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3.4 Do the Strategic Housing Land Availability Assessment and the Urban 
Capacity Study provide a thorough examination of the potential for 
housing development within the plan area? 

3.4.1 Crawley’s development as a New Town, in addition to the influence of Gatwick 
Airport, has significant implications for the future of the town in terms of finding 
appropriate sites for new development to meet anticipated growth needs. Crawley’s 
development as a series of comprehensively planned neighbourhoods, many of 
which have accommodated a significant amount of infill housing over the last 
decade, means that the capacity of the built up area to accommodate further 
housing is limited. Objectively Assessed Needs predict that a further 9,045 homes 
will be needed by 20301. With the capacity of the built up area already limited, this 
places pressure on some of the key features that define Crawley’s unique character 
including its biodiversity, heritage and open space.  Therefore, it is important that 
the locally distinctive features that contribute to the town’s sense of place and the 
quality of life of its residents are recognised, protected and enhanced where 
possible.  

3.4.2 This required an appropriate balance to be reached between the conflicting 
demands to meet housing, employment and social infrastructure, whilst protecting 
the town’s environmental, heritage and unique New Town features.  Reflecting this, 
the council has undertaken a number of studies, including: a Built-Up Area Boundary 
Review2; Landscape Character Assessment3; Open Space, Sport and Recreation 
Study4; Strategic Housing Land Availability Assessment5 (SHLAA); and Urban Capacity 
Study6 (UCS), to demonstrate that the development proposed in the Crawley 
Borough Local Plan (CBLP) represents the maximum available in the borough, having 
regard to constraints on land supply. The small size of the borough has meant 
comprehensive assessments across the whole area have been possible. 

3.4.3  The SHLAA undertaken by the council forms a key part of the evidence base for the 
CBLP. The primary role of the SHLAA7 is to identify sites and broad locations for 
housing development. Each site is then assessed on its housing potential, whether 
the site is suitable, available and achievable as well as the likely timeframe for 
development. The methodology applied by the council in preparing the SHLAA is set 
out in Topic Paper 3: Housing Land Supply8 and accords with the NPPF9 and the 

                                                           
1 LP001d: Schedule of Further Proposed Modifications to the Submission Local Plan (September 2014), 
MM067-–MM069; and MM086–MM089 (February 2015) CBC; as set out in CBC/003: Council’s Response to 
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Table 3.1: Windfall Site Components, Years 1-524 

Extant Planning Permission (76) 

Historic Delivery (31) 

107 

Small Sites (< 5 dwellings) 25 

Consented Prior Approvals 145 (50% discount) 

TOTAL 277 

   3.5.6  The table above includes a figure of 145 dwellings for the permitted change of use 
from office to new residential. 
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of 825 dwellings over the Plan period 2015-30 which the council considers to be 
justified and based on robust evidence.  
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3.6.4 WSCC highways department have recently assessed all of the key housing sites listed 
in Policy H2 and have concluded that there are no insurmountable highways and 
access issues that would hinder the deliverability of these sites for housing 
development within years 1-5 or years 6-10. Transport assessments would be 
required for many of the sites, carried out at planning application stage.  

3.6.5 Seven 'deliverable' sites identified in Policy H2 have extant planning permission, 
most notably the new neighbourhood at Forge Wood for 1,900 dwellings which 
forms a large proportion of the borough’s housing land supply over years 1-12 of the 
Plan period and where development has commenced. Therefore, with planning 
permission already granted, these sites are considered to be suitable, available and 
achievable and so ‘deliverable’. 

3.6.6 To ensure that sites in Policy H2 are achievable, a CIL, SHLAA and Affordable Housing 
Viability Assessment was undertaken in 201334 with a Viability Update in 201535. 
Through these studies, the council considers that the viability of sites in Policy H2 has 
been robustly assessed in line with the NPPF36 and has accounted for the cost impact 
of all relevant Local Plan policies, the impact of CIL and affordable housing delivery, 
whilst ensuring a competitive return to both the landowner and developer. 

3.6.7 The 2013 viability testing demonstrated that, in general terms, residential 
developments in Crawley are viable and can accommodate reasonable levels of CIL 
with an affordable housing assumption of 40%. However, a number of small 
brownfield sites indicated potential viability issues.  

