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APPENDIX B: POSITION STATEMENT FOR POLICY H2 ALLOCATED HOUSING SITES 

Please note that reference to representations is only in relation to specific sites. However, in general terms concerns were raised from a number of representors over the 

deliverability of all sites in policy H2.  

Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Forge Wood, Pound Hill 
 
1900 dwellings 
 
(Yrs 1-12) 

Persimmon Homes 
and Taylor Wimpey 

Development Status 

 Work started on site 

 Phase 1a 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 dwellings) has been submitted.  

 Phasing in the Housing Trajectory has been agreed with the development consortium, 
with an updated delivery phasing plan agreed in February 2015.  

 
Planning History  

 Outline Planning consent for 1900 dwellings (CR/1998/0039/OUT) 

 Phase 1 (CR/2014/0062/ARM) 

 Phase 1a (CR/2013/0610/ARM) 

 Phase 1b (CR/2014/0061/ARM) 

 Phase 1c (CR/2014/0062/ARM) 
 
Infrastructure (Highways) 

 Package of Highway and Transport measures to be delivered- developer conditions with 
some under construction 
 

Representations  

 Site identified on inspector’s Matters and Issues for discussion  

Breezehurst Drive, Bewbush 
 
112 dwellings 
 
(deliverable Yrs 1-5) 
 

Countryside 
Properties UK 
 
(Council own Build) 

Development Status 

 Work started on site 

 Slight delay, as defected units needed to be demolished but work has commenced again 
(WSCC Monitoring Commencements Oct-Dec). Completion anticipated early 2016.  

 
Planning History  

 Planning permission granted (CR/2013/0066/FUL) 
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Infrastructure (Highways) 

 Planning permission granted  
 
Representations  

 No representations received  

Ifield Community College, Ifield 
 
125 dwellings  
 
 
(deliverable Yrs 1-5) 
 

Barratts (developer) 
 
WSCC 
(landowner) 

Development Status 

 Developer in detailed pre- application discussions with the council for approximately 200 
dwellings 

 Barratts holding a public consultation event in early March 
 
Planning History  

 Site previously allocated in Core Strategy (2008) as a Strategic Development Opportunity. 

 Planning permission granted in 2006 for a mixed use development of 170 dwellings 
(CR/2006/0339/OUT) but this has now expired.  

 
Infrastructure (Highways) 

 Highways and parking issues to be resolved with WSCC 

 Full TA required  

 Access proposed from Lady Margaret Rd (previously controversial but application was 
permitted)  

 Off-site highway capacity improvements likely to be required and resolve unfinished layby 
parking issues 

 
Representations  

 Sport England- site identified on Inspectors Matters and Issues for discussion 

Southern Counties, West Green 
 
218 dwellings  
 
(deliverable Yrs 1-5) 
 

Sloane properties 
Ltd 
 
Pegasus Group (as 
agent) 
Henry Courtier 

Development Status 

 Awaiting decision on application CR/2015/0087/FUL submitted in February 2015 for 171 x 
residential dwellings, 51 x Bed Hotel and 15 x Bed Apart Hotel. 

 Decision expected in May 2015. 
 
Planning History  

 Previous Planning permission (for the 218 units identified in the housing trajectory) 
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

 Site identified in the Town Centre Wide SPD 2009 for landmark mixed development with a 
priority for residential  

 
Infrastructure (Highways) 

 No H&T Objections to date  
 
Representations 

 No submission reps received. 

Land Adj. Desmond Anderson, 
Tilgate 
 
100 dwellings  
 
(deliverable Yrs 1-5) 
 

WSCC  
 
 

Development Status 

 WSCC owned site and committed to bringing site forward within years 1-5. 
 

Planning History  

 Site previously allocated in Core Strategy (2008) for residential development 
 

Infrastructure (Highways) 

 Access proposed from Canterbury Rd 

 Full TA required  
 
Infrastructure (Other) 

 Flooding Constraints, the council have reduced the number of dwellings (previously 200) 
and developer has agreed to undertake further work (flood attenuation) 

 
Representations 

 No submission reps received. 

Fairfield House, West Green 
 
93 dwellings 
  
(deliverable Yrs 1-5) 
 
 

A2 Dominion Group  Development Status 

 Developer committed and work expected to start in April 2016.  
 
Planning History  

 Outline planning permission granted (CR/2011/0189/OUT) for 93 dwellings, minor 
amendment (CR/2014/0317/NCC) for a revised layout and elevations resulting in a 
reduction from 93 to 92 dwellings.  
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Infrastructure (Highways) 

 No H&T objections 
 

Representations 

 No submission reps received. 

15-29 Broadway Upper Floors, 
Northgate 
 
57 dwellings 
 
(deliverable Yrs 1-5) 
 
 
 
 

UMIS Ltd Development Status 

 Start anticipated in 2018/19. 
 
Planning History  

 Planning permission (CR/2013/0015/FUL) granted for 57 dwellings.  

 Site identified in the Town Centre Wide SPD 2009 as part of a wider site for 
redevelopment /refurbishment  
 

Infrastructure (Highways) 

 No H&T Objections 
 
Representations 

 No submission reps received. 

Kilnmead Car Park, Northgate 
 
40 dwellings 
 
(deliverable Yrs 1-5) 

HCA/CBC 
 
 

Development Status 

 Council has approved acquisition of the site and is committed to bringing the site forward 
for housing in years 1-5. 

 
Planning History  

 Site was previously allocated as part of Town Centre North in Core Strategy 2008.   
 
