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1. Introduction 
1.1  This Topic Paper is part of the evidence base for the Crawley Borough Submission 

draft Local Plan 2024 – 20401

/sites/default/files/documents/PUB271853.pdf
/sites/default/files/documents/PUB243595.pdf
/sites/default/files/documents/PUB270981.pdf
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the borough, including natural growth, economic growth, migration, supressed 
demand from previous years, vacancy rates and affordable and market housing 
signals. Under-provision in previous years was spread evenly across the whole Plan 
period. 

2.1.3 The annual OAHN was multiplied by the number of years in the Plan period to 
establish a total housing need requirement for the Local Plan of 10,125 dwellings 
between 2015 and 2030. 

Affordable Housing Need 
2.1.4 The adopted Local Plan highlighted that house prices had grown significantly since 

2001, increasing by over 7% in the period to March 2013, whilst, at the same time, 
average household earnings in the borough remained relatively low when compared 
with adjoining authorities. Evidence in the Strategic Housing Market Assessment7 
concluded that: (i) about 56% of emerging households were unable to afford 
Affordable Rent at 80% of market rent values without further assistance; and (ii) that 
31% of households would require assistance to be in a position to afford rentals set 
at Social Rent levels, which is based on the differential of local rent relative to local 
incomes; and (iii) 62% of households are unable to purchase, based on the 
differential of local prices and rent levels relative to local incomes.  

2.1.5 On this basis, the adopted Local Plan set a requirement of 40% affordable housing 
from all residential developments. Of this, a minimum of 70% is expected to be in the 
form of Affordable Rent, or Social Rent where other forms of subsidy exist, and up to 
30% Intermediate Tenure. Intermediate Tenure was defined in the 2015 adopted 
Plan as including: Shared Ownership, Shared Equity, Discounted Market 

/sites/default/files/documents/PUB231420.pdf
/sites/default/files/documents/PUB271853.pdf
/sites/default/files/documents/PUB228452.pdf


   

https://www.gov.uk/government/publications/national-planning-policy-framework--2
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2.2.2 The national Planning Practice Guidance establishes the Standard Method for 
calculating overall Housing Need14. This confirms that the overall housing need is a 
starting point for determining the final housing requirement for an area and the 
figure will need to be updated during the course of a Plan’s preparation to take into 
account any updates to the data inputs: 

͞Housing need is an unconstrained assessment of the number of homes needed in an 
area. Assessing housing need is the first step in the process of deciding how many 
homes need to be planned for. It should be undertaken separately from assessing 
land availability, establishing a housing requirement figure and preparing policies to 
address this such as site allocations.” 

 Paragraph: 001 Reference ID: 2a-001-20190220 

 “The standard ŵĞƚŚŽĚ͙�ŝĚĞŶƚŝĨŝĞƐ�Ă�ŵŝŶŝŵƵŵ�ĂŶŶƵĂů�ŚŽƵƐŝŶŐ�ŶĞĞĚ�ĨŝŐƵƌĞ͘�/ƚ�ĚŽĞƐ�ŶŽƚ�
produce a housing requirement figure.” 
Paragraph: 002 Reference ID: 2a-002-20190220 

  “Strategic policy-making authorities will need to calculate their local housing need 
figure at the start of the plan-making process. This number should be kept under 
review and revised where appropriate. 

“The housing need figure generated using the standard method may change as the 
inputs are variable and this should be taken into consideration by strategic policy-
making authorities.” 
Paragraph: 008 Reference ID: 2a-008-20190220 

Specialist Housing Needs for Different Groups 
2.2.3 The NPPF requires the size, type and tenure of housing needed for different groups in 

the community to be assessed and reflected in planning policies. This includes (but is 
not limited to) those who require affordable housing, families with children, older 
people, students, people with disabilities, service families, travellers, people who 
rent their homes and people wishing to commission or build their own homes. 

2.2.4 The NPPF confirms that planning policies must specify the type of affordable housing 
required, using the definitions set out in the Framework, and expect it to be met on-
site (unless it can be otherwise justified)15. Affordable Housing definitions set out in 
the NPPF include the following: 

 Affordable Housing for Rent; 

https://www.gov.uk/guidance/housing-and-economic-development-needs-assessments
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redeveloped, any affordable housing contribution should be reduced by a 
proportionate amount (equivalent to the existing gross floorspace of the existing 
buildings) except where vacant buildings have been abandoned16. 

2.2.6 Where major development involving the provision of housing is proposed, the NPPF 
requires planning policies and decisions to expect at least 10% of the homes to be 
available for affordable home ownership, unless this would significantly prejudice the 
ability to meet the identified affordable housing needs of specific groups17. 

