  

2.23 Taking local demographic trends into consideration, housing provision is highlighted by 

the Local Plan a significant and growing issue in the area, identifying Crawley town 

centre as a highly sustainable location for residential development. 

                                                           
33

 Ibid. p. 17 
34

 Ibid. p. 76 
35

 Ibid. p. 13 
36

 Ibid. p. 62 



 

11 

3. Demand Context 

3.1 This section explores the current economic profile of Crawley, in comparison regional 

and national figures, to provide the demand context for the existing uses and 

estimated impacts of the Proposed Development. The following areas are considered: 

• The Crawley Economy; 

• Crawley Town Centre; 

• Population and Economic Activity Profile; and 

• Housing Stock Profile.  

The Crawley Economy 

Productivity 

3.2 Gross Value Added (GVA) measures the value of output created (i.e. turnover) net of 

inputs purchased, which is used to produce a good or service (i.e. production of the 

output). Put simply GVA is the total of all revenue into businesses, which is used to 

fund wages, profits and taxes, and therefore provides a key measure of economic 

productivity. 

3.1 Estimates sourced from Experian37 indicate that the annual average productivity of the 

Crawley economy in between 2014 and 2018 was approximately £5.63 billion. 

Generating £1.88 billion GVA, the greatest contributor to this total was the transport & 

storage sector (33%), followed by professional & other private services (£1.12 billion 

GVA, or 21%) and wholesale and retail (£573 million GVA, or 10%). Experian estimate 

that the accommodation, food service & recreation industries generated £254 million 

GVA in Crawley in 2018, under 4% of the borough’s total GVA. 

                                                           
37

 Experian (2019) Experian Local Market Forecasts Quarterly, March 2019 
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Figure 3.1: GVA by industrial sector, annual average 2014-2018 

Source: Experian, 2019 

Employment 

3.2 There was an average of approximately 83,280 full-time equivalent (FTE) jobs 

supported in Crawley between 2014 and 2018, according to Experian data. As with 

GVA, the transport & storage sector contributed the greatest proportion (21,520 jobs, 

or 26%) of FTE employment in Crawley, again followed by professional & other private 

services (19,740 jobs, or 24%) and wholesale and retail (11,400 jobs, or 14%). The 

accommodation, food services & recreation sectors represent around 8% of FTE 

employment in the borough, supporting 6,800jobs. 

Figure 3.2: FTE Employment by industrial sector, annual average 2014-2018 

Source: Experian, 2018 
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3.3 The above Experian estimates in combination therefore indicate that the each FTE job 

across all sectors in Crawley generated an average total of circa £67,615 GVA annually 

between 2014 and 2018. At approximately £33,175, the accommodation, food services 

& recreation sectors are those which generate the lowest GVA per FTE employee in 

Crawley, a level of output that is significantly lower figure than the average for all 

sectors38. 

Figure 3.3: GVA per FTE job by industrial sector, annual average 2014-2018 

Source: Experian, 2019 

Crawley Town Centre 

Regeneration Objectives 

3.4 CBC acknowledge the need to regenerate Crawley town centre, and have partnered 

with local businesses to create ‘Regenerating Crawley’, whose published Regeneration 

Programme seek to “realise the area’s full potential as a fantastic place to visit, live, 

work and do business”39.   

3.5 The Regeneration Programme highlights that enhancement of public realm and 

investment in key town centre sites will provide new employment and residential 

opportunities, thereby helping to increase footfall and sustain local businesses in the 

town centre during the day and evening. The Regeneration Programme therefore 

states the following ambition for Crawley town centre: 

“To become a dynamic business growth hub with a bold and vibrant community heart 

for Crawley and the Gatwick Diamond. This will drive a diverse retail offer, excellent 

public realm, high quality town centre living and a thriving evening economy”40 

                                                           
38

 Agriculture, forestry and fishing not included within analysis as Experian data indicates that there is zero 
employment in these industries in Crawley. 
39

 Regenerating Crawley (2018) Crawley: A Place to Grow: Town Centre Regeneration Programme – Version Two, 
March 2018, p. 3 
40

 Ibid. p. 4 
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3.6 A section of the Programme entitled ‘Crawley: A Place to Call Home’, identifies that 

new residential development in the town centre will support this ambition. Specifically, 

it will:  

• Help create environmentally sustainable communities, for example reducing 

private car use and increasing access to sustainable transport options; 

• Enhance access to local jobs and facilities, sustaining  and growing the local 

economy; and 

• Promote residents’ wellbeing, through the provision of high-quality homes. 

3.7 As outlined in Section 2, Crawley’s adopted Local Plan similarly highlights that new 

housing is required in order to create sustainable communities in the borough. The 

Local Plan also emphasises that, whilst Crawley town centre has not historically been 

the focus for residential development, the delivery of new homes in this location would 

help meet planning objectives around environmental, economic and social 

sustainability, whilst also supporting other key town centre functions: 

“Although there is limited housing at present, the town centre represents a highly 

sustainable location for residential development with immediate access to facilities, 

services, and transport links. Residential development also adds vitality to the town 

centre, bringing life into the centre and supporting the evening economy. Housing 

development is, therefore, encouraged in the town centre, either as mixed use or wholly 

residential schemes”41. 

Changing Societal Trends and an Evolution of the Evening Economy 

3.8 Central to Regenerating Crawley’s objectives is the establishment of a “town centre 

neighbourhood”42, combining a diverse retail offer, residential developments and 

leisure options, in order to “create a vibrant 10 – 10 location desired by retailers and 

property owners alike”43. A ’10 – 10 location’ (i.e. open from 10am until 10pm) is 

defined as “a vibrant mixed-use location open after normal shopping hours”44, 

indicating the Council’s desire to cultivate an evening economy anchored around 

restaurants and family-based leisure and entertainment, rather than late-night options 

such as nightclubs. As such, the Regeneration Programme identifies businesses such as 

Hollywood Bowl, Cineworld and Nuffield Health (fitness centre), alongside restaurants 

as the key drivers of this preferred model of the local evening economy. 

3.9 This strategy would seem practical in light of research published by Ibis World45, which 

indicates that increased costs and regulations associated with the operation of 

nightclubs have impacted upon their viability and competitiveness, with a quarter of 

UK establishments having closed over the past decade, a trend which is forecast to 

continue over the coming five years.  