Infrastructure (Highways) 

 TA required, focusing on parking provision 
 
Representations 

 HCA in support 
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Zurich House, East Park, 
Southgate 
 
59 dwellings 
 
 
(deliverable Yrs 1-5) 

Marcity Homes Development Status 

 Developer is currently undertaking pre application discussions  with the council for a 
revised scheme  

 
Planning History 

 Planning permission approved (CR/2012/0223/FUL) for 59 flats in December 2013. 
 
Infrastructure (Highways) 

 No H&T Objections 
 
Representations 

 No submission reps received. 

Tinsley Lane, Three Bridges 
 
138 dwellings and Open Space 
 
(deliverable Yrs 1-5) 

Homes and 
Communities 
Agency (HCA) 
 
 

Development Status 

 Landowner in detailed discussions with the council and WSCC 

 Site allocated for 138 dwellings and the provision of open space including the relocation 
of Oakwood Football Club to the north with enhanced sport facilities and improved 
access. 

 In collaboration with the council, the landowner has undertaken a significant amount of 
technical studies  including open space, acoustic, air quality, and transport and 
contamination surveys to demonstrate the suitability of the site, (with supporting 
mitigation) for housing.  

 
Planning History 

 Provisionally allocated in the Core Strategy (2008) but, due to uncertainties over 
deliverability at the time the site was removed.  

 
Infrastructure (Highways) 

 Transport Assessments undertaken by landowner in consultation with WSCC (see 
Appendices 4-5 of the HCA’s (REP/079) Representation to the Local Plan consultation) 

 General principle of development is acceptable. However, a full TA would be required at 
the planning application stage.  
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Infrastructure (Other) 

 Issues to be resolved and/or mitigation required, open space/sports provision, drainage, 
noise, air quality. 

 
Representations 
In SUPPORT: 

 Savills, on behalf of HCA 
 
Representations Received OBJECTING: 

 Crawley Goods Yard x 3 

 Tinsley Lane Residents Association 

 Sport England 

Goffs Park Depot, Southgate 
 
30 dwellings  
 
(deliverable Yrs 1-5) 

CBC 
 
 
 

Development Status 

 Site is in Council ownership. CBC Property Team committed to bringing the site forward in 
years 1-5.  
 

Planning History 

 Site previously used as a Council depot for the Parks team. 

 Outline application (CR/2009/0114/RG3) for  demolition of the existing depot and 
construction of a new depot, incorporating offices, maintenance bays, vehicle storage and 
4 dwellings  permitted. 
 

Infrastructure (Highways) 

 The council undertook its own Transport Modelling Assessment and site considered 
suitable to accommodate the allocation for 30 dwellings.  

 No H&T Objections 
 
Representations 

 No submission reps received. 

Former TSB Site, Russell Way, 
Three Bridges 
 
40 dwellings 

Aberdeen 
Investments (TSB 
site)  
 

Development Status 

 Landowner in pre-applications discussions with the Council  
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

 
(deliverable Yrs 1-5) 
 
 
 
 
 

  Prospect for a wider mixed use, residential /employment scheme incorporating land to the 
west of the site.  
 

Planning History 

 Site is located within a main employment area of Three Bridges. 

 A Planning application (CR/2005/0812/FUL) for 270 dwellings approved on appeal in 
2006. 

 A time extension to the previous application was submitted in 2010 (CR/2010/0313/FUL) 
and went to appeal having been refused on design and scale grounds and its impact on 
the privacy of neighbouring properties. However, this was withdrawn by the applicant.  
 

Infrastructure (Highways) 

 No H&T Objections subject to highway works in the turning head to remove car parking 
and protect the link to the adjoining cycle path. 

 
Representations 

 Landowner-Aberdeen Investments/Savills and site identified on Inspector’s Matters and 
Issues for discussion  

Land Adj. Langley Green 
Primary School, Langley Green 
 
30 dwellings 
 
(deliverable Yrs 1-5) 
 
 
 

Raven Development Status 

 Raven have secured the site with Croudace aimed at a mixed tenure scheme. Completion 
expected in 2016.  

 
Planning History 

 Application submitted and approved in May 2014 (CR/2014/0046/FUL) for 30 dwellings, 
20 houses and 10 flats.  

 
Infrastructure (Highways) 

 No H&T Objections 
 

Representations 

 No submission reps received. 
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

5-7 Brighton Road, Southgate 
 
48 dwellings 
 
(deliverable Yrs 1-5)  
 
 

Raglan 
Developments 

Development Status 

 Raglan has started works on site and likely to be completed in 2016. 
 
Planning History 

 Planning permission granted for 48 dwellings (CR/2012/0446/ARM) 
 
Infrastructure (Highways) 

 No H&T objections 
 
Representations 

 No submission reps received. 

WSCC Professional Centre, 
Furnace Green 
 
76 dwellings 
 
(deliverable current Yr 14/15) 

Barratts Southern 
Counties 

Development Status 

 Work on the site is almost complete.  
 
Planning History 

 Planning permission granted for 76 dwellings (CR/2012/0253/ARM) 
 
Infrastructure (Highways) 

 No H&T Objections 
 
Representations 

 No submission reps received. 

