
CRAWLEY BOROUGH COUNCIL 
PLANNING COMMITTEE - 6 April 2021 
REPORT NO: PES/361(a)  

 
 REFERENCE NO: CR/2020/0548/ARM 

 
LOCATION: STEERS LANE, POUND HILL, CRAWLEY 
WARD: Pound Hill North & Forge Wood 
PROPOSAL: APPROVAL OF RESERVED MATTERS PURSUANT TO OUTLINE APPLICATION 

CR/2018/0894/OUT TO CONSIDER  LANDSCAPING, LAYOUT AND SCALE IN RESPECT 
OF THE ERECTION OF 185 DWELLINGS AND ASSOCIATED CAR PARKING AND 
INFRASTRUCTURE 

 
TARGET DECISION DATE: 16 December 2020 

 
CASE OFFICER: Mrs V. Cheesman 

 
APPLICANT’S NAME: Bellway Homes Ltd (South London) 
AGENT’S NAME: Savills (UK) Ltd 

 

 
PLANS & DRAWINGS CONSIDERED: 
 

Drawing Number Revision Drawing Title 

061801-BEL-SL-01 C Presentation Planning Layout 

061801-BEL-SL-02 C Supporting Planning Layout 

061801-BEL-SL-03 B Parking Provision Layout 

061801-BEL-SL-04 C Storey Heights Layout 

Phasing 061801-
BEL-SL-FD 

 Phasing Forecast Delivery 

061801-BEL-SL-05 B Tenure Layout 

061801-BEL-SL-06 C Unit Types Layout 

061801-BEL-SL-
07Loc 

 Location Plan 

061801-BEL-SL-08 B Materials Disposition Layout 

061801-BEL-SEL-
PER01 

 Perspective View 01 

061801-BEL-SEL-
PER02 

 Perspective View 02 

061801-BEL-SEL-
PER03 

 Perspective View 03 

061801-BEL-SEL-
SS01 

A Street Scene 01 

061801-BEL-SEL-
SS02 

B Street Scene 02 

061801-BEL-SEL-
SS03 

A Street Scene 03 

061801-BEL-SEL-
SS04 

A Street Scene 04 

061801-BEL-SEL-
SS05 

A Street Scene 05 

061801-BEL-SEL-
SS06 

A Street Scene 06 

061801-BEL-SEL-
SS07 

A Street Scene 07 

061801-GAR01  Garage 01 Floor Plans 

061801-GAR02  Garage 02 Floor Plans 

https://planningregister.crawley.gov.uk/Planning/Display/CR/2020/0548/ARM


061801-GAR03  Garage 03 Floor Plans 

061801-GAR04  Garage 04 Floor Plans 

061801-GAR05  Garage 05 Floor Plans 

061801-GAR06  Garage 06 Floor Plans 

061801-GAR07  Garage 07 Floor Plans 

061801-GAR08  Garage 08 Floor Plans 

061801-SH01  Cycle Shed 01 Floor Plans 

061801-SH02  Cycle Shed 02 Floor Plans 

061801-SUB-01  Sub Station 01 Floor Plans 

061801-BELL-SL-09  Open Space Strategy Layout 

BELL22893 10 Rev I Landscape Master Plan 

BELL22893 11C 
Sheet 1 

 Landscape Proposals Sheet 1 

BELL22893 11C 
Shee 2 

 Landscape Proposals Sheet 2 

BELL22893 11C 
Sheet 3 

 Landscape Proposals Sheet 3 

BELL22893 11C 
Sheet 4 

 Landscape Proposals Sheet 4 

BELL22893 11C 
Sheet 5 

 Landscape Proposals Sheet 5 

BELL22893 11C 
Sheet 6 

 Landscape Proposals Sheet 6 

BELL22893 11C 
Sheet 7 

 Landscape Proposals Sheet 7 

BELL22893 11C 
Sheet 8 

 Landscape Proposals Sheet 8 

BELL22893 12C 
Sheet 1 

 Hard Landscape Proposals Sheet 1 

BELL22893 12C 
Sheet 3 

 Hard Landscape Proposals Sheet 3 

BELL22893 12C 
Sheet 2 

 Hard Landscape Proposals Sheet 2 

BELL22893 12C 
Sheet 4 

 Hard Landscape Proposals Sheet 4 

BELL22893 12C 
Sheet 5 

 Hard Landscape Proposals Sheet 5 

BELL22893 12C 
Sheet 6 

 Hard Landscape Proposals Sheet 6 

BELL22893 12C 
Sheet 7 

 Hard Landscape Proposals Sheet 7 

BELL22893 12C 
Sheet 8 

 Hard Landscape Proposals Sheet 8 

BELL22893 12C 
Sheet 9 

 Hard Landscape Proposals Sheet 9 

AR-AB-2S-CT-E  The Arkwright - Elevations 

AR-AB-2S-P1  The Arkwright - Floor Plans 

BA-2B-2S-CB-E  The Baker - Elevations 

BA-2B-2S-CB-E  The Baker Elevations  

BA-2B-2S-CB-E1  The Baker Elevations 

BA-2B-2S-CW-E  The Baker Elevations  

BA-2B-2S-CT-E  The Baker Elevations  

BA-2B-2S-P1  The Baker Ground & First Floor Plans  

BA-2B-2S-P2  The Baker Ground & First Floor Plans 

BM-3B-2S-CW-E-A  The Blemmere Elevations 

BM-3B-2S-P1-A  The Blemmere Floor Plans 

BM-3B-2S-CT-E-A  The Blemmere Elevations  

BM-3B-2S-TB-E1-A  The Blemmere (H) Elevations 

BU-4B-3S-CT-E1  The Butler Elevations  



BU-4B-3S-CB-E1  The Butler Elevations  

BU-4B-3S-P2  The Butler Ground, First & Second Floor 
Plans 

CT-4B-2S-CT-E  The Cartographer Elevations 

CT-4B-2S-TB-E  The Cartographer Elevations  

CT-4B-2S-P1  The Catorgrapher Floor Plans 

CR-3B-2S-P1  The Cobbler Floor Plans 

CR-3B-2S-TB-E1  The Cobbler Elevations 1 

CR-3B-2S-TB-E2  The Cobbler Elevations 2 

CR-3B-2S-TB-E3  The Cobbler Elevations 3 

DE-3B-2S-P1  The Dexter Ground & First Floor Plans  

DE-3B-2S-CB-E1  The Dexter Elevations 

DE-3B-2S-P2  The Dexter Second Floor Plan  

FB-3B-2S-CB-E  The Faber Elevations 1 

FB-3B-2S-CW-E  The Faber Elevations 2 

FB-3B-2S-P1  The Faber Floor Plans 

FB-3B-2S-TF-E  The Faber Elevations  

FB-3B-2S-TB-E  The Faber Elevations 

FI-3B-2S-CT-E2  The Fisher Elevations 

FI-3B-2S-P1  The Fisher Floor Plans 

FI-3B-2S-TB-E1  The Fisher Elevations 

FM-3B-2S-CW-E  The Framer Elevations 

FM-3B-2S-P1  The Framer Floor Plans 

FM-3B-2S-CT-E  The Framer Elevations 

FM-3B-2S-CT-E  The Framer Elevations  

FM-3B-2S-TF-E  The Framer Elevations 

FM-3B-2S-P1  The Framer Ground & First Floor Plans  

FM-3B-2S-TF-E  The Framer Elevations  

FM-3B-2S-CW-E  The Framer Elevations  

FM-3B-2S-CB-E1  The Framer (H) Elevations  

FM-3B-2S-CT-E1  The Framer (H) Elevations  

GR-3B-3S-CB-E6  The Granger Elevations  

GR-3B-3S-CB-E1  The Granger Elevations 

GR-3B-3S-CB-E3 A The Granger Elevations 

GR-3B-3S-CT-E1 A The Granger Elevations 

GR-3B-3S-CT-E2  The Granger Elevations  

GR-3B-3S-P1 A The Granger Ground, First & Second Floor 
Plans 

GR-3B-3S-P2  The Granger Ground, First & Second Floor 
Plans  

GR-3B-3S-CB-E5  The Granger Elevations 

HI-3B-2S-CB-E-A  The Hillard Elevations 

HI-3B-2S-P1-A  The Hillard Floor Plans 

HI-3B-2S-TF-E-A  The Hillard Elevations 

HP-2B-2S-CB-E  The Hooper Elevations 

HP-2B-2S-CT-E  The Hooper Elevations 

HP-2B-2S-P1  The Hooper Floor Plans 

HP-2B-2S-TB-E  The Hooper Elevations 

HP-2B-2S-TF-E  The Hooper Elevations 

LD-3B-3S-CB-E1  The Lardner Elevations  

PG-4B-2S-CT-E  The Pargeter Elevations 

PG-4B-2S-CW-E  The Pargeter Elevations 

PG-4B-2S-P1  The Pargeter Floor Plans 

PI-3B-2S-P1 A The Piper Ground & First Floor Plans 

PI-3B-2S-P2  The Piper Ground & First Floor Plans 

PI-3B-2S-TB-E1  The Piper Elevations 1 

PW-3B-2S-CT-E  The Ploughwright Elevations 

PW-3B-2S-CW-E  The Ploughwright Elevations 



RE-4B-2S-CB-E  The Reedmaker Elevations 

PW-3B-2S-P1  The Ploughwright Ground & First Floor Plans 

PW-2B-2S-P2  The Ploughwright Ground & First Floor Plans 

RE-4B-2S-CB-E1  The Reedmaker Elevations 

RE-4B-2S-CT-E  The Reedmaker Elevations 

RE-4B-2S-P1-A  The Reedmaker Ground & First Floor Plans 

SAII-2B-2SC-P1  The Sadler II Ground & First Floor Plans 

SAII-2B-2SC-TB-E  The Sadler II Elevations 

SR-4B-2S-P2  The Sculptor Ground & First Floor Plans 

SR-4B-2S-P3  The Sculptor Ground & First Floor Plans 

BSA-CW01-P2  Bradshaw House  Intermediate Floor Plans 

SR-4B-2S-TB-E2  The Sculptor Elevations 

TI-3B-2S-P1  The Tillman Ground & First Floor Plans 

SR-4B-2S-TB-E1  The Sculptor Elevations 

ARA-3S-CT01-E1 A Arrowsmith House  Elevations 

TI-3B-2S-CB-E  The Tillman Elevations 

ARA-3S-CT01-E2  Arrowsmith House  Elevations  

ARA-CT01-P2 A Arrowsmith House Intermediate Floor Plans 

ARA-CT01-P1 A Arrowsmith House Ground Floor Plans 

ARA-CT01-P3 A Arrowsmith House Top Floor Plans 

BSA-3S-CW01-E  Bradshaw House  Elevations 

BSA-CW01-P1  Bradshaw House  Ground Floor Plans 

BSA-CW01-P3  Bradshaw House  Top Floor Plans  

HAA-2S-CT01-E B Harwood House Elevations 

HAA-CT01-P1 A Harwood House Ground Floor Plans 

HAA-CT01-P2 A Harwood House Intermediate Floor Plans 

NOA-3S-CW01-E  Northcote House Elevation 3 Storey 

NOA-CW01-P1  Northcote House Ground Floor Plans 

NOA-CW01-P2  Northcote House First Floor Plans 

NOA-CW01-P3  Northcote House Top Floor Plans 

WLA-3S-CT01-E A Wayland House Elevations 

WLA-CT01-P1 A Wayland House Ground Floor Plans 

WLA-CT01-P2 A Wayland House Intermediate Floor Plans 

WLA-CT-01-P3 A Wayland House Top Floor Plans 

  
 
CONSULTEE NOTIFICATIONS & RESPONSES:- 
 
Statutory Consultees 
1. GAL Aerodrome Safeguarding   No objections subject to informatives. 
  