                                                           
41

 Crawley Borough Council (2015) Crawley 2030: Crawley Borough Local Plan 2015 – 2030, p. 76 
42

 Regenerating Crawley (2018) Crawley: A Place to Grow: Town Centre Regeneration Programme – Version Two, 
March 2018, p. 5 
43

 Ibid. 
44

 Ibid. 
45

 Ibis World (2018) Nightclubs - UK Market Research Report 
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3.10 It is also notable that wider societal trends would indicate that town centre roles and 

the form of the evening economy is changing, with reduced influence of a leisure offer 

based on drinking alcohol, particularly among younger people. For example, recent 

academic research published in the journal BMC Public Health46 has found that a 

growing number of young people now class themselves as ‘non-drinkers’, with the 

proportion of 18 to 24 year-olds who do not drink alcohol increasing from 18% to 29% 

between 2005 and 2015. 

Nightlife Provision 

3.11 An audit of Crawley’s existing provision of establishments serving the night-time 

economy has been conducted, which demonstrates that there are a number of venues 

which will continue to provide late-night options in the town after the re-development 

of MOKA. 

3.12 This audit is included at Appendix 1 of this report, with Appendix 2 also providing a 

map showing the spatial distribution of establishments. 

Population and Economic Activity Profile 

3.13 As identified by the borough’s local plan, Crawley’s population is notably younger than 

its surrounding authorities and regional and national averages. 65% of the borough’s 

residents are of working age (aged between 16 and 64), compared to 62% in both the 

wider Coast to Capital LEP area and South East region, with this differential mainly 

being driven by the 24 to 49 age-group. With over 65s making up 13% of the 

population, Crawley also has a significantly lower proportion of older residents than 

the wider LEP area, as well as the regional and national averages. Crawley’s age profile, 

alongside that of comparator geographies, is outlined in the below table. 

                                                           
46

 Linda Ng Fat (2018) ‘Investigating the growing trend of non-drinking among young people; analysis of repeated 
cross-sectional surveys in England 2005–2015’, in BMC Public Health 
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Table 3.1: Resident age profile, 2017 

 Crawley Coast to 

Capital LEP 

South East England 

 Population % % % % 

Aged 0 to 15 24,404 22% 19% 19% 19% 

Aged 16 to 24 10,518 9% 10% 11% 11% 

Aged 25 to 49 42,535 38% 33% 32% 33% 

Aged 50 to 64 19,337 17% 19% 19% 19% 

Aged 16 to 64 72,390 65% 62% 62% 63% 

Aged 65+ 14,870 13% 19% 19% 18% 

All Ages 111,664 100% 100% 100% 100% 

Source: Population Estimates; ONS via Nomis, 2018 

3.14 As shown in the table below, despite Crawley maintaining a greater proportion of 

working-age residents than wider comparator geographies as of 2017, the proportion 

of the total population that is comprised of this age-group has, in fact, declined since 

2007. There has also been an absolute and proportionate decline in the number of 

residents aged between 16 and 24 in the borough over the past ten years, with the 25 

to 49 age-group also decreasing in absolute terms since 2012. As stated by the Coast to 

Capital LEP’s SEP (see Section 2), increased quantity and range of housing provision 

could be an effective means of attracting and retaining more working-age residents. 

Table 3.2: Change in Crawley resident age-profile, 2007 – 2017  

 2007 2012 2017 

 Population % Population % Population % 

Aged 0 to 15 20,419 20% 22,600 21% 24,404 22% 

Aged 16 to 24 11,984 12% 11,454 11% 10,518 9% 

Aged 25 to 49 39,733 39% 42,599 39% 42,535 38% 

Aged 50 to 64 15,872 16% 17,563 16% 19,337 17% 

Aged 16 to 64 67,589 67% 71,616 66% 72,390 65% 

Aged 65+ 13,602 13% 14,018 13% 14,870 13% 

All Ages 101,610 100% 108,234 100% 111,664 100% 

Source: Population Estimates; ONS via Nomis, 2018 

3.15 Data from the 2011Census (the most recent comprehensive source of life-stage data)47 

indicates a greater prevalence for working-age, one-person households and 

households with no dependent children in Crawley than in wider comparator 

                                                           
47

 ONS via Nomis (2011) 2011 Census, Table QS111EW – Household Lifestage 
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geographies; these being the household types generally exhibiting the highest demand 

for one and two-bedroom town centre apartments.  

Table 3.3: Working-age resident household types, 2011 

 Crawley Coast to 

Capital LEP 

South East England 

One-person household 18% 17% 16% 18% 

Two or more person household: 

No dependent children 

28% 27% 28% 27% 

Total 46% 44% 44% 45% 

Source: 2011 Census; ONS via Nomis, 2011 

3.16 As outlined in the below table, data from the latest Annual Population Survey (APS)48 

indicates that a higher proportion of Crawley’s working-age residents are economically 

active than in the wider Coast to Capital LEP area, the South East region and nationally. 

Table 3.4: Economic Activity, working age residents 

 Crawley Coast to 

Capital LEP 

South East England 

 Number % % % % 

Economically Active 58,400 80% 80% 81% 79% 

Employed 52,900 73% 77% 78% 75% 

Source: Annual Population Survey; ONS via Nomis, 2019 

3.17 Crawley has a broadly similar occupational profile to wider comparator geographies, 

albeit with a  slightly higher proportion of workers in professional occupations and 

process, plant and machine operatives and a lower proportion in administrative and 

secretarial occupations than the Coast to Capital LEP area and the South East. 

                                                           
48

 ONS via Nomis (2018) Annual Population Survey; July 2017-June 2018 
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Table 3.5: Occupational profile, 2018 

 Crawley Coast to 

Capital LEP 

South 

East 

England 

Managers, directors and senior officials 11% 13% 12% 11% 

Professional occupations 25% 24% 22% 21% 

Associate prof. & technical occupations 17% 16% 16% 15% 

Administrative and secretarial occupations 5% 10% 10% 10% 

Skilled trades occupations 8% 8% 10% 10% 

Caring, leisure and other service occupations 6% 8% 9% 9% 

Sales and customer service occupations 10% 8% 7% 7% 

Process, plant and machine operatives 10% 4% 4% 6% 

Elementary occupations 9% 9% 9% 10% 

Source: Annual Population Survey; ONS via Nomis, 2018 

Housing Stock Profile 

3.18 The Valuation Office Agency (VOA) publishes dwelling stock numbers by type and size 

of property. Analysis of this data indicates that over 60% of homes in the borough have 

3 or more bedrooms, with smaller properties – particularly those with 1 bedroom, 

which comprise just 13% of properties – making up a relatively small proportion of the 

borough’s dwelling stock. This is set out in the below table. 