Breezehurst Drive Playing 
Fields, Bewbush 
 
65 dwellings 
 
(Developable Yrs 6-10) 

CBC  
 
Site for 
consideration under 
bulk procurement 
package 2015/16 

Development Status 

 Site owned by the council and being actively progressed  
 

Planning History 

 The site is allocated for the provision of open space and housing 
 
Infrastructure (Highways) 

 Access needs to be from Breezehurst Drive 

 No H&T Objections 
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Representations 
Objections received: 

 Charles Crane 

 Sport England 
 
Site identified on Inspector’s Matters and Issues for discussion  

Henty Close, Bewbush 
 
24 dwellings 
 
(Developable Yrs 6-10) 

CBC  Development Status 

 Site owned by the council and being actively progressed  
 
Planning History 

 Number of dwellings reduced from 48 to 24 after concerns were raised by the local 
community to the loss of open space and playing pitches during the additional sites 
consultation in 2013 

 Play area will need to be replaced as part of the development  
 
Infrastructure (Highways) 

 A future new bus link into Kilnwood Vale is to be provided along with  southern 
development frontage of the site and this must be taken into account  

 
Representations 
Objections received: 

 Charles Crane 
 
Site identified on Inspector’s Matters and Issues for discussion  

Longley Building, Southgate 
 
48 dwellings 
 
(Developable Yrs 6-10) 

 Development Status 

 The building is currently occupied and the council will continue to discuss plans for 
redevelopment with the landowner 

 
Planning History 

 Site currently partially occupied (offices) 

 Application for part of the ground floor, D1 medical consulting and counselling refused in July 
2014.  
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Infrastructure (Highways) 

 Site adjoins Zurich House which has extant planning permission for 59 dwellings. 

 TA required to ensure the increased use of East Park and on street parking would be 
acceptable. 

 
Representations 

 No submission reps received. 

Telford Place, Three Bridges 
 
99 dwellings 
 
(TC Opportunity site Yrs 1-5) 
 

Development 
Securities  

Development Status 

 In discussion with the council, the landowner is currently exploring a number of options for 
redevelopment of the site. 
 

Planning History 

 Site previously allocated for mixed use development in the Core Strategy (2008) 

 Planning permission granted in 2007 for a mixed use development of residential and retail 
uses for 312 dwellings. This has now lapsed.  

 Temporary planning permission for public parking (CR/2012/0421/FUL) for 24 months.  

 Site identified in the Town Centre Wide SPD 2009 for landmark mixed use office 
/residential  
 

Infrastructure (Highways) 

 No H&T Objections, providing a link is provided to Haslett Avenue East. 
 

Representations 

 Representation received from Moat in support of Policy EC6 of the Local Plan in relation 
to residential development in the Town Centre (Telford Place). 

Crawley Station and Car Parks 
 
(TC Opportunity site Yrs 1-5) 
 
300 dwellings 

Arora International-  
 
 

Development Status 

 Council involved in active detailed pre application discussions with Landowner for 
residential scheme and station improvements. 

 Landowner committed to bringing the site forward in Yrs 1-5 
 
 
 



CBC/004 Matter 3 Housing; Issue 2 February 2015 
Issue 2: Whether the amount of housing development proposed represents the maximum available within the borough over the plan period, having regard 
to the constraints on land supply. 

10 
 

Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Planning History 

 Site identified in TC Wide SPD 2009 for landmark office /residential development with 
station and public realm improvements  

 
Infrastructure (Highways) 

 Full TA required 

 No H&T objections in principle 
 
Representations 

 No submission reps received. 

County Buildings 
 
50 dwellings 
 
(TC Opportunity site Yrs 1-5) 
 

WSCC  Development Status 

 Owned by WSCC who are currently exploring options for redevelopment of the site. 

 Intentions for mixed use residential /office development 
 
Planning History 

 Site previously allocated as part of Town Centre North site in Core Strategy 2008 
 
Infrastructure (Highways) 

 Full TA required, but no H&T objections in principle. 
 
Representations 

 No submission reps received. 

Land North of the Boulevard 
(Royal Mail, Woodhall Duckham 
House, Town Hall) 
 

50 dwellings 
 
(TC Opportunity site Yrs 1-5) 
 
 

Royal Mail,  West 
Rock, CBC 

Development Status 

 Prior approval application for 173 dwellings approved on 25 Feb 2015.  

 Pre-application discussions with landowners and developers for other parts of the site 
 

Planning History 

 Previously formed part of the Town Centre North allocation in Core Strategy 2008 
 

Infrastructure (Highways) 

 Full TA required, but no H&T objections in principle.  
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Key Housing Site Contact 
(Developer/ 
Landowner/ 
Agent) 

Status 

Representations 

 No submission reps received. 

Gales Place 
 
13 Units 
 
(Deliverable 6-29 units) 
 
 
 

CBC 
 
 

Development Status 

 Work expected to commence early 2016  
 
Planning History 

 Application in for 13 units approved (CR/2014/0777/FUL) in February 2015 (Committee 
Decision)  

      3x 2 Bed and 3x 1 bed Flats  
            5x 2 Bed and 2x 3 Bed Houses 
 
Infrastructure (Highways) 

 No H&T Objections to date 
 

Representations 

 No submission reps 

 

 



APPENDIX C: SHLAA Appraisals, Viability Update 2015 

 

  

 

  



CBC/004 Matter 3 Housing; Issue 2 February 2015 
Issue 2: Whether the amount of housing development proposed represents the maximum available 
within the borough over the plan period, having regard to the constraints on land supply. 

1 
 

  

 

 

  



CBC/004 Matter 3 Housing; Issue 2 February 2015 
Issue 2: Whether the amount of housing development proposed represents the maximum available 
within the borough over the plan period, having regard to the constraints on land supply. 

2 
 

  

   



CBC/004 Matter 3 Housing; Issue 2 February 2015 
Issue 2: Whether the amount of housing development proposed represents the maximum available 
within the borough over the plan period, having regard to the constraints on land supply. 