2. National Air Traffic Services (NATS)   No objections 
 
3. WSCC Highways     Issues previously raised have been addressed 
 
4. WSCC Lead Local Flood Authority   No comments received  
 
Other Consultees 
5. GAL Planning Department    No comments received 
 
6. Crawley Cycle & Walking Forum   Welcome shared use paths, comments  
        provided on surfacing and cycle parking for flats 
 
7. Thames Water     No comments received 
 
8. Southern Water Ltd      No objections, comments on landscaping  
        adjacent to SW infrastructure. 
 
9. Police       No major concerns, comments provided on  



        security measures  
 
10 CBC Drainage Officer     No objections, post construction certificate  
        required 
 
11. CBC Housing Enabling & Development Manager No objection to revised scheme 
 
12. CBC Planning Arboricultural Officer   No objection subject to details being secured  
        through the conditions 
  
13. CBC Environmental Health    Confirms that the amended layout and the 

design of the units are acceptable from a noise 
point of view 

 
14. CBC Refuse & Recycling Team   Objection due to communal collection points.  
        Issues regarding the bin stores for the flats have  
        been addressed 
 
15. CBC Energy Efficiency & Sustainability  No objections, recommends a condition relating  
        to PV panels 
 
16. CBC Urban Design     Comments provided on layout changes  
        needed to improve connectivity, urban design  
        issues including positioning and scale of  
        buildings, landscaping and public realm 
  
17. CBC - Neighbourhood Services   Comments provided on play facilities and  
        maintenance and management of the open  
        space 
 
18. Ecology Officer      Confirms that updated landscape and ecology  
        documents have addressed the ecology  
        requirements, subject to clarification of  
        management responsibilities  
 
19. NHS Crawley Clinical Commissioning Group No comments received 
  
20. Sussex Building Control Partnership   No comments received 
 
 
NEIGHBOUR NOTIFICATIONS:-  
 
The application was publicised via press and site notices. The following properties were notified: 
 
5, 6 and 11 Wimblehurst Road; 
6 Woodlands House; 
5, 12, 19, 34, 74, 79, 59, 85, 93 and 119 Somerley Road; 
5 Watersfield Road; 
14 and 22 Cornwell Avenue; 
21 Daffodil Crescent; 
4, 5, 12, 13, 14, 17 and 20 Ullswater Road and Flat 3 and Flat 6 Smith Court, Ullswater Road; 
Leaf Cottage; 
The Orchard; 
1, 2, 4 and 7 Barnham Close; 
5 and 6 Woodlands House; 
9 Riverside Walk,  
Cobblers; 
12 Robinson Crescent; 
15 Foxglove Drive; 
Badgers Rest; 



3 Onyx Close; 
Flat 7, Spinks Court, Somerley Drive.  
 
RESPONSES RECEIVED:- 
 
2 representations received from nearby residents objecting on issues of flooding and sewerage system, 
impact on habitats, woodland and green spaces, traffic, noise, air pollution and visual impact. 
 
REASON FOR REPORTING TO COMMITTEE:- 
 
Major application. 
 
THE APPLICATION SITE:- 
 
1.1 The application site is a triangular piece of land positioned to the north of Steers Lane and to the 

west of Balcombe Road. The northern boundary of the site (red line) is undefined but is adjacent to 
a rectangular shaped strip of land that lies to the south of the properties in Radford Road.  

 
1.2 The site forms part of the Forge Wood allocation in the Local Plan identified in Policy H2 and is one 

of 2 residual sites within the allocation which are Broad Locations for housing development. It is 
thus outside the main Forge Wood development site approved for 1900 homes, and which is 
currently being built out by Persimmon Homes and Taylor Wimpey.  

 
1.3 The land is relatively level, with a number of preserved mature trees (ref TPO No. 09/2017) around 

the boundaries and across the central area. The eastern part of the site also contains a number of 
younger more immature trees, including self-seeded silver birch, and other shrubs/undergrowth 
whilst the western part of the site has less trees and is more of an open grassed field. The Steers 
Lane and Balcombe Road frontages are designated areas of Structural Landscaping (Policy CH7). 
A Public Footpath (no. 3377) crosses the site in a south west/north east direction running between 
Steers Lane and Balcombe Road. In recent weeks, a number of trees have been removed from  
the Steers Lane frontage to facilitate the approved site access.   

 
1.4 To the south of the site along Steers Lane is the main part of Forge Wood, (Phase 1 and Phase 2) 

with the signalised junction into Somerley Drive which leads south towards the school and proposed 
Local Centre. To the east, on the opposite side of Balcombe Road is Phase 4 of the Forge Wood 
development. The south eastern tip of the site is adjacent to the Steers Lane/ Balcombe Road 
signalised junction and toucan crossing. To the immediate west of the site along Steers Lane is an 
area of off-airport car parking and Tinslow Farm. 

 
THE PROPOSED DEVELOPMENT:- 
 
2.1 Following the grant of outline planning permission on appeal, this application seeks reserved 

matters approval for the siting, design, external appearance and associated landscaping of a 
residential development of 185 dwellings across the whole site area. The dwellings comprise a mix 
of 2, 2½ and 3 storey houses and flats as follows: 

 
31 x 1 bed flats 
37 x 2 bed flats 
27 x 2 bed houses 
60 x 3 bed houses 
30 x 4 bed houses 

 
2.2 40% of the housing is proposed to be affordable. The density would be 33.6 dwellings per hectare, 

based on the site area. Landscaping, open space and sustainable urban drainage features are also 
proposed. 

 
2.3 The vehicular access to the site was approved at outline stage and is to be taken from Steers Lane. 

The network of roads and paths within the site is the subject of this application and comprise a mix 
standard carriage ways and shared surfaces. Footpath links and cycleways are also proposed. 

 



2.4 The application has been accompanied by the following supporting documents: 
 

 Planning Statement 

 Design and Access Statement 

 Highways Technical Note 

 Drainage Technical Note 

 Arboricultural Impact Assessment  and Method Statement 

 Landscape and Ecological Management and Maintenance Plan 

 Open Space Strategy Report 

 Noise Assessment 

 Energy and Sustainability Statements 

 Ecology Reports 

 Utilities Report 

 Construction Transport Management Plan 
 
2.5 During the consideration of the application a number of issues have been identified that have 

required revisions, including the layout and design approach of particular areas, particularly to 
address noise issues, the location of the affordable units, amenity space provision, open space 
provision, street scene impact, hard and soft landscaping, parking provision and layout, cycle 
parking, circulation within the site for vehicles and pedestrian linkages. 

 
2.6 The amendments that have been submitted include the following: 
 

 Bespoke design and layout of the houses and flats fronting Balcombe Road to specifically 
address noise issues and to enable the deletion of the acoustic fence proposals as originally 
submitted 

 Revisions to the overall housing mix, especially ratio of flats and houses  

 Location of the affordable and low cost units across the site rationalised having regard to unit 
type and distribution of units, following revisions to the layout as a whole  

 Separation distances, garden sizes and shapes improved through reconfiguration of the 
layout throughout all parts of the site 

 Parking arrangements have been revised to provide an appropriate level of spaces in 
convenient locations for the units, especially the flats 

 Road layout adjusted to meet WSCC Highways requirements, whilst ensuring a visually 
attractive layout  

 Paths improved and added through the site to facilitate enhanced walking and cycling and to  
link to the wider locality 

 Landscaping proposals improved to assist the overall layout and visual appearance of the 
scheme 

 Open space strategy submitted clarifying the types of provision. 
 
 
PLANNING HISTORY:- 
 
Application site  
 
3.1 CR/2018/0894/OUT - OUTLINE APPLICATION FOR ERECTION OF UP TO 185 RESIDENTIAL 

DWELLINGS, WITH THE ASSOCIATED VEHICULAR AND PEDESTRIAN ACCESS VIA STEERS 
LANE, CAR PARKING AND CYCLE STORAGE AND LANDSCAPING (ALL MATTERS RESERVED 
EXCEPT FOR ACCESS) – ALLOWED ON APPEAL – subject to 37 conditions and a s106 legal 
agreement. 

 
3.2 CR/2018/0894/CC1 – DISCHARGE OF CONDITIONS 11 (ROADS & FOOTWAYS), 14 (TRAVEL 

PLAN), 15 (PUBLIC RIGHT OF WAY DETAIL), 18 (ARBORICULTURAL IMPACT ASSESSMENT, 
METHOD STATEMENT & TREE PROTECTION PLAN), 20 & 21 (DRAINAGE STRATEGY), 27 
(SUSTAINABILITY & ENERGY STATEMENT), 32 (PERMANENT EXTERNAL LIGHTING 
SCHEME), 33 (SOFT & HARD LANDSCAPING SCHEME) & 34 & 35 (NOISE LEVELS DETAILS & 
NOISE PROTECTION SCHEME) - under consideration. 

 



3.3 CR/2018/0894/CC2 – DISCHARGE OF CONDITION 9 (ARCHAEOLOGY) – under consideration. 
 
Land to the north 
 
3.4 CR/2020/0543/FUL – CREATION OF A KICK ABOUT SPACE AND ASSOCIATED WORKS IN 

ASSOCIATION WITH DEVELOPMENT PERMITTED UNDER CR/2018/0894/OUT – under 
consideration. 

 
PLANNING POLICY:- 
 
4.1 The National Planning Policy Framework - 2019 (NPPF) 
 

The NPPF states that the purpose of the planning system is to contribute to the achievement of 
sustainable development and that there are three overarching objectives - economic, social and 
environmental. These objectives are interdependent and need to be pursued in mutually supportive 
ways. At the heart of the Framework is a presumption in favour of sustainable development.  

 

Relevant paragraphs are: 

 Paragraph 11: presumption in favour of sustainable development – this means that development 
proposals that accord with an up – to –date development plan should be approved without 
delay. 

 Section 5: delivering a sufficient supply of homes – this seeks to significantly boost the supply of 
housing including affordable housing. 

 Section 9 – ‘Promoting sustainable transport’ sets out transport considerations for new 
development including potential impacts on the existing transport network/s, opportunities for 
sustainable modes of transport and the need to focus development in sustainable locations. 
Paragraph 110 states that applications for development should give priority first to pedestrians, 
then cycle and public transport movements and address the need of people with disabilities in 
relation to all transport.  It should also create safe, secure and attractive places avoiding 
conflict between different transport users, allow for efficient delivery of goods, and access by 
service and emergency vehicles and be designed to enable charging of plug-in vehicles. 

 Section 11: Making effective use of land – decisions should promote an effective use of land in 
meeting the need for homes and other uses, while safeguarding and improving the environment 
and ensuring safe and healthy living conditions.  

 Section 12: Achieving well-designed places. The creation of high quality buildings and places is 
fundamental to what the planning and development process should achieve. Good design is a 
key aspect of sustainable development, creates better places in which to live and work and 
helps make development acceptable to communities. Decisions should ensure developments 
are sympathetic to local character and history, including the surrounding built environment and 
landscape setting and establish or maintain a strong sense of place. 