Table 3.6: Crawley dwelling stock, 2018 

 Flats / 

bungalows 

Terraced / 

semi 

Detached Other / 

unknown 

All types % of all 

types total 

1 bed 5,370 670 - - 6,040 13% 

2 beds 6,240 3,880 60 - 10,180 23% 

3 beds 430 19,650 1,890 - 21,970 49% 

4 + beds 80 2,230 3,330 - 5,640 13% 

Unknown 120 180 70 - 370 <1% 

Total 12,240 26,610 5,350 650 44,850 100% 

Source: VOA; Council tax stock of properties, 2018 

Summary  

3.19 Overall, it can be seen that there is an acknowledged demand for increased residential 

development in Crawley town centre. Adopted planning policy and CBC’s investment 

programmes advocate the provision of town centre homes as a means of creating 

environmentally sustainable communities and supporting wider town centre 
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regeneration objectives, such as enhancing footfall during the day and evening through 

growing access to shops and family-based leisure facilities. The audit of existing 

nightlife provision additionally indicated that there are a number of establishments 

which will continue to offer late-night options in Crawley town centre to accommodate 

demand. 

3.20 It can be seen that Crawley’s demographic profile is notable younger, and with higher 

rates of economic activity, than many of its surrounding areas, with a greater 

prevalence for one-person households and households with no dependent children 

amongst working-age residents. The proportion of Crawley’s population that is made 

up of working-age residents has, however, fallen over the past decade, indicating that 

efforts should be made to attract and retain residents from this demographic. Whilst 

this signifies a need for smaller house-types, it has been identified that currently just 

13% of the borough’s housing stock comprises one-bed properties. 
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4. Construction Phase Impacts 

4.1 This section outlines the economic impacts estimated to result from the Proposed 

Development during the construction phase. The economic benefits are outlined with 

respect to Crawley (the local impact area) and Coast to Capital LEP area (the wider 

impact area). The figures presented are the net additional economic impacts.  

4.2 The following economic benefits are quantified: 

• Construction Employment (direct, indirect/induced and net additional 

employment); and 

• Economic output (Gross Value Added) to local and wider economy.  

Investment and Gross Employment  

4.3 The construction of the Proposed Development will support important investment in 

the construction sector, equating to an estimated £27.5 million49. 

4.4 Investment of this scale could be expected to support approximately 160 person-years 

of direct employment within the construction sector, based on the average turnover 

per employee in the construction industry in the South East50. This equates to an 

average of 105 temporary FTE construction related jobs supported annually over the 

construction period (which is estimated at approximately 18 months51). 

Net Additional Employment 

4.5 Net additional employment is a term used to refer to the final scale of employment 

that is generated once a number of economic considerations have been taken into 

account. 

4.6 The creation of temporary construction jobs during the build period will provide new 

employment opportunities for the local and wider labour force. The positive economic 

impacts will also extend beyond direct construction employment to include the 

generation of indirect benefits for the local and wider economy. 

4.7 The HCA’s Additionality Guide52 recommends a specific approach to calculating 

additionality. Its recommended approach also takes account of multiplier effects 

generated both through the site supply chain and induced financial benefits arising 

from increased local expenditure. The approach allows for: 

                                                           
49

 Construction costs estimated based on BCIS Average Prices data and cost plan. 
50

 Department of Business, Energy and Industrial Strategy (2018) Business Population Estimates, Table 17 – South 
East. 
51

 1 FTE is equivalent to 1 employee working full time for 1 year. A person-year of employment is defined as the 
amount of work done by an individual during a working year. As the construction period is 18 months, the number 
of FTEs is equivalent to the person years of employment divided by 1.5. Construction period estimates provided by 
the client. 
52 HCA (2014) Additionality Guide (4

th
 Edition) 
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• Deadweight – the economic outcomes which would occur if the Proposed 

Development were not implemented; 

• Leakage – a measure of the extent to which employment will be taken up by 

persons residing outside of the target area; 

• Displacement – the extent to which investment in the Proposed Development 

will lead to existing companies or employees within the target area relocating 

activities to the Proposed Development, as opposed to the attraction of new 

investment and employment arising from businesses located outside of the 

target area; and 

• Multiplier effects – further economic activity (jobs, expenditure or income) 

associated with additional local income (from employment), local supplier 

purchases and longer term expenditure effects. 

4.8 These factors are considered where relevant below to estimate the net additional 

employment benefit generated by construction of the Proposed Development.  

Deadweight 

4.9 Deadweight is considered to be zero during construction and is not explored in further 

detail given that a continuation of the site’s current vacant state does not generate 

additional employment opportunities in the construction sector. 

Leakage 

4.10 The creation of construction jobs at the application site can be expected to provide 

new employment opportunities both for local residents of Crawley and those residing 

in the rest of the Coast to Capital LEP area.  

4.11 The 2011 Census found that 40% of those working in Crawley also resided in the 

council area53 – a rounded leakage rate of 60% has been therefore been applied. A 

rounded leakage rate of 20% has been assumed for the wider impact area, given that 

the 2011 Census found that circa 82% of Crawley’s workforce resided within the Coast 

to Capital LEP area. 

Displacement 

4.12 Displacement occurs when new development takes market share – in this case labour – 

from other existing local businesses. During construction, this allows for the possibility 

that an increase in demand for construction workers could result in delays to other 

developments or increased costs, if there is a shortage of labour. 

4.13 As of March 2019, ONS data indicates that there are 315 residents of Crawley looking 

for work and claiming Jobseekers Allowance (JSA)54, with the majority seeking roles in 

Sales and Customer Services Occupations. There are currently no JSA claimants in 

Crawley identified as seeking employment in construction-related occupations, 

however it is important to recognise that:  

                                                           
53

 ONS via Nomis (2011) Census 2011 - Location of usual residence and place of work by sex (WU01UK) 
54

 ONS via Nomis (2019) Claimant Count, March 2019 



 

22 

• Around 25 claimants in Crawley did not express a preference as to the type of 

work they were looking for; 

• Published data on the sought occupation of JSA claimants fails to isolate those 

claimants who may be receptive to a range of roles and occupations, if such 

opportunities are created. 

• This dataset only captures those people currently claiming JSA, therefore 

omitting additional people who are not claiming JSA but are actively seeking 

work. Circa 28% of economically inactive people in the local impact area want a 

job55, with such residents – who may be long-term unemployed – potentially 

capable of being targeted to provide additional labour. 

