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RECOMMENDATIONS 

(i) To note the progress that has been made to deliver stage three of the 
project, in relation to land assembly, detailed design, build contract 
negotiations and the securing of pre-lets. 

(ii) That the Director of Place Services, in consultation with the Leader, Deputy 
Leader and Executive Member for Place and Economic Prosperity, be 
authorised to: 

 conclude stage three of the project by agreeing the final terms and 
sealing and completing a building contract, subject to the revised 
financial parameters set out in the exempt report in Part 2 of this agenda. 
 

 progress stage four of the project, in accordance with the management 
actions and revised financial parameters set out in the exempt report in 
Part 2 of this agenda, including the implementation and construction of 
the scheme. 

REASONS FOR RECOMMENDATIONS 

Significant progress has been made to bring forward Marketfield Way and the Council will 
soon be in a position where it is able to enter into a building contract.  

However the financial parameters of the project have changed since the last report to 
Executive in October 2018. As a consequence, before the Council can enter into a building 
contract Executive needs to agree the revised financial parameters of the project, although 



the total costs are within the budget allocated in the Council’s approved Capital Programme, 
as agreed at its meeting in February 2019.  

Approval is also required to take a number of management actions, as the Council moves to 
stage four of the project – implementation and construction. These actions will support the 
development of the project and our Corporate Plan objective to ensure that the borough 
remains a great place to live, work and do business. 

EXECUTIVE SUMMARY 

Marketfield Way represents a significant opportunity for the Council, acting as developer, to 
transform an existing underutilised brownfield site and create a high quality landmark mixed 
use development that will contribute to our Corporate priority to revitalise Redhill town 
centre.  

Marketfield Way will be a flagship development in Redhill town centre. It will include a multi-
screen cinema - as the major anchor - as well as restaurants, shops and new homes, which 
will help to improve the social, economic and environmental wellbeing of not only Redhill but 
the wider Borough. 

The project contributes to delivering the Council’s vision that by 2027 Redhill will be an 
attractive sub-regional centre and a vibrant place to live, work and spend time.  

The project also supports the emerging ‘Reigate & Banstead 2025’ plan which includes a 
commitment that the Council will take an active role in working with our partners to invest in 
our town centres. 

Specifically the plan (elsewhere on this meeting agenda) commits the Council to “use our 
own assets to provide new retail, leisure, business space and new homes in our town 
centres, including through the delivery of the Marketfield Way development in Redhill.” 

This report provides an update on the progress that the Council has made to bring forward 
stage three of the project since the last report to Executive in October 2018. It seeks 
authority to enter into a building contract and to take a number of management actions as 
set out in the Part 2 report.  

Since 2018 the Council has: 

 Made good progress in our land assembly - A Compulsory Purchase Order has 
been implemented which will result in all land interests and rights being acquired and 
vacant possession being obtained by 24th December. 
 

 Selected a contractor - Vinci Construction UK Ltd - Detailed design is complete 
and the Council is now at an advanced stage in agreeing a final building contract. 
 

 Entered into a pre-sale agreement for all 150 flats – The Council will sell the long 
lease of the residential units to a private rented sector operator called Delph. 
 

 Entered into detailed negotiations with potential commercial tenants – including 
cinema operators and retailers. 
 

 Instructed enabling works –which will include the demolition of properties fronting 
the High Street.   
 



The main project milestones are:  

 23rd December 2019 – all rights and property to be vested to the Council 
 

 24th December 2019 – the Council will secure vacant possession of the site  
 

 3rd January 2020 – the development site will be secured and enabling works will 
commence including the demolition of buildings and movement of statutory services 
 

 By March 2020 – the Council enter into a building contract 
 

 By May 2020 - Main construction begins 
 

 By May 2022 - Construction to be completed  

 

Executive has authority to approve the above recommendations  

 

STATUTORY POWERS 

1.  The Council has wide ranging powers to promote the economic, environmental and 
social well-being of the borough. These powers are derived from the Local 
Government Act 2000 and also include the powers of general competence under 
section 1 of the Localism Act 2011 to do anything that individuals with full capacity 
generally may do, subject to the provisions of the Act.  

BACKGROUND 

Changing Redhill 

2. Redhill is the principal town within our borough and is of strategic importance as a 
sub-regional transport hub, a major centre of employment and a priority area for 
regeneration, growth and sustainable development. 

3. Working with our private and public sector partners, the Council has been 
instrumental in helping to bring about major change in recent years including:   

 The transformation of Memorial Park to provide a high quality open space in the 
heart of the town centre; 

 The redevelopment of the Warwick Quadrant to provide an enlarged supermarket 
and car park and new hotel and gym; and 

 Implementing significant changes to the transport network to facilitate new 
development, enhance sustainable transport, and create a high quality public 
realm. 

