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1. Introduction 
 
1.1. This Windfall Statement sets out to explain the rationale and evidence to support 

the windfall figure of 100 dwellings per annum which is included in the Housing 
Trajectory published in support of the submission draft Local Plan 2024.   

2. National Policy & Guidance 
 

2.1. The National Planning Policy Framework (NPPF)1 states in paragraph 68: 
 

Planning policies should identify a supply of: 
A) specific, deliverable sites for years one to five of the plan period; and 
B) specific, developable sites or broad locations for growth, for years 6-10 and, 

where possible, for years 11-15 of the plan. 
 
2.2. Paragraph 71 further states: 

 
Where an allowance is to be made for windfall sites as part of anticipated 
supply, there should be compelling evidence that they will provide a reliable 
source of supply. Any allowance should be realistic having regard to the strategic 
housing land availability assessment, historic windfall delivery rates and 
expected future trends.
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 25 dwellings on small sites of 1-5 dwellings (based on past trends for such 
sites, excluding residential garden land); 

 76 extant windfall planning permissions on sites of 6+ dwellings (excluding 
residential garden sites); 

 31 further dwellings based on historical delivery. 

5. Historic Windfall Delivery Rates 
 
5.1. For the purpose of establishing an updated windfall allowance for the Local Plan it is 

helpful to compare this allowance (in its various components) with actual delivery 
during the period 2015-22.4 This comparison is shown in the table below: 

 

Type Allowance 
(5 years) 

Annual 
Allowance 

Delivery Annual 
Delivery 

Annual 
Difference 

Prior Approvals on 
windfall sites 

145 29 746 107 78 

Sites of 1-5 dwellings 
(excluding garden land) 

25 5 67 10 5 

Windfall planning 
permissions extant in 
2015 (excluding garden 
land) 

76 15 56* 8 -7 

Additional windfall sites 
(6+ dwellings) 

31 6 51 7 1 

Total 277 55 920 132 77 
*Including 38 dwellings actually completed before 31 March 2015. 

 
5.2. As shown, the windfall categories identified in the 2014 paper delivered a 

substantially larger quantity of residential development during 2015-22 than was 
anticipated. The difference of 77dpa between projected and delivered windfalls can 
almost entirely be accounted for by higher-than-anticipated delivery by prior 
approval schemes. 

 
5.3. In order to establish the bearing which past trends might have on the establishment 

of a future windfall allowance, it is necessary also to reconfirm the intended scope 
of sites which will fall within the allowance, and the level of past delivery on such 
sites, in so far as this differs from the figures provided above. 
 

5.4. For the purpose of setting a new allowance, ‘windfall sites’ will continue to be 
broadly defined as those sites not specifically identified in the Local Plan. At the 
same time a number of adjustments have been made to the intended scope of this 
definition, compared with the understanding in 2014/15. 

 Firstly, the threshold of small sites has been reduced from 5 dwellings to 4, with 
sites of 5 or more being identified separately, as reflected in the SHLAA. This is 

 
4 Windfall delivery during 2022/23 (32 dwellings, detailed within Appendix 1



Crawley Windfall Statement 
May 2023 

6 
 

consistent with the Planning Practice Guidance on 
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7.2. These figures indicate that the quantity of residential windfall development 
permitted has significantly exceeded delivery over the period 2015-22. This indicates 
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8.5. For step c): the ratio between office floorspace lost (in square metres) and new 
dwellings resulting from the conversion of office floorspace on windfall sites of 5+ 
dwellings during 2015-22 was 81:1. This figure is significantly higher than the 
average floor area of the resulting windfall dwellings, as it also includes losses to 
non-residential uses, losses to residential use on small windfall and non-windfall 
sites, as well as communal areas within windfall sites subject to conversion. In fact, 
only around 17,600sqm, representing 45 per cent of the 39,000sqm lost, was 
directly converted to residential use on large windfall sites.  
 