 Section 15: Conserving and enhancing the natural environment – decisions should prevent new 
and existing development from contributing to, being put at risk from, or being adversely affected 
by, unacceptable levels of pollution including air and noise. Potential adverse impacts on health 
and quality of life are to be taken into account. In respect of noise, decisions should mitigate and 
reduce to a minimum potential adverse impacts and avoid noise giving rise to significant 
adverse impacts on health and quality of life. Decisions should ensure new development can be 
integrated effectively with existing businesses, which should not have unreasonable restrictions 
placed upon them as a result of development permitted after they were established. Where the 
operation of an existing business could have a significant adverse impact on new development 
in its vicinity, the applicant (or ‘agent of change’) should be required to provide suitable 
mitigation before the development has been completed. 

 
4.2 Crawley 2030: The Crawley Borough Local Plan 2015-2030 (CBLP) 
 

 Policy SD1 (Presumption in Favour of Sustainable Development) In line with the planned 
approach to Crawley as a new town, and the spatial patterns relating to the neighbourhood 
principles, when considering development proposals the Council will take a positive approach to 
approving development which is sustainable. 

 



 Policy CH1 (Neighbourhood Principles) States that the neighbourhood principle would be 
enhanced by maintaining the neighbourhood structure of the town with a clear pattern land uses 
and arrangement of open spaces and landscape features.  

 

 Policy CH2 (Principles of Good Urban Design)  sets out the principles for good urban design 
and states: 

“To assist in the creation, retention or enhancement of successful places in Crawley, development 
proposals will be required to: 

a) respond to and reinforce locally distinctive patterns of development and landscape character 
and protect and/or enhance heritage assets; 

b) create continuous frontages onto streets and spaces enclosed by development which clearly 
defines private and public areas; 

c) create public spaces and routes that are attractive, safe, uncluttered and which work 
effectively for all in society, including disabled and elderly people; 

d) make places that connect with each other and are easy to move through, putting people 
before traffic and integrating land uses and transport networks; 

e) provide recognisable routes, intersections and landmarks to help people find their way 
around; 

f) consider flexible development forms that can respond to changing social, technological and 
economic conditions; and 

g) provide diversity and choice through a mix of compatible developments and uses that work 
together to create viable places that respond to local needs. 

Applications must include information that demonstrates that these principles would be achieved, or 
not compromised, through the proposed development.” 

 

 Policy CH3 (Normal Requirements of All New Development) sets out the normal requirements 
of all development and requires proposals to be based on a thorough understanding of the 
significance and distinctiveness of the site and its immediate and wider context, be of high 
quality in terms of landscape and architectural design and relate sympathetically to their 
surroundings in terms of scale, density, height, massing, orientation, views, landscape, layout, 
details and materials.  In addition, proposals must provide a good standard of amenity for future 
residents in compliance with internal space standards and not cause unreasonable harm to the 
amenity of the surrounding area by way of overlooking, dominance or overshadowing, traffic 
generation and general activity. The policy requires the retention of existing individual or groups 
of trees that contribute positively to the area and seeks to ensure sufficient space for trees to 
reach maturity particularly when located in private gardens to ensure dwellings receive 
adequate daylight.  Development should also meet its operational needs in respect of parking, 
access, refuse storage etc.  The policy also requires the development to incorporate ‘Secure by 
Design principles’ to reduce crime, consider community safety measures and demonstrate 
design quality through ‘Building for life’ criteria. 

 

 Policy CH4: Comprehensive Development and Efficient Use of Land requires the 
comprehensive and efficient use of land to ensure the proper phasing of development over a 
wider area. 

 

 Policy CH5 (Standards for All New Dwellings) states that all new dwellings must create a safe, 
comfortable and sustainable living environment, capable of adapting to the changing needs of 
residents. New dwellings should, as a minimum, meet the Nationally Described Space 
Standards and be in accordance with Building Regulations Part M Category 2 – accessible and 
adaptable dwellings. 

 

 Policy CH6 (Tree Planting and Replacement Standards) requires landscape proposals for 
residential development to contribute to the character and appearance of the town by including 
at least one new tree for each new dwelling.  In addition, any trees lost as a result of the 
development must be replaced or mitigated.  Where possible the trees are expected to be 
provided on site although, where this is not feasible, commuted sums will be sought in lieu. 

 

 Policy CH7: Structural Landscaping. The Steers Lane and Balcombe Road frontages of the site 
are identified as Structural Landscaping. Development proposals should demonstrate the visual 



impact of the proposals and should protect and/or enhance structural landscaping where 
appropriate.  

 

 Policy CH11: Rights of Way and Access to the Countryside seeks to protect and enhance public 
rights of way and seek opportunities to provide better facilities for users.  

 

 Policy CH12: Heritage Assets seeks to protect such assets, including archaeological assets. A 
Heritage Impact Assessment is required for major applications.  

 Policy H1 (Housing Provision) - the Council will positively consider proposals for the provision of 
housing to meet local housing needs. 

 Policy H2: Key Housing Sites - the site is part of the overall Forge Wood allocation, with the site 
itself being specifically identified as a ‘Broad Location’ for housing, namely ‘residual land at 
Forge Wood’. The Local Plan Housing Trajectory identifies this at 75 dwellings with the site 
coming forward in Year 11 of the Plan (2025/26).  

 Policy H3: Future Housing Mix. All housing development should provide a mix of dwelling types 
and sizes to address the nature of local housing needs and market demand. The appropriate 
mix of house types and sizes for each site will depend upon the size and characteristics of the 
site and the viability of the scheme. However, consideration should be given to the evidence 
established in the Strategic Housing Market Assessment and its updates for market housing 
needs and demand in Crawley. In delivering the affordable housing element of residential 
schemes, in line with Policy H4, the need for one, two and three bedroom affordable dwellings, 
as identified in the Strategic Housing Market Assessment should be addressed in meeting the 
housing needs of those considered to be in the greatest need. 

 Policy H4 (Affordable and Low Cost Housing) states that 40% affordable housing will be 
required from all residential developments.  In addition to the provision of 40% affordable 
housing, approximately 10% low cost housing will be sought on developments proposing 15 
dwellings or more, offering up to 10% discount to first-time buyers. These targets will apply 
unless evidence can be provided to show that the site cannot support those requirements from 
a viability perspective and that the development clearly meets a demonstrable need.  

 

 Policy ENV1 (Green Infrastructure) advises that Crawley’s multi-functional green infrastructure 
network will be conserved and enhanced  through various measures including protection, 
enhancement and integration  with new development, mitigating harm and maintaining an 
extending links where possible, including through larger proposals. 

 

 Policy ENV2 (Biodiversity) states that all developments will be required to incorporate features 
to encourage biodiversity. 

 

 Policy ENV5 (Provision of Open Space and Recreational Facilities) requires development to 
make provision for open space and recreational facilities and confirms that the Community 
Infrastructure Levy will be used to enhance open space to mitigate the impact of increased 
population.  On larger housing sites, on-site provision of open space may also be appropriate 
and be required as an integral part of the development.  

 

 Policy ENV6 (Sustainable Design and Construction) requires all development to demonstrate 
how it will meet sustainability objectives both in its design and construction processes and also 
specifically to achieve BREEAM excellent for water and energy credits where viable. 

 

 Policy ENV7 (District Energy Networks) requires that any major development proposal should 
demonstrate whether it can connect to an existing DEN network where available, and if not 
available how it may develop its own system, or how it may include site-wide communal energy 
systems, or be ‘network ready’ to connect to a DEN on construction or at some point after 
construction, all subject to technical or financial viability. 

 



 Policy ENV8 (Development and Flood Risk) advises that development proposals must avoid 
areas which are exposed to an unacceptable risk from flooding, and must not increase the risk 
of flooding elsewhere.   

 

 Policy ENV9 (Tackling Water Stress) requires all new dwellings to achieve the new ‘optional’ 
water efficiency standard introduced into part G of the Building Regulations in 2015, subject to 
viability and technical feasibility. 

 

 Policy ENV11 (Development and Noise) seeks to protect people’s quality of life from 
unacceptable noise impacts by managing the relationship between noise sensitive development 
and noise sources. Residential and other noise sensitive development in areas that are 
exposed to significant noise from existing or future industrial, commercial or transport noise 
sources will be permitted where it can be demonstrated that appropriate mitigation, through  
careful planning, layout and design, will be undertaken to ensure that the noise impact for future 
users of the development will be made acceptable. Proposals that would expose future users of 
the development to unacceptable noise levels will not be permitted. Proposals will be required 
to appropriately mitigate noise through careful planning, layout and design. This policy should 
be read in conjunction with the Local Plan Noise Annex. 

 

 Policy ENV12: Air Quality states that development proposals that do not result in a material 
negative impact on air quality will normally be permitted. 

 

 Policy IN1 (Infrastructure Provision) states that development will be permitted where it is 
supported by the necessary infrastructure both on and off site and if mitigation can be provided 
to avoid any significant cumulative effects on the existing infrastructure services. 

 

 Policy IN2 (Strategic Delivery of Telecommunications Infrastructure) requires all residential, 
employment and commercial development to be designed to be connected to high quality 
communications infrastructure and to ensure that fibre optic or other cabling does not need to 
be retrofitted. 

 

 Policy IN3 (Development and Requirements for Sustainable Transport) Advises that 
development should be concentrated in locations where sustainable travel patterns can be 
achieved through the use of the existing transport network, including public transport routes and 
the cycling and walking network.  

 

 Policy IN4 (Car and Cycle Parking Standards) states that development will be permitted where 
the proposals provide the appropriate amount of car and cycle parking to meet its needs when it 
is assessed against the Borough council’s car and cycle standards. 

 

 Policy IN5: The location and Provision of New Infrastructure states that the council will support 
the provision of new or improved infrastructure in appropriate locations where the facilities are 
required to support development or where they add to the range and quality of facilities in the 
town. Local community facilities should be located close to neighbourhood centres.  

 
4.3 Crawley Borough Local Plan 2020 – 2037 (January 2021) - Submission Draft Local Plan (Regulation 

19) 
 
The Crawley Borough Local Plan is under review. The Council published its Submission Draft Local Plan 
(Regulation 19) on 6 January 2021, for a period of public consultation that closes on 30 April 2021.  
 
The following policies are of note: 

 Policy SD1: Presumption in Favour of Sustainable Development.  

 Policy SD2: Enabling healthy Lifestyles and Wellbeing 

 Policy CL1: Neighbourhood Principle 

 Policy CL2: Making Successful Places: Principles of Good Urban Design  

 Policy CL3: Movement Patterns, Layout and Sustainable Urban Design 

 Policy CL4: Compact Development - Layout, Scale and Appearance  

 Policy CL6: Structural Landscaping  



 Policy DD1: Normal Requirements of All New Development.  

 Policy DD2: Inclusive Design 

 Policy DD3: Standards for All New Dwellings  

 Policy DD4: Tree Replacement Standards 

 Policy DD6: Aerodrome Safeguarding  

 Policy HA1: Heritage Assets 

 Policy HA7: Heritage Assets of Archaeological Interest 

 Policy OS2: Provision of Open Space and Recreational Facilities.  

 Policy OS3: Rights of Way and Access to the Countryside 

 Policy IN1:  Infrastructure Provision.  

