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3. SHLAA and Local Plan Housing Trajectory

3.1.

3.2.

The SHLAA and Housing Trajectory include sites down to a relatively low threshold of
development potential, by including sites projected to provide 5 or more gross
dwellings. In the context of a town such as Crawley, particularly in denser areas, this
can include sites of a relatively small footprint, for example 8-9 Queen’s Square (7
dwellings; 0.04 ha.). However, it is not considered that the SHLAA is, or can be,
comprehensive in its coverage of the smaller sites which may come forward during
the Local Plan period. The potential supply of such sites includes buildings currently
in non-residential use, where conversion to residential use may be acceptable in
principle, depending on the location and the current use. There is consequently a
large potential supply of housing land whose release for housing development tends
to be determined primarily by buildings becoming available through the
discontinuation of other uses. Where this occurs, such sites can achieve planning
permission and be implemented relatively quickly, including through the use of
permitted development change of use rights.

The SHLAA identifies some more substantial sites as being suitable but either
unavailable or unachievable. These are identified as being in principle capable of
accommodating over 250 additional dwellings. This represents an identified
potential further supply of housing land, dependent on either the site becoming
available, or on achievability, notably in respect of the capacity to viably overcome
site-specific constraints.
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Sites where prior approval applications for the creation of residential units
via change of use have been successful are considered to fall within the
terms of this definition, since they have been granted planning permission
by a development order, with no further permission required to allow
development to commence. As such they are, for example, identified as
‘permissioned’ sites when included on a Brownfield Land Register, in
accordance with the government’s data standard.

The significance of the permitted development rights for change of use to
residential has changed. Initially they were introduced for a three-year
period only. However, they were amended in 2016 so that development
might be completed at any point within three years of the application being
determined.

Experience during the period 2015-2020 in Crawley has indicated that where
windfall sites are concerned, the likelihood of prior approval schemes being
implemented is not substantially different from that of schemes benefiting
from express planning permission. Thus of 612
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6. Expected Future Trends

6.1.  Various indicators can be used to provide evidence of likely future windfall trends,
including:

Recent pipeline of windfall permissions;

Evidence of remaining land supply of the type(s) which have provided previous
windfalls;

Potential sources of supply which could become more important as a source of
windfalls in future.

7. Recent pipeline of windfall permissions

7.1.  The following table compares windfall permissions (identified in accordance with the
updated criteria set out above and listed in Appendix 2) with the rate of delivery on
windfall sites over the past five years.

Year Windfall Permissions Windfall Delivery
2015/16 240 125
2016/17 344 40
2017/18 221 75
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C) assume that the ratio between office floorspace lost and new dwellings resulting
from conversions from office uses remains constant.

In terms of step a) the total amount of office space across the borough was
calculated in 2013 as just under 300,000. Much of this floorspace was at Gatwick
Airport (where residential uses are unsuitable) and in areas (Manor Royal and other
Main Employment Areas) which are now subject to Article 4 Directions restricting
changes to residential use without planning permission. If these areas are removed
and an allowance is made for net losses since 2013 in other locations, this reduces
the amount of office space potentially available for conversion to 91,000sqm. This
includes nearly 21,000sgm already permissioned, allocated, or identified for housing
related development in the council’s housing trajectory.

For step b): the net loss of office space between 2015 and 2020 (excluding Gatwick
Airport, as well as Manor Royal, where Article 4 Directions have been in place for
much of this period) was just under 36,000sgm. Compared with the total of just over
138,000sgm available in relevant areas in 2015, this loss was equivalent to an
annualised depletion rate of 5.8%. Projected forward over the period 2020-37 this
depletion rate would amount to a loss of just under 58,000sqm, or nearly 64% of the
potentially available supply. The losses specifically relevant to the updated Local
Plan period (i.e. excluding 2020/21) would be a little under 53,000sgm.

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 was
104:1. This figure is significantly higher than the average floor area of the resulting
windfall dwellings as it 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. This ratio would result in an additional 507
dwellings during the Local Plan period, representing an annual average of 32,
compared with 69 achieved during the period 2015-20.

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 2015-20 was 13 dwellings per annum, and there seems little reason
to doubt that this can at least be sustained throughout the Local Plan period.

