7.1

CHAPTER 7: HOUSING

INTRODUCTION

The provision of good standard housing within an attractive living environment is
essential for securing a good quality of life. This chapter contains policies to facilitate
housing provision, including a new neighbourhood, to meet a variety of housing needs
as well as policies on housing standards and the residential environment.
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7.7

7.8

7.9

7.10

7.11

housing and employment development is severely limited by the need to safeguard
resources and respect environmental constraints. The Structure Plan makes
provision for housing which is of a sufficient scale to meet future housing demand
generated by the present population and allows for some in-migration of people from
outside the county in order for the workforce to grow sufficiently to allow the local
economy to perform as expected.

The Structure Plan makes provision in its Policy H1 for 8,600 dwellings in Crawley in
the period mid-1989 to mid-2006. The majority of this provision is to be through the
on- going development of existing major commitments at Broadfield, Bewbush and
Maidenbower. An allowance is also made for some further infill and redevelopment
gains within the built-up area. However, the total requirement for Crawley does also
mean that a substantial amount of housing will have to be provided on new sites. The
Structure Plan states that a new neighbourhood should be developed at Crawley to
contribute towards meeting the area's housing needs.

The Structure Plan identifies that the main increases in households will arise from
single persons and single parent families. As a general principle, new development
should mainly aim to increase the stock of small houses rather than larger ones. It
should also include subsidised housing for people unable to compete in the housing
market and low cost market housing for people who can only afford housing at the
lower end of the market.

STRATEGY, ISSUES AND OBJECTIVES

Over the last ten years, approximately 5,000 new dwellings have been completed
within the borough. Crawley is surrounded by attractive countryside which helps to
maintain its separation from nearby settlements. Noise associated with Gatwick
Airport constrains much of the northern part of the borough from any further
residential development. Within the built-up area, most open spaces contribute to
the amenity and overall character of the town. They are also valued for nature
conservation reasons. This places strong constraints on their development. The
challenge for this Local Plan is to provide for new housing up to 2006 within these
environmental constraints.

Housing needs in the borough are changing as a result of population changes and the
introduction of care in the community policies. General changes in housing legislation
have led to a decrease in the amount of public sector housing stock available for
renting. Elderly people and people with disabilities have special housing needs which
must be addressed. Families on low incomes and single people need more affordable
and subsidised housing. Housing must also be provided to meet the housing needs
of key workers required by the major employment sectors in Crawley. The Local Plan
has an important role in helping secure an appropriate range of new housing.

The majority of housing in the borough is of a good standard and is well maintained.

91



92



7.18  Careful consideration of the location and design of new housing can do much to
minimise the consumption of hon-renewable resources including the countryside, to
reduce pollution and to conserve energy. In particular, the location of housing in
relation to other uses can reduce the amount of energy expended in transport.

Objective 6

To protect and improve the amenity and environmental quality of
residential areas and to ensure that new development respects the
characteristics and quality of adjacent residential areas in its layout,
density and design.

7.19  Crawley's residential areas, both their buildings and open spaces, generally are of a
high standard of design and amenity. However, the demand for further development
is placing pressure upon many open areas and some developments have given rise
to concerns about the environmental, amenity and other problems associated with
town cramming. New residential development, particularly on infill sites, can have a
significant impact on adjacent housing areas in terms of overlooking and loss of
natural light. Careful consideration needs to be given to ensuring that new
development respect the characteristics and environmental quality of surrounding
housing areas.

Objective 7

To ensure high standards of design and environmental quality in all new
housing development to provide attractive, accessible, sustainable and
safe housing.

7.20  Animportant contributor to people's quality of life and to the overall image of the town
is the provision of well designed, attractive, accessible, sustainable and safe housing.
It will also generally enhance environmental quality.

POLICIES

Protection of Existing Housing Stock

Policy H1

Proposals for development involving a net loss of existing residential
accommodation, particularly that which is suitable for people unable to
compete easily in the existing housing market, will not normally be
permitted unless:

(i) theresidential accommodation or its environment is of an
unacceptable standard which cannot reasonably
be improved;

(i) theresidential accommodation is part of a property which
contains a non-residential use and is without a separate
access or the reasonable means of providing for one.