 Policy IN3:  Supporting High Quality Communications.  

 Policy H1: Housing Provision 

 Policy H2: Key Housing Sites 

 Policy H3: Housing Typologies 

 Policy H3b: Densification, Infill Opportunities and Small Sites 

 Policy H4: Future Housing Mix.  

 Policy H5: Affordable Housing  

 Policy GI1: Green Infrastructure 

 Policy GI3 : Biodiversity and Net Gain 

 Policy SDC1: Sustainable Design and Construction 

 Policy SDC 2: District Energy Networks 

 Policy SDC3: Tackling Water Stress 

 Policy EP1: Development and Flood Risk 

 Policy EP4: Development and Noise 

 Policy EP5: Air Quality 

 Policy EP6: External Lighting 

 Policy ST1: Development and Requirements for Sustainable Transport.  

 Policy ST2: Car and Cycle Parking Standards.  
 
4.4 Supplementary Planning Guidance and Documents 
 

The Council’s following adopted Supplementary Planning Documents and Guidance Notes are also 
relevant to this application:   

 
Urban Design SPD (2016) 
This SPD includes further design guidance and examples of residential development and sets out 
guidance on outdoor amenity space standards. It also includes the Crawley Borough Parking 
Standards.  

 
Affordable Housing SPD (2018) 
This SPD includes further guidance on the requirements of policies H3 and H4 in the Local Plan and 
when affordable housing will be sought from residential development. 

 
Green Infrastructure SPD (2016) 
This includes guidance on designing for trees, open space and biodiversity.  It provides further 
guidance on Policy CH6: Tree Planting and Replacement Standards and includes a costing of 
£700 per tree in lieu of on-site planting. It also sets out the open space standards and costings. 
The document also links to the Urban Design SPD in respect of considering landscaping as an 
integral part of high quality design. 

 
Planning and Climate Change SPD (2016) 
This document provides guidance and justification for the sustainability policies in the Local Plan. It 
sets out a range of guidance seeking to reduce energy consumption, minimise carbon emissions 
during development, supporting District Energy Networks, using low carbon or renewable energy 
sources, tackling water stress, coping with future temperature extremes, dealing with flood risk and 
promoting sustainable transport relating to Policies ENV6, ENV7, ENV8, ENV9 and IN3). 



 
Crawley Community Infrastructure Levy Charging Schedule 2016  
The Crawley CIL Charging Schedule has been in effect since 17th August 2016 and is relevant to 
this application as the proposal would create new dwellings. 

 
Developer Contributions Guidance Note (published July 2016) 
This sets out the Council’s approach to developer contributions following the introduction of the 
Community Infrastructure Levy.  It provides details of the CIL charges and when S106 contributions 
will be sought. 

 
PLANNING CONSIDERATIONS:- 
 
5.1 The principle of the development of this site for housing, including the quantum of units and the 

main access arrangements, has been established with the grant of the outline planning permission 
CR/2018/0894/OUT at appeal, following the Public Inquiry held in January 2020. 

 
5.2 The Planning Inspector stated:  

‘I have concluded above that, based on the illustrative plans and material submitted and subject to 
appropriately worded conditions and the provisions of the S106 Unilateral Undertaking (UU), the 
appeal site is capable of accommodating up to 185 dwellings in a form and layout that would 
respect the character and appearance of the surrounding area, and achieve a high quality design, a 
policy compliant scheme of affordable housing, and a high standard of amenity and acceptable 
living conditions for its future occupiers.  

 
Some details of the illustrative layout would require amendment to ensure consistency with relevant 
policies of the CBLP at the reserved matters stage…. However, I am satisfied that cumulatively 
these matters would involve relatively small scale changes to the layout and dwelling designs, would 
not necessitate a reduction in the number of units and could be controlled by the Council at the 
reserved matters stage through conditions and the UU. On this basis the proposal would accord 
with Policies CH1, CH2, CH3, CH5, CH7, H3, ENV11 and IN4 of the CBLP’. 

 
5.3 This application is for the approval of the Reserved Matters, that is for the detailed design and 

layout, landscaping and scale only and the Local Planning Authority (LPA) cannot refuse it on 
grounds which go to the principle of the development, such as the number of units per se. It can 
only consider detail relevant to this particular application. 

 
5.4 The key planning issues to consider in respect of this Reserved Matters application are thus as 

follows: 
 

 Is the proposal in accordance with the outline permission and in compliance with the approved 
‘Proposed Site Concept Plan’? 

 Design and appearance of the proposal and the impact on the character of the area and street 
scene 

 Housing Mix and Affordable Housing 

 Acceptability of the accommodation proposed for future occupiers 

 Noise impacts 

 Highways, access and parking, and operational requirements 

 Sustainability  

 Drainage 

 Impact on ecology, protected trees and proposed landscaping 

 Open space and recreation provision 

 CIL, s106 requirements and Infrastructure Contributions  

 Gatwick Airport safeguarding 

 Impact on the amenities of the occupants of neighbouring properties 
 
Is the proposal in accordance with the outline permission and in compliance with the approved ‘Proposed 
Site Concept Plan’? 
 



5.5 The outline permission granted planning permission for up to 185 dwellings with access from Steers 
Lane. It is subject to 37 conditions and is also the subject of a Section 106 legal agreement, in the 
form of a Unilateral Undertaking.  

 
5.6 Condition 1 of the outline permission requires the development to be in compliance with the 

Proposed Site Concept Plan. This plan established a key set of principles which the Reserved 
Matters have to follow. It shows the general structure and layout for the overall development that is 
required for this site. 

 
5.7 The approved access point from Steers Lane is shown on the Concept Plan, opposite the existing 

site access to phase 1 of Forge Wood, such that it forms a cruciform junction. This aspect of the 
development was approved as part of the outline permission. 

 
5.8 The site constraints are identified on the Concept Plan, namely the Gatwick Airport noise contour 

line (beyond which no dwellings are permitted), the route of the Public Footpath, and the existing 
trees and hedgerows to be retained. The Plan shows the potential development areas, and in 
particular it identifies character areas. These are Main Street, Parkland Edge, the Steers 
Lane/Balcombe Road frontages and Neighbourhood Housing. The locations of landmark feature 
buildings are shown. It is also annotated with areas for sustainable drainage systems and open 
space. 

 
5.9 The requirements of the character areas are: 
 
            Main Street  

 Legible route through the development 

 Almost continuous frontages, tight to street edge 
 

Parkland Edge 

 Perimeter blocks of apartments 

 Taller buildings ( 3 storeys)  
 

Steers Lane/ Balcombe Road Frontages 

 Loose development on edges of the site 

 Detached houses with gaps between 
 

Neighbourhood Housing 

 Range of dwelling types and tenures 

 Home zones and mews 
 
5.10 In terms of the details of the application plans now submitted, the proposal is for 185 dwellings, 

comprising a mix of 2, 2½ and 3 storey development. The overall layout of roads and streets and 
the dwellings within them are considered to be in compliance with the Site Concept Plan and this 
would also be consistent with the approach adopted for the overall character of the wider Forge 
Wood neighbourhood and its specific character areas. 

 
5.11 No dwellings are shown beyond the Gatwick Airport noise contour. The public footpath is retained 

and has been incorporated into the overall layout. The frontage trees and those through the centre 
of the site are shown to be retained wherever possible. The central tree belt forms a landscaped 
amenity area for open space, with play equipment and fitness equipment on either side and paths 
connecting to the north and south of the site. The main SUDs area is in the north west corner and is 
multi-functional as a circular path is to be provided around its perimeter and the planting within the 
basin will have biodiversity and habitat benefits.  

 
5.12 Overall, the scheme is considered to be in compliance with the outline permission and the approach 

established by the Concept Plan. The details of the proposal then have to be assessed in terms of 
the context, detailed design, layout, housing mix, noise issues etc. These elements are considered 
in more detail below. 

 
Design and appearance of the proposal and the impact on the character of the area and street scene 
 



5.13 The proposed layout and detailing of the 2, 2½ and 3 storey flats and houses within the character 
areas continues the overall design approach established at outline stage and is also complementary 
to the individual phases of Forge Wood. The house types and designs are of a traditional vernacular 
form and are not dissimilar to those that have been approved in Forge Wood, but with some 
variations to address the local site context.  

 
5.14 The specific materials and finishes can be further considered and agreed in more detail through 

condition 23 attached to the outline planning permission, to ensure they would create a high quality 
and distinctive development.  This would include the brickwork and tile hanging detailing. A separate 
condition is required for the balcony design for the flats. It is also considered appropriate to control 
by a condition the details of the potential installation on the flats of external pipework, flues and 
other features that otherwise may have a significant and discordant visual impact on the building 
design. 

 
5.15 Buildings at focal points have been included at relevant locations including the houses at either side 

of the main site entrance  off Steers Lane, the flats in Block 1, the row of houses at the end of Main 
Street and the flats in Block 3, all tying in with the requirements of the Concept Plan. 

 
5.16 The layout also complies with the Concept Plan and Policy CH7 in regard to the Structural 

Landscaping that runs along Balcombe Road and Steers Lane which provides the sylvan character 
and distinctive context to this locality. In this respect the dwellings have been set back from these 
road frontages and especially along Steers Lane where the layout is in the form of small cul de sacs 
of dwellings set amongst the trees and landscaping. This is then reflective of the character of the 
development on the south side of Steers Lane, namely Watersfield Road and Portfield Close, which 
is in ‘The Lanes' character area of phase 1 of Forge Wood. The built form along Balcombe Road is 
more continuous, due to the noise mitigation design requirements, however the dwellings are set 
well back from the trees and the overall line of units is broken up by the positioning of the road 
junctions, plus the use of the carport/garages between the dwellings ensures a degree of visual 
separation. The blocks of flats at either end of the Balcombe Road frontage – Block 6 to the north 
east and Block 3 to the south east – are sited away from the boundaries, and would be within a 
landscaped setting. 

 
5.17 The form of development along the northern boundary (Parkland Edge area on the Concept Plan) 

comprises at its eastern end of four blocks of 3 storey flats, with landscaping and an outlook 
towards the central green space with its linear group of preserved trees, and/or an outlook to the 
north across the undeveloped land and the kick about area. The dwellings along the western end of 
this boundary are houses (semi- detached and a terrace) as this forms part of a discrete parcel in 
the western corner of the site. Initially flats were also shown in this area, but they gave rise to an 
unsatisfactory layout in conjunction with the houses fronting Steers Lane and Main Street. Thus the 
scheme has been amended in this regard and the low rise and looser form of the development in 
this specific corner is considered to be an improvement, respecting the sylvan character of the 
landscaped road frontage. 

 
5.18 Overall it is considered that significant improvements have been made to the design approach and 

layout from the initial submission, resulting in an acceptable design and layout, for both within the 
site itself and in relation to its context as part of the wider Forge Wood neighbourhood.  

 
5.19 The layout is also considered to connect with key linkages, including the road, footpath and cycle 

links to the south across Steers Lane into the main part of Forge Wood, including the local centre 
area, the school and the central parkland (phase 1),  and to the east across Balcombe Road to 
phase 4 of Forge Wood.   

 
5.20 As a result the scheme is considered to accord with Policies CH2 and CH3 of the Crawley Borough 

Local Plan (2015 – 2030) and the guidance in the Urban Design SPD (2016). 
 