3 
 

APPENDIX D: FORGE WOOD DELIVERY TRAJECTORY 

 

 

  

Forge Wood: Local Plan Housing Trajectory  - February 2015

Year Private Social Rented (70%) S/O (30%) Total Phase  

2015/2016 83 28 22 133 Phase 1

2016/2017 120 56 24 200 Phase 1

2017/2018 120 56 24 200 Phase  1/2

2018/2019 120 56 24 200 Phase 2

2019/2020 120 56 24 200 Phase 2/3

2020/2021 105 49 21 175 Phase 3

2021/2022 105 49 21 175 Phase 3

2022/2023 105 49 21 175 Phase 3/4

2023/2024 105 49 21 175 Phase 4

2024/2025 105 49 21 175 Phase 4

2025/2026 52 27 5 84 Phase 4

2026/2027 0 8 0 8 Phase 4

12 year build 1140 532 228 1900

subject to planning & market conditons reviewed quarterly
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APPENDIX E: TINSLEY LANE OPEN SPACE SUMMARY 

 A new pavilion/social club and high quality senior pitch as well as a 3G junior pitch is 

considered an enhancement on the existing configuration of pavilion/social club and 

three grass football pitches. This specifically addresses the issues highlighted in the 

Playing Pitch Study1 namely the need for 3G pitches and junior size pitches. 

 A junior 3G pitch would allow a significant increase in number of junior matches and 
training on the site. This is in line with the recent report by the FA2  which cites poor 
quality pitches and facilities as a key issue and the need/demand for 3G pitches. A grass 
pitch can take 4/5 hours a week (lower in Crawley due to naturally poor drainage) 
whereas a properly maintained 3G pitch can deliver 70—80 hours per week. 

 The proposals would allow the management and opening up of Summersvere Woods for 
informal recreation. This is a 4.75ha area on the eastern boundary of the allocation and 
is owned by the HCA.  

 Notwithstanding the additional 4.75ha of publicly accessible natural green space, there 
would be an overall increase in publicly accessible play space, allotments and amenity 
green space on-site. This provision is important to the local housing area which is lacking 
in these types and is somewhat isolated with the railway line to the east, manor royal 
business district to the west and a dual carriageway to the south. 

 

 

 

  

                                                           
1 Page 84 and 88, LP116 A Playing Pitch Study for Crawley 2013, Leisure and the Environment. 
2 http://www.thefa.com/news/2014/oct/fa-chairman-england-commission-pt2 

http://www.thefa.com/news/2014/oct/fa-chairman-england-commission-pt2
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APPENDIX F: CORRESPONDENCE BETWEEN OAKWOOD FOOTBALL CLUB AND 

HOMES AND COMMUNITIES AGENCY (HCA) 

OAKWOOD SPORTS & 

SOCIAL CLUB 
 

H.Q. Ground ; Oakwood Sports & Social Club. Tinsley Lane, Crawley , West Sussex 

 
Correspondence to: The Chairman, Stuart Lovegrove, 37 Tinsley Lane, Crawley, West 

Sussex, RHl 0 8AJ 
 

 
 

Simon Snook MRICS 

Area Manager- Sussex 

Homes & Communities Agency 

Bridge House 

1Walnut Tree Close 

Guildford 

GU14GA 23rd February 2015 
 

 
Dear Simon 

 

 
It was good to catch up with yourself and Kate today and it was a useful update. 

I  am fully supportive of the residential a llocation of the Tinsley La ne site and it fully meets 

Oakwood football clubs current and future requirements. 
 

 
The proposed new facility will be a great improvement for the club. It envisaged that there will be 

a full size football pitch which will be properly drained. Currently we have a real problem with the 

pitch being water logged and regularly have to find alternative locations to train which comes at a 

cost to the club. A junior 3G pitch/ astroturf will be particularly beneficial as it would allow a 

significant increase in the number of junior matches and training on site. A grass pitch can take 

4/5 hours a week (albeit lower in Crawley as there is poo r drainage) whereas a properly 

maintained 3G pitch ca n deliver 70/80 hours a week. Currently, the club has to incur additional 

fees for some of the teams to train elsewhere as the club does not currently have adequate 

facilities. 

 
The club house is in need of refurbishment and the provision of a new facility will provide an 

opportunity to generate much needed additional revenue to support the operation of Oakwood 

FC. Finally, a new club house would be the hub to the football club and provide a local meeting 

place. 

 
As you know I have been a local resident in the Tinsley Lane a rea and the Oakwood football club is 

very much part of the community. The club house and facilities when not being used by the club 

itself would be available to hire out and use by the local surrounding community. It could also be 

available at lunchtimes for local employees to use. 
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Should you require any further information in the meantime please do not hesitate to come 

back to me. 

y7 
 

Stuart Lovegrove 

Chairman - Oakwood Football Club 
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APPENDIX G: BREEZEHURST DRIVE OPEN SPACE COUNCIL RESPONSE TO 

REPRESENTATIONS 

CBC Response to Sport England Concerns: 

Playing Pitch Study is not robust as it does not follow Sport England’s current guidance: 

The Planning Practice Guidance states that “Authorities and developers may refer to Sport 
England’s guidance on how to assess the need for sports and recreation facilities”3. This does 
not specify that following the most recent Sport England guidance is required to produce a 
robust assessment. Our view is that Paragraph 73 of the NPPF sets out what is required and 
it is up to the Local Authority to determine what information is needed to be able to 
‘identify specific needs and quantitative or qualitative deficits or surpluses of open space…’ 
and to ‘…determine what open space, sports and recreational provision is required’4. 