4. This investment is helping to bring about a renewed confidence in Redhill as a place 
in which to live, visit and invest.  

5. However the Council recognises that more needs to be done, so that we can fully 
realise the potential of Redhill as a prosperous urban centre within our region, a 
major transport hub, and a town centre that is a dynamic retail, leisure and business 



destination, where local people choose to visit and to live and where businesses want 
to invest and grow. 

6. The Council wants to change the perception of Redhill and position it as a town 
centre of choice for more people to visit and to spend time, particularly those who live 
locally but also from a wider catchment.  So that rather than visiting other locations, 
people will chose to visit Redhill. By doing so the Council can help ensure more 
money is spent and remains in the local economy. 

7. A key part of how we want to achieve this is by diversifying the town centre offer so 
that Redhill has a range of uses that provide a number of reasons for people to visit 
and to stay longer, and so the town is not so reliant on shopping in light of the 
changing retail market. A particular focus for the Council is to provide places to eat 
and drink and to spend leisure time and to provide enhanced spaces for activities and 
events.  

8. The Council also wants to encourage more people to live in the town centre, 
providing a mixture of housing units, tenures and products, to meet local need. 

Our scheme 

9. Marketfield Way represents a significant opportunity for the Council, acting as 
developer, to use our assets and take an active role in shaping the future of Redhill, 
thereby helping to realise our ambition for the town. 

10. Marketfield Way will bring about the comprehensive redevelopment of a large 
(0.59ha), prominent and underutilised brownfield site at the heart of the town centre. 

11. Marketfield Way will be a landmark mixed use scheme, which will comprise: 

 150 new one and two bedroom flats  

 a multi-screen cinema as the key leisure anchor  

 high quality new ground and first floor commercial floorspace; and  

 new public space that will provide a place for outside activities. 
 

12. The project promises to be a gamechanger for Redhill, providing a significant 
opportunity to secure economic, social and environmental benefits for Redhill and our 
borough as outlined in the appendix to this report. 

13. The commercial elements of the project will also generate a revenue income stream 
which will help us to become financially self-sufficient.  

Previous reports to Executive 

14. The project has been subject to a number of previous reports to Executive from 2015, 
with the most recent in October 2018. 

15. The scheme has been brought forward in a managed and phased way, with key 
stage sign off by Executive when milestones have been achieved.  

16. In summary these stages are: 

 Stage 1 related to establishing scheme viability. 
 

 Stage 2 related to proof of viability scheme design to planning, commence land 
assembly activity phase 1 tenders. 
 

 Stage 3 comprising confirmation of land assembly, detailed design and letting of 



construction tenders and continuing with pre let activities. 
 

 Stage 4 comprising scheme implementation and construction. 
 

Timetable 

 

17. Moving forward the main project milestones are principally:  

 23rd December 2019 – all rights and property to be vested to the Council 
 

 24th December 2019 – the Council will secure vacant possession of the site  
 

 3rd January 2020 – the development site will be secured and enabling works will 
commence including the demolition of buildings and movement of statutory 
services. 
 

 By March 2020 – the Council enter into a building contract 
 

 By May 2020 - Main construction begins 
 

 By May 2022 - Construction to be completed  
 

KEY INFORMATION 

Land Assembly 

18. The Council has made significant progress in assembling the site. 

19. The vast majority of the land has now been acquired and all remaining interests will 
be secured by way of a Compulsory Purchase Order (CPO) and Stopping-Up Order. 

20. The Council made the Orders in February 2018 and because a small number of 
objections were received, a Public Inquiry was held in October 2018. 

21. In January 2019 the two respective Secretaries of State confirmed that the orders 
could be made without modification. 

22. Following this decision, the Council served Notices of Confirmation of the CPO to all 
those with an interest in the land in February. No challenges were received in the six 
week Judicial Review Period.  

23. In September, the Council executed the General Vesting Declaration (GVD) relating 
to the land and the rights specified in the CPO. Simultaneously Notices to Treat and 
Notices to Enter were served to all those with short term leases. 

24. All land and rights specified within the GVD will be vested to the Council on 23rd 
December and on the 24th December the Council will have the right to enter upon and 
obtain vacant possession.  

25. Now that the GVD has been made all rights in property have been extinguished and 
are converted into rights of compensation. 

26. The Council has already made good progress in agreeing relocation and 



compensation with a number of key tenants and is in active discussions with other 
affected parties.  