Housing Mix and Affordable Housing 
 
5.21 A total of 185 units are proposed, comprising a mix of houses and flats, divided between 111  
 private market units and 74 affordable dwellings. 
 



5.22 Policy H3 relates to housing mix and requires housing developments to provide a mix of dwelling 
types and sizes to address local housing needs and market demands.  The starting point for the 
housing mix is set out in Policy H3 and the SHMA evidence.  Policy H4 sets out the expected levels 
of affordable and low cost housing within new housing developments.  It seeks 40% affordable 
housing from all new developments, with a minimum of 70% of the affordable housing being 
Affordable Rent, or Social Rent where other forms of subsidy exist, and up to 30% Intermediate 
tenure.  In addition to the provision of 40% affordable housing, Policy H4 also requires that 
approximately 10% low cost housing will be sought on developments proposing 15 dwellings or 
more, offering up to a 10% discount to first-time buyers. The policy states that this will apply to all 
developments unless evidence demonstrates that this cannot be achieved from a viability 
perspective and the development meets a demonstrable need.  Payment in lieu will only be 
accepted in exceptional circumstances. These policy requirements are a specific clause in the s106 
agreement. 

 
5.23 In terms of the 111 private dwellings, these equate to 60% of the total units. This can be broken 

down further to 50% private market units and 10% low cost, as required by policy H4. The mix of the 
private units is: 
18 x 1 bed flats (5 private, 13 low cost) 
17 x 2 bed flats (11 private, 6 low cost)  
9 x 2 bed houses 
40 x 3 bed houses 
27 x 4 bed houses 

 
5.24 The housing mix for the private units has been revised from the original submission and is now 

more closely aligned with the starting point for market units as required by Policy H3 and the SHMA 
evidence than the mix initially proposed, although there is a slight deviation, in that there is an 
overprovision of 1 bed units and an under provision of 3 bed units.  However, most of the 1 bed 
market units are low cost flats, and this aspect of the provision is thus considered to be appropriate 
as part of the purpose of policy H4 is to increase opportunities for first time buyers. 

 
5.25 Overall, this revised range of private market dwellings and the low cost housing units is considered 

to be acceptable and provides for an appropriate mix of dwelling sizes. 
 
5.26 In terms of the affordable units, of the 185 dwellings proposed, 74 are affordable and therefore the 

level of provision is 40%. The tenure split of these 74 affordable units is 52 units for affordable rent 
and 22 units for shared ownership. Thus the affordable housing element complies with the 40% and 
the 70:30 criteria for the proportion of units and tenure split set out in the policy and s106 legal 
agreement, and as such is considered to be acceptable. 

 
5.27 The mix of the affordable and shared ownership units provided is: 
  3 x 1 bed flats (8 affordable rent, 5 shared ownership) 
 20 x 2 bed flats (13 rent, 7 shared ownership) 
 18 x 2 bed houses (14 rent, 4 shared ownership) 
 20 x 3 bed houses (14 rent, 6 shared ownership) 
 3 x 4 bed houses (3 rent) 
 
5.28 This housing mix for the affordable units has also has been revised from the original submission. It 

is acknowledged that there is an over-provision of 2 bed units at the expense of the other sized 
dwellings, particularly the one bed units when compared to the SHMA starting point.  However, the 
ratio of the 2 beds units themselves is now 45% flats and 55% houses, which is considered to be 
appropriate for this Forge Wood neighbourhood location, as compared to a high density town centre 
scheme where a higher ratio of one bed flats would be expected. In addition, there has been an 
increase in the number of 3 bed affordable units. Additionally three 4 bed houses are now being 
provided for affordable rent, which meets a specific affordable rental need, as identified by the 
Housing Enabling and Development Officer. 

 
5.29 The amendments that were requested by officers in relation to the affordable housing locations, unit 

type, garden sizes and shapes, and parking arrangements have now been made and it is 
considered that there is now an acceptable mix of tenures, and mix of houses and flats across the 
site and the range and location of dwellings would be appropriate and policy compliant. 



 
5.30 The affordable houses within the layout are shown in small groups of affordable rent and shared 

ownership units placed throughout the scheme. With regards to the affordable flats, there are two 
blocks on the north west side of the site ( Block 1/2 and Block 4), and one block in the southeast 
corner ( Block 3), providing 21 units for affordable rent  and 13 units for shared ownership. Overall 
the general arrangement of affordable units as now amended is considered acceptable and the 
number of units and their position is not considered to result in an excessive or inappropriate cluster 
of affordable dwellings. 

 
5.31 The design and detailing of the affordable houses is very similar to the market housing and it is 

considered the development would appear tenure blind. The difference from the private market 
houses is that the affordable units do not have garages. Otherwise the level and form of detailing 
between the house types is consistent.  The amendments to the layout have looked at the provision 
of adequate garden space and parking provision for the affordable houses to ensure that the 
affordable units are assimilated into the overall layout in a sympathetic manner. There is now a 
degree of variety in the parking provision, being either on curtilage, adjacent to the units or in 
parking courtyards.  This ensures that affordable housing is not an obviously different element of the 
development.  

 
5.32 With regard to the flats, whilst each flat block has its own specific appearance, which gives variety 

across the development, they share the same overall general massing, design, detailing, including 
brickwork, tiled roofs and balcony design and parking arrangements as the private flats in blocks 1, 
5 and 6. 

 
5.33 The Housing Enabling and Development Officer  states that ‘the applicant has worked closely with 

Council's Strategic Housing Services to achieve an acceptable mix of affordable housing that 
addresses local housing needs, and has made efforts to improve the overall integration of the 
affordable housing across the scheme, and accordingly this application is considered to be policy 
compliant in meeting its affordable housing requirements and therefore carries the support of 
Council's Housing Enabling & Development Manager’. 

 
5.34 Overall it is considered that the dwelling mix would be appropriate, providing an adequate mix of 

dwelling sizes and styles to address the nature of the housing market, creating a varied form of 
development, both for this site and taking into account the Forge Wood neighbourhood as a whole. 
The provision of 40% affordable units and 10% low cost units is a major material consideration to 
meet the Borough’s considerable affordable housing need in the analysis of this scheme and has to 
be given due weight in the planning balance. 

 
Acceptability of the accommodation proposed for future occupiers  
 
5.35 Policy CH5: Standards for all New Dwellings states that new dwellings must create a safe, 

comfortable and sustainable living environment and sets out minimum sizes for each dwelling, 
based on the Nationally Described Space Standards. All the proposed units would meet the 
minimum space standards for 1, 2, 3 and 4 bed flats and houses. 

 
5.36 In respect of amenity space and garden sizes guidance in the Urban Design SPD outlines minimum 

floor area standards for private amenity space. It also states that ‘external space standards are of 
particular importance to affordable housing. Since affordable housing tends to be fully occupied 
after construction, garden sizes for affordable housing should be met given the likely level of full 
occupancy’. 

 
House gardens 
 
5.37 With regards to the 117 houses proposed, 5 of the units would not accord with the Councils Outdoor 

Space Standards for garden sizes, 2 being within 10% of the standards and 3 being within 25% of 
the standards. 

 
5.38 Officers acknowledge that the garden sizes for houses are not fully in accordance with the outdoor 

space standards. However, this application has been the subject of various revisions, each time 
including further improvements made to the sizes  and shapes of the gardens, and in particular to 



those of the affordable housing units. As a result the garden sizes have significantly improved from 
the original submission. It should be noted however that with the particular constraints that apply to 
this site, it has meant that has not been possible to achieve further revisions to reach 100% 
compliance with garden sizes.  

 
5.39 Of particular note for this site is the noise environment, especially Balcombe Road and the limits this 

imposes on the layout as a whole and the design of the units. This is combined with the need to 
retain the treed character of the site and locality, around the boundaries of the site along Steers 
Lane and Balcombe Road and the central belt of trees.  Given the constraints of the site and the 
aim to provide 185 new dwellings, including affordable housing, it is considered that the proposed 
garden sizes would be acceptable.  

 
5.40 Of the 5 dwellings that do not meet the standards the scheme has now been amended and 

redesigned to a point where the additional rear garden space for these dwellings could not be 
achieved without substantially revising or impacting on the layout as a whole, or without causing 
harm to other aspects of the development, such as the aesthetic urban environment, public realm 
and soft landscaping. In addition, given the public amenity space and landscaping within the site 
and that a kickabout area is proposed on land immediately adjacent to the north, the close proximity 
of the central parkland to the south which is in phase 1 of Forge Wood and the sports facilities in 
Phase 3 and 4 of Forge Wood which are to be on the eastern side of Balcombe Road, it is 
considered that the development would also benefit significantly from the additional nearby open 
space, landscaping and associated facilities.  

 
Flat balconies and landscaping 
 
5.41 The Council’s Urban Design SPD recommends that a minimum of 5sqm of private outdoor space, 

where the smallest dimension is not less than 1500mm, is provided for 1 to 2 person flats plus an 
extra 1sqm for each additional occupant. It also states that while balconies provide a good solution, 
they may not be appropriate in all contexts and a semi-private outdoor, communal space may be 
suitable. 

 
5.42 The proposal would provide private balconies to all of the flats. However, the submitted plans show 

a standard design and an area of 4.6sqm for all the flats regardless of the occupancy, which is 
smaller than the 5 - 7sqm size required. Also, further details of the design of the balconies are 
needed to show how they would integrate with the building elevations. It is thus suggested that a 
condition be imposed requiring full details of the balconies to be submitted, to include their visual 
appearance, materials and finishes and dimensions.  These aspects can be assessed at this point, 
to ensure the sizes are appropriate and that the overall design and appearance on the flats 
buildings is consistent and satisfactory. 

 
5.43 It should be noted in this regard that the scheme does provide for landscape areas both around the 

setting of the flats and within the development itself, plus there is the land to the immediate north 
which is to remain undeveloped. Part of this land will provide a kick about area (application 
CR/2020/0543/FUL), with ecological and landscape enhancements on the remainder. 

 
5.44 The flats includes balconies for the ground floor units. The balconies and the ground floor windows 

provide active frontages on the elevations, giving natural surveillance to those facades of the 
building. However, as this could give rise to security and privacy issues, the submitted details show 
defensible space and areas of landscaping around these features. The details of these features can 
be secured by the landscaping condition attached to the outline permission. 

  
5.45 Overall when assessing the application as a whole, the significant areas of open space and 

landscaping within the layout, the landscaping and nearby open space in the vicinity, plus taking 
into account that amenity space for the houses and flats is set out as guidance not policy ( and the 
lesser weight that this affords), it is considered that the development will have an appropriate level 
of amenity space overall and officers are of the view that the scheme is acceptable. 

 
Separation distances 
 



5.46 In respect of privacy and overlooking, the Urban Design SPD states a separation distance of at least 
21m between rear windows of proposed dwellings for 2 storey development is required unless an 
appropriate design solution is adopted.  For 3 storey the separation distance is 30m.  

 
5.47 The 21m separation distance is achieved for all the 2 storey relationships. There is a specific 

section of the site where the 3 storey houses fronting Balcombe Road, back onto 2 storey houses 
along Main Street, and so require a 30m window to window separation distance.  However, there 
remains 4 instances where despite further revisions it is has not been possible to achieve this figure 
in full.  The 3 storey heights are required as a specific part of the bespoke acoustic design for this 
site as these units effectively act as the noise barrier for the rest of the development. Of the two rear 
windows on these specific units at 2nd floor level, one is to a dressing room area and so could be 
obscure glazed.  This leaves one bedroom at 2nd floor level window on each of the houses on plots 
101 - 104, which would look across to plots 91 - 94. Whilst this is not ideal, the extent of non-
compliance with the guidance is relatively limited given the scheme as a whole and these 
relationships must be viewed as part of the overall planning balance. 