8.6. For the purpose of undertaking a forward projection some modification of the 81:1 
ratio is considered appropriate in order to take account of the fact that, whereas 
many of the dwellings delivered under permitted development change of use rights 
since 2015 fell below the Nationally Described Space Standards, these standards are 
now mandatory for such conversions. An increase of the ratio to 85:1 is considered 
appropriate for this purpose.7 
 

8.7. Applying a square metre / dwelling ratio of 85:1 to the projected office losses would 
result in an additional 526 dwellings during the Local Plan period, representing an 
annual average of 33, compared with 68 achieved during the period 2015-22.   

 
8.8. Additional windfall development can be anticipated from other windfall sites of 5 

dwellings or more. The potential sources of this supply are heterogeneous for 
reasons set out above, including wholly new sites which become available through 
the discontinuation of other uses as well as infill development, densification 
schemes and extensions to existing flatted developments. The rate of delivery on 
such sites during 2015-22 was 12 dwellings per annum, and there seems little reason 
to doubt that this can at least be sustained throughout the Local Plan period, 
particularly with increased policy emphasis on compact development in Crawley.  

 
8.9. Windfall development on smaller sites of 1-4 dwellings during the 2015-22 period 

was 15 dwellings per annum. Once again, given the heterogeneity of this supply, it 
seems probable tha008871 0 595o1h0Tf
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councils should “use tools such as area-wide design assessments and Local 
Development Orders to help bring small and medium sized sites forward”10. 
 

9.10. Further measures related to this agenda are proposed through the Levelling Up and 
Regeneration Bill and further changes to the NPPF. These include a requirement for 
Local Planning Authorities to introduce Design Codes covering their entire area.  

 
9.11. This focus is clearly relevant to a town such as Crawley where a large proportion of 

the identified housing supply, as detailed in the SHLAA, comprises small- or medium-
sized parcels of previously developed land. In response to this agenda, the draft 
Compact Residential Development Study (May 2023) considers the scope available 
within Crawley to achieve more compact and higher-density forms of development. 
The study highlights the additional benefits this can have in terms of more 
environmentally sustainable and healthier patterns of movement where pursued 
carefully and with the support of appropriate infrastructure. It confirms that there is 
potential to achieve more compact, higher-density forms of development within the 
borough, including on sites already identified in the Housing Trajectory (indicative 
dwelling yields on several of these have been increased above previous totals, as set 
out in the Compact Residential Development Study and Topic Paper 4: Housing 
Supply). The Compact Residential Development Study highlighted that additional 
opportunities will arise, particularly within certain parts of the Town Centre and at 
other locations well served by high-frequency, segregated / dependable, public 
transport. The document maps these areas. 
 

9.12. Further to this, new polices have been developed as part of the submission draft 
Crawley Borough Local Plan 2024-2040, which intend to aid in achieving additional 
housing supply in line with this agenda: 

i. Policy CL4 sets out that, in general, a density of at least 45 dwellings per hectare 
will apply to all residential developments within the Built-Up Area Boundary 
unless the existing character justifies a lower figure. 

ii. In specific locations, Policy CL4 outlines how, for major applications, proposals 
must achieve minimum densities ranges as outlined below unless the existing 
character justifies a lower figure, in order to make the best use of land, take 
advantage of sustainable transport options and encourage modal shift: 
(1) A minimum of 200 dwellings per hectare on Brownfield development sites 
within ten minutes walking distance of Crawley railway and bus station and 
Three Bridges railway station, or within eight minutes walking distance from the 
Town Centre Fastway stops at the Broadway and Leisure Park.  
(2) Within a range of 60 - 200 dwellings per hectare within neighbourhood 
parades or locations within eight minutes walking distance of bus stops along 
Fastway Route 10 (or any similar future route) which are within five minutes 
walking distance of a local foodstore and within ten minutes walking distance of 
a primary school or health centre.   

iii. 
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9.13. Estimating an additional windfall dwelling supply linked to the ‘effective use of land’ 

agenda is not a straightforward exercise given the many different site contexts to 
which it is relevant. Within the more sustainable and accessible parts of the borough 
(as identified in Policy CL4) there continues to be a variety of under-utilised land and 
buildings not considered as part of the SHLAA, which could be suitable for housing 
development. These opportunities, along with the new policy requirement to meet 
minimum densities and the framework set by the ‘typology’ policies, should 
facilitate the delivery of an additional dwelling quantum. Where new area-based 
character assessment is carried out, this work will then allow for accurate 
identification of new development opportunity potential. Where such opportunities 
align with existing sustainable transport infrastructure there will be significant 
potential for innovative approaches regarding housing typologies and increased 
density.  
 