7.21  Existing residential accommodation is an important part of overall housing provision in
the borough which contributes to meeting local needs. Maintaining the existing stock
reduces the need to build new houses on green field sites and also reduces energy
consumption in building new houses. The existing stock is also part of the familiar
built environment contributing to Crawley's identity. In particular, it is important to
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retain those dwellings which can provide subsidised and low cost market housing to
meet the needs of residents, for example accommodation above shops and small
units within and close to the town centre. Unless there are particular circumstances
which makes the retention of existing residential accommodation unreasonable or
unviable, the loss of existing dwellings will be resisted.

Implementation: C.B.C development control process.

PROVISION OF NEW HOUSING

Overall Housing Provision

Policy H2

Provision is made for the development of approximately 8,600
dwellings in the period mid - 1989 to mid - 2006. This provision is to
be phased:-

3,400 between 1989 and 1996
3,100 between 1996 and 2001
2,100 between 2001 and 2006
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provision to the North East Sector) granted planning permission until a final decision is
made on the North East Sector.

Implementation: C.B.C. forward planning and development control processes.

Developers, including the private sector, housing associations and public and
voluntary sectors in partnership with C.B.C. where appropriate.

Specific Housing Provision and Allocations

Provision for a New Neighbourhood

Policy H3A

Provision is made for the development of a new residential
neighbourhood in accordance with Policies NES1 to NES12 in the North
East Sector Chapter as shown on the Proposals Map (1996 - 2001 and
2001 - 2006). Planning permission for housing development in the North
East Sector will not be granted within three years of the adoption of the
Plan unless, first, the Secretary of State has published the new national
airports policy and secondly the development is compatible with the
combined effects of that policy and Planning Policy Guidance Note 24
‘Planning and Noise’ or any guidance note replacing it.

Other Allocated Housing Sites

Policy H3B
The following sites are allocated for housing development as shown on
the Proposals Map:
(1) Broadfield Annexe (Broadfield) (1996 - 2001)
(2) Broadfield Barton (Broadfield) (1996 - 2001)
(3) Junction of Horsham Road and Bewbush Drive (Bewbush)
(1996 - 2001) (Completed)
(4) North of Apple Tree Farm (Ifield) (1996 - 2001)
(5) Dunsfold Close (Gossops Green) (1996 - 2001)
(6) Rear of Juniper Road (Langley Green) (1996 - 2001)
(7) Adjacent to Warbleton House - South (Bewbush) (1996 -
2001)
(8) Adjacentto 7 to 9 Weirbrook (Furnace Green) (1996 - 2001)
(9) North of The Dingle/lfield Road (West Green) (2001 - 2006)
(10) Turners Hill Road (Pound Hill) (1996 - 2001) (Completed)
(11) Notre Dame School (Pound Hill) (1996 - 2001)
(12) Forest House - Balcombe Road (Maidenbower) (1996 - 2001)
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7.27  The impact upon the town and the locality of developing a new neighbourhood will be
very significant. There will be economic gains in terms of additional income and
investment in the town as well as social gains in terms of housing and community
facilities. However, there are a number of environmental costs. A large area of
countryside which has previously been protected by strategic gap policies would be
lost to development. This development could also have an adverse impact upon local
highways, particularly Balcombe Road through Pound Hill, which will need to be
addressed in the arrangements for access to the area. However, given the
requirements of the Structure Plan, development of the North East Sector is
considered to be the most suitable option.

7.28  The concept of a neighbourhood encompasses the provision of a range of local
facilities and services and sufficient open space to provide for most day to day needs
and to provide a complete and pleasant living environment. The new neighbourhood
will also be the main additional source of new housing in the borough to 2006 and will
need to provide a mix of house types including those to meet local housing needs for
affordable housing, small housing and special housing. It will also be expected to
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7.32

7.33

7.34

7.35

sites listed in Policy H3 will provide for a range of housing needs which will not
necessarily be catered for by the new neighbourhood. The sites have been selected
after considering the following criteria:-

* to integrate new housing into existing neighbourhoods so that housing is
located close to shops, schools and services and the number of car journeys
iS minimised;

* to make the best use of land within the built-up area without creating the

amenity and environmental problems associated with ‘town cramming’;

* to minimise the loss of countryside resources and important areas of open
space within the built-up area;

* to provide a variety of sites in terms of location, size and physical
characteristics;
* to maintain the viability of existing services. Changes in the population

structure in some neighbourhoods have threatened the viability of some
services e.g. schools. The provision of new housing in these areas could help
to support these;

* to be accessible by public transport and, if possible, to be capable of being
accessed on foot and by bicycle;

* to be capable of being served by existing infrastructure or to present no serious
problems for providing new facilities and services.