 
5.48 There is also a 3 storey to 2 storey relationship between flat Block 5 and the houses at plots 123 

and 124, with a separation distance of 15m. Here the front of the houses face onto the side 
elevation of the flats. There is the access road and parking area in between the units and the 
amended plans show the windows to the flats in this elevation as obscured glazed to their lower 
sections. Given this context with the intervening road, and that these are secondary windows to the 
dining and living room areas with the  main outlook with a balcony for these flats is either to the west 
or east, it is considered that this approach is acceptable. 

 
5.49 With regard to the flats, block 2 to block 4 on the western side of the site are set out in a close 

relationship, but are in a landscaped setting with their parking courtyards intervening and are in 
close proximity to the central green area, plus the kick about space to the north, which give a 
spaciousness to the overall layout in this part of the site. In addition, where possible the design has 
been adjusted to ensure that there is no direct primary habitable room window to window situations 
at the closest points between the two blocks, which is 19m. This has been achieved as the living 
room and kitchen windows for a flat on the first and a flat on the second floor in block 2 are 
secondary windows and they are now proposed to be obscured glazed to their lower sections. The 
main outlook for these units in Block 2 is to the north and it is on this elevation where their balconies 
are positioned. In this way the amenities for the occupiers of a flat on the first and a flat on the 
second floor in block 4 that face west will be protected. The living and dining rooms of these flats 
also have a dual outlook, with secondary windows to the north. 

 
5.50  For blocks 5 and 6, the latest set of revisions has shown these blocks set further apart. These units 

have landscaping surrounding them and there is their parking courtyard between the closest facing 
elevations. The separation distance at its shortest point is now shown as 27m. These units are also 
near to the central green area and the kick about space to the northwest, which give a feeling of 
space to the scheme in this area of the site. 

 
5.51 Overall, while the layout between and around the flats is somewhat limited in places, it is considered 

acceptable and in general all flats have an acceptable outlook and setting.   
 
5.52 It should be noted that the privacy between the dwellings should not be worsened post construction 

as permitted development rights for roof alterations and extensions for the houses were removed by 
the outline permission and therefore future alterations to these houses are controlled as they require 
planning permission.  Flats do not have any permitted development rights in any case, and any 
change or additional windows to the flats would automatically need planning permission. 

 
5.53 Given the extent and the specific nature of the separation distances between the dwellings within 

the scheme, and the bespoke design and detailing that has been employed to address the concerns 
of the living environment, it is now considered that the amended design provides an acceptable 
standard of development and the issues of privacy and outlook for future occupiers of the 
development have been resolved to a satisfactory degree. 

 
Noise Impacts 
 



5.54 Policy ENV11 seeks to protect future residents from unacceptable noise impacts and it requires a 
noise impact assessment where sensitive development is proposed in noisy locations. Proposals 
that would expose future users of the development to unacceptable noise levels will not be 
permitted, unless appropriate mitigation, through careful planning, layout and design, can be 
provided. Thus residential development will be permitted where it can be demonstrated that 
residents will not be exposed to unacceptable noise disturbance from existing or future uses.  

 
5.55   For this site the specific noise sources are aviation noise due to the proximity of Gatwick Airport 

(including the potential wide-spaced southern runway) and road noise, especially from Balcombe 
Road and Steers Lane. For transport sources the unacceptable level is where noise exposure is 
above 66dB and residential development in such circumstances would be unacceptable in principle. 

 
5.56 Noise was one of the considerations at the Public Inquiry in respect of the outline permission, when it 

was agreed between the parties and confirmed by the appeal Inspector that the issue could be 
resolved with appropriate good acoustic design and layout planning, both for the site as a whole and 
at the level of individual dwellings. Two specific conditions were imposed – condition 34 setting out 
maximum noise levels and condition 35 requiring noise mitigation measures. 

  
5.57  The Local Plan identifies the aviation noise contours and the 66dB contour runs to the north of the red 

line boundary of the application site. No dwellings are proposed here and the 66 dB contour is outside 
of this application site. Thus from an aviation noise point of view residential development on the 
application site is acceptable in principle. The site will still be subject to aviation noise pollution, just at 
a lower dB level, which can be mitigated, and because it is aircraft noise and comes from above, it 
affects the whole of the site and so for aircraft noise, the overall layout is not the issue, rather it is the 
individual design of the units and the ventilation system – which is covered by the noise conditions 
and the associated detail submitted at this RM stage.  

 
5.58  It is then necessary to look at road noise both individually; and when combined with aviation noise, 

giving the cumulative noise levels. In this regard due to the cumulative noise levels (road sources 
combined with aviation sources) the dwellings fronting Balcombe Road need to be carefully placed so 
that they do not exceed the 66dB maximum exposure levels.  

 
5.59 The details of this reserved matters application therefore needed to have regard to the noise 

environment in respect of the layout of the site, including excluding dwellings from locations where 
fundamentally there would be unacceptable noise levels; and elsewhere this is in respect of the 
careful and considered positioning and orientation of the dwellings, and their internal layout and 
design. In addition, the outline planning permission under condition 35 requires a scheme to 
demonstrate the dwellings have sufficient protection against aircraft and road noise sources and that 
appropriate ventilation is achieved to deal with summer overheating. Thus the scheme has evolved, 
both since pre-application stage and during the course of the consideration of the application to 
address these issues.  

 
5.60 In terms of aviation noise, the Gatwick Airport noise contour line marks the 66dBA line and beyond 

this no dwellings are permitted. This line is shown on the Concept Plan. The dwellings are positioned 
outside of this contour and so meet this locational requirement of the Concept Plan as part of the 
outline permission. 

 
5.61 Looking at combined aviation and road noise, the dwellings are set back from Steers Lane, behind 

the frontage trees and so their positions are acceptable in this regard.  The proposals for the 
Balcombe Road frontage have significantly changed during the course of this application. Initially an 
acoustic fence along Balcombe Road wrapping around to Steers Lane at the junction corner was part 
of the scheme, but officers did not consider that this constituted good acoustic design or layout 
planning, and would be inappropriate from a visual point of view, and moreover was contrary to the 
noise design principles established at the outline stage. The applicants were therefore asked to 
reconsider this aspect of the scheme. 

 
5.62 As a result the revised design omits the need for an acoustic fence, with dwellings now positioned 

such that they in themselves form a noise barrier for the rest of the development. They are 3 storey 
and a bespoke design for this site incorporating internal layouts where circulation areas and less 
noise-sensitive rooms are placed on the Balcombe Road facades. In instances where sensitive rooms 



are on these front elevations, the windows are of enhanced specification and are to be sealed closed, 
with additional windows on the other less exposed elevations to allow for ventilation.  In addition, side 
windows are to be side hung with hinges on the Balcombe Road side and slightly recessed so there 
is no direct sound path from the road to the window opening. The window when open in this 
arrangement deflects sound away. Another specific feature is the use of single pitch car port roofs 
between the houses, which aids with the barrier effect and also screens first floor side windows which 
lead onto protected balcony areas. 

 
5.63 The Environmental Health Officer comments that ‘following the pre-application discussions the design 

of the dwellings has been improved to ensure that all the habitable rooms are protected from noise 
from the Balcombe Road and Steers Lane’.  For the garden areas he advises that they can achieve 
the acceptable noise level. He comments that ‘therefore with regards road noise the site have been 
adequately protected. ‘  

 
5.64 In terms of aviation noise, he comments that ‘this site will be affected by a second wide-spaced 

runway at Gatwick. The Government still requires Crawley to safeguard land for the runway and the 
Council therefore has to take this into account when granting planning permission’.  The updated 
noise report shows that.... ‘when the combined effect of aviation noise and traffic noise is combined 
then…this still does leave a few windows on facades where it has not been possible to achieve the 
levels in ENV11 (2 during the day and 4 at night). All these exceedances are less than 1dB. Normally 
any exceedance would not be accepted to protect future residents and ensure the integrity of policy 
ENV11.’ However he advises that the context of these exceedances must be taken into account. 
These are the predicted future aviation noise levels, reduction in future road noise due to use of 
electric cars and he also considers that ’ all other acceptable options for noise reduction on this site to 
ensure a good internal noise environment have been exhausted and the exceedances only affect 4 
rooms in a 185 dwelling development. I am therefore satisfied that all though there are theoretical 
exceedances, in this particular case they are acceptable. ‘ 

 
5.65 He confirms that the proposed layout and design is acceptable. The details of the noise mitigation 

works for the dwellings is covered by condition 35 of the outline permission.  
 
Impact on highways, access and parking, and operational requirements 
 
5.66 The site access arrangements were granted as part of the outline permission CR/2018/0894/OUT. 

The approved details comprise a sole vehicular access point onto Steers Lane to create a cruciform 
layout with the existing signalised junction into Somerley Drive, forming a fourth arm of the existing 
three arm signal controlled junction. The approved design incorporates: 

 a right turn lane into the site from Steers Lane  

 the retention of the right turn lane into Somerley Drive  

 a 7m wide access road into the site  

 a 3m wide shared footway/cycle way on the eastern side of the access road  

 a toucan crossing on the eastern arm of the junction  

 staggered pedestrian crossing over the access road and the western arm of the junction  

 retention of the existing staggered crossing of Somerley Drive  

 a 2m wide footway on the western side of the access road  

 a 2m wide footway on the northern side of Steers Lane to connect to the repositioned 
bus stop ( eastbound)  

 improvements to the Public Right of Way at either end where it meets both Steers Lane 
and Balcombe Road comprising dropped kerb crossing ramps, tactile paving and 
visibility spays for the crossings across to connect to the Public Right of Way  

 
 
5.67 This aspect of the development was approved at the appeal, subject to suitable conditions and a 

legal agreement to secure all necessary infrastructure. Conditions cover the access details and 
implementation, vehicle parking and turning, cycle parking, a Travel Plan, surfacing to the public 
footpath, protection of the public footpath during construction, and a Construction Management 
Plan.  Highways matters covered in the s106 Agreement are the site access junction, new bus stop 
poles and real-time passenger information equipment on both sides of Steers lane and alterations to 
the public footpath.  



 
5.68 With regards to parking provision parking spaces within the development are in accordance with the 

adopted standards and located to be readily accessible to the units they serve. The requirements 
are 1.5 spaces per 2 bed house and 2-3 spaces for 3+ bed units. For the houses the parking 
provision proposed is in the form of garages or surface parking either to the front or side of the 
dwellings, with a limited amount of courtyard parking where required due to layout limitations. 

5.69 Parking for the flats is in the form of either undercroft spaces at the ground floor level of the building 
or surface spaces in a courtyard arrangement in the immediate surrounds of the flats. The flats have 
one allocated parking space per unit, plus visitor spaces. 

5.70 No details of electric vehicle charging points have been supplied to date with this ARM application, 
but this can be secured as part of the discharge of condition 12 on the outline permission.  

