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Planning Department 

Horsham District Council 

Albery House 

Springfield Road 

Horsham 

West Sussex 

RH12 2GB 

 

17th March 2026

 

Dear Sir / Madam, 

The Toat Café and Car Hand Wash Site, Stane Street, Pulborough, West Sussex 

I write in conjunction with the planning application submitted for the change of commercial use of the 

above-mentioned site into residential use. I write more specifically to provide an overview of the 

marketing activities we have carried out to date, along with my general observations in respect of the site, 

an analysis of the current commercial property development market generally and finally my 

recommendation as to the suitability of the site remaining in continued commercial use.  

About Crickmay 

Crickmay have extensive knowledge of the South-East property market having been established since 

1984. From our offices in Horsham, Haywards Heath and Brighton & Hove we have a combined team of 

10 Chartered Surveyors, 1 graduate surveyor and 1 trainee surveyor who act for a mix of occupiers, 

landlords, developers and investors on a multitude of commercial properties and commercial and 

residential developments. 

We acquire, sell and let commercial property in addition to providing valuations, building consultancy, 

and property management, as well as providing advice on business rates, planning and landlord & tenant 

matters. 

About the Author 

Jonathan Mack BSc (Hons) MRICS is a Chartered Surveyor with over 18 years in the commercial property 

industry. Jonathan is a co-owner and director of Crickmay heading the agency departments across the 

company’s Horsham, Haywards Heath and Brighton & Hove offices. 

The Site 

The subject site is situated 1 mile to the north-east of Pulborough, accessed off and fronting the main A29 

(Stane Street) providing easy access to Billingshurst which is approximately 3 miles to the north-east, 

Petworth 5 miles to the west and Arundel 9 miles to the south. The site is approximately 6.5 acres (2.63 

hectares), with just a small part of this site being occupied by a Hand Car Wash and Café, together with a 

hardstanding area principally utilised for car parking. The buildings presently on the site are portable by 

nature with the exception of one single-storey brick-built store. 

http://www.crickmay.co.uk/about
http://www.crickmay.co.uk/property-advice/valuation
http://www.crickmay.co.uk/building-consultancy/project-co-ordination
http://www.crickmay.co.uk/property-management/rent-collection
http://www.crickmay.co.uk/property-advice/business-rates
http://www.crickmay.co.uk/property-advice/town-planning
http://www.crickmay.co.uk/property-advice/rent-review
http://www.crickmay.co.uk/property-advice/rent-review
http://www.crickmay.co.uk/about


 

 

 

2 

Tenure  

The whole site is understood to be owned on a freehold basis with the buildings on site understood to be 

presently owner occupied. 

Planning 

A small section of the site is presently in use as a Café (A3 use), with an adjacent Hand Car Wash facility. 

Despite this the subject site received support within the 2015-2031 Pulborough Neighbourhood Plan 

(November 2024) for commercial redevelopment to comprise the following commercial uses (Class B2 – 

general industrial; B8 – storage & distribution; C1 – hotels, guest & boarding houses; F1 – learning & non-

residential institutions; F2 – community halls / outdoor sports/recreation areas indoor/outdoor swimming 

pools and/or skating rinks and E Class – a wide variety of uses including retail, financial & professional, 

services, café and restaurant, office, research & development of products and processes, clinics, health 

centres, creches, day nurseries, day centres and gymnasiums. In addition to these uses the neighbourhood 

plan also supports both motor sales showrooms and leisure parkland uses. In planning terms the site is 

therefore considered suitable for a wide variety of commercial uses, subject to the receipt of detailed 

planning consent. 

Condition 

As mentioned above the buildings on site are temporary and semi-permanent by nature and are in my 

opinion unlikely to be utilised for any other alternative use in the future. 

Commercial Development Market Overview 

The commercial development market in the South-East has experienced a noticeable moderation in 

activity over recent years. A combination of elevated construction costs and heightened financing 

pressures has tempered developer confidence and slowed the pace of new project starts. With costs 

for materials and labour remaining above historical norms, development viability has been squeezed, 

leading many stakeholders to reassess or delay schemes until market conditions become more 

favourable. 

Interest rate levels and broader financing costs have also played a significant role in shaping the 

current environment. The tightening of lending criteria and higher cost of capital have made securing 

competitive development finance more challenging. This has been particularly acute for speculative 

commercial ventures, where lenders are increasingly selective and risk-averse in their underwriting. 

As a result, many developers have shifted focus toward securing pre-lets or forward funding 

agreements to de-risk projects and ensure income certainty before committing to construction, or the 

purchase of a site for commercial development. 

Marketing Activities 

Crickmay initially commenced marketing of the site in December 2023 where we carried out a targeted 

marketing campaign approaching a number (59 parties) formed of commercial developers in addition 

to potential end occupiers (assuming redevelopment of the site) in the hope of then being in a position 

to create an interest-led development masterplan, with the view to achieving pre-lets and eventually 

an investment / development sale. When marketing a development site on a conditional basis it is very 

difficult to pinpoint an exact quoting price, primarily as the value of the site will entirely depend upon 

the planning consent that is required / ultimately obtained, together with the site density, use etc. For 

this reason we have not advertised a specific price and have instead quoted ‘on application’. When 

http://www.crickmay.co.uk/
http://www.crickmay.co.uk/property-advice/town-planning
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liaising directly with parties we have advised that we are not quoting a specific price per acre and 

instead inviting parties to make proposals based upon the extent of land they require, the planning 

consent they would wish to obtain, together with their conditionality.   