2.3 Evidence 
2.3.1 Key Evidence supporting the draft Local Plan includes: 

 Standard Methodology for Assessing Local Housing Need (February 2019) MHCLG 

 Northern West Sussex Strategic Housing Market Assessment (2019) Iceni Projects 

 Crawley Borough Council: Windfall Allowance Statement (May 2023) CBC 

 Local Plan and Community Infrastructure Levy Viability Study (2020) DixonSearle 

 Viability Study Update (2022) DixonSearle 

 Gypsy, Traveller and Travelling Showpeople Accommodation Needs Assessment 
(2023) CBC 

2.3.2 The Strategic Housing Market Assessment (SHMA) considered the specialist housing 
needs for different groups in the community, including those for: 

 Those in affordable housing need; 

 Older People and those with Disabilities; 

 Families; 

 Younger People; 

 Self- and Custom-Build. 

2.3.3 The relevant evidence is referenced below in support of the Strategic Issues. 

3. Strategic Issues 
3.1 Objectively Assessed Housing Need 
3.1.1 Crawley’s total annual housing need figure for 2023, based on the Standard Method, 

is 755 dwellings per year.  

Table 1: MHCLG Standard Method Housing Need Calculation  

Households 2023 49,653 

Households 2033 55,333 

Change in Households 5,680 

Per Annum Change 568 

Affordability Ratio (2022) 9.27
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3.1.2 The total housing need arising from Crawley over the Plan Period (2024 – 2040) will 
be 12,080 dwellings18.  

3.1.3 As set out in Topic Paper 4: Housing Supply, due to a constrained land supply, 
Crawley is unable to meet its full OAHN within its boundaries. The minimum housing 
level identified in Local Plan Policy H1, based on land supply is identified as 5,030 net 
dwellings including windfalls.  

3.1.4 The council’s approach to addressing the outstanding unmet housing needs of 7,050 
dwellings is set out in Topic Paper 1: Unmet Needs and the council’s Duty to 
Cooperate Statement. The SHMA recommends that developments close to at 
Crawley’s boundaries should take into account the conclusions of the SHMA 
regarding the nature of the housing need in Crawley, including the need for different 
types and sizes of housing19. The Duty to Cooperate process is being advanced with 
these discussions, as set out in Topic Paper 1. In particular, these conversations relate 
to: 

 Meeting overall unmet housing needs; 

 Blended Housing Mix for sites on Crawley’s boundaries; 

 Meeting affordable housing needs (percentages, tenure mix and nomination 
rights); 

 Self- and Custom-Build. 

3.2 Housing Mix 
3.2.1 The SHMA looked at the needs of particular groups in the local community, including 

families and younger people. Crawley has a notably higher proportion of households 
with dependent children than the other areas in the study (Horsham and Mid Sussex 
districts), at 33% of households20. The most prevalent existing housing stock in 
Crawley is two and three bedroom properties. The strength of the flatted market in 
recent years together with permitted development rights have seen high levels of 
new flatted development and the SHMA noted there is a restricted mix and choice of 
housing in Crawley for family households in both market and affordable sectors21. 

3.2.2 Crawley currently has a higher proportion of younger people (30% of total 
households) than the rest of the Housing Market Area (HMA) and a housing stock 
which is more focused towards smaller and more affordable homes. Crawley is 
projected to see a growth of 17% in younger households aged under 40 over the 
2019 – 2039 period22. The main issue affecting younger households is housing 
affordability. 

3.2.3 The SHMA concluded that the overall number of service personnel living in the 
Northern West Sussex HMA represents a very small proportion of the total 
population aged 16+, as there is a limited military presence in the locality, and the 

 
18 755dpa x 16 years = 12,080 dwellings 
19 Northern West Sussex Strategic Housing Market Assessment, Housing Need Implications, page 59 
(November 2019) Iceni Projects 
20 Northern West Sussex Strategic Housing Market Assessment, paragraph 9.2, page 111 (2019) Iceni Projects 
Limited 
21 Northern West Sussex Strategic Housing Market Assessment, page 120 (2019) Iceni Projects Limited 
22 Northern West Sussex Strategic Housing Market Assessment, page 110 (2019) Iceni Projects Limited 
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3.2.8 Policy H4 of the draft Local Plan proposes the following mix: 

Table 4: Policy H4: Future Housing Mix (paragraph 13.14)  