4.14 Latent construction sector labour force capacity exists beyond Crawley in other parts of 

the Coast to Capital LEP area, where a total of 75 people are specifically seeking 

employment in occupations relating to construction. 

4.15 A low rate of displacement (25%) has been allowed in the local impact area on the 

assumption that, whilst there are expected to be some displacement effects, these will 

be of a limited nature56.  Due to the higher number of claimants seeking construction 

roles in the Coast to Capital LEP area and the larger geographic area covered, a very 

low (10%) rate of displacement has been assumed at this spatial scale. 

Multiplier Effects 

4.16 Investment in the Proposed Development will generate considerable expenditure on 

construction materials, goods and other services that will be purchased from a wide 

range of suppliers. This expenditure has far-ranging benefits both locally and further 

afield, as it filters down the construction supply chain (indirect effects). Employees 

working in construction in relation to the development will also spend their wages on 

goods and services (induced effects). 

4.17 This will result in an amplification of the initial investment in the Proposed 

Development, with an economic multiplier effect with linked benefits in terms of 

expenditure on goods and services locally. This will bring indirect employment and 

financial benefits for local individuals and firms involved in skilled construction trades 

and associated professions, and could help to sustain employment within this sector 

across the local and wider economy. 

4.18 In line with published guidance57, a medium-level local multiplier of 1.25 has been 

applied at the local impact area, with a medium-level regional multiplier of 1.5 being 

applied at the wider impact area. 

  

                                                           
55

 ONS via Nomis (2018) Annual Population Survey, Jan 2018-Dec 2018 
56

 HCA (2014) Additionality Guide: 4
th

 Edition 
57

 Ibid. 
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Net Additional Employment 

4.19 When allowing for these factors, the following table shows that construction of the 

Proposed Development will directly generate 75 direct net additional FTE employment 

opportunities for the Coast to Capital LEP’s residents each year, of which 30 will be 

local to Crawley. 

4.20 The calculation also indicates that a further 40 indirect and induced FTE jobs could be 

annually supported across the Coast to Capital LEP area of which 10 could be local to 

Crawley. 

4.21 In total, the construction of the Proposed Development can therefore be expected to 

annually create 115 net additional FTE employment opportunities in the Coast to 

Capital LEP area, inclusive of 40 jobs for residents of Crawley. This is summarised in the 

table below. 

Table 4.1: Construction Phase Employment Generation 

 Local 

Impact Area 

Wider 

Impact Area 

Person-years of Employment 160 

Construction Period (years) 1. 5 

Gross FTE Employment 105 

Direct Net Additional FTE Employment  30 75 

Indirect / Induced Net Additional FTE Employment  10 40 

Net Additional FTE Employment (Total) 40 115 

Source: Turley Economics, 2019 

Productivity 

4.22 The construction phase of the Proposed Development will generate a significant 

increase in GVA. 

4.23 Estimates sourced from Experian indicate that the average FTE employee in the 

Crawley construction industry generates circa £78,715 annually in GVA. This is higher 

than the GVA generated by the average employee across all sectors in the local impact 

area (circa £67,780), demonstrating the productivity premium associated with the 

construction sector. The average employee across all sectors in the Coast to Capital LEP 

area generates a broadly similar, albeit slightly lower, GVA figure of £69,68558. 

4.24 Applying the appropriate GVA measures to the net additional employment impact 

generated by construction of the Proposed Development indicates that an additional 

£8.7 million GVA could be annually generated across the wider impact area during the 

construction period.  This equates to £13.1 million in total during the 18-month 

                                                           
58

 Experian (March 2019) UK Regional Planning Quarterly; sector averages 2014 – 2018 
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construction period, including £4.6 million concentrated in the local impact area. This is 

summarised in the following table. 

Table 4.2: Construction Phase GVA Generation59 

 Local 

Impact Area 

Wider 

Impact Area 

Direct GVA Impact £2,500,000 £6,100,000 

Indirect / Induced GVA Impact £500,000 £2,700,000 

(i) Net Additional GVA Impact (Annual)  £3,100,000 £8,700,000 

(ii) Net Additional GVA Impact (Total)  £4,600,000 £13,100,000 

Source: Turley Economics, 2019 

 Summary 

4.25 In summary, construction of the Proposed Development has the potential to generate 

the following economic impacts: 

• Construction Investment –  equating to £27.5 million; 

• On-Site Jobs – 160 person-years of employment directly supported through 

construction investment, equating to 105 FTE temporary gross on-site jobs per 

annum during the estimated 18-month construction period; 

• Employment Impacts – 115 net additional FTE employment opportunities 

annually generated for workers in the Coast to Capital LEP area during 

construction, of which 40 will be locally captured by residents of Crawley; and 

• Productivity Impacts – Total contribution of circa £13.1 million in GVA to the 

wider Coast to Capital LEP area economy, of which £4.6 million will be 

concentrated in Crawley. 

                                                           
59 Some figures would appear not to sum due to rounding. 
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5. Operational Phase Impacts 

5.1 Upon completion and full operation, the Proposed Development will deliver a range of 

economic impacts which will persist over the long term. This will support wider 

economic growth objectives established through local and sub-regional policy and 

strategy. 

5.2 This section therefore outlines the economic impacts estimated to be generated once 

the Proposed Development is complete and operational. The economic benefits are 

outlined with respect to Crawley local authority (the local impact area) and Coast to 

Capital LEP area (the wider impact area).  

5.3 The following economic impacts are quantified: 

• Increased resident population and local labour force; 

• Enhanced local spending power and the employment this supports; 

• Generation of employment opportunities as a result of the scheme’s commercial 

/ retail floorspace direct, indirect/induced and net additional employment); and 

• Increased revenue to local authority, including Council Tax and Business Rates. 

Existing uses 

5.4 The site is currently occupied by MOKA nightclub and covers circa 1,655 sq.m, 

according to information published by the Valuation Office Agency (VOA). Information 

obtained by the applicant from the nightclub’s current operators indicates that the 

venue presently supports approximately 10 FTE employees60. 

Increased Resident Population and Local Labour Force 

5.5 The 152 new homes to be developed on the application site are expected to 

accommodate circa 235 residents upon full occupation, based on the local impact 

area’s average number of persons per dwelling61 (applied to the proposed residential 

mix, comprising 1, 2 and 3-bedroom units), which equates to an average household 

size of 1.56 people. 