9.14. At the same time, the potential timescales for this need to be considered. In 
particular, the sites with the highest potential yields are also likely to take longer to 
bring forward owing to: 

 Input required in terms of character assessment, identification of 
opportunities and related options, area-based design codes, guides, and 
(where required) masterplanning; 

 The likelihood of BT
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within the short term as different options and opportunities are explored, and sites 
are swapped in and out of the programme. Given this, it has been considered 
appropriate to reflect the own-build programme in the form of an additional total 
windfall allowance rather than through the identification of individual sites within 
the Housing Trajectory. 
 

9.19. The individual sites which have been removed from the Housing Trajectory are still 
identified within the SHLAA as ‘suitable’ (along with a number of additional council-
owned sites not included in previous versions), while remaining excluded from the 
Trajectory on grounds of uncertain availability.  
 

9.20. In order to reflect the anticipated further contribution of the council’s own-build 
housing programme an additional windfall allowance of 10 dwellings per annum, 
amounting to 160 over the Local Plan period, is proposed. This more than 
compensates for the removal of individual sites from the Trajectory, while being 
justifiable in relation to the number and range of ‘suitable’ council-owned sites 
identified in the SHLAA. The ‘typology’ framework set out in Policies H3, H3a, H3b, 
H3c, H3d, H3e, and H3f is meanwhile considered to provide a sufficient basis to 
enable development impacts and any needs for mitigation to be properly addressed.  

10. Conclusion 
 

10.1. An increase in the Local Plan windfall allowance from the figure of 55 dwellings11 per 
annum to 100 dwellings per annum is appropriate bearing in mind: 

 The significant role which sites unidentified in the Local Plan are likely to play, 
given the urban character of the borough and the small-to-medium types of 
sites on which Crawley is increasingly reliant to provide additional housing; 

 The high levels of windfall delivery achieved in 2015-22 – particularly through 
conversion from office use – and the likelihood that this source of supply will 
remain important, albeit at a lower level as the available supply of office space is 
diminished; 

 The expectation that other large windfall sites and small sites will continue to 
deliver at rates at least as high as during 2015-22; 

 The likelihood of an additional uplift in the context of an increased focus within 
national and local policy on the effective use of land, and on compact forms of 
development; 

 The fact that significant areas within the borough already benefit from access to 
viable sustainable public transport infrastructure; and,  

 The expected additional contribution from council-owned sites to be delivered 
as part the council’s ongoing own-build programme. 

 

 

 

 

 
11 As established by the adopted Crawley Borough Local Plan 2030 (December 2015). 
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10.2. The projected breakdown of this allowance is as follows: 
 

Type of Windfall Site Annual Contribution Contribution over Local 
Plan Period (2024-40) 

Small sites (1-4 dwellings) 15 240 

Office to residential 
conversions (5+ dwellings) 

33 528 

Other larger windfall sites 
(5+ dwellings) 

12 192 

Uplift from ‘effective use of 
land’  

30 480 

Uplift from additional 
council-owned sites 

10 160 

Total 100 1600 
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2016/17 CR/2013/0365/ARM LAND TO REAR OF 68 NORTH 
ROAD THREE BRIDGES CRAWLEY 

1 0 1 Small site (1-5 
dwellings) 

Small site (1-4 
dwellings) 

2016/17 CR/2009/0111/FUL HASLETT AVENUE WEST & 29-35 
HIGH STREET, NORTHGATE, 
CRAWLEY 

1 0 1 Small site (1-5 
dwellings) 

Small site (1-4 
dwellings) 
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2018/19 CR/2017/0569/FUL 56 & 58 HORSHAM ROAD 
SOUTHGATE CRAWLEY 

8 1 7 Larger windfall site 
(4+ dwellings) 

Larger windfall 
site (5+ dwellings) 

2018/19 CR/2017/0564/FUL 83 - 87 THREE BRIDGES ROAD 
THREE BRIDGES CRAWLEY 

14 0 14 Larger windfall site 
(4+ dwellings) 