Windfall development on smaller sites of 1-4 dwellings during the 2015-20 period
was 15 dwellings per annum. Once again, given the heterogeneity of this supply it
seems probable that this can at least be sustained throughout the Local Plan period.
In the context of the Housing Trajectory this allowance nonetheless needs to be
adjusted to allow for the fact that there is already a small-sites allowance for the
next few years (2020-24) based on existing permissions for small (SHLAA Category B)
sites. In order to avoid double counting this allowance is therefore deducted from
the annual windfall allowance for the relevant years.

Taking these three sources together this amounts to a projected figure of 60
dwellings per annum.
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Impact of potential new sources of supply and/or policy changes

In addition to projecting forwards existing trends it is relevant to consider whether
the rate of windfall delivery might be affected by specific sources of housing supply
which have not played an identifiable role previously, and/or by changes to policy.

One aspect to consider here concerns various permitted development rights which
have recently been introduced or proposed. These include:
Rights for upwards extensions of up to 2-storeys on residential and
commercial buildings;
Rights to demolish existing residential and commercial buildings and to
erect new residential buildings;
Rights to convert buildings from the new E use class (Commercial,
Business, and Service) to residential use (subject to consultation closing
January 2021).

The last of these remains a consultation proposal at the time of writing, and as such
there is no real basis to make a projection about any resulting additional housing
supply over and above that arising from the current change of use permitted
development rights (which the new rights are partly intended to replace).

The rights in respect of upward extensions and replacement buildings likewise
remain relatively new and untried. They are subject to a wider range of conditions
than the existing change of use rights, and will also more frequently be subject to CIL
charges, which may limit the appeal of this procedure as an alternative to the usual
planning process. From 6 April 2021 these rights (and indeed all permitted
development rights for the creation of dwellings) will also be subject to compliance
with the Nationally Described Space Standards. In these circumstances it is
guestionable whether these permitted development rights will provide a distinctive
and additional source of housing supply to the extent that earlier changes of use
have done. Schemes for upward extensions and replacement buildings have
historically taken place through the planning system, and various developments of
both types have been approved in Crawley in recent years — although their record in
terms of actual implementation as yet remains mixed.

In these circumstances it may be appropriate, in considering the windfall issue, to
focus less on the Permitted Development Rights themselves and more on the
guestion of increased residential densities more generally and whether this will
become more significant as part of the emphasis placed on ‘making effective use of
land’ within national policy.

National planning policy emphasises the need to plan for the effective use of land in
order to deliver a sufficient supply of homes, and states that strategic policies should
make “as much use as possible of previously-developed or ‘brownfield land” ... and
“promote and support the development of under-utilised land and buildings” .
Furthermore, the NPPF identifies that “small and medium sized sites can make an
important contribution to meeting the housing requirement of an area, and are
often built-out relatively quickly”.

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, is of this type. In response to
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this, the Crawley Densification Study (2020) considers the scope available within
Crawley to achieve more compact and higher-density forms of development, and
the additional benefits this can have in terms of more environmentally sustainable
and healthier

10
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On balance, an increase of the windfall allowance from 60 to 90 dwellings per
annum (representing an additional 30dpa or 480 additional dwellings over the Local
Plan period 2021-37) is considered to represent a significant but achievable in uplift
in the context of this agenda.

10. Conclusion

10.1.

An increase in the Local Plan windfall allowance from the figure of 55 dwellings per
annum to 90 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 site
which Crawley is increasingly reliant to provide additional housing;

The high levels of windfall delivery achieved in 2015-20 — 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 2015-20;

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.