The end occupiers approached included but were not limited to Restaurant and Coffee Drive-Thru’s, 

Automotive Dealerships, Food Supermarkets, Petrol Stations, EV Charging Operators, Hotels, Public 

Houses and Breweries, Retirement and Care Homes, Garden Centres, Self-Storage operators, Sports & 

Leisure Uses and other Retail and Trade Counter operators. 

Given the nature of the site being fully open, visible and accessible to the A29 and bearing in mind we 

are inviting conditional offers, on a subject to planning basis such that little of what is presently at the 

site will remain, the parties that have expressed an interest to date have generally either visited the 

site when passing through, or have worked ‘off plan’ and via their respective development software 

when appraising the opportunity. For this reason no in-person viewings have been conducted, but it 

is very likely a number of the parties have been to site. 

Initial feedback from those targeted above largely centred on the site’s lack of sufficient local 

residential catchment. The supermarket operators were also concerned with the nearby competition 

commenting there is a large Sainsbury’s and Tesco to the south in Pulborough together with further 

competitors to the north in Billingshurst. Other prospective roadside operators commented that 

‘passing traffic is only 10,500 vehicles daily, which would not be enough for a roadside scheme’. 

Despite the above, one significant supermarket operator did provide initial positive interest stating at 

the time that they were ‘working on a site in a neighbouring town but would consider Pulborough as 

an alternative’ with their requirement being for circa 2 acres to provide a single building of 22,000 sq 

ft Gross Internal Area, together with 150 demised car parking spaces. We also received positive 

feedback from a roadside operator wishing to develop a Petrol Filling Station, EV Charging Points and 

a Coffee Drive Thru. This was in addition to a separate EV charging company, an automotive dealership, 

another Drive-Thru and a leisure operator seeking to build some padel courts. Each of the parties 

understandably stated that their interest was dependant upon other neighbouring occupiers along 

with an oversight of the masterplan covering the site as a whole, with the significant supermarket 

operator stating ‘it is important to have sufficient critical mass to draw customers to the destination’.  

Following provision of a masterplan to all of the interested end-occupiers listed above, whilst a few of 

the parties decided not to progress any further citing the site did not have enough draw, we did receive 

offers from the roadside operator, in addition to the EV Charging company. There were a number of 

conditions attached to the roadside operator’s proposal which included the necessity to have ‘a 
national supermarket operator Aldi, Lidl or equivalent’. The alternative EV Charging operator’s offer 

also had conditionality being subject to contract, planning, confirmation of the level of power and the 

‘tenant line-up being suitable’. 

Following these positive offers, regretfully the principal supermarket operator confirmed that having 

carried out further due diligence it was decided the site was not in an area of sufficient population 

with traffic movements not being as high as initially envisaged. With the above in mind and bearing in 

mind the offers received mentioned above requiring a principal anchor tenant, we received client 

instructions to commence open marketing of the site in early May 2024 in the hope of attracting 

another supermarket or anchor occupier. 

http://www.crickmay.co.uk/
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As part of our full marketing campaign, we prepared detailed site particulars (a copy of which I attach 

together with this report) which were circulated amongst a significant number of occupiers, investors 

and developers upon our database, together with all local, regional and national agents seeking 

development and roadside opportunities for retained clients. The availability of the premises has also 

been circulated regularly through both our website and other national commercial property listings to 

include Focus, P I Property, Commercial Property Database and the Gatwick Diamond Commercial 

Property Register, Estate Agents Clearing House, Zoopla Pro and Prime Location. The property details 

have also been sent a number of times to Horsham District Council’s economic development team 
such that they can hopefully match with any active property requirements they are aware of. I attach 

together with this report snapshots of our present marketing on the above platforms which has been 

continuous since May 2024 (i.e. for nearly 2 years now).  

Following a further period of marketing we received further interest from another national 

supermarket operator, in addition to a well-known drive thru restaurant. After a considerable amount 

of back and forth between these parties the supermarket operator decided not to proceed stating ‘I 
regret to inform you that the Toat Café site in Pulborough did not make it through out first approval 

process. Whilst we do have an active requirement for a new foodstore within the Pulborough area, it 

was felt that the site is not viable’. Unfortunately, similar feedback was received from the drive-thru 

restaurant operator who stated ‘without any immediate catchment and less than 10,500 vehicles per 

day it’s not going to be a strong enough location to support a drive-thru’. 

We continue to fully market the availability of the site (using all the methods listed above) but in the 

absence of securing an anchor tenant, the other offers received cannot be progressed and have now 

fallen away and as such we have now exhausted all enquiries received to date. This has now been the 

case for over 6 months with no new interest having come forward since. 