5.6 The occupation of new housing can also deliver further benefits, with new housing 

making an important contribution to the competitiveness of cities, towns and villages 

by providing accommodation that will appeal to – and attract – new skilled people to 

live in the area. New homes also provide an enhanced choice for people already living 

in the area. 
                                                           
60

 The applicant states that consultation with the current nightclub operators established that MOKA currently 
supports 3 full-time roles and 28 part-time roles. Applying an assumption that that one part-time job equates to 
0.25 full-time jobs (based on an average of 9 hours per worker per week in a 36-hour working week) would indicate 
that 10 FTE jobs are supported by the nightclub’s operations. These assumptions are informed by the fact that the 
nightclub is open only 3 nights a week and that approximately 50% of the venue’s available floorspace is currently 
unused due to lack of custom. 
61

 ONS (2011) 2011 Census, Table CT0258: Age by tenure by number of bedrooms 
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5.7 New homes will sustain the local labour force and ensure that the long-term economic 

competitiveness of Crawley and the wider region is enhanced. It will also contribute to 

the economic resilience of the area by enhancing the supply of resident labour, thereby 

making the area attractive to employers, and creating demand for local services, shops 

and businesses. 

5.8 The latest evidence suggests that 53% of Crawley’s residents are of working age (aged 

between 16 and 64) and economically active62. Assuming that the delivery of the 152 

new homes will grow the population in line with the existing resident profile, it is 

indicated that the Proposed Development could attract circa 126 additional 

economically active residents of working age. 

5.9 Based on current employment rates, the Proposed Development could accommodate 

115 employed residents. Based on the existing occupational profile of Crawley 

residents, circa 52%, or 60 residents, could work in management and professional 

occupations, with higher skills and earnings63. This is demonstrated in the following 

table.  

Table 5.1: Breakdown of Population and Labour Force 

Population and Labour Force No. Residents 

Total residents on site 235 

Economically active residents of working age (16 – 64 years) 125 

Employed residents 115 

Residents employed in higher-paid managerial 

and professional occupations  
60 

Source: Turley Economics, 2019 

5.10 The Proposed Development could therefore directly contribute towards the ongoing 

competitiveness of Crawley and the wider region, by contributing towards maintaining 

the size of the labour force and the supply of skilled labour available to local businesses 

and prospective business investors.  

5.11 This is in line with the Crawley’s Local Plan’s assertion that: 

“New retail, leisure, commercial and residential developments within the wider town 

centre will ensure that its viability and vitality is enhanced, to improve the town centre’s 

range and quality of services and strengthen its local and sub-regional role, particularly 

as it comes under increasing pressure from competing centres”64. 
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 ONS via Nomis (2018) Annual Population Survey, July 2017-June 2018 
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 ONS via Nomis (2018) Annual Population Survey (June 2017-July 2018) 
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 Crawley Borough Council (2015) Crawley 2030: Crawley Borough Local Plan 2015 – 2030 
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Enhanced Local Spending Power 

5.12 An occupied new home represents a net gain to the local economy, as household 

income and expenditure in the local economy will occur over a long period in which the 

home is occupied. 

5.13 The Annual Survey of Hours and Earnings (ASHE) provides income data by occupational 

group. Applying this to the anticipated occupational profile of new residents indicates 

that employed residents of the Proposed Development could receive a collective 

income of circa £3.1 million per annum. 

5.14 This income will be used to meet housing and other fixed household costs, although a 

considerable proportion will be available for discretionary expenditure within the local 

economy, including within Crawley town centre. Expenditure from new residents living 

on the Proposed Development will make a significant contribution towards sustaining 

local shops and businesses in Crawley and the wider economy, which in turn offer the 

potential to enhance the economic function of the town centre and provide an 

important source of local employment.  

5.15 A choice of high quality shops and services also contributes to the sustainability of 

neighbourhoods and towns, and are a key factor which helps to attract and retain 

households when considering where to reside. It is therefore critical that household 

demand is present to sustain these key local amenities. 

5.16 Oxford Economics estimate that residents in the local area spend an average of £5,295 

annually on convenience and comparison retail goods and services65. On this basis, the 

Proposed Development could generate total retail expenditure of circa £1.2 million on 

convenience and comparison goods and services. 

5.17 In addition, it is estimated that households in the local area spend an average of £3,055 

annually on leisure goods and services66. The Proposed Development could therefore 

generate further expenditure of £725,000 per annum on leisure goods and services. 

5.18 Collectively, this uplift in local expenditure will increase footfall, vitality and trading 

performance for existing shops and leisure services within the locality of the Proposed 

Development and nearby towns. Furthermore, the additional expenditure can also be 

expected to support jobs within local retail and leisure industries. Analysis of turnover 

per employee in the retail and leisure sectors67 indicates that that 5 retail jobs and 15 

leisure related jobs could be supported in Crawley and the wider regional economy 

annually through the expenditure arising from residents by the Proposed 

Development. 

5.19 Further evidence published by Barratt Homes68estimates that households spend an 

average of £5,462 on furnishing and decorating supplies to ‘make a house feel like a 

home’ upon occupation of a dwelling. Therefore, the residents of the Proposed 
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 Oxford Economics via Pitney Bowes GeoInsight (2019) UK Consumer Expenditure 2019 prices 
66

 Ibid. 
67

 Department of Business, Energy and Industrial Strategy (2018) Business Population Estimates, Table 17 – South 
East. 
68

  OnePoll Survey on behalf of Barratt Homes (2014) 
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Development also have the potential to generate one off expenditure of circa £830,000 

upon first occupation. This level of expenditure is considered to be a conservative 

estimate when reflecting on further evidence relating to a Barratt development in 

Middlesbrough, included within  evidence published by the Homes Builders 

Federation69, which indicates that many new homes generate significantly higher levels 

of average ‘first occupation’ expenditure. 

Net Additional Employment 

5.1 Drawing on the HCA’s guidance on the likely density of employment on commercial / 

retail floorspace70, it is estimated that the Proposed Development’s 650 sq.m will 

accommodate 35 FTE jobs.  

5.2 As outlined in the previous section, the net additionality of this gross employment 

effect can be estimated by considering: 

• Deadweight, which represents the floorspace currently occupied by MOKA 

nightclub, supporting employment for an estimated 10 gross FTE employees. 