The Broadfield Annexe site, formerly occupied by Borough Council offices, is located
on the edge of the Broadfield neighbourhood but is close to shops, schools and local
facilities. Its proximity to a local park, a listed building and adjacent housing will
require a sensitive and high quality development which may need to include a
reduced density of development. Part of the site is also suitable for small-scale
recreational uses (see policy RL18).

The Broadfield Barton site has a number of environmental and security problems
including a number associated with the existing decked car park. Redevelopment of
the car park site will achieve a variety of improvements to the area. The site is suitable
for a small amount of housing together with an improved car park.

The site at the junction of Horsham Road and Bewbush Drive, formerly allocated for a
police station, provides an accessible site which meets local needs. (Development of
the site is now completed.)

The site north of Apple Tree Farm is located on the edge of the built-up area but is
partly surrounded by existing housing. It provides a major opportunity to secure a mix
of dwellings including social and low cost housing on the site. The site consists of
three proposed housing areas, the precise boundaries of which are to be a matter for
consideration at the stage of a detailed planning application. The largest central area
of the site consists of grass land and hedge and tree lines where most of the housing
is proposed. Access to this central area is to be from Ifield Avenue. A smaller area to
the north west of the site can accommodate a small number of dwellings to be
accessed from Ifield Green. A small area to the south of the site which is within a
Special Area of Environmental Quality can accommodate a small number of
dwellings. Proposed housing in this location is to be sympathetic to the character of
Langley Lane. Access to these small sites is to be from Langley Lane.
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7.36

7.37

7.38

7.39

7.40

7.41

7.42

7.43

7.44

7.45

The Dunsfold Close site, currently occupied in part by a number of unused garages,
provides an opportunity to secure more elderly persons housing together with
community services development within a neighbourhood where there is an
increasing need for this type of accommodation. The site is convenient to shops and
facilities.

The site at the rear of Juniper Road is on the edge of the built-up area and provides
an opportunity to provide housing within retained land at the rear of existing housing.
Development of the site must leave sufficient garden space for existing housing and
given the nature and location of the site, adjacent to the countryside, a very sensitive
design will be required.

Land adjacent to Warbleton House is an existing allocated housing site. There is now
an opportunity to extend the site into an area of allotments which is unused, and an
area of open space. This will provide an opportunity to secure more housing within the
neighbourhood close to shops, schools and other facilities.

The site at Weirbrook is a small area of unused land within an existing housing area.
As an infill site, it will require careful design.

The site north of The Dingle provides an opportunity to secure elderly persons
dwellings within one of the older neighbourhoods. Its proximity to adjacent housing, to
Crawley Avenue and the need to maintain some amenity land will need to be taken
into account in its design.

The site at Turners Hill Road is surplus school land within a residential area. It
provides an opportunity to secure a mix of housing including some small dwellings
(the housing is now completed). The retention and improvement of open space for
public recreational use will be an important requirement for this site. The retention of
two existing small buildings for community use on that part of the site to be used for
recreation will also be required as part of the development.

The Notre Dame School site (the school buildings and the playing fields) is surplus
school land within a residential area. A mixed housing scheme, including a proportion
of social and low cost housing, will be sought on this site. An important requirement of
the development of the site will be the retention and enhancement of a proportion of
the site for public open space for either informal use or for formal recreation.

The site at Forest House is adjacent to the Maidenbower neighbourhood and
therefore accessible to the services and facilities of this area. Housing is an
appropriate use for this infill site within the built-up area.