Whilst the published playing pitch study does not follow Sport England’s 9-12 month 
process as set out in the new Sport England guidance, the council believes it does meet the 
NPPF requirements: 

Crawley’s Playing Pitch Study5 was undertaken in Feb-May 2013. The draft brief for the 
study specified that it should comply with paragraph 73 of the NPPF and reflect current 
good practice and any relevant guidance. The guidance available at this time was Sport 
England’s ‘Towards a Level Playing Field’ which had been the accepted methodology since 
2003. The brief was sent to Sport England who responded saying that the approach was 
“fairly sound” and advocated a move away from standards towards a more “what do we 
need and when” approach as more effective. 

The consultants took this on board and whilst still using standards, included a more 
collaborative approach placing importance on meetings with council staff and telephone 
interviews with sports governing bodies, league secretaries and individual clubs6. The action 
points for each sport and by each neighbourhood are a reflection of the collective results 
and discussions of this qualitative research. 

As well as this, a quantity and quality audit of pitches and teams and an assessment of 
temporal pattern of demand for pitches was undertaken. This was informed by practical 
considerations such as quality of pitches and their ability to absorb wear and tear. An 
assessment of the likely future demand over the plan period based on the scale and location 
of planned housing and the resultant population growth was calculated including 10% 
margin of error7. 

                                                           
3 Planning Practice Guidance, Open space, sports and recreation facilities, public rights of way and local green 
space, Para 002 ID 37-002-20140306. 
4 NPPF para 73, 2012 
5 LP116. A Playing Pitch Study for Crawley (2013), Leisure and the Environment 
6 LP116. A Playing Pitch Study for Crawley, sections 3.12 & 4.11, (2013) Leisure and the Environment 
7 LP116. A Playing Pitch Study for Crawley, page 58, (2013) Leisure and the Environment 
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Both the quantitative and qualitative research pointed towards the need to improve playing 
surfaces, drainage and other ancillary facilities; re-marking of pitches, additional artificial 
surfaces, and making better use of educational facilities. The playing pitch study action 
points alongside the Open Space Study recommendations determine what open space, 
sports and recreation provision are required and where. 

The use of standards is not now advocated by Sport England as ‘it does not take account of 
local demands for sport or site specific opportunities’. Whilst standards are used the 
evidence base has also taken into account of local demands for sport and site specific 
opportunities8. 

The Parks and Recreation deficit in the table on Topic Paper 3 page 41 does not relate to the 
Playing Pitch Study: 

This is explained on page 78 of the Playing Pitch Study. The quantity standard for grass 
pitches is included within the parks and recreation standard set out in the Open Space 
Study. There is however, a quantity standard just for sports pitches which was not included 
in this table. There would be a deficit of 0.01ha of sports pitches by 2030 taking into account 
planned development and a 10% margin for error. This shows purely on a quantitative basis 
that the deficit of parks and recreation open space is for informal recreation not organised 
pitch sports. The detailed assessment within the Housing Supply Topic Paper highlights that 
there is a significant amount of amenity green space and natural green space that can also 
serve this purpose. This, alongside overall enhancements to open space and new provision 
justify the allocation; there will be a sufficient amount of open space, the quality will be 
higher and the mix of types of open space will be more appropriate.  

Amenity Green Space and Natural Green Space are not suitable for provision of sports 
pitches: 

It is not proposed that amenity green space and natural green space can replace the sports 
pitch function (see response above). The overlap is highlighted in relation to parks and 
recreational space having similar functions to amenity green space and natural green 
space9. For example, functioning as informal recreation. The assessment in Topic Paper 310 
sets out how the loss of a sports pitch can be compensated. 

Marking Skelmersdale/improving drainage is not a replacement playing field: 

It is important to note that a playing field is not being lost. Part of a playing field marked out 
as a sports pitch would be lost. The remaining space approx. (4.5ha) will be made more 
usable and popular for residents and sports clubs by improving them. The Skelmersdale 
Walk end of the playing fields has not been used for formal sports for a number of years due 
a combination of lack of quality (drainage) and a lack of demand. The drainage in this area 
should be improved so that it can be used to absorb any future demand for pitches11. 

                                                           
8LP115 Crawley Open Space, Sport and Recreation Study page 67-108, 2013, JPC Strategic Planning & Leisure, 
Leisure and the Environment; and LP116. A Playing Pitch Study for Crawley, pages 84-88, 2013, Leisure and the 
Environment; and LP012 Topic Paper 3 Housing Land Supply, page 44/45, 55-59 November 2014, Crawley 
Borough Council; and LP005 Infrastructure Plan, Page 24, November 2014. 
9 LP012 Topic Paper 3 Housing Land Supply, page 41/42, November 2014, Crawley Borough Council 
10 LP012 Topic Paper 3 Housing Land Supply, page 44, November 2014, Crawley Borough Council 
11 LP012 Topic Paper 3 Housing Land Supply, page 41/44,  November 2014, Crawley Borough Council 
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There is a lack of evidence to say there is no interest from clubs to use this site. 

The council own the site and it is available to lease. Since Crawley Town FC stopped using 
the site a couple of years ago the council has had no interest from clubs to use it.  However, 
as the assessment of this site acknowledges12, this does not mean all the playing fields are 
redundant as latent demand may pick up. Therefore, the remaining playing fields should be 
retained and improved to leave headroom for future fluctuations in demand. There is ample 
provision elsewhere in Bewbush and across the town to meet need. The council is still in a 
position where pitch provision can be increased if needed but unfortunately, grass pitch 
football in Crawley has seen a noticeable decline in the last decade13. 