27. The Council has also reached agreement with three of the key objectors to the CPO 
and Stopping Up Orders and is at an advanced stage in the agreement with the one  
remaining objector. 

28. Once the CPO has been confirmed the Stopping Up Order of Marketfied Way will be 
advertised and then made. 

Main contractor, detailed design and site preparation 

29. Following an OJEU tendering process and the receipt of stage one tenders, Vinci 
Construction UK Ltd was selected as the Council’s preferred contactor. 

30. In October 2018 the Executive agreed that the Council should enter into a Pre 
Construction Services Agreement (PCSA) with Vinci in order to develop the detailed 
design and to obtain sub-contract tender prices to establish the second stage contract 
sum. 

31. The detailed design (up to RIBA stage 3) was completed in July and work packages 
were tendered out to sub contractors over the Summer and returned in September 
2019.  

32. Following a formal offer from Vinci, the Council is now at an advanced stage in 
agreeing the final contract sum and the terms of a building contract, details of which 
are set out in the exempt report in Part 2 of the agenda. 

Enabling works 

33. There are a number of services on the site, which will need to be diverted and/or may 
be affected by our works.  

34. The Council has made good progress and has reached agreement with UKPN to 
relocate their existing power station on site. The Council also has an in principle 
agreement with Thames Water to build over their sewer. 

35. The Council is also in active dialogue with other key statutory service providers in 
order to divert other services at an early stage, for these often require long lead in 
times.  

36. Prior to entering into the main building contract, the Council has appointed Vinci to 
undertake the demolition of the High Street properties within the site. Demolition 
works are scheduled to begin on 3rd January 2020. 

Lettings 

37. The Council entered into a presale agreement with a Build to Rent (BTR) company 
called Delph in December 2018. Under the terms of the agreement the Council will 
enter into a long lease with Delph for all 150 residential units. 

38. The Council has also made good progress in advancing negotiations with a number 
of key potential tenants, who will provide pre-lets for the commercial space, details of 
which are highlighted in the part 2 report. 

OPTIONS 

39. Option 1: (Recommended option) To approve the recommendations in this report 
and continue to take an active development role in the project by concluding stage 3 



and proceeding with stage 4 of the project, subject to the information provided within 
the Part 2 report.  

40. This will include the retention of the retail and cinema elements of the scheme for 
their long-term income and the pre-sale of the residential parts.  

41. This enables the Council to take an active role to secure the greatest economic, 
social and environmental benefits for Redhill and the wider area, while at the same 
time retaining income streams that can be reinvested to help fund Council services. 

42. Option 2: (Not recommended option) To not enter into a building contract and 
proceed with an alternative scheme for the development of the site, which reduces 
the amount of retail and leisure floorspace and increases the amount of residential 
within the scheme, in order to minimise the financial risk to the Council of the project 

43. Any revised scheme brought forward for the site would need to be in accordance with 
the CPO order for the site. Revising the scheme at this stage would result in 
considerable delay to delivering the site, for a revised design would need to be 
prepared and planning permission sought, the scheme would have to go back out to 
tender. This would cause at least several years of delay.  

44. Option 3 – (Not recommended option) To not enter into a building contract, to seek 
an independent funding source to purchase the site and to implement the scheme.  

45. This option would substantially reduce the anticipated revenue income and potential 
capital receipt to the Council as set out in the exempt report in Part 2 of the agenda, 
and limit the control of the Council in securing regeneration benefits for the town. 

46. Option 4 - (Not recommended option). To not enter into a building contract and to 
do nothing. Under this option, the regeneration of this key town centre site will not 
happen, and the Council will continue to receive the benefit of income from the 
existing property investment and car park.  

LEGAL IMPLICATIONS 

47. The Council has wide ranging powers to undertake development activity for the well-
being of the Borough as outlined above. The recommendations in this report do not 
conflict with the statutory powers available to the Council.  

48. The procurement of consultants and contractors required to perform the contract will 
comply with the Council’s CPRs and any applicable EU or subsequent national 
legislation.  

49. The Executive can be assured that the risks associated with this matter have been 
fully assessed and mitigated.   

FINANCIAL IMPLICATIONS 

50. This report, and the supporting information report in Part 2 of the agenda, explains 
how the financial risks associated with this development have been assessed and 
mitigated.   

51. The capital costs of the development have previously been approved by Full Council 
for inclusion in the Capital Programme 2019/20 to 2023/24.  

52. The development works will be funded through prudential borrowing, the costs of 
which will be charged to the Council’s revenue budget. The details of the funding 



costs are set out in the exempt report in Part 2 of the agenda. Sale of the residential 
assets will realise a capital receipt that may be used to repay debt or for reinvestment 
in the Capital Programme.  