11
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Monitoring | Permission Site Gross Losses | Net Status in relation to | Status in relation
Year Reference Dwellings Dwellings | 2014 Windfall Paper | to updated
categories windfall
allowance
categories
2015/16 CR/2014/0343/PA3 Ground Floor, BRAMBLETYE 7 0 7 Permitted Excluded as
HOUSE, 29 Brighton Road Development already permitted
conversion in 2015
2015/16 CR/2014/0005/PA3 THE CORN EXCHANGE 61 - 63 11 0 11 Permitted Excluded as
HIGH STREET NORTHGATE Development already permitted
CRAWLEY conversion in 2015
2015/16 CR/2014/0543/PA3 THE OFFICE BUILDING GATWICK 22 0 22 Permitted Excluded as
ROAD NORTHGATE CRAWLEY Development already permitted
conversion in 2015
2015/16 CR/2013/0291/PA3 DSS CRAWLEY BENEFITS OFFICE 24 0 24 Permitted Excluded as
THE TREASURY VALUER, CROWN Development already permitted
BUILDINGS, 5 THE BOULEVARD, conversion in 2015
NORTHGATE, CRAWLEY
2015/16 CR/2015/0090/PA3 ASHBURN HOUSE, BROADFIELD 92 0 92 Permitted Excluded as
PARK, BRIGHTON ROAD, Development already permitted
BROADFIELD, CRAWLEY conversion in 2015
2015/16 CR/2015/0686/FUL 12 SPRINGFIELD ROAD, 5 0 5 Small site (1-5 Excluded as
SOUTHGATE, CRAWLEY dwellings) already permitted
in 2015

12
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2015/16 CR/2014/0004/FUL; | FIRST AND SECOND FLOORS, 2 2 0 2 Small site (1-5 Small site (1-4
CR/2014/0412/FUL THE PAVEMENT, NORTHGATE, dwellings) dwellings)
CRAWLEY
2016/17 CR/2015/0067/PA3 FLIGHT HOUSE FERNHILL ROAD 6 0 6 Permitted
HORLEY

14
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2016/17 CR/2013/0365/ARM | LAND TO REAR OF 68 NORTH 1 0 1 Small site (1-5 Small site (1-4
ROAD THREE BRIDGES CRAWLEY dwellings) dwellings)
2016/17 CR/2009/0111/FUL HASLETT AVENUE WEST & 29-35 1

HIGH STREET, NORTHGATE,
CRAWLEY

15
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2017/18 CR/2016/0775/PA3 OCEAN HOUSE OFFICES OCEAN 29 0
HOUSE HAZELWICK AVENUE
THREE BRIDGES CRAWLEY

16
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2018/19 CR/2017/0569/FUL 56 & 58 HORSHAM ROAD
SOUTHGATE CRAWLEY

17
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2018/19 CR/2015/0394/FUL FIRST FLOOR 37 & 37A HIGH 1 1 Small site (1-5 Small site (1-4

STREET NORTHGATE CRAWLEY dwellings) dwellings)
2018/19 CR/2015/0547/FUL 9 -12 EXCALIBUR CLOSE IFIELD 1 1 Small site (1-5 Small site (1-4

CRAWLEY dwellings) dwellings)
2018/19 CR/2015/0790/192 75 & 75A MALTHOUSE ROAD 1 -1 Small site (1-5 Small site (1-4

SOUTHGATE CRAWLEY dwellings) dwellings)
2018/19 CR/2016/0372/FUL LANGLEY GRANGE, LANGLEY 1 1 Small site (1-5 Small site (1-4

WALK, LANGLEY GREEN, CRAWLEY dwellings) dwellings)
2018/19 CR/2016/0900/FUL 7A MAIDENBOWER SQUARE 3 3 Small site (1-5 Small site (1-4

MAIDENBOWER CRAWLEY dwellings) dwellings)
2018/19 CR/2013/0227/FUL THE MILL HOUSE HYDE DRIVE 1 1 Small site (1-5

IFIELD CRAWLEY dwellings)

18
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2019/20 CR/2017/0334/PA3 20 SPRINGFIELD ROAD & 1A WEST | 4 4 Permitted Small site (1-4
STREET, SOUTHGATE, CRAWLEY Development dwellings)
conversion
2019/20 CR/2019/0292/FUL 49 HORSHAM ROAD, SOUTHGATE, | 0 -1 Small site (1-5 Small site (1-4
CRAWLEY dwellings) dwellings)
2019/20 CR/2011/0400/FUL 22 BRIGHTON ROAD (FIRST AND 1 1

SECOND FLOORS) SOUTHGATE

19
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Monitoring | Decision Planning Ref
Year Date
15/16 01/04/2015

Location

20

Gross Losses Net Net total minus

units additional | dwelling quota
Units already permitted
on site
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16/17 15/06/2016 | CR/2016/0364/FUL 134 THREE BRIDGES ROAD, THREE 1 1 0
BRIDGES, CRAWLEY,