 Market Housing 
Element 

(Private Sale and 
Private Rent): 
Town Centre 

Market Housing 
Element 

(Private Sale and 
Private Rent): 
Borough-Wide 

Affordable Housing Element  
(Intermediate and Rental Tenure): 

Town Centre & Borough-Wide 

1 Bed 25% - 30% 10% 25% - 30% 

2 Bed 40% - 45% 25% 30% - 35% 

3 Bed 25% 40% 25% - 30% 

4+ Bed 5% 25% 5% - 10% 

3.2.9 Policy H4 sets out the approach for considering dwelling mix in relation to 
applications for individual residential schemes. It acknowledges that the ‘appropriate 
mix of house types and sizes for each site will depend upon the size and 
characteristics of the site and the viability of the scheme’. At the same time it 
confirms that ‘consideration should be given to the evidence established in the 
Strategic Housing Market Assessment and its updates for market housing needs and 
demand in Crawley’, and that for affordable housing ‘the need for one, two and three 
bedroom affordable dwellings in Crawley, as identified in the Strategic Housing 
Market Assessment and its updates, should be addressed in meeting the housing 
needs of those considered to be in greatest need’. The Policy further states that the 
proposed mixes set out for private and affordable tenures are the ‘expected starting 
point. As such the viability testing of residential typologies and sites has been based 
on these indicative mixes. 

3.2.10 While the Policy does not seek to rigidly apply the mixes set out in Table 4 above on a 
site-
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3.3 Affordable Housing Need & Viability 
3.3.1 The lower quartile house prices in Crawley are 10.7 times earnings27. Whilst this is 

below the Housing Market Area and West Sussex average, it is substantially higher 
than the national (England) average (see Table 5). 

Table 5: Ratio of Lower Quartile Prices to Lower Quartile Earnings 2018  

 Crawley Northern West 
Sussex HMA 

West Sussex England 

2018 10.70 12.70 

/sites/default/files/documents/PUB354604.pdf
https://www.centreforcities.org/blog/what-does-the-covid-19-crisis-mean-for-the-economies-of-british-cities-and-large-towns/
https://www.centreforcities.org/blog/what-does-the-covid-19-crisis-mean-for-the-economies-of-british-cities-and-large-towns/
/sites/default/files/documents/PUB354604.pdf
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total number of dwellings required per annum would be 1,84831. This level of 

/sites/default/files/documents/PUB354604.pdf
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Practice Guidance: Viability33. This has been carried out to advise on whole-plan 

https://www.gov.uk/guidance/viability
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Table 7: Total Anticipated Affordable Housing Provision  
based on known Town Centre Housing Delivery  

 Local Plan 
Anticipated 

Housing Delivery 
(Total Dwellings) 

Affordable 
Housing Local 

Plan Policy 
Requirement 
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3.4.7 The large sites within the borough boundary are finite, with Forge Wood, currently 
under construction in the North East of the borough, being the last neighbourhood 
scale development possible as the land available for housing is limited. Therefore, in 
future, there will be far greater reliance on small sites to help meet Crawley’s 
housing needs. The Housing Trajectory for the Local Plan anticipates 100 dwellings 
per annum to come forward through windfalls over the Plan period. A high 
proportion of these will be on smaller sites, including 15dpa of 1-4 dwellings alone35. 
The importance of small sites particularly in low delivery years can be seen in the 
monitoring year 2012/13 during which they formed 68% of permissions, and in 
2022/23, whilst the borough has been subject to restrictions relating to water 
neutrality, they form 100% of permissions. This will be increasingly the case over the 
Plan period as the known and allocated larger sites within the borough are 
developed. 

3.4.8 The contribution these sites make to delivering the essential housing supply is 
increasingly critical, and without the proportionate contribution for affordable 
housing, where viability allows, the ability of the council to even partially address its 
unmet affordable housing need would be limited further.  

3.4.9 Small residential developments permitted following the adoption of the existing 
Local Plan (December 2015) have resulted in a total maximum requirement of up to 
113 affordable houses36, subject to viability. In practice, over these seven years, the 
permitted small sites have secured a combined financial contribution total of 
£736,743 toward affordable housing, as well as the delivery of five discounted 
market rent dwellings within private schemes. Whilst small, any contribution to 
helping address Crawley’s substantial need for affordable housing is important and 
the amount reflects the proportionate approach the council takes to applying the 
policy requirement to ensure housing delivery is not adversely affected. Appeal 
decisions37 have supported the adopted Policy approach, when considered against 
the weight of the NPPF paragraph 63. 