The Kilnmead site is currently used as a public town centre car park and also
accommodates a territorial army centre. Whilst the car park is a well used facility, it is
not an entirely suitable use for a residential area. It is also incompatible with the
adjacent Dyers Almshouses which are within a Conservation Area. Since the site is
adjacent to the town centre, provision for local needs housing will be sought.
Development proposals for the site will be required to make provision for replacement
public car parking or commuted payments in line with transport Policy T10

Three areas are identified within the town centre as suitable for mixed development
including housing. The town centre is a suitable location for some form of housing
being close to employment, shopping and public transport. The provision of housing
in the town centre will also contribute to regeneration by adding to its vitality. The
Borough Council will seek to encourage housing which meets the needs of certain
groups such as single people and the elderly who often lack their own transport and
who may need to be close to central services and facilities. Proposals will need to
ensure that a mix of uses can be secured in these areas and will contribute to the
character and environmental quality of the town centre.
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7.46

7.47

7.48

The site east of the Horsham Road is relatively close to the town centre and is
available for development due to the rescindment of the Horsham Road Radial
scheme. Development proposals for the site will need to take into account the existing
elderly peoples home on the adjacent site. The site is considered appropriate for
elderly persons housing. A development brief has been prepared for the site.

The Newlands Road site is a small infill site which is available for development due to
the rescindment of the Horsham Road Radial scheme. It is close to the town centre
and could provide the opportunity for a small sheltered housing unit or a nursing/care
home. A development brief has been prepared for the site.
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Conversion of Existing Non-Residential Buildings within the Built Up
Area to Residential Use

7.54
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character, appearance and amenity of the surrounding
area;

(iii) the development can be integrated into the neighbourhood
structure of the town with satisfactory access to local
facilities or is in a suitable location in the town centre.

7.55

Infilling and redevelopment schemes make an important contribution to new housing
provision, particularly for local needs. It is also an efficient use of land within the built-
up area, in line with Government guidance. The provision requirement in Policy H2
includes an allowance for the development of small unidentified sites, the majority of
which will constitute infill and redevelopment within the built-up area. However, if the
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Subsidised and Low Cost Market Housing

Policy H8

(i)
(i)
(iii)

(iv)
(V)

The Borough Council will seek to secure the provision of subsidised
and low cost market housing on appropriate new sites allocated in
this Local Plan and on unidentified sites taking into account:

In particular, the Borough Council will seek to secure the provision of
subsidised and low cost market housing on all major housing sites.
The proportion to be secured on individual sites will be a matter for
negotiation with the developers.

the size of the site;
the nature and characteristics of the site and surroundings;

the proximity of the site to neighbourhood facilities and to
public transport;

conditions in the housing market;

local housing needs in the borough.

7.62 The Government expects the private sector to contribute to the delivery of affordable
housing through new housing development. Planning Policy Guidance Note 3 and
Circular 06/98 state that “a community’s need for affordable housing is a material
planning consideration which may properly be taken into account in formulating
development plan policies”. Local planning authorities may indicate an overall target
for the provision of affordable housing and also targets for specific sites based on
evidence of need and site suitability. The Circular advises that local plans should
define affordable housing which should include both low cost market and subsidised
housing. The Local Plan defines subsidised housing as housing for peoples whose
incomes are such that without some form of subsidy they would not be able to afford to
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(i)
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population of the borough ages, the numbers experiencing mobility problems at any
one point in time are likely to increase. Whilst a small number of houses in the
borough are specifically adapted for people with disabilities, more accessible
accommodation is required which is suitable for visitors in wheelchairs and capable of
adaptation to suit most people with disabilities. Designing housing to mobility
standards allows people with disabilities more choice of housing and makes it
unnecessary for people to move or to undertake costly adaptations to homes when
mobility problems occur. Ensuring that housing meets mobility standards, as distinct
from full wheelchair standards, does not entail any major or expensive additions to
normal house design. The main features are that the entrances to dwellings should
be level or ramped and have flush thresholds. There should be a W.C. and at least
one habitable room at entrance level, and doors and corridors should have suitable
widths. The Borough Council has published a Supplementary Planning Guidance
Note on Mobility and Wheelchair Housing.

Implementation: CBC development control process using updated supplementary
planning guidance. Private sector and other developers.