5.71 WSCC have commented that the amended layout is acceptable and in accordance with the 
guidance in Manual for Streets with carriageway and footway widths now at the appropriate 
dimensions. The proposed use of shared surfaces in certain areas is considered appropriate. 
Comments have been made in relation to the surfacing materials and detailing, but these and other 
detailed construction matters will all be dealt with as part of the highway adoption agreement 
process. 

5.72 Cycle storage for the houses is either within the garages or by a storage shed in the garden. For the 
flats cycle stores are to be provided at ground floor level within the flat blocks.  The Cycle Forum 
had commented on the number of cycle spaces per flat block, which needs slight adjustments to 
comply with the standards. Also, visitor parking is required.  As the cycle storage provision does 
need further refinement a condition is recommended so that this can be satisfactorily resolved.  

 
5.73 With regard to refuse and recycling arrangements, CBC Refuse & Recycling Team object to the 

layout in relation to the communal bin collection arrangements for the houses and have raised 
issues regarding the bin stores for the flats. The amended layout now shows that all the houses 
would have refuse storage facilities within curtilages, and that the majority of the individual houses 
would have the usual kerbside collection point. There are however, 5 communal collection points for 
a very limited number of the houses in cul de sac locations, where due to layout limitations it has not 
been possible to facilitate kerbside collection for each individual unit. Whilst CBC Refuse & 
Recycling Team have maintained their objection in this regard, in these particular circumstances, 
these arrangements for a limited number of houses are considered to be satisfactory. The flats 
would have communal collection from the bin stores within the buildings. The amended plans now 
show dropped kerbs at the end of each path out from the bin stores as well as the addition of a bin 
store for block 3 

 
5.74 Overall, the scheme is considered acceptable in transport and highways terms. The car parking 

provision is considered to be satisfactory, the cycle parking provision can be resolved through a 
condition and the refuse and recycling facilities are acceptable.  

 
Sustainability 
 
5.75 Policies ENV6 (Sustainable Design & Construction), ENV 7 (District Energy Networks) and ENV9 

(Tackling Water Stress) of the Crawley Borough Local Plan and the Planning and Climate Change 
SPD are relevant to this proposal. Condition 27 of the outline permission requires the submission of 
an Energy & Sustainability Statement to detail the measures by which the dwellings will address 
sustainability objectives concerning climate change mitigation and adaptation. Condition 28 covers 
water efficiency measures. 

 
5.76 The proposal is supported by a revised ‘Energy and Sustainability Strategy’ document which 

identifies and responds to the Local Plan policies identified above. This document has been 
submitted in connection with this Reserved Matters application and to discharge condition 27 

 
5.77 In response to policy ENV6 It is proposed that the dwellings will be heated by gas boilers. Building 

fabric ‘be lean’ measures will achieve some improvement on current building regulations 
requirements, while the provision of solar photovoltaic panels with a total capacity of 58kWp across 



464 square metres of floorspace. In combination these measures would achieve a reduction of 
10.4% in carbon dioxide emissions as compared with Building Regulations requirements. 

 
5.78 This is considered to meet the requirements of Policy ENV6, as this policy does not set specific 

requirements in respect of energy/CO2 consumption in advance of Building Regulations 
requirements. 

  
5.79 The proposal also needs to be considered in connection with Policy ENV7. This requires 

developments such as this to address a hierarchy of options in respect of decentralised and 
communal generation. Where all of these options are found to be technically unfeasible or 
financially unviable the policy requires an alternative approach in terms of low or zero carbon energy 
provision to be put forward.  In this case an alternative approach has been put forward and the 
proposed deployment of 58kWp of solar PV, would contribute to an overall CO2 emissions reduction 
in excess of 10% compared with Building Regulations requirements. This is considered to represent 
an acceptable alternative approach for this site. The deployment of solar PV as a form of low/zero 
carbon energy does not significantly constrain the layout of the site, so should not be in conflict with 
the general layout proposed. However a condition is recommended to secure precise details of the 
design, appearance and location of the PV panels. 

 
5.80 The response to Policy ENV9 and condition 28 is set out in the Sustainability Statement. This 

clarifies that rainwater harvesting butts are to be provided and provides an indicative specification 
for water fittings. These measures seek to address the requirement in condition 28 for achievement 
of a water consumption rate of 90 litres per person per day. These measures are likely to be 
acceptable, and can be secured in detail through condition 28 – to be discharged separately prior to 
occupation. 

 
5.81 In summary, the proposed measures are considered to represent an acceptable response to the 

identified policy requirements, subject to their being secured by appropriate conditions. 
 
Drainage  
 
5.82 The site is deemed to be at a low risk of surface water flooding and the drainage strategy for the 

development includes the use of a Sustainable Drainage System (SuDS), including permeable 
pavements, swales and detention basins in order to control the surface water from this 
development. This approach is in accordance with the information put forward at outline stage and 
complies with policy ENV8. Condition 21 on the outline approval requires details of the design and 
implementation of the surface water drainage strategy. Future maintenance and management of the 
SuDS would be dealt with via provisions in the s106 legal agreement. 

 
5.83 The CBC Drainage Officer has no objections to the drainage details that have been submitted. He 

does comment that a post construction certification is required to confirm that the works have been 
constructed as stated and detailed in the Drainage statement. This should be by a third party, which 
must not be the consultant responsible for the design of the drainage strategy. This aspect would be 
covered by the drainage condition and the s106 clauses. 

 
Impact on ecology, trees and proposed landscaping 
 
5.84 There are protected trees along the boundaries of the site and there is a belt of preserved trees and 

other vegetation that runs across the centre of the site from north to south (ref TPO No. 09/2017). 
The eastern part of the site also contains a number of younger more immature trees, including self-
seeded silver birch, and other shrubs/undergrowth whilst the western part of the site has less trees 
and is more of an open grassed field. The Steers Lane and Balcombe Road frontages are 
designated areas of Structural Landscaping (Policy CH7). 

 
5.85 The grant of outline permission and the associated approval of the main site access does result in 

the removal of a number of trees along Steers Lane and development of the site itself would 
necessitate the removal of the younger self seeded trees internal to the site. This has been 
accepted at the appeal and especially as the site is a housing allocation in the Local Plan. However 
it is important that the remaining trees are retained and the site as a whole is enhanced with 
additional trees and planting. The removal of the trees within the site and the associated habitat is 



to be mitigated in part by planting and other measures on the northern land to ensure there is a net 
gain in biodiversity as required by the NPPF. This has been secured by a specific clause in the s106 
legal agreement.  

 
5.86 The Ecology Officer comments that the updated ecology and landscape documentation have 

satisfactorily addressed the relevant aspects of the development, subject to confirmation about 
management and maintenance of these elements. This is covered by the s106 legal agreement.   

 
5.87 The Council’s Arboricultural Officer has commented that he is satisfied that the retained trees can 

be successfully protected and integrated into the new development. Specific parts of the layout 
would require special measures such as no dig surfacing where the roads or paths are in close 
proximity to the trees. Provided all the works are in accordance with the Arboricultural Impact 
Assessment, Method Statement and the Tree Protection Plan he has no objections. This can be 
secured through the discharge of condition 18 on the outline permission.  

 
5.88 With regard to landscaping, the proposals include tree planting along the internal roads, within 

parking courts and between parking bays to soften the built form.  Additional native tree and shrub 
planting is proposed along the site boundaries and within open spaces to provide enhanced 
biodiversity and connectivity. Native bulb planting and wildflower grassed areas are also proposed. 
There are to be landscape settings for the flats, planted beds around the building, plus trees and 
shrub planting along the southern and eastern boundaries. The swales which are part of the SuDS 
system will be shallow and planted with marginal and low level planting. They will be available as a 
habitat supporting wildflower grassland and wildlife. Full details of the planting and the boundary 
treatment are to be secured via the landscaping and ecology conditions to be discharged and s106 
requirements. 

 
Open space and recreation provision 
 
5.89 Policy ENV5 and the Green Infrastructure SPD relates to open space and recreation provision. The 

facilities required for this development are play space, amenity green space, outdoor sports space 
and allotments. 

 
5.90 In this regard the scheme incorporates the correct quantum of facilities in each category. The play 

facilities are incorporated within the north-south green corridor including the belt of preserved trees 
and vegetation that runs across the centre of the site. These facilities comprise an informal trim trail 
and a nature/adventure walk rather than the more usual formal children’s play area. Amenity 
Services have advised that this seems to be well thought out and the provision of equipment seems 
appropriate in the context of the large play area already in place in the existing Forge Wood 
development. Comments are made about the proposed materials, range of equipment and planting 
species. These aspects can be secured via condition 36 on the outline permission and a clause in 
the s106 agreement which require an open space scheme to be submitted and approved by the 
LPA.  

 
5.91 Amenity green space is shown around the SUDs feature in the western corner of the site and is 

shown on the illustrative landscape details to comprise grassland areas with wildflower planting, 
paths with shrubs and tree planting. Amenity Services consider this one area to be well thought out 
but state that more green spaces are required in the northern and eastern part of the development. 
In this regard the plans now clarify that the north-south green corridor also includes amenity green 
space as well as play features. In addition, natural green space is incorporated into the landscaping 
proposals along the eastern boundary, set behind the tree lined frontage.  

 
5.92 In respect of outdoor sports space, it was agreed at the appeal that this could be provided on the 

immediately adjacent northern land as none was proposed on the site itself or it could be covered by 
a contribution towards off-site facilities and both options were included within the s106 legal 
agreement. Amenity Services advised at the time of the appeal that some further informal 
opportunities for sport and recreation would be an important addition to the scheme and an informal 
kick about area was suggested.  The northern land is within the aviation noise contour where 
residential development is unacceptable in principle, and so proposals for open space here would 
be an effective use of this land. 

 



5.93 In this regard the current applicants have submitted a separate application for a kick about area on 
this northern land CR/2020/0543/FUL and this application is currently under consideration to be 
determined under delegated powers. For the purposes of the assessment of this reserved matters 
application, it should be noted that the site area of the kick about area complies with the quantum 
required and this is based on the occupancy of the dwellings, as set out in the methodology in the 
Green infrastructure SPD. 

 
5.94 Provision for allotments is covered by a contribution that will go towards Borough-wide facilities and 

this contribution has been secured as part of the completed s106 legal agreement. 
 
Infrastructure contributions  
 
5.95 Policy IN1 requires developments to make provision for their on and off site infrastructure needs and 

confirms that the Council will seek to implement a Community Infrastructure Levy (CIL). The 
Crawley CIL Charging Schedule came into effect on 17th August 2016 and is relevant to this 
application.  The charge for residential within the borough-wide zone is £100 per sqm subject to 
indexation. Should this reserved matters application be granted, an Informative can be attached to 
the decision notice to inform that the private market housing on this development constitutes CIL 
liable development which is a mandatory charge on development.  

 
5.96 In respect of site specific requirements for a development, these can either be provided on-site or by 

way of a commuted sum and would be secured by a legal agreement. 
 
5.97 Policy CH6 requires that landscape proposals for residential development should contribute to the 

character and appearance of the town by including at least one new tree for each new dwelling, of 
an appropriate species and planted in an appropriate location. As required by the Green 
Infrastructure SPD, for this development 185 new trees would need to be provided on site or as 
payment in lieu (£700 per tree) of this provision.  In addition, replacement trees are required for 
those to be removed as part of the development. 