3.6.8  In February 2015 an update to the study was commissioned in order to take account 
of changes in market conditions which have shown improvement and government 
legislation (affordable housing thresholds, 2014) along with representations made to 
the Local Plan during its statutory stage of consultation. The assumption of 40% 
affordable housing plus a nominal 10% low cost provision as a ‘worst case’ viability 
position. On review of the SHLAA assessments, it was determined that a standard 
housing mix may not appropriate for small, urban, brownfield sites, which are more 
likely to yield apartments. The Viability Update (2015) re-assessed these sites 
accordingly. Taking into account the recommended residential CIL rate of £100 per 
sqm, an assumption of 40% affordable housing plus 10% low cost and oth] TJ
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3.6.10 Over the course of the Local Plan process, the council has actively engaged with key 
stakeholders, infrastructure providers, landowners and developers to ensure that 
sites identified in Policy H2 of the Local Plan are suitable, available and achievable 
and can be delivered in line with the council’s Housing Trajectory. In order to ensure 
that sites identified in Policy H2 are delivered in line with the Housing Trajectory 
(2014) the council will maintain this dialogue. 

3.6.11  Categories C-F of the SHLAA provide a detailed assessment of each individual site in 
Policy H2, with each table explaining the site’s suitability, availability and 
achievability which demonstrates whether they are either deliverable or 
developable. Therefore, all sites identified in Policy H2 have been thoroughly 
examined through the SHLAA and are capable of delivering the minimum numbers of 
dwellings set out in the Policy, as a contribution towards the total anticipated 5,000 
dwellings over the Plan period in line with council's Housing Trajectory37 and 
estimated levels of windfalls. Appendix B sets out the latest position for all sites in 
Policy H2, demonstrating their deliverability over the Plan period.  

 Individual sites 

(a) Forge Wood, Pound Hill 

3.6a.1 The site is allocated for 1,900 dwellings, with outline consent, having been approved 
by the Secretary of State in 2011 and constitutes a large proportion of the borough’s 
housing supply over the Plan period (years 1- 12) with completion anticipated in 
2026/27. Persimmon Homes and Taylor Wimpey, working in partnership with the 
council and the HCA as major landowners in the area, are committed to bringing the 
site forward over the Plan period. Appendix D sets out the very latest trajectory from 
the developer consortium (February 2015) showing delivery in the early years 
slightly ahead of the trajectory in the submission CBLP Housing Trajectory38. 

3.6a.2 Phase 1a of the neighbourhood has detailed planning consent with construction of 
the first 215 houses underway. Phase 1c (39 dwellings) has detailed consent and the 
application for Phase 1b (43 units) has been submitted. Discussions are already 
underway about the next main phase of development. 

(b) Ifield Community College (ICC), Ifield 

3.6b.1 This site is allocated for 125 dwellings having come forward when ICC relocated the 
school and released some playing fields for development. P--o3(b)-4(T
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3.6b.2 
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is already justified based on the appeal decision in 2006 and satisfies the 
requirements in Policy EC2. 

3.6d.3 The site density proposed in the Local Plan of 40 dwellings, represents a minimum 
figure based on a site capacity assessment, which could be exceeded. However, this 
would be decided at the planning application stage.  

 3.6.4 The landowner is committed to bringing the site forward, which is demonstrated in 
their response to the Local Plan’s statutory consultation44 by giving support for its 
identification as a ‘deliverable’ site in Policy H2.  

(e) Breezehurst Drive Playing Fields, Bewbush 

3.6e.1 The site is allocated for 65 dwellings and is identified as a developable site for 
housing and open space. The site is currently used as a playing field and was 
identified, following an initial assessment of the council’s playing fields usage and 
demand, as surplus, together with the adjacent site at Skelmersdale Walk45. The 
combined sites were proposed for development through the Additional Sites 
Consultation. Two options were suggested – one for the whole site to be developed 
for 200 dwellings and one for a mixed development of 100 dwellings and enhanced 
open space provision. Following significant local objections demonstrating the 
importance of the open space to the local population, and a further assessment 
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development, the timing of their delivery and their potential capacity, when 
considered against site constraints, is uncertain. 