16/17 13/07/2016 | CR/2016/0456/PA3 5 - 6 QUEENS SQUARE, NORTHGATE, 2 2 2
CRAWLEY

16/17 15/07/2016 | CR/2016/0498/FUL LINDEN COTTAGE, 25 WORTH PARK 1 0 0
AVENUE, POUND HILL, CRAWLEY

16/17 29/07/2016 | CR/2016/0380/FUL 179 IFIELD ROAD, WEST GREEN, 1 1 1
CRAWLEY

16/17 01/08/2016 | CR/2016/0372/FUL LANGLEY GRANGE, LANGLEY WALK, 1 1 1
LANGLEY GREEN, CRAWLEY

16/17 01/08/2016 | CR/2016/0384/FUL 9 & 11 HOME CLOSE, POUND HILL, 3 3 3
CRAWLEY

16/17 16/08/2016 | CR/2016/0166/FUL 56A - 60 NORTH ROAD, THREE BRIDGES, | 24 21 21
CRAWLEY

16/17 30/08/2016 | CR/2016/0524/FUL 95-97 THREE BRIDGES ROAD, THREE 3 2 2
BRIDGES, CRAWLEY

16/17 04/10/2016 | CR/2016/0614/FUL WOODEND, FORGE WOOD, POUND HILL, |2 1 1
CRAWLEY

16/17 11/10/2016  CR/2016/0606/PA3 SUTHERLAND HOUSE, RUSSELL WAY, 180

THREE BRIDGES, CRAWLEY
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16/17 02/12/2016  CR/2016/0870/FUL LAND ADJACENT TO 2 TUSHMORE 2
AVENUE, NORTHGATE, CRAWLEY
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17/18 15/06/2017 | CR/2017/0334/PA3 20 SPRINGFIELD ROAD & 1A WEST 4 4 0
STREET, SOUTHGATE, CRAWLEY, RH11
8AD

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

17/18 23/06/2017 | CR/2017/0251/FUL WOODEND, FORGE WOOD, FORGE 1 1 -1
WOOD, CRAWLEY, RH10 3NH

17/18 28/06/2017 | CR/2016/1017/FUL 179 IFIELD ROAD, WEST GREEN, 1 1 1
CRAWLEY, RH11 7HX

17/18 30/06/2017 | CR/2017/0278/FUL R/0 71 & 73 EAST PARK, SOUTHGATE, 1 1 1
CRAWLEY

17/18 03/07/2017 | CR/2017/0389/FUL 12 MOAT WALK, POUND HILL, CRAWLEY, |1 1 1
RH10 7ED

17/18 17/07/2017 | CR/2017/0442/FUL 81 SHIPLEY ROAD, IFIELD, CRAWLEY 2 2 2

17/18 21/07/2017 | CR/2017/0474/PA3 11 THE COURTYARD, EAST PARK, 1 1 1
SOUTHGATE, CRAWLEY

17/18 27/07/2017 | CR/2017/0522/PA3 STONER HOUSE, KILNMEAD, 129 129 53
NORTHGATE, CRAWLEY, RH10 8BL

17/18 01/08/2017 | CR/2017/0479/PA3 BELGRAVE HOUSE, STATION WAY, 28 28 0
NORTHGATE, CRAWLEY, RH10 1HU

17/18 25/08/2017 | CR/2017/0507/NCC FIRCROFT, CHURCH ROAD, POUND HILL, | 4 4 0
CRAWLEY

17/18 31/08/2017 | CR/2017/0549/PA3 FIRST & SECOND FLOORS 34-38 THE 9 9 0
BROADWAY, SECOND FLOOR 40 THE
BROADWAY & FIRST AND SECOND
FLOORS 48 THE BROADWAY,
NORTHGATE, CRAWLEY , RH10 1HG

17/18 18/10/2017 | CR/2017/0564/FUL 83 - 87 THREE BRIDGES ROAD, THREE 14 14 14
BRIDGES, CRAWLEY
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17/18