CBC Response to other concerns raised: 

Open space study states that 1.6ha of parks and rec per 1000 people is a minimum (para 9.7 

page 15). Crawley Borough Council has a minimum standard for park and recreation 

grounds. A minimum is a minimum, regardless of any other issues: 

The standards proposed in the open space study are for “minimum guidance levels of 

provision” (page 43). The standards are applied on a neighbourhood basis as it is the least 

arbitrary way of applying the quantity standards to an area. However, whether surplus or 

deficit is identified does not mean that open space should be developed or protected based 

on the quantity standard alone. It is a useful tool to provide an indication of whether there 

is a sufficient amount of each type of open space in an area. It also is important to look at a 

site and its context in detail beyond the arbitrary boundary used to define quantity 

standards, as well as accessibility and quality of nearby sites and qualitative information 

from surveys and interviews. This approach that council have undertaken ensures that 

limitations of just using quantitative data are overcome.  

Current park and rec space is approx. 14.95ha (NOT the 16.25ha quoted in the Open Space 

Study). (This figure of 14.95ha needs clarifying as it does not match figures I obtained with a 

trundle wheel, but is close 0.3ha less in total): 

The 16.25ha quoted in the open space study is the amount of open space at the time of the 

sports pitch audit (March 2013). Since then development of the of the old leisure centre site 

(as allocated in the Core Strategy) has commenced. This reduction in open space and the 

impacts of the population increase over the plan period are reflected in Housing Supply 

Topic Paper 3 Assessment of Breezehurst Drive (page 41 para 3 and table).   

The building of more homes on playing fields will take Bewbush below the MINIMUM space 

standard for park and rec. grounds. This is also contrary to Policy OS2 (p.110 of Open Space 

Study) and ENV4 (p.90 submission Local Plan consultation draft): 

                                                           
12 LP012 Topic Paper 3 Housing Land Supply, page 44,  November 2014, Crawley Borough Council 
13 A Playing Pitch Study for Crawley, page, 42 last bullet, 2013, Leisure and the Environment. 
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Policy OS2 is a recommendation within an evidence base document. It is not council or 

planning policy. However, the general thrust of the policy is supported and it is not felt that 

development of the Breezehurst Drive site would lead to an overall deficiency14.   

CBC say all open spaces serve similar functions. However, the figure for natural green space 

includes, for example, the surface area of the Mill Pond, which is unsuitable for sport: 

The Breezehurst Drive Assessment does not say that all open spaces serve similar functions. 

There are overlapping functions between parks and recreation grounds, natural green space 

and amenity green space. The Millpond is included as it would be if it were part of a parks 

and recreation ground. It can be used for informal recreation such as fishing and also adds 

to the visual amenity of the area. 

C.B.C. have also stated that Buchan Park (owned by West Sussex C.C.) and the, as yet, not 

provided park at Kilnwood Vale (owned by Horsham D.C.) will be available to Bewbush 

residents. It is unacceptable for C.B.C. to build upon its own parks and expect other 

authorities to provide open spaces: 

It would be inconsistent not to consider the existing Buchan Country Park that is adjacent to 

the site when many residents of Bewbush, and Crawley as a whole, visit the park regularly. 

The park within the Kilnwood Vale masterplan is adjacent to Bewbush and will inevitably be 

used by Bewbush residents as it will be closer to many residents than parks within Crawley’s 

borough boundary.  

Have seen people using the park at Breezehurst Drive. However, facilities at the park have 

been reduced; play equipment was moved to a new site, goals have been removed and 

pitches are no longer marked out. This could reduce the attractiveness of the park: 

Overall there has been an enhancement to open space in the immediate area as part of the 

council’s regeneration programme for central Bewbush. These improvements included 

changing rooms, a community meeting facility and drainage works to enhance and increase 

the use of the sports pitches to the south of the site. A pocket park, 2 MUGAs and a parkour 

area were also created immediately to the north of Breezehurst Drive. These improvements 

created open space facilities of higher quality, in a good location and better suited to the 

needs of the Bewbush community as set out in the Central Bewbush Supplementary 

Planning Document. 

CBC claim that some of the surface Breezehurst Drive is low quality, but it didn't stop 

Crawley Town F.C from using it as their Training Ground. They even won promotion from 

League 2 whilst there, so I'm not sure how bad it is: 

The playing pitch study classes the pitch immediately to the south of the community facility 

as excellent quality. This is the pitch that was used by Crawley FC. The pitch to the east 

abutting housing is of poor quality as is the large playing field south of Skelmersdale Walk15. 

                                                           
14 LP012 Topic Paper 3 Housing Land Supply, pages 40-45,  November 2014, Crawley Borough Council 
15 LP116. A Playing Pitch Study for Crawley, page 95-97 (2013), Leisure and the Environment Ltd 
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It is recommended in Topic Paper 3 that the excellent quality pitch is retained along with the 

community facility and enhancements are made to Skelmersdale Walk playing fields to meet 

sports pitch and open space needs.16 

Have C.B.C. considered alternative sites? 

Pages 38/39 of Housing Supply Topic Paper 3 sets out the councils approach to open space. 

The open space study17 neighbourhood sections highlighted where there may be 

opportunities to rationalise provision of open space and in turn deliver new types of open 

space and improve quality to meet the needs of residents over the plan period. These areas 

were looked at in further detail and recommendations published in Housing Supply Topic 

Paper 3 Appendix B.  