3.6g.2 The council is prioritising delivery of the 1,900 homes in the Forge Wood 
neighbourhood and, therefore, at this stage, neither of these additional sites can 
come forward without liaison with the Forge Wood Consortium. This is particularly 
because of access requirements as delivery of new or improved road junctions is 
closely tied to the phasing of development in the neighbourhood’s planning 
conditions. Any additional development in the vicinity of these junctions will affect 
their capacity and potentially undermine the delivery of the wider neighbourhood. In 
pre-application discussions with the landowners of both sites, the council has 
emphasised the need for liaison with the Consortium, but it is believed this has not 
yet been undertaken.  

3.6g.3 The ‘broad location’ designation in the Plan is considered to be appropriate, as it 
acknowledges the potential for these additional sites to form part of the later stages 
of the new Forge Wood neighbourhood, but this must be carried out in such a way 
to ensure it is not harmful to the successful phased delivery of the wider 
neighbourhood. Whilst the broad location allocation does not restrict a development 
from coming forward sooner, at this stage the sites’ delivery in years 11-15 of the 
Plan period is considered appropriate and realistic. A further consideration for Steers 
Lane relates to the government decision on the future of Gatwick Airport, as the 
capacity of the site could be increased in the eventuality of a single-runway with 
safeguarding removed.   
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3.7 Are there potential housing sites not included within policy H2 which 
satisfy the suitable, available and achievable tests of NPPF? Has the 
potential of the town centre, open spaces and the urban fringe been 
fully explored? 

3.7.1 The council believes it has done everything it can to maximise the capacity of the 
borough to accommodate residential development over the plan period and this is 
fully evidenced in Topic Paper 3: Housing Land Supply54. The thorough UCS and 
SHLAA undertaken by the council and updated over the course of the Local Plan 
process demonstrates that the council has positively sought to meet the housing 
needs of the area and explored every opportunity for housing development within 
the borough.  

3.7.2 The SHLAA has assessed the suitability, availability and achievability of all sites within 
the borough for development in accordance with the NPPF. The methodology 
applied by the council in preparing the SHLAA is considered to be a sound approach 
and, therefore, promoted housing sites of 30+ dwellings which are not included 
within Policy H2 do not meet the suitable, available and achievable tests of the NPPF 
now and are not considered either deliverable or developable over the Plan period.  
These sites have been included in either SHLAA Category I (sites which are suitable 
but currently undeliverable) or Category J (sites which are unsuitable for 
development). The windfall allowance recognises unidentified sites are likely to 
come forward and these will be positively considered.  

3.7.3 The potential of the town centre as a highly sustainable location for residential 
development is fully recognised as detailed work with landowners and developers 
means the council has a good understanding of redevelopment opportunities, 
particularly vacant or underused buildings or sites. Therefore, over 1,060 dwellings 
are allocated for residential development in the town centre, as shown in Table 3.2 
below. The Housing Trajectory’s windfall allowance also includes a proportion for 
prior approvals and/or conversion/redevelopment, and much of this is anticipated to 
come forward in the town centre. It is, therefore, considered that, whilst the figures 
are minimum figures, allowing for some sites to deliver more dwellings, the potential 
of the town centre for housing has been fully explored.  

Table 3.2: Town Centre Residential Allocations 

Site  Allocation Number of dwellings 

Town Centre Broad Location Policy H2 156 

Key Opportunity Sites Policy EC6 499 

Southern Counties Policy H2 218 

Fairfield House Policy H2 93 

                                                           
54 LP012: Topic Paper 3 Housing Land Supply (2014) CBC 
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Site  Allocation Number of dwellings 

15-29 Broadway Upper Floors Policy H2 57 

Kilnmead Policy H2 40 

Total: 1,063 

3.7.4 In order to ensure that the potential of the Urban Fringe was fully explored, a Built-
Up Area Boundary Review55 was undertaken in October 2012. The study concluded 
that some areas of land currently related more to the urban environment of Crawley 
rather than the surrounding countryside and so could be included as part of the built 
up area. This included: Thomas Bennett College and K2 Leisure Centre, Breezehurst 
Drive Playing Fields, West of Bewbush and Cherry Lane Playing Fields. These sites 
were then assessed in terms of their suitability, availability and achievability for 
housing, with two now included in Policy H2 (Breezehurst Drive Playing Fields, 
Bewbush and Henty Close, Bewbush).  