19/10/2017

CR/2017/0882/PA3

SUTHERLAND HOUSE (EASTERN
SECTION), RUSSELL WAY, THREE
BRIDGES, CRAWLEY, RH10 1UH

136

136

17/18

26/10/2017

CR/2017/0748/PA3

INTERNATIONAL BUSINESS CENTRE,
SPINDLE WAY, THREE BRIDGES, CRAWLEY

10

10

10

17/18

01/11/2017

CR/2017/0643/NCC

FLINT COTTAGE, BRIGHTON ROAD,
TILGATE, CRAWLEY

17/18

22/12/2017

CR/2017/0483/FUL

LAND ADJACENT TO DOBBINS PLACE,
IFIELD, CRAWLEY , RH11 OPL

17/18

12/01/2018

CR/2017/0968/FUL

THE TWEED, TWEED LANE, IFIELD,
CRAWLEY, RH11 ONH

17/18

05/02/2018

CR/2017/0457/NCC

1-24 JUDITH PARSONS COURT, NORTH
ROAD/FORGE ROAD (FORMERLY 56A - 60
NORTH ROAD), THREE BRIDGES,
CRAWLEY, RH10 1RH

24

21

17/18

01/03/2018

CR/2018/0015/PA3

EDF BUILDING, RUSSELL WAY, THREE
BRIDGES, CRAWLEY

42

42

42

17/18

16/03/2018

CR/2017/0760/FUL

9 WOOLBOROUGH ROAD, NORTHGATE,
CRAWLEY, RH10 8EZ

10

10

10

17/18

21/03/2018

CR/2017/0569/FUL

56 & 58 HORSHAM ROAD, SOUTHGATE,
CRAWLEY

17/18

27/03/2018

CR/2018/0110/PA3

PACIFIC HOUSE, HAZELWICK AVENUE,
THREE BRIDGES, CRAWLEY, RH10 1NP

20

20

20

17/18

27/03/2018

CR/2018/0107/PA3

ENERGY HOUSE, HAZELWICK AVENUE,
THREE BRIDGES, CRAWLEY, RH10 1EX

40

40

40

18/19

17/04/2018

CR/2017/0881/FUL

257 - 259 IFIELD ROAD, WEST GREEN,
CRAWLEY, RH11 7HX, RH11 7HX

18/19

28/08/2018

CR/2017/0594/FUL

OCEAN HOUSE, HAZELWICK AVENUE,
THREE BRIDGES, CRAWLEY
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18/19 26/11/2018 | CR/2017/0519/FUL THE IMPERIAL, BROADFIELD BARTON, 19 18 18
BROADFIELD, CRAWLEY

18/19 21/12/2018 | CR/2017/0552/FUL 8 - 9 QUEENS SQUARE, NORTHGATE, 7 7 7
CRAWLEY

18/19 21/01/2019 | CR/2018/0865/PA3 SECOND FLOOR, PELHAM HOUSE, 6 6 6
BROADFIELD BARTON, BROADFIELD,
CRAWLEY, RH11 9BA

18/19 25/02/2019 | CR/2017/0921/FUL STONER HOUSE, KILNMEAD, 9 9 9
NORTHGATE, CRAWLEY, RH10 8BL

18/19 25/02/2019 | CR/2018/0557/FUL 27 CRABBET ROAD, THREE BRIDGES, 2 2 2
CRAWLEY, RH10 1NF

19/20 10/04/2019 | CR/2018/0001/FUL WOODEND, FORGE WOOD, CRAWLEY 1 1 0
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19/20 01/08/2019 | CR/2018/0343/FUL 44 ALBANY ROAD, WEST GREEN, 3

CRAWLEY, RH11 7BZ
19/20 13/09/2019 | CR/2019/0532/NCC 9 & 11 HOME CLOSE, POUND HILL 0
19/20 10/10/2019 | CR/2017/0925/FUL 1-6 MAUNSELL PARK, POUND HILL, 3

CRAWLEY, RH10 7AD
19/20 22/10/2019 | CR/2019/0282/FUL LAND REAR OF 3 SOUTHGATE ROAD, 1

SOUTHGATE, CRAWLEY, RH10 6BL
19/20 22/10/2019  CR/2019/0503/FUL 5 PERRYFIELD ROAD, SOUTHGATE, 4

CRAWLEY
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