Wheelchair Housing

Policy H13

In suitable locations on housing sites of over 1 hectare, the Borough
Council will seek to negotiate for the provision of a proportion of the
housing to meet full wheelchair standards, taking into account local
needs and the characteristics of the site.

7.73

Wheelchair housing, as distinct from mobility housing, incorporates special features
within the design of the accommodation. It generally needs to be on one level and
have above average space standards to allow for full wheelchair manoeuvre
throughout the property. Wheelchair housing is heeded by people who are
permanently dependent on wheelchairs for mobility. Of the 2,000 registered disabled
people in Crawley, approximately 35% are confined to a wheelchair, most of whom
wish to live an independent life without having to depend on others. At present, there
is only a small number of houses suitable for occupation by people in wheelchairs.
The supply of housing suitable for wheelchair users needs to be increased and it is
important that all sectors of the housing industry make a contribution to this provision
so that people who are dependent on wheelchairs do not have a restricted choice in
the type, style, tenure or price of housing. The Borough Council's housing needs
survey will be used to assess the level of need for such housing and to justify the
requirement for wheelchair housing being provided as part of larger housing
schemes. The Borough Council has published a Supplementary Planning Guidance
Note on Mobility and Wheelchair Housing.

Implementation: CBC development control process using updated supplementary
planning guidance. Private sector and other developers.
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Accommodation for Gypsies

Policy H14
Proposals for gypsy sites will be considered against the following
criteria:

(i) the proven need for provision within the local area;

(i) the proximity of a site to shops, schools, employment,
medical facilities and public transport;

(i) the need to protect the countryside, the best and most
versatile agricultural land and other important natural areas;

(iv) the impact of the proposal on the amenity and environment
of adjacent neighbours and on the surrounding area;

(v) thesiteis provided or capable of being provided with mains
water, electricity supply, sanitary facilities, sewage and
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Proposals for Travelling Show People's Quarters.

Policy H15
Proposals for travelling show people's quarters will be considered
against the following criteria:

(i) the proven need for provision within the local area;

(i) the proximity of a site to shops, schools, employment,
medical facilities and public transport;

(i) the need to protect the countryside, the best and most
versatile agricultural land and other important natural
areas;

(iv) the impact of the proposal on the amenity and environment
of adjacent neighbours and on the surrounding area;
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Implementation: CBC development control process. Private sector and other
developers.

Working from Home

Policy H18
Proposals for business uses within residential premises will only be
permitted if:

(i) the amenity and the environmental quality of neighbouring
dwellings is not adversely affected by the activity and its
traffic generation;

(i) theremaining residential accommodation is satisfactory in
terms of meeting the Council's standards and the needs of
the occupants;

(i) the use s for the benefit of, and carried out by, the
occupier of the residential premises.

7.79

A number of small businesses can operate from homes without the need for planning
permission if they do not change the predominant use of the property as a dwelling.
The operation of home-based employment can bring benefits to certain groups who
may find it difficult to work away from home, e.g. people with dependant care
commitments and those with mobility problems. It can also benefit the environment by
reducing the number of journeys to work by car. However, such benefits have to be
balanced against the need to avoid environmental and amenity problems arising for
neighbours and the surrounding area, particularly those arising from noise, parking
and car usage. The Borough Council may, if appropriate, consider the use of
planning conditions to safeguard local amenity.

Implementation: CBC development control process. Private householders.

Residential Extensions and Alterations

Policy H19
Proposals for residential extensions and other alterations will only be
permitted in the built-up area if:

(i) thetype, design and size of extension does not have an
adverse impact on the amenity and privacy of neighbouring
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property and upon the character and appearance of the
surrounding area;

(i) the character and style of the existing property is retained
and there is no unacceptable loss of garden space;

(i) sufficient car parking space is retained within the curtilage
of the dwelling.

7.80

Extensions and alterations to existing dwellings which are badly designed or of an
inappropriate size and scale, can adversely affect the amenity of adjoining residents.
They can also alter the character of the street scene and surrounding area. This is of
particular concern where the houses tend to be of smaller size, terraced or have
particular architectural features which could easily be lost or spoilt through
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(i) therequirement for all family accommodation to have
access to an individual private outdoor space;

(iii) the relationship of the private outdoor space to the
dwelling, adjoining property and facilities.