After accounting for additionality effects, it is estimated that this translates to 10 

FTE jobs located in the wider impact area and 5 jobs in the local impact area; 

• Leakage, again assuming, based on the 2011 Census, that a reasonable 40% of 

the employment opportunities created will be filled by people living within 

Crawley. 20% leakage is again assumed for the wider impact area of the Coast to 

Coast LEP; 

• Displacement, which, whilst recognising the potential for the Proposed 

Development to draw some trade and employment from existing businesses, 

also considers the high number (220) of JSA claimants seeking roles in sales and 

customer service occupations in Crawley71. A very low (10%) allowance for 

displacement has therefore been made in the local impact area for the purposes 

of the assessment. Zero displacement has been assumed at the wider impact 

area level, due to the fact that there are circa 3,320 people seeking such roles at 

this spatial scale; and 

• Multiplier effects, which have again been applied to align with the HCA 

Additionality Guide’s recommendations for the retail sector at the local and 

regional scales – 1.21 and 1.38 respectively72. This captures employment 

indirectly supported through expenditure on goods and services within the local 

business supply chain, and that supported by employees’ expenditure in shops 

and on services provided locally. 

5.3 When allowing for the above factors, the operation of the Proposed Development 

could be expected to generate a total of 25 net additional FTE positions per annum 

                                                           
69 Home Builders Federation (2015) The Economic Footprint of UK House Building 
70

 HCA (2015) Employment Density Guide (3
rd

 edition) Mid-point of 17.5 taken of Guide’s recommendation of one 
FTE role per 15-20 sq.m of retail floorspace. Ratio of 90% applied to convert GIA to NIA, in line with the Guide’s 
recommendation for retail space. 
71

 ONS via Nomis (2018) Claimant Count, March 2019 
72

 HCA (2014) Additionality Guide (4
th

 edition) 
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across the wider impact area, inclusive of 10 jobs for residents of the local impact 

area73. It is emphasised that this figure accounts for the deduction of a generous 

assumption of existing jobs currently supported at the nightclub. This is summarised in 

the below table. 

Table 5.2: Operational Phase Employment Generation 

Employment Generation Local 

Impact Area 

Wider 

Impact Area 

Gross FTE Employment  35 

Direct Net Additional FTE Employment  10 25 

Indirect / Induced FTE Employment  5 10 

Less Deadweight Total Net Additional FTE Employment -5 -10 

Net Additional FTE Employment (Total) 10 25 

 
Source: Turley Economics, 2019 

Productivity Impacts 

5.1 The operational phase of the Proposed Development will also contribute to economic 

productivity across the local and wider impact areas. Experian data indicates that the 

GVA generated by each FTE worker employed in retail in Crawley is circa £44,705 per 

annum74. This is greater than the £34,995 GVA per FTE employee that Experian data75 

indicates is generated by employees in the local accommodation, food services & 

recreation industries, the employment sector currently supported on site. 

5.2 Applying relevant measures to the net additional employment effects presented 

above, including the deduction of deadweight, suggests that an additional £1.4 million 

GVA will be generated annually across the wider Coast to Capital LEP area, including 

£500,000 concentrated within the local Crawley economy. This is summarised in the 

table below.  
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 Total net additional FTE figures derived from addition of direct and indirect figures 
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 Experian (March 2019) UK Regional Planning Quarterly; average 2014 – 2018 
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Table 5.3: Operational Phase - Net GVA Generation 

Net GVA Generation 

Local 

Impact Area 

Wider 

Impact Area 

Direct GVA Impact £500,000 £1,200,000 

Indirect / Induced GVA Impact £200,000 £700,000 

Less Deadweight Net Additional  GVA Impact (Annual) £-200,000 £-500,000 

(iii) Net Additional GVA Impact (Annual) £500,000 £1,400,000 

 
Source: Turley Economics, 2019 

Local Authority Revenue 

Council Tax Revenue 

5.3 Development and occupation of new housing can also increase Council Tax revenue to 

CBC. It is estimated that the Proposed Development is expected to generate circa 

£220,000 in additional Council Tax payments annually to CBC once fully occupied. This 

could provide an important source of revenue funding for CBC in order to deliver public 

services as well as investing in maintaining and enhancing infrastructure within the 

locality and wider county. 

Business Rates 

5.4 The Proposed Development’s commercial / retail units will also contribute business 

rates to CBC. Businesses pay non-domestic rates (also known as business rates) a 

proportion of which contribute to the cost of the local authority providing public 

services within which the business property is situated, and so constitute an important 

source of public revenue.  

5.5 Analysis of nearby commercial units indicates that the business rates to be collected 

annually by CBC will equate to circa £50,000 per annum as a result of the Proposed 

Development.  

New Homes Bonus Payments 

5.6 The NHB was introduced in 2010 by the Government as an incentive-based financial 

tool to encourage the delivery of new homes by providing additional funds to local 

authorities for every new home built. This financial mechanism available to local 

authorities is subject to ongoing review. And therefore the figures presented are 

indicative and reflect the latest policy position76. 

5.7 NHB payments are not ring-fenced, which provides local authorities with the 

opportunity to reinvest this additional revenue in supporting and enhancing public 

services and infrastructure as it is most needed – and often in the local area where new 

homes are built to the benefit of existing local communities. 
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5.8 The Proposed Development will contribute towards securing the overall baseline level 

of housing growth above which NHB payments will accrue to CBC. The Proposed 

Development, in combination with other developments in the town, will help to 

maintain the borough’s eligibility for NHB payments.  

Net Additional Local Authority Revenue 

5.9 In combination the Proposed Development could generate £260,000 per annum in 

public revenues on completion and full occupation.  

5.10 Occupying a higher quantum of floorspace and of a different use-class, the site 

currently contributes circa £100,000 in public revenues annually.  

5.11 Deducting this revenue from that generated by the Proposed Development suggests 

that the net additional revenue to be collected by CBC annually as a result of the 

Proposed Development would be £170,000.  

Table 5.4: Net Additional Local Authority Revenue 

 Collected by CBC as a result 

of Proposed Development 

Council Tax £220,000 

Business Rates £50,000 

Less Deadweight Business Rates -£100,000 

Total Net Additional Local Authority Revenue (Annual) £170,000 

 

Source: Turley Economics, 2019 

Summary 

5.12 The operational phase of the Proposed Development is estimated to have the potential 

to generate the following economic impacts: 

• Increased Resident Population and Local Labour Force – Once fully occupied, 

152 new homes could grow the local population by circa 235 residents, of which 

there are likely to be 125 economically active residents of working age, with 115 

in employment; 

• Enhanced Local Spending Power –The Proposed Development’s residents could 

earn a collective income of circa £3.1 million per annum, which will be spent on 

goods and services in the local economy. The residents also have the potential to 

generate one-off expenditure in excess of £830,000 upon first occupation. 