53. Over the medium-term the development represents a potentially significant revenue-
generating opportunity for the Council.  

54. Further details about projected costs, the funding requirement and anticipated income 
streams are set out in the exempt report in Part 2 of the agenda. 

EQUALITIES IMPLICATIONS 

55. An Equalities Impact Assessment screening has been undertaken looking at the 
principles of progressing with detailed design; procurement of 
contractor/subcontractors; scheme construction and scheme completion. This has 
identified that when completed the scheme will have positive or neutral impacts on all 
equalities target groups. 

56. The potential for low negative impacts have been identified on the following groups 
during the construction stage: Older people; those with physical, sensory or learning 
disabilities or with long term health impairments; mothers or women who are 
pregnant.  

57. Actions have been identified to mitigate these low negative impacts as follow:  

 Require (as part of the Council’s contracts) accessibility to be maintained as far 
as possible, and construction activities to be considerate of all town centre users. 

 Deliver a comprehensive communications strategy to provide information about 
activities and clear signage about access and parking during construction. 

 Deliver the communications strategy in accessible as well as standard formats. 

58. Other actions to improve the positive impacts of the scheme have also been 
identified: 

 Require, as part of the detailed design phase, appropriate consideration to be 
given to ensuring the scheme is accessible to all equalities target groups, and 
compliant with building accessibility regulations 

 Require (as part of the Council’s contracts) contractors/subcontractors to promote 
equality and not to discriminate. 

COMMUNICATION IMPLICATIONS 

59. The Council’s Communications team working with the Head of Place Delivery and our 
external partners will take overall responsibility for communications about the project 
to the public. 

60. Vinci, as the Council’s contractor, will be responsible for day to day engagement and 
stakeholder management with regard to any issues on site.  

61. Vinci will develop a clear and comprehensive Community Engagement Plan at the 
start of the project. This will identity what they intend to do during the course of their 
works, so that everyone is kept informed of what is happening and where problems 
arise, how these will be dealt with. 



62. Vinci will meet with Council representatives on a regular basis to review and update 
the plan to suit any changes in circumstances. It is envisaged that there will be 
consistent and timely communications that will take a variety of forms for example: 
face to face meetings with businesses, regular newsletters, permanent static 
exhibition located locally, media activity, Project Community Partnership 
meetings/presentation; and presence at community events.  

63. All queries and feedback will be recorded.  All face to face engagement, emails, calls 
and letters will be noted with actions identified for follow up. 

64. A proactive promotional campaign will also be launched to promote the scheme to 
industry and particularly to assist with the Council’s attraction of suitable tenants to 
ensure that the scheme is fully let at an early stage.   

RISK MANAGEMENT CONSIDERATIONS 

65. The Council must continue to recognise the inherent risks associated with 
commercial property development. We have set out in Part 2 the risk mitigation used 
on the project.  

66. Project development has inherent risks, such as cost overruns, contract delays and 
contracting issues, letting issues and vacancy, but in recent years the Council has 
earned itself a strong reputation in this area.  

67. Risks will be managed through careful preparation of the building contract, the use of 
appropriate consultants and project management of the contractor and quality control 
through the use of consultants and Clerk of Works. Allowances have been made in 
the cost planning for the appointment of a comprehensive professional team and a 
tier 1 construction contractor – Vinci.  

68. Costs will continue to be carefully managed via key stage sign off.  Project viability 
continues to be monitored (as set out in the exempt report in Part 2 of the agenda) 
and is supported by progress regarding the pre-letting of the cinema, and the pre-sale 
agreement on the residential units.  

CONSULTATION 

69. The Council has undertaken widespread stakeholder engagement throughout the 
design and development of the scheme. This has included: 

Business and resident engagement 

70. Prior to the submission of the planning application the Council organised a public 
exhibition to which local residents, businesses and stakeholders were invited. The 
exhibition provided an opportunity for people to view the proposals and to talk to 
members of the project team.  

71. Those who attended were encouraged to complete a response form and the 
feedback from these was extremely positive. 96% of respondents supported the 
provision of new retail and leisure facilities and 91% in support of the new homes.  

72. A dedicated project website was set up for the consultation period, to provide further 
information and updates to the local community, detailing how viewers could contact 
the project team. 

73. The Council attends and provides regular updates to the Redhill Business Guild, 



which is a key stakeholder group representing a wide cross section of businesses 
interests in Redhill including major office employees, retailers, landowners, registered 
providers, local charities and community and voluntary organisations. 

74. As part of the planning process the Council, as local planning authority, undertook 
statutory consultation, providing an opportunity for people to comment on the plans. 