Conclusion 

Despite extensive marketing of the site for over two years, Whilst a small number of parties expressed 

initial interest, each required the presence of a major anchor occupier, along with other 

complementary occupiers to justify their inclusion within the scheme. The withdrawal of the principal 

supermarket operators following detailed due diligence confirming inadequate population density and 

lower than anticipated traffic movements removed the key tenant required to underpin a roadside 

scheme in this location. Subsequent open marketing failed to attract an alternative anchor tenant, and 

further enquiries from roadside and drive‑thru operators ultimately concluded with the same concerns 

regarding location, catchment and viability. 

 

The lack of proceedable interest following a significant marketing campaign targeting a wide range of 

national and regional operators and commercial developers leads me to conclude that the site is not 

commercially viable for continued or future commercial use. The consistent feedback has centred 

around the site’s limited local catchment, and insufficient traffic flows, which have repeatedly been 

cited as fundamental barriers to the commercial viability of the site. Similarly, despite open marketing 

we have not received any interest from uses that don’t rely on such passing trade – for example 

industrial, warehouse and logistics developers etc. 

 

In light of the above, despite us having targeted all uses supported within the neighbourhood plan, 

along with all other commercial uses, it is clear that the site has not generated credible or deliverable 

interest from end occupiers and consequently has not been attractive to commercial developers. 

Policy 9 of the Horsham District Planning Framework (Nov 2015) requests that ‘redevelopment of 
employment sites and premises outside Key Employment Areas , must demonstrate that the site / 

http://www.crickmay.co.uk/
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premises is no longer needed and/or viable for employment use’. It is clear from our marketing that 

the site / premises is no longer needed and/or considered viable for employment use. In addition to 

this the HDC Validation Checklist Extract re: Marketing Information states ‘where the proposed 
development would result in the loss of employment, retail and community units/uses contrary to 

Polices 9, 13 and 43 of the Horsham Development Planning Framework, evidence of marketing, 

including details of any feedback, for at least one year is recommended. We believe that our report 

provides this. 

 

Given all of the above it is my professional opinion that there is no realistic prospect of the site being 

brought forward for viable commercial development and I therefore conclude that the proposed 

conversion of the site to residential use represents the only feasible and sustainable alternative for 

the future use of the site. 

 

Meet the Commercial Agency Team 

 

 

 

 

 

 

 

 

 

 

 

 

I trust this report helps to provide a detailed summary of our marketing activities carried out to date, 

however should you have any queries arising from any of the above, or if I can help to provide any 

additional information, please do not hesitate to let me know.  

Yours sincerely  

Jonathan Mack 

Jonathan Mack BSc (Hons) MRICS 

Direct line: 01403 756 510 

E-mail: jm@crickmay.co.uk 

http://www.crickmay.co.uk/
http://www.crickmay.co.uk/team/jonathan-mack
http://www.crickmay.co.uk/team/jonathan-mack
mailto:jm@crickmay.co.uk


COMMERCIAL BROWNFIELD DEVELOPMENT LAND
ON MAIN A ROAD
APPROX 6.5 ACRES (2.63 HECTARES)

Toat Cafe and hand car wash site, Stane Street, 
Pulborough, RH20 1DN

TO LET / FOR SALE

T: 01403 264259 | crickmay.co.uk



Viewing & Further Information

Jonathan Mack

01403 756510 | 07557 562699

jm@crickmay.co.uk

More details @ crickmay.co.uk

RH20 1DN

Summary

Available Size 6.50 Acres

EPC Rating Upon enquiry

Location

The site is situated to the north-east of Pulborough, accessed off the main A29 (Stane 

Street,) providing easy access to Billingshurst which is approximately 5 miles to the 

north-east, Petworth 6 miles to the west and Arundel 10 miles to the south.

Description

A prominent site which fronts the A29 (Stane Street) and is currently occupied by the 

Toat Cafe and a hand car wash.

Accommodation

The site comprises the following approximate gross external area, equating to 

approximately 6.5 acres (2.63 hectares):

Description sq ft sq m

Total approximate area 283,140 26,304.57

Planning

The site has been allocated for commercial development as part of the emerging 

Pulborough Neighbourhood Plan (NHP) for the following use classes; B2, B8, C1, E, F1, 

F2 and motor sales showrooms and leisure parkland.

Tenure

Our clients are seeking initial expressions of interest on a freehold or leasehold basis, 

conditional on planning being granted, for part or all of the site in order to further 

shape a draft masterplan.

VAT may be applicable to any offer made for the site.

Legal Costs

Each party is to be responsible for their own legal costs.

Generated on 25/04/2024
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Inclusion on current availability list email to Horsham District Council  
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Listing on the Excel spreadsheet:  

 

 

 

Evidence of details being sent to all national commercial property agents via Perfect Information 
Property (PIP) paid for send out – 

 

CoStar and Loopnet  

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Zoopla 
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Prime Location  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

emails?  I don’t get them. 

 

 

 

 

Campaign send-out to our database 

 

 

 

 

 

 

 

 

 



Estate Agents Clearing House  

  

 