It is impossible to predict accurately what will happen to the size of the population over the 

next sixteen years: 

The implication of population growth has been calculated by taking the number of proposed 

dwellings and multiplying that by the average household size taken from the 2011 census (2.49 

people per household)18. Population growth and possible fluctuations in demand for sports 

pitches is also taken into account19.  

The impacts of this is set out in set out in Housing Supply, Topic Paper 3 and considered part 

of the site assessments20. 

 

 

 

  

                                                           
16 LP115 Crawley Open Space, Sport and Recreation Study, page 44/45, (2013) JPC Strategic Planning & Leisure, 
Leisure and the Environment Ltd 
17 LP115 Crawley Open Space, Sport and Recreation Study, (2013) JPC Strategic Planning & Leisure, Leisure and 
the Environment Ltd 
18 LP115 Crawley Open Space, Sport and Recreation Study, pages 14/15, (2013) JPC Strategic Planning & 
Leisure, Leisure and the Environment Ltd 
19 LP116. A Playing Pitch Study for Crawley, page 58, (2013) Leisure and the Environment Ltd 
20 LP012 Topic Paper 3 Housing Land Supply, Appendix B, (November 2014), Crawley Borough Council 
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APPENDIX H: SHLAA Extract for Oakhurst Grange (Category I, sites that are 

suitable but undeliverable) 
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APPENDIX I: THE WORTH CONSERVATION AREA STATEMENT 
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APPENDIX F: WORTH MEADOWS SITE OF NATURE CONSERVATION 

IMPORTANCE (SNCI) ASSESSMENT 
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APPENDIX J: WORTH MEADOWS SITE OF NATURE CONSERVATION 

IMPORTANCE, WEST SUSSEX COUNTY COUNCIL.  
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APPENDIX K: WRITTEN RESPONSE FROM ENGLISH HERITAGE REGARDING 

LAND EAST OF STREET HILL, WORTH (2014) 
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APPENDIX L: WRITTEN RESPONSE FROM WEST SUSSEX COUNTY COUNCIL 

REGARDING LAND EAST OF STREET HILL, WORTH (2015) 

Don Baker: Team Manager 
033 022 26439 (Direct)  
don.baker@westsussex.gov.uk  

 

Environment and Heritage,  
Residents’ Services Directorate  
www.westsussex.gov.uk 
County Hall  
Chichester  
PO19 1RQ  
01243 777100 

 

 

-------------------------------------------------------------------------------------------------------------------------- 

Land East of Street Hill, Crawley 

Policy H2: Proposed Housing Site: Omission Site 

WSCC Ecological Written Statement 

24 February 2015 

 

Personal Statement: Qualifications and Experience 

This is a statement provided by: 

 

Don Baker, Senior Ecologist and Team Manager for the Environment and Heritage Team, 

West Sussex County Council (WSCC).   

 

I hold the following qualifications: 

(i) N.Cert. Practical Habitat Management 

(ii) N.Dip. Countryside Recreation and Rural Studies 

(iii) B.Sc (Hons) Ecology and Conservation 

 

I have been a Full Member of the Chartered Institute of Ecology and Environmental 

Management since 2001. 

 

Since 1989, I have gained considerable knowledge and expertise in land management, 

biological research and conservation, data management, co-ordinating plan development, 

provision of scientific advice and development control.    
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I have been employed by WSCC as an ecologist since 2002.  My remit is to ensure WSCC 

follows best practice in its roles and responsibilities with regard to biodiversity and to 

provide specialist ecological advice with regard to the planning process to other West Sussex 

Local Planning Authorities as requested. 

 

Introduction 

1. Land East of Hill Street is being promoted for inclusion as a potential housing site within 

policy H2.  It is currently considered for omission.  The proposed site is contained entirely 

within a designated Site of Nature Conservation Importance.  The proposed site is not 

considered suitable for inclusion with policy H2 of the Crawley Borough Local Plan.  Its 

inclusion is considered to be counter to local and national policy. 

 

Background to SNCI designation 

2. SNCI’s have been designated in West Sussex since 1992.  Site of Nature Conservation 

Importance (SNCI) is a designation used in many parts of the United Kingdom to protect 

areas of importance for wildlife at a county scale. In other parts of the country the same 

designation is known by various other names, including Site of Importance for Nature 

Conservation (SINC), County Wildlife Site and Site of Metropolitan Importance for Nature 

Conservation. Overall, the designation is referred to as a ‘non-statutory wildlife site’. Such 

sites are generally considered high priority for conservation action and afforded protection 

through the planning system. 

 

3. SNCIs represent the best sites for nature conservation outside of the statutory process.  

Typically, they are protected by policy in national planning guidance and Local Development 

Plan Documents.  Planning Practice Guidance (PPG) paragraph 12 states: 

“Local designated sites (which include ‘Local Wildlife Sites’ […] make an important 

contribution to ecological networks […]” 

 

Status of the site 

4. The site concerned was designated a Site of Nature Conservation Importance in May 1992 

(Worth Meadows Cr05).  It is described as Neutral grassland, pond, scrub, semi-natural 

woodland. 

 



CBC/004 Matter 3 Housing; Issue 2 February 2015 
Issue 2: Whether the amount of housing development proposed represents the maximum available 
within the borough over the plan period, having regard to the constraints on land supply. 

37 
 

Legal 

5. Section 40 of the Natural Environment and Rural Communities Act 2006 places a duty on all 

public authorities in England and Wales to have regard, in the exercise of their functions, to 

the purpose of conserving biodiversity.  As described in paragraph 7 of the PPG, a key 

purpose of this duty is to embed consideration of biodiversity as an integral part of policy 

and decision making throughout the public sector. 