Furthermore, it is estimated that the residents’ annual combined retail and 

leisure expenditure will equate to £2.0 million, supporting 20 jobs in these 

sectors across the local and wider impact areas; 

• Employment Impacts – The Proposed Development will generate 25 net 

additional FTE jobs for workers in the Coast to Capital LEP area (this after 
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accounting for the deduction of existing nightclub jobs), inclusive of 10 FTE jobs 

for Crawley residents; 

• Productivity Impacts – The Proposed Development will generate a net additional 

£1.4 million in GVA annually within the Coast to Capital LEP area’s economy, 

including circa £500,000 GVA concentrated locally in Crawley; and  

• Local Authority Revenue – Through a combination of Council Tax and Business 

Rate payments, the Proposed Development will annually contribute a net 

additional £170,000 for collection by Crawley Borough Council, helping to 

support local and sub-regional services. 
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6. Summary of Economic Contribution 

6.1 This Economic Benefits Statement has been prepared by Turley Economics on behalf of 

Rainier Developments Limited in support of the planning application for 152 new 

residential dwellings and circa 650 sq.m commercial / retail space on the site of the 

MOKA nightclub in Crawley. The analysis considers the quantifiable economic impacts 

of the Proposed Development both during its construction phase and operational 

lifetime. 

6.2 The Proposed Development will contribute towards local and wider employment 

generation, as well as economic productivity.  It will generate a number of positive 

economic benefits which reflect the sustainable development aspirations of the NPPF, 

in addition to local policy and strategy ambitions aimed at boosting local housing 

supply and enhancing the economic function of Crawley town centre. 

Construction Phase Impacts 

6.3 The construction phase of the Proposed Development is estimated to have the 

potential to generate the following economic impacts: 

• Construction Investment –  equating to £27.5 million; 

• On-Site Jobs – 160 person-years of employment directly supported through 

construction investment, equating to 105 FTE temporary gross on-site jobs per 

annum during the estimated 18-month construction period; 

• Employment Impacts – 115 net additional FTE employment opportunities 

annually generated for workers in the Coast to Capital LEP area during 

construction, of which 40 will be locally captured by residents of Crawley; and 

• Productivity Impacts – Total contribution of circa £13.1 million in GVA to the 

wider Coast to Capital LEP area economy, of which £4.6 million will be 

concentrated in Crawley. 

Operational Phase Impacts 

6.4 Upon completion, the operational phase of the Proposed Development is estimated to 

have the potential to generate the following economic impacts: 

• Increased Resident Population and Local Labour Force – Once fully occupied, 

152 new homes could grow the local population by circa 235 residents, of which 

there are likely to be 125 economically active residents of working age, with 115 

in employment; 

• Enhanced Local Spending Power –The Proposed Development’s residents could 

earn a collective income of circa £3.1 million per annum, which will be spent on 

goods and services in the local economy. The residents also have the potential to 

generate one-off expenditure in excess of £830,000 upon first occupation. 

Furthermore, it is estimated that the residents’ annual combined retail and 
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leisure expenditure will equate to £2.0 million, supporting 20 jobs in these 

sectors across the local and wider impact areas; 

• Employment Impacts – The Proposed Development will generate 25 net 

additional FTE jobs for workers in the Coast to Capital LEP area (this after 

accounting for the deduction of existing nightclub jobs) inclusive of 10 FTE jobs 

for Crawley residents; 

• Productivity Impacts – The Proposed Development will generate a net additional 

£1.4 million in GVA annually within the Coast to Capital LEP area’s economy, 

including circa £500,000 GVA concentrated locally in Crawley; and  

• Local Authority Revenue – Through a combination of Council Tax and Business 

Rate payments, the Proposed Development will annually contribute a net 

additional £170,000 for collection by Crawley Borough Council, helping to 

support local and sub-regional services. 

Conclusion 

6.5 Overall, this economic impact assessment has served to demonstrate that the 

Proposed Development is in alignment with Crawley Borough Council’s regeneration 

strategies around increasing residential provision and creating a vibrant town centre, 

whilst also delivering a greater contribution to the local and wider economy in 

comparison to the Site’s existing use. 
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Appendix 1: Crawley Nightlife Audit 

 

 To establish a position on the provision of nightlife options in Crawley, a desk-based 

audit of local establishments has been conducted. 

 Establishments have been categorised as follows: 

• Clubs – venues open only as late-night options (i.e. no day time opening and 

staying open later than 1am); 

• Bars/Clubs – venues operating both daytime and late-night opening hours; 

• Bars/Restaurants – bars open later than midnight at least one day a week that 

also have food as a major component of  their offer; and 

• Pubs and Social Clubs – pubs and social clubs that are open until at least 

midnight one day a week. Pubs not open until this time have not been included 

in this audit. 

 The table overleaf presents the results of this audit, where the names, addresses and 

opening times of the town’s venues are detailed. 

 The spatial distribution of the identified venues is presented in the plan at Appendix 2. 
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Table 1: Crawley nightlife audit – list of establishments 

Plan 

No. 

Name Type Address Postcode Opening Hours 

1 MOKA Club Station Way, 

Crawley 

 RH10 1JA Monday: Closed 

Tuesday: 10pm–3am 

Wednesday: Closed 

Thursday: Closed 

Friday: 10pm–3am 

Saturday: 10pm–3am 

Sunday: Closed 

2 Lb1 Club 89 Gales Drive, 

Three Bridges, 

Crawley 

RH10 1QA Monday: Closed 

Tuesday: Closed 

Wednesday: Closed 

Thursday: Closed 

Friday: 8pm–1.30am 

Saturday: 8pm–2.30am 

Sunday: Closed 

3 Rhythm 

Nightclub 

Club 107 High St, 

Crawley 

RH10 1DD Monday: Closed 

Tuesday: Closed 

Wednesday: Closed 

Thursday: Closed 

Friday: 11pm–3am 

Saturday: 11pm–3am 

Sunday: Closed 

4 Angelique Bar/Club 93 High Street, 

Crawley 

RH10 1BA Monday: Closed 

Tuesday: 9am–2am 

Wednesday: 9am–2am 

Thursday: 9am–2am 

Friday: 9am–3am 

Saturday: 9am–3am 

Sunday: Closed 

5 Bar 7 Bar/Club 7 Pegler Way, 

Crawley 

RH11 7AG Monday: Closed 

Tuesday: 8pm–2:30am 

Wednesday: Closed 

Thursday: 8pm–12:30am 

Friday: 8pm–3am 

Saturday: 8pm–12am 

Sunday: 12am–3pm; 