7.82

Gardens or private outdoor spaces are important for relaxation, recreation, safe
children's play and a variety of other activities. They also help to create an attractive
environment and to minimise problems of overlooking and loss of privacy. Itis
important that adequate outdoor space continues to be provided for all new housing
development, including changes of use and conversions. All dwellings should be
provided with an area of private outdoor space to which there is direct access.
Although some development, especially flats, cannot be provided easily with individual
areas, the provision of communal gardens can help to provide for outdoor space
needs. The Borough Council has produced supplementary planning guidance
containing standards on the provision of private outdoor space (see Appendix 15).
Proposals will be assessed against these standards.

Implementation: Development control process using supplementary planning
guidance. Private sector and other developers.

Recreation Facilities in New Residential Development

7.83

Recreation space such as playing fields and children’s play spaces, open space and
footpaths are important for health, children’s social development, community spirit and
the quality of life in general. All residential developments create a demand for such
facilities. Therefore, all developments, particularly large developments of over 0.4
hectares will be required to provide or contribute to the provision of recreation facilities
in accordance with Policy RL19.

Implementation: CBC forward planning and development control processes, private
sector and other developers.

Allotments in New Residential Development

Policy H21

In considering proposals for new residential development on large sites,
the Borough Council will, where appropriate, seek to negotiate for the
provision of a proportion of the land to be made available for allotments.
Account will be taken of the needs of the future occupants, the
characteristics of the site and surrounding area and access
requirements.

7.84

Allotments provide not only an important leisure and green open space facility for
residents, particularly for those with no access to private garden space, but they also
provide a useful economic resource for households. In considering proposals for new
residential developments on large sites over 0.4 hectares, the Borough Council will
assess the requirement for the provision of land appropriately located for allotments.

Implementation: CBC forward planning and development control processes, Leisure
Services, private sector and other developers.

Design
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Policy H22

Proposals for residential development must create a safe, attractive
and sustainable living environment which provides appropriate
standards of residential amenities and takes account of the
characteristics of the site and its surroundings. Where appropriate,
particularly for larger sites over 0.4 hectares and sites in sensitive
locations, the Borough Council may require the prior preparation of
and agreement of a development or design brief before considering
development proposals.

7.85

7.86

7.87

Inadequate standards of accommodation in terms of size, layout and design make it
difficult for occupants of the housing to undertake their day-to-day living activities
safely, comfortably and efficiently and can cause problems for neighbours through
disturbance and lack of privacy. Inadequate and sub-standard housing may not
represent sustainable development for unnecessary energy may need to be used in
heating and lighting, and extra resources may need to be expended in making costly
adaptations and extensions.

Crawley has a reputation for its provision of good standard housing and this makes a
major contribution to residents' quality of life. The Borough Council is committed to
ensuring that good quality design and appropriate standards of amenity are achieved
in all new housing development including small and affordable housing. The Borough
Council has produced supplementary planning guidance containing standards for the
provision of new housing (see Appendix 16). Proposals will be assessed against
these

standards.

The design of all housing developments should always take account of the nature and
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borough. The Borough Council will produce a Supplementary Planning Guidance Note
to provide detailed advice on density.

Implementation: CBC development control process using supplementary planning
guidance. Private sector and other developers.

MONITORING

7.89  The main test of the strategy adopted in this chapter, and of the effectiveness of its
policies and proposals, is the extent to which the objectives set out in paragraphs 7.13
to 7.20 are met. An underlying theme is the need to reconcile the need for a quantity
of additional housebuilding with the protection of the environment. Most policies
require monitoring through regular analysis of planning decisions and implementation.
In addition, periodic assessment is required of:

* the quantity and effectiveness of provision for new housing, in relation to the
requirement of phasing (H2);

* the quantity and effectiveness of provision for new housing, in relation to the
requirement for an adequate land supply (H3A, H3B and H3C);

* the quantity and quality of new housing development in relation to meeting
local housing needs (H6 to H13).

* the quality of new housing development, in relation to established standards,
for exam7(c)-567.83 Tm[0 Tc[ )]TIETBT-TBT-Teeting
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