3.7.5 The Built-Up Area Boundary Review also identified the areas immediately adjacent 
to the urban area that more closely reflected their countryside setting. Retaining the 
countryside designation of these sites was considered critical to ensure a clear 
distinction between the urban area and countryside beyond it is maintained, and ad-
hoc encroachment is avoided. A Landscape Character Assessment has been 
undertaken to ascertain the individual characteristics of the countryside surrounding 
Crawley. Each character area or fringe has been identified and the elements 
considered important to consider as part of any development proposal are set out in 
Policy CH9. Land outside the Built-Up Area Boundary is not considered 
inappropriate, in principle, for development. However, development is expected to 
reflect the character and context of the immediate surroundings and ensure it 
enhances the countryside setting of the town. In these instances, it is expected 
substantially lower levels of density would be achieved in comparison to sites within 
the urban neighbourhoods or town centre. Examples of this can be seen from Land 
at Flint Cottage, Tilgate where an application for nine dwellings was refused on 
appeal in March 2011 (CR/2010/0304/FUL). However, after effective discussions 
with the developer, a more appropriate scheme has been submitted 
(CR/2014/0483/FUL) for five detached family homes, with several design and layout 
changes to reflect the site’s countryside setting. Similar discussions are taking place 
for sites in Worth, including Land South of Saxon Road, where only a small number 
of dwellings are suitable for sites within a conservation area, in a countryside setting.  

3.7.6 The Housing Supply Topic Paper56 clarifies how open spaces have been explored. The 
Open Space Study57 made recommendations for each neighbourhood including any 
potential for rationalising open space provision to meet development needs. These 

                                                           
55 LP0056: Built Up Area Boundary Review (2012) CBC 
56 LP012: Topic Paper 3: Housing Supply, p38-39 (2014) CBC 
57 LP115: Crawley Open Space, Sport and Recreation Study 2013, JPC Strategic Planning & Leisure, leisure and 
the Environment. 
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from English Heritage (see Appendix K) and West Sussex County Council (see 
Appendix L). This evidence is reflected in the SHLAA63 and Sustainability Appraisal64 
site assessment. 

3.7i.3 The representor has proposed 30 dwellings65. The council’s view is that full 
consideration of the range of designated and non-designated assets and rich time-
depth (dating back to circa 10th century) of the site is required before its suitability 
for any housing can be determined. It is envisaged that this would significantly 
constrain the 
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site was suggested in the submission Local Plan as a ‘developable’ site for 52 
dwellings in Policy H2.   

3.7k.2 However, the site is formed from a number of separate gardens, in individual 
ownership. There has been no approach from landowners or developers expressing 
any interest in pursuing this site, and to ascertain some evidence in relation to its 
likely deliverability in order to retain it in the Plan as an allocation, letters were sent 
to all of the properties on the site requesting further information. No responses 
were received which suggested the site would come forward as a housing 
development during the life of the Plan. Therefore, following the submission 
consultation68, the site was removed from Policy H2 as a Main Modification.     

3.7k.3 Notwithstanding this, the site is still considered to be an appropriate location for 

housing development in principle, should a suitable and deliverable scheme be 

proposed. This is reflected in its assessment as being within the ‘Suitable not 

Deliverable’ category of the SHLAA. The Local Plan provides sufficient policies for 

such a proposal to be considered positively without the need for its allocation. 

Please see Appendix M for the SHLAA extract for Land Adjacent to Horsham Rd and 

South of Silchester Drive, which now forms part of category I of the SHLAA69, sites 

which are suitable but currently undeliverable.  

 

                                                           
68 Regulation 19 Consultation, undertaken 1 September – 13 October 2012 
69 LP079: SHLAA, Category I (2014) CBC 