 

Policy considerations 

6. In accordance with NPPF (e.g. paragraphs 109, 113, 114) Crawley Borough Council has set an 

appropriate policy to protect sites such as Worth Meadows SNCI.  Through this policy the 

LPA has satisfied the penultimate bullet of paragraph 157. 

 

7. SNCIs (and protected species) are specifically listed within submission Crawley Submission 

Policy ENV2(c) and the policy warns that: 

 

“Proposals which would result in significant harm to biodiversity will be refused 

unless: 

i)  this can be avoided by locating on an alternative site with less harmful 

impact; or 

ii)  the harm can be adequately mitigated, or, as a last resort, compensated for.” 

 

8. The key policy test in encapsulated in line ENV2(c)(i).  As this site is being promoted for 

inclusion within the Local Plan and the Crawley Local Plan has identified less sensitive, 

undesignated sites for development elsewhere, then we can conclude that suitable 

alternative sites have been found.   Does the need for the additional 30 houses proposed 

override the nature conservation value of the land it will replace?  Given that the housing 

need is addressed by other sites it seems that the proposed East of Street Hill site would fail 

this ‘planning balance’ test as both a potential Local Plan Allocated Site and as a future 

planning application.  

 

Land East of Street Hill, Crawley: Policy H2: Proposed Housing Site: Agent Response 

9. The promoter relies heavily on paragraph 22 (Reference ID: 3-022-20140306) particularly in 

the Crawley Submission Local Plan Representation of the PPG supporting the NPPF.  PPG 

paragraph 44 is clear that in assessing housing and economic needs as they affect such land 
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as is at issue here, and that The National Planning Policy Framework should be read as a 

whole, stating: 

“The Framework is clear that local planning authorities should, through their Local 

Plans, meet objectively assessed needs unless any adverse impacts of doing so would 

significantly and demonstrably outweigh the benefits, when assessed against the 

policies in the Framework taken as a whole, or specific policies in the Framework 

indicate development should be restricted.” 

Thus the site promoted for allocation must also be measured against other Framework 

policies and, indeed principles, such as paragraphs 17, 109, 110, 113, 114, 117, 118, & 157.   

Crawley BC have identified land where development would be inappropriate, for instance 

because of its environmental significance and an appropriate policy seeking to protect SNCIs 

has been set.   

 

10. The site remains designated as an SNCI and with regard to the quoted PPG Paragraph 22 the 

LPA has no authority to remove the designation to provide an unimpeded site for 

development.  This results in a substantial barrier to the site’s suitability. 

 

11. Tony Fullwood Associates’ (TFA) response to CBC’s decision not to include Land East of Hill 

Street significantly under-plays the value of the SNCI by stating “The Worth meadows SNCI is 

of local interest with the lowest status and weight in terms of the hierarchy of sites of nature 

conservation value”.   It is important to note that ‘local’ means County level not site, 

community or town level.  This site is not important for Crawley but for the County.   

 

12. Following and ecological survey, a panel of specialists will test the site’s suitability for 

inclusion into the SNCI portfolio.  The proposed SNCI is put through a rigorous assessment 

process similar to that applied to the designation of SSSIs (the Ratcliffe Criteria).  SNCI’s do 

indeed sit below the statutorily designated SSSIs but SSSIs are designated because they are 

considered to be the best of example of their habitat type.  After initial assessment the 

criterion for selection is conceptually different.  SNCIs represent the best sites for nature 

conservation outside of the statutory process.  Typically, they are protected by policy in 

national planning guidance and Local Development Plan Documents.  Planning Practice 

Guidance (PPG) under the Biodiversity section (paragraph 12) states:  “Local designated sites 

(which include ‘Local Wildlife Sites’ […] make an important contribution to ecological 

networks […]”; also refer to NPPF paragraph 109 & 117 concerning ecological networks.   
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13. TFA’s response makes the offer of funding the retained site’s rehabilitation through the 

development to repair years of neglect.  I suggest that this is a secondary consideration and 

that this should be an issue for attention only after it has been judged that there are no 

alternatives open to the LPA to deliver its housing need and that the wider benefits of a 

proposed development outweigh the loss of one third of the designated SNCI. 

 

 

The ecology Report 

14. The Extended Phase 1 ecological report was completed 14th October 2013 given the lateness 

of the season a follow up survey during an earlier part of the next survey season would have 

been helpful.  As the survey report rightly indicates (s2.4.2) “The survey was conducted on a 

single visit and due to seasonal constraints botanical species present may be omitted from 

this report”.  This is a sub-optimal time of year to make a botanical assessment for s.7.3 to 

be confirming that there are no rare or endangered plant species within the proposed 

development site.  I believe that there may be a notable typo in s7.3; please note that an 

SNCI is a designation and a third of the site would be lost to development; I suspect the 

author was referring to the statutory protected such as Sites of Special Scientific Interest or 

‘other’ designated sites.   

 

15. A number of Phase 2 ecological surveys for legally protected species have been 

recommended but no opportunity has been taken to carry them out over the last recording 

season.  The expected presence of a range legally protected species is described as 

moderate to high.  Other considerations aside, the LPA has not had the benefit of the 

additional recommended detailed surveys enabling them to understand the site’s specific 

constraints and assess the potential mitigation arising. 

 

 

Conclusion 

16. The proposed site is not considered suitable for inclusion with policy H2 of the Crawley 

Borough Local Plan.  Its inclusion is considered to be counter to local and national policy. 
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APPENDIX M: SHLAA Extract for Land Adjacent to Horsham Road and south of 

Silchester Drive (Category I, sites that suitable but currently undeliverable) 
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