                7pm–12:30am 
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6 Déjà vu  Bar/Club 26-30 High St, 

Crawley 

RH10 1BW Monday: 3pm–2am 

Tuesday: 3pm–2am 

Wednesday: 3pm–2am 

Thursday: 3pm–3am 

Friday: 3pm–3am 

Saturday: 3pm–3am 

Sunday: 3pm–12am 

7 Octopvs Bar/Club 56-58 High St, 

Crawley 

RH10 1BS Monday: 5pm–3am 

Tuesday: 5pm–3am 

Wednesday: 5pm–3am 

Thursday: 5pm–3am 

Friday: 4pm–3am 

Saturday: 4pm–12am 

Sunday: 7pm–3am 

8 The Hive Bar Bar/Club  53 High St, 

Crawley 

RH10 1BQ Monday: 5pm–3am 

Tuesday: 5pm–3am 

Wednesday: 5pm–3am 

Thursday: 5pm–3am 

Friday: 5pm–3am 

Saturday: 5pm–3am 

Sunday: 5pm–3am 

9 Xenia Latin 

Lounge 

Bar/ 

Restaurant 

4 London Rd, 

Crawley 

RH10 8LR Monday: 12pm–12am 

Tuesday: 12pm–12am 

Wednesday: 12pm–12am 

Thursday: 12pm–12am 

Friday: 12pm–1am 

Saturday: 12pm–1am 

Sunday: 12–11pm 

10 Apple Tree Pub West Green Drive, 

Crawley 

RH11 7HE Monday: 11am–12am 

Tuesday: 11am–12am 

Wednesday: 11am–12am 

Thursday: 11am–12am 

Friday: 11am–11pm 

Saturday: 11am–11pm 

Sunday: 12pm–12am 

11 Brewery Shades Pub 85–87 High Street, 

Crawley 

RH10 1BA Monday: 10am–12am 

Tuesday: 10am–12am 

Wednesday: 10am–12am 

Thursday: 10am–12am 

Friday: 10am–1am 

Saturday: 10am–1am 

Sunday: 11am–12am 
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12 Dr Samuel 

Johnson 

Pub Langley Parade, 

Crawley 

RH11 7RS Monday: 11am–11pm 

Tuesday: 11am–11pm 

Wednesday: 11am–11pm 

Thursday: 11am–11pm 

Friday: 11am–12am 

Saturday: 11am–12am 

Sunday: 11am–11pm 

13 Jubilee Oak Pub Grand Parade, 

6 High St, 

Crawley 

RH10 1BA Monday: 8am–11:30pm 

Tuesday: 8am–11:30pm 

Wednesday: 8am–11:30pm 

Thursday: 8am–11:30pm 

Friday: 8am–12am 

Saturday: 8am–1am 

Sunday: 8am–11pm 

14 Old Punch Bowl Pub 101 High St, 

Crawley 

RH10 1DD Monday: 11am–11pm 

Tuesday: 11am–12am 

Wednesday: 11am–11pm 

Thursday: 11am–12am 

Friday: 11am–1am 

Saturday: 11am–1am 

Sunday: 12–11pm 

15 Royal Oak Pub Ilfield Green, 

Crawley 

RH11 0ND Monday: 12–11pm 

Tuesday: 12–11pm 

Wednesday: 12–11pm 

Thursday: 12–11pm 

Friday: 12pm–12am 

Saturday: 12pm–12am 

Sunday: 12–11pm 

16 Tavern On The 

Green 

Pub Peterhouse Parade, 

Crawley  

RH10 3BA Monday: 10am–11pm 

Tuesday: 10am–11pm 

Wednesday: 10am–11pm 

Thursday: 10am–11pm 

Friday: 10am–1am 

Saturday: 10am–1am 

Sunday: 12–11:30pm 

17 The Charcoal 

Burner 

Pub Weald Drive, 

Crawley 

RH10 6NY Monday: 12–11pm 

Tuesday: 12–11pm 

Wednesday: 12–11pm 

Thursday: 12–11pm 

Friday: 12pm–12am 

Saturday: 12pm–12am 

Sunday: 12–11pm 
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18 The Grasshopper Pub Ashdown Drive, 

Crawley 

RH10 5EJ Monday: 12–11pm 

Tuesday: 12–11pm 

Wednesday: 12–11pm 

Thursday: 12–11pm 

Friday: 12pm–12am 

Saturday: 12pm–12am 

Sunday: 12–11pm 

19 The Greyhound Pub Radford Rd, 

Crawley 

RH10 3NS Monday: 12–11pm 

Tuesday: 12–11pm 

Wednesday: 12–11pm 

Thursday: 12–11pm 

Friday: 12pm–12am 

Saturday: 12pm–12am 

Sunday: 12–11pm 

20 The Hoppers 

Tilgate 

Pub Ashdown Drive, 

Crawley 

RH10 5EJ Monday: 12–11pm 

Tuesday: 12–11pm 

Wednesday: 12–11pm 

Thursday: 12–11pm 

Friday: 12pm–12am 

Saturday: 12pm–12am 

Sunday: 12–11pm 

21 The New Moon Pub Brighton Road, 

Crawley 

RH10 6SZ Monday: 12–11pm 

Tuesday: 12–11pm 

Wednesday: 12–11pm 

Thursday: 12–11pm 

Friday: 12pm–12am 

Saturday: 12pm–12am 

Sunday: 12–11pm 

22 The Windmill Pub Gossops Drive, 

Crawley 

RH11 8HQ Monday: 12–11pm 

Tuesday: 12–11pm 

Wednesday: 12–11pm 

Thursday: 12–11pm 

Friday: 12pm–12am 

Saturday: 12pm–12am 

Sunday: 12–11pm 

23 White Hart Pub 65 High St, 

Crawley 

RH10 1BQ Monday: 10am–11pm 

Tuesday: 10am–11pm 

Wednesday: 10am–11pm 

Thursday: 10am–11:30pm 

Friday: 10am–12am 

Saturday: 10am–1am 

Sunday: 11am–11pm 
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24 Goffs Park 

Social Club 

Social Club Old Horsham Road, 

Crawley 

RH11 8PE Monday: 12–11pm 

Tuesday: 12–11pm 

Wednesday: 12–11pm 

Thursday: 12–11pm 

Friday: 12pm–11pm 

Saturday: 11:30pm–12am 

Sunday: 12–11pm 
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 Map of Identified Venues Appendix 2:
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