Land Interests 

75. The Council continues to consult and engage with all those parties who have an 
interest in the site and/or the land and properties that lie adjacent to it, including 
residents, businesses and/or investors. 

76. As part of the land assembly and CPO process, the Council and our agents have 
been in regular contact and dialogue with a range of interested parties, particularly 
business occupiers, to explain the plans, offer advice and to discuss and agree 
compensation where it is due.  

Statutory Bodies  

77. The Council has worked closely with the Environment Agency and Surrey County 
Council, as lead flood authority, for the site lies within Flood Zone 2 where there is a 
risk of flooding.  

78. The scheme has been carefully designed with flood compensation measures such as 
water attenuation and flood barriers and on this basis neither the Environment 
Agency nor Surrey County Council raised any objections. 

79. The Council has also fully liaised with Surrey County Council, as the local highways 
authority, to consider the effect the development will have on the public highway. 
SCC has raised no objections to the proposals and a Section 278 agreement is being 
drafted between the parties. 

80. Detailed discussions have taken place between the Council and major statutory 
bodies such as UK Power Networks and Thames Water.   

POLICY FRAMEWORK 

81. The regeneration of Redhill Town Centre is a key corporate priority for the Council 
and fully aligns with the strategic priorities and programmes of our partners at a 
regional, county and local level. 

Reigate and Banstead 2025: Draft Five Year Plan (2019) 

82. Our Draft Five Year Plan provides a commitment that the Council will take an active 
role in working with our partners to invest in our town and village centres, so they 
continue to be places where people choose to live, work and visit.  
 

83. Specifically the plan commits us to “use our own assets to provide new retail, leisure, 
business space and new homes in our town centres, including through the delivery of 
the Marketfield Way development in Redhill.” 

Reigate and Banstead Borough Council Core Strategy (2014) 

84. The development of the Marketfield Way will assist in the delivery of the Council’s 
Core Strategy objective SO20 to enhance the role of Redhill town centre as a centre 
of strategic importance and a safe and attractive retail, cultural and leisure destination 



with a high quality environment.  

85. Given its strong locational advantages and as our principal town centre, the Core 
Strategy identifies Redhill as the main centre for consolidation and growth.  

86. Specifically the Core Strategy designates Redhill as the prime focus for large-scale 
retail, leisure, office and cultural uses and developments that are appropriate to the 
role and function that it serves as the borough’s primary town centre.   

Reigate and Banstead Development Management Plan (2019) 

87. The DMP seeks to protect the vitality and viability of our town centre shopping areas 
and to ensure that both town and local centres are resilient and able to respond to 
future changes. 

Surrey County Council Community Vision for Surrey in 2030 

88. Marketfield Way will help to contribute to the County’s vision for Surrey. By 2030 the 
County Council wants its economy to be strong, vibrant and successful and Surrey to 
be a great place to live, work and learn.  

89. In so doing key “Place” ambitions for the County include: everyone has a place they 
can call home, with appropriate housing for all and that businesses thrive. 

Surrey County Council Reigate & Banstead Local Transport Strategy 

90. Local Transport Strategy forms part of the Surrey Transport Plan and seeks to 
encourage economic growth for example by improving accessibility to economic 
regeneration areas and local town centres, such as Redhill. 

Coast to Capital LEP Gatwick 360 (2018) 

91. One of the key priorities within the LEP’s Gatwick Strategic Economic Plan for 2018-
2030 - Gatwick 360  is to “Deliver Prosperous urban centres”.  

92. Specifically the LEP identifies its ambition to: delivery high-quality, locally distinctive 
mixed-use schemes innovative new housing that offers a range of tenures and rent 
levels ; places for people that encourage social interaction and mixed communities 
and connected by highly sustainable transport links; rejuvenated local economies that 
add vitality and commerce to towns; and high quality landscape, recreation, heritage 
and culture more accessible. 

93. Markefield Way contributes to meeting all of the above. 

Gatwick Diamond Local Strategic Statement (2016) 

94. The Local Strategic Statement sets out the long term strategic planning and 
investment priorities for the area and identifies that a key priority is to support 
investment, growth and regeneration of major urban centres, such as Redhill, within 
the overall hierarchy of centres, to provide an appropriate range of services and 
facilities, so that they can play an effective and competitive role in providing retail, 
leisure and services within the Gatwick Diamond area.  

Approved Capital Programme 2019/20 to 2023/24 

95. The approved Capital Programme includes the allocation of funds for this 
Development which was endorsed by Full Council In February 2019. 

BACKGROUND PAPERS 



 

 