Larger windfall 
site (5+ dwellings) 

2018/19 CR/2015/0778/RG3 23 BARNFIELD ROAD NORTHGATE 
CRAWLEY 

5 0 5 Small site (1-5 
dwellings) 

Larger windfall 
site (5+ dwellings) 
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2018/19 CR/2015/0394/FUL FIRST FLOOR 37 & 37A HIGH 
STREET NORTHGATE CRAWLEY 

1 0 1 Small site (1-5 
dwellings) 

Small site (1-4 
dwellings) 

2018/19 CR/2015/0547/FUL 9 -12 EXCALIBUR CLOSE IFIELD 
CRAWLEY 

1 0 1 Small site (1-5 
dwellings) 

Small site (1-4 
dwellings) 
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2019/20 CR/2017/0334/PA3 20 SPRINGFIELD ROAD & 1A WEST 
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2021/22 CR/2014/0850/FUL R/O 65-71 POYNINGS ROAD, 
IFIELD, CRAWLEY 

2 
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2021/22 CR/2019/0929/192 11 - 13 QUEENSWAY NORTHGATE 
CRAWLEY 

2 
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2022/23 CR/2020/0238/PA3 FIRST FLOOR, 174 THREE BRIDGES 
ROAD, THREE BRIDGES, CRAWLEY 

2 0 2 Permitted 
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15/16 24/06/2015 CR/2014/0820/FUL 10 GOFFS PARK ROAD, SOUTHGATE, 
CRAWLEY 

10 1 9 9 
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17/18 15/06/2017 CR/2017/0334/PA3 20 SPRINGFIELD ROAD & 1A WEST 
STREET, SOUTHGATE, CRAWLEY, RH11 
8AD 

4 0 4 0 

17/18 22/06/2017 CR/2016/0980/FUL 16 SPRINGFIELD ROAD, SOUTHGATE 2 1 1 0 

17/18 23/06/2017 CR/2017/0251/FUL WOODEND, FORGE WOOD, FORGE 
WOOD, CRAWLEY, RH10 3NH 

1 0 1 -1 

17/18 28/06/2017 CR/2016/1017/FUL 179 IFIELD ROAD, WEST GREEN, 
CRAWLEY, RH11 7HX 

1 0 1 1 

17/18 30/06/2017 CR/2017/0278/FUL R/0 71 & 73 EAST PARK, SOUTHGATE, 
CRAWLEY 

1 0 1 1 
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19/20 01/08/2019 CR/2018/0343/FUL 44 ALBANY ROAD, WEST GREEN, 
CRAWLEY, RH11 7BZ 

3 0 3 3 

19/20 13/09/2019 CR/2019/0532/NCC 9 & 11 HOME CLOSE, POUND HILL 3 0 3 0 

19/20 10/10/2019 CR/2017/0925/FUL 1-6 MAUNSELL PARK, POUND HILL, 
CRAWLEY, RH10 7AD 

3 0 3 3 

19/20 22/10/2019 CR/2019/0282/FUL LAND REAR OF 3 SOUTHGATE ROAD, 
SOUTHGATE, CRAWLEY, RH10 6BL 

1 0 1 1 

19/20 22/10/2019 CR/2019/0503/FUL 5 PERRYFIELD ROAD, SOUTHGATE, 
CRAWLEY 

4 0 4 4 

19/20 01/11/2019 CR/2018/0431/FUL FIRST FLOOR, BARTON HOUSE, 
BROADFIELD BARTON, BROADFIELD, 
CRAWLEY, RH11 9BA 

10 0 10 0 

19/20 13/11/2019 CR/2018/0773/OUT EWHURST, THE MARDENS, IFIELD, 
CRAWLEY, RH11 0AQ 

1 0 1 1 

19/20 02/12/2019 CR/2019/0760/NCC 9 & 11 HOME CLOSE, POUND HILL, 
CRAWLEY 

3 0 3 0 

19/20 16/01/2020 CR/2019/0844/NCC BADGERS BANK, OLD BRIGHTON ROAD 
(NORTH), 
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20/21 27/07/2020 CR/2020/0187/NCC 