3.4.10 As expressed above, the increasing reliance on smaller housing developments will 
increase the percentage of affordable housing contributions and small sites 
affordable housing will become increasingly important to the overall delivery of 
affordable housing in the borough.  

3.4.11 In line with guidance set out in the National Planning Policy Framework (NPPF), 
paragraphs 20a and 61, Crawley Borough Council’s emerging Local Plan seeks to 
address the identified affordable housing need, taking account of the Viability 
Assessment.  

 
35 Crawley Borough Council: Windfall Allowance Statement (May 2023) CBC 
36 40% of 283 dwellings on sites 10 units or below (2015/16-2022/23) = 113.2 dwellings 
37 37 Queens Square, Northgate – Appeal Ref: APP/Q3820/20/3265573 (18 June 2021); Turks Croft, Rusper 
Road, Ifield – Appeal Ref: APP/Q3820/W/19/3243915 (22 January 2021); 5 The Boulevard, Northgate – Appeal 
Ref: APP/Q3820/W/20/3245862 (5 June 2020); 39A High Street, Northgate – Appeal Ref: 
APP/Q3820/W/19/3236572 (23 January 2020); Woodend, Forge Wood, Pound Hill – Appeal Ref: 
APP/Q3820/W/19/3221950; Land off Worth Way, Field Gate, Worth – Appeal Ref: APP/Q3830/W/19/3224604; 
142 Three Bridges Road, Three Bridges – Appeal Ref: APP/Q3820/W/18/3201383; 11 Wakehams Green Drive – 
Appeal Ref: APP/Q3820/W/18/3194938 
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3.4.12 The Viability Assessment considered that all development, outside the Town Centre, 
remains viable across the borough with a 40% affordable housing provision (75/25 
tenure split). It was not found that smaller developments had significantly greater 
levels of viability constraints.  

3.4.13 Having an affordable housing requirement on all residential developments, 
regardless of scale, also ensures parity in land values, rather than a situation where 
land vendors of smaller sites benefit from the absence of affordable housing. To 
address the concerns of a disproportionate burden on small sites, the council’s 
approach has been to gradually increase the burden on a sliding scale ratcheting up 
to the full 40% requirement on sites of 10 units or more. In addition, any commuted 
payments received from these smaller developments assists to enable the provision 
of affordable housing on larger schemes that may experience viability challenges. 

3.4.14 In the case of Crawley, all evidence has shown that it is not the case that affordable 
housing requirements on small sites prevent their development. Therefore, the 
national restriction on securing affordable contributions from schemes of 10 units or 
less goes against the Viability work undertaken at a local level to support the 
council’s Local Plan. The Local Plan Policy H5 allows for the relaxation of the policy in 
part or in full in exceptional circumstances where a scheme is clearly subject to 
abnormal costs, not including land costs, not otherwise envisaged by the Viability 
Assessment. 

3.4.15 It considered there are such strong local factors which relate specifically to Crawley, 
both in the national, regional and local context, which require a different approach to 
the national position. On this basis, addressing the disproportionate burdens and 
incentivising smaller housing development should be considered through the 
implementation of the Policy requirement, at a local level as part of negotiations with 
developers on planning obligations. Factors which will be taken into account will 
include: 

 Support and guidance on viability assessments; 

 Taking into account economies of scale; 

 The way financial contributions are calculated; and 

 



   

/sites/default/files/documents/PUB354604.pdf
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Table 9: Specialist Housing Need for Older Persons  

2019 ʹ 2039  Rented Leasehold Total 

Housing with Support -138 715 577 

Housing with Care 175 276 451 
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in Crawley50, of which 176 new supply of housing per annum is needed to meet the 
affordable home ownership need51. This is concluded to support the NPPF 
requirement for 10% of all new homes on larger sites to be for affordable home 
ownership. 

3.6.2 Notwithstanding this, this is qualified by the clear and acute need within the borough 
for rented affordable homes for lower income households. In contrast, those with an 
affordable home ownership need in many cases have other housing options, such as 
an ability to rent housing in the market sector without financial support. On this 
basis, the requirement for affordable home ownership should not take precedence 
over higher priority affordable rented tenures. 

3.6.3 The SHMA recommends Shared Ownership and Shared Equity as the most 
appropriate forms of affordable home ownership product, as well as providing other 
packages such as support for deposits. However, should Starter Homes and 
discounted market sales come forward then it is critical these are sold at a price that 
is genuinely affordable for the intended group52. The recommendation in the SHMA 
suggested affordable home ownership homes are priced to be affordable to 
households who cannot afford lower quartile house prices, and provides guidance of 
how homes of different sizes should be priced based on current evidence53. 

3.7 Affordable Housing: Affordable Private Rental 
3.7.1 The SHMA identified, in the short-term, there is greater potential for Build-to-Rent 

development in Crawley, influenced by its demographic composition (with higher 
numbers of younger people) and a larger existing Private Rented Sector (in 
comparison with Horsham District)54. 

3.7.2 In order to ensure Build-to-Rent schemes in Crawley meet the needs of the borough, 
the Submission draft Local Plan aligns Policy H6: Build to Rent with the affordable 
housing policy by requiring discounted market rent made available for nominations 
from the council’s housing register on the same basis as affordable rental, but on 
Assured Shorthold Tenancies. 

3.8 Self and Custom Build 
3.8.1 Crawley Borough Council is required under the Self-Build and Custom Housebuilding 

Act 2015 to maintain a Register of individuals and organisations who are seeking 
plots of serviced land for the building of their own self- and custom-built housing. 
The demand indicated by the Register has certain consequences for the council’s 
activities as a Local Planning Authority. Firstly, the council is required to have regard 
to the demand indicated by the Register in performing its planning, housing, 
regeneration and land-disposal functions. Secondly, entries falling within Part 1 of 

 
50 Northern West Sussex Strategic Housing Market Assessment, paragraph 7.42, page 85 (November 2019) 
Iceni Projects 
51 Northern West Sussex Strategic Housing Market Assessment, paragraph 7.46, page 85 (November 2019) 
Iceni Projects 
52 Northern West Sussex Strategic Housing Market Assessment, paragraph 7.53, page 87 (November 2019) 
Iceni Projects 
53 Northern West Sussex Strategic Housing Market Assessment, Table 43, page 87 (November 2019) Iceni 
Projects 
54 Northern West Sussex Strategic Housing Market Assessment, paragraph 13.35, page 158 (2019) Iceni 
Projects Limited 
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the Register (i.e. those meeting any local connection / financial ability tests, where 
applicable) trigger a duty to grant suitable development permission in relation to a 
corresponding number of serviced plots of land, within three years following the 
conclusion of each annual ‘base period’ of the Register. 

3.8.2 As of 31 March 2022, there were 104 individuals and one association on Part 1 of the 
council’s Self-build and Custom Housebuilding Register, and 136 individuals and one 
association in total. 

3.8.3 The majority of registered interest is focused on self-build units, with limited 
indicated demand for custom build. Detached houses represent the most recorded 
interest, with bungalows in demand. Plot sizes are typically varied.  

3.8.4 The self-build legislation does not clearly define the ‘suitable development 
permission’ which may be counted as discharging the ‘duty to grant planning 
permission’ set out in the Act. For example, it states that permission is suitable where 
the development in question ‘could include self-build and custom housebuilding’, 
which seems to require only that it has the potential to include such housing. This 
complicates the exercise of assessing the council’s performance against the duty. 
Nonetheless, given the constraints detailed in Topic Paper 4, it is considered that 
there is justification in taking a more positive approach in relation to such 
development through planning policy. This is the basis for proposed Policy H7. This 
sets out general requirements in respect of developments which comprise self- and 
custom
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are considered to be particularly important for single people within this age group, 
who have been a significant source of approaches to the council’s Housing Options 
service in recent years, and of whom over 150 are currently on the council’s Housing 
Register56. 

3.10.2 As of March 2023, there are 248 licensed HMOs in Crawley57, of which 90 are of 
three-storeys, with the rest being in almost all cases two-storey. 10 licenses allow for 
more than six occupants, thereby exceeding the 

/housing/private-housing/houses-multiple-occupation
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needs, and less than 15% of its affordable housing needs (including because of the 
viability issues in the town centre reducing the amount of affordable housing 
achievable).  

4.3 
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Financial 
Year 

Site Address 
Net 

Dwellings 
Created 

2013-14 38 Hazelwick Road, Three Bridges, Crawley 4 

2013-14 42A East Park, Southgate, Crawley 4 

2013-14 Highfield House, Town Mead, West Green 4 

2013-14 North Lodge, Gossops Green Lane, Gossops Green 4 

2013-14 Site D, adj 6 Lewisham Close, Broadfield, Crawley 4 

2013-14 Adj 7/9 Weirbrook, Furnace Green, Crawley 5 

2013-14 Adj 7/9 Weirbrook, Furnace Green, Crawley 5 

2013-14 8 Goffs Park Road, Southgate

2013201320132013
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Financial 
Year 

Site Address 
Net 

Dwellings 
Created 

2017-18
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