 
5.98 Given the scale of the development and the site layout there are some limitations for very extensive 

new and replacement tree planting.  At this stage the proposals indicate that around 105 trees 
would be planted on the site itself with 288 on the land to the north surrounding the kickabout area. 
The precise detail, including the final confirmed number of specimens, will be part of the 
landscaping scheme required by condition and the legal agreement. At this point the shortfall in the 
number of trees that can be provided on the application site (and hence the corresponding 
contributions payment) will be known. The formula for calculating the appropriate payment for new 
trees is included in the s106 agreement as the basis of the commuted sum that would be payable. 
In this case it would be 185 units plus the number of existing trees that are to be removed as part of 
the development minus the number of trees to be provided as part of the development  x £700.  

5.99 Policy ENV5 relates to open space provision and, in accordance with the Green Infrastructure SPD 
methodology, the relevant on-site provision has been incorporated into the layout, as set out above 
and contributions have been captured in the legal agreement. 

5.100 Thus in respect of the site specific requirements the s106 Agreement completed at the time of the 
appeal secures the following aspects:  

 

 Affordable Housing – 40% onsite provision in accordance with an agreed mix and 70:30 
tenure split 

 Low Cost Housing - 10% on site provision, at a discount of the open market value of up 
to 10% 

 Open Space  and Landscaping - onsite provision - play space, amenity green space, and 
community gardens/allotments, plus the subsequent management and maintenance of 
these facilities  

 Open Space – off site provision by provision or contributions:  

o kick about area  ( to be provided on the land to the north  or £121,406.25 
contribution 

o allotments (£20,812.50 contribution)  



 Landscape and Ecological Management and Maintenance Plans, including land to the 
north  

 Tree Mitigation - on–site provision and contribution  

 SuDS Management and Maintenance Plans  

 Bird Hazard Management Plan 

 Residential Management Company 

 Highway Works:  
o Site access junction  

o New bus stop poles and real time passenger information equipment (contribution 
of £20,000)  

o Public Footpath works  

o Management and Maintenance of highway infrastructure – those to be offered for 
adoption and those to remain private 

 
5.101 This Reserved matters application deals with the detailed design of some of these aspects, such as 

the affordable and low cost housing and the on-site landscaping and open space, with the legal 
agreement securing their delivery and management etc. The kick about area is the subject of a 
separate full planning application CR/2020/0543/FUL. The other matters, such as the ecological 
enhancements of the land to the north are covered in specific clauses in the legal agreement and 
are to be discharged in due course.  

 
Gatwick Airport safeguarding 
 
5.102 Gatwick Airport Safeguarding and NATS have both commented on the application. NATS have no 

objection. GAL Safeguarding are satisfied with the drainage and landscaping details in respect of 
bird strike. They have advised that the Bird Hazard Management Plan needs to be updated. This is 
covered by condition 26 on the outline permission and can be revised as part of a conditions 
discharge application. They have also required a Cranes Informative.  

 
Impact on the amenities of the occupants of neighbouring properties 
 
5.103 The application site is self-contained and does not directly abut any separate individual dwellings. 

The closest nearby dwellings are those in Forge Wood on the opposite (south) side of Steers Lane; 
and Toovies Cottage and Woodcote on the opposite (eastern) side of Balcombe Road, with phase 3 
and 4 of Forge Wood lying further to the east. The dwellings in Radford Road, to the north west lie 
between some 50 – 100m away, with the s106 land and kick about area intervening. 

 
5.104 Given the position and context of these existing dwellings in the locality and their separation from 

the site, especially by the main roads, it is not considered that the development would give rise to 
issues of loss of privacy, overbearing impact or other unneighbourly impacts, contrary to Policy 
CH3. 

 
 
CONCLUSIONS:- 
 
6.1  The development of this site for residential purposes is acceptable in principle, having been 

established though the grant of the outline permission CR/2018/0894/OUT and is an allocated site 
in the current Local Plan. This scheme would enable the delivery of much needed units in the Town 
and in particular the provision of affordable housing in line with policy H4 is welcomed to meet 
Borough’s housing need as is the low cost housing element. 

  
6.2  The scheme has been amended through the course of the consideration of this application, through 

revisions to the layout, the housing mix, the use of a bespoke design and layout for the houses and 
flats fronting Balcombe Road to specifically address noise issues, location of the affordable and low 
cost units, increased separation distances and garden sizes, revisions to the parking arrangements, 
improved paths to enhance connectivity and revisions to the landscaping proposals. Thus the  
scheme has been refined and specific design solutions have been put forward to address concerns 
and it is considered that the proposals as now submitted would provide a high quality living 



environment and, overall, a high standard of development that is sympathetic to the character of the 
area and complies with Local Plan policies.  

 
6.3 Whilst there are some minor design aspects that have not been completely resolved, it is necessary 

to weigh the social, environmental and economic impact of the proposal to come to a conclusion on 
this planning application. The proposal would provide a significant number of new affordable 
residential units in a sustainable location within the Forge Wood neighbourhood and meet the 
general objectives of the NPPF.  

 
6.4  It is therefore recommended that the reserved matters are approved subject to conditions. 
 
 
RECOMMENDATION RE: CR/2020/0548/ARM 
 
To PERMIT subject to the following conditions: 
 
1. The development hereby permitted shall not be carried out other than in accordance with the 

approved plans as listed below save as varied by the conditions hereafter: 
 (Drawing numbers to be added) 
 REASON: For the avoidance of doubt and in the interests of proper planning. 
 
2. Notwithstanding the submitted details and prior to above ground level works for the residential flats 

which they are to serve, details of the cycle parking for residents and visitors for the flats shall be 
submitted to and approved in writing by the Local Planning Authority.  Thereafter the cycle parking 
facilities for the  flats shall be constructed in accordance with the approved details and be operational 
prior to the first occupation of the flats for which they are intended to serve and thereafter be retained. 

 REASON: To safeguard the appearance of the development and ensure the operational requirements 
of the development are met in accordance with Policy CH3 of the Crawley Borough Local Plan 2015 -
2030. 

 
3. No solar panels or renewables which may be required pursuant to the discharge of condition 27 on 

outline permission CR/2018/0894/OUT shall be installed on the dwelling to which they relate unless 
and until full details of their design, appearance and location have been submitted to and agreed by 
the Local Planning Authority in writing. The works shall be implemented in accordance with the agreed 
details prior to the first occupation of the unit which they are intended to serve and thereafter retained. 

 REASON: To control the design of the development in detail in accordance with CH3 of the Crawley 
Borough Local Plan 2015 - 2030 

 
4. Notwithstanding the submitted details and prior to above ground level works for the residential flats to 

which they relate, details of the balconies shall be submitted to and approved in writing by the Local 
Planning Authority. The details shall include their visual appearance, materials and finishes and 
dimensions.  Thereafter the balconies for the flats shall be constructed in accordance with the 
approved details prior to the first occupation of the unit which they are intended to serve. 

 REASON: To safeguard the appearance of the development and ensure the operational requirements 
of the development are met in accordance with Policy CH3 of the Crawley Borough Local Plan 2015 -
2030. 

 
5. Prior to first occupation, the following windows shall be glazed with obscured glass as shown on the 

approved plans: 
  
 HOUSES 
 Plots 101 – 104: rear (west) elevation windows to dressing room/wardrobe area. 
  
 FLATS 
 Block 2 Plots xxx: rear (west) elevation windows to living room and kitchen. 
  
 Block 5 Plots xxx: side (south) elevation) windows to dining room and living room. 
  
 These windows shall thereafter be permanently maintained in accordance with the agreed details. 



 REASON: To protect the amenities and privacy of future occupiers in accordance with policy CH3 of 
the Crawley Borough Local Plan 2015 -2030. 

 
6. Prior to their installation on the flats to which they relate, details of rainwater goods, external extract 

grilles, pipes shall be submitted to and approved in writing by the Local Planning Authority. The 
development shall thereafter be implemented in accordance with the approved details unless 
otherwise agreed in writing by the Local Planning Authority. 

 REASON: To enable the Local Planning Authority to control the development in detail to ensure a 
satisfactory visual appearance in the interests of amenity and in accordance with policy CH3 of the 
Crawley Borough Local Plan 2015 – 2030. 

 
 INFORMATIVE(S) 
 
1. This development constitutes Community Infrastructure Levy 'CIL' liable development. CIL is a 

mandatory financial charge on development. For more information on CIL and associated forms visit 
www.crawley.gov.uk/cil, email development.control@crawley.gov.uk or telephone 01293 438644 or 
438568. To avoid additional financial penalties the requirements of CIL must be managed before 
development is commenced and subsequently payment made in accordance with the requirements of 
the CIL Demand Notice issued. Please also note that any reliefs or exemptions from CIL are subject to 
the correct procedures being followed as laid down in the regulations, including the following: 

 a) Where a CIL exemption or relief has to be applied for and granted by the council, it can only be 
valid where the development in question has not yet commenced at the time when exemption or relief 
is granted by the council. 

 b) A person will cease to be eligible for any CIL relief or exemption granted by the council if a 
Commencement Notice is not submitted to the council before the day on which the development 
concerned is commenced. 

 c) Any event occurred during the ‘clawback period’ for a CIL relief or exemption which causes the 
relief or exemption to be withdrawn is known as a ‘disqualifying event’. When such an event occurs 
the person benefiting from the relief or exemption must notify the council of the event within 14 days, 
or a surcharge will become applicable. 

 
2. The applicant’s attention is drawn to the consultation response from Southern Water dated 8th 

October 2020 regarding landscaping and SW Infrastructure: 
  
 The submitted plan shows tree planting close to water distribution mains. We have restrictions on the 

proposed tree planting adjacent to Southern Water sewers, rising mains or water mains and any such 
proposed assets in the vicinity of existing planting. Reference should be made to Southern Water's 
publication "A Guide to Tree Planting near water Mains and Sewers" 
(southernwater.co.uk/media/1642/ds-tree-planting-guide.pdf) and the Sewerage Sector Guidance 
(water.org.uk/sewerage-sector-guidance-approved-documents/) with regards to any landscaping 
proposals and our restrictions and maintenance of tree planting adjacent to sewers, rising mains and 
water mains. For any queries please contact: SouthernWaterPlanning@southernwater.co.uk 

 
3. Given the nature of the proposed development it is possible that a crane may be required during its 

construction. We would, therefore, draw the applicant’s attention to the requirement within the British 
Standard Code of Practice for the safe use of Cranes, for crane operators to consult the aerodrome 
before erecting a crane in close proximity to an aerodrome. Gatwick Airport requires a minimum of 
four weeks notice. For crane queries/applications please email: lgwcranes@gatwickairport.com 

 For further details relating to the crane process please refer to CAP1096 ‘Guidance to Crane 
Operators on Aviation Lighting and Notification’ available at www.caa.co.uk 

 
4. The applicant is advised that the Bird Hazard Management Plan dated 5 August 2019 - condition 26 

on outline permission CR/2018/0894/OUT - needs to be updated. This should be secured via a 
conditions discharge application. 

 
5. The applicant’s attention is drawn to the consultation response from Sussex Police dated 17th 

September 2020 regarding Secured by Design issues. 
 
 
1. NPPF Statement 



  
 In determining this planning application, the Local Planning Authority assessed the proposal against 

all material considerations and has worked with the applicant in a positive and proactive manner 
based on seeking solutions where possible and required, by: 

  
 • Providing advice in a timely and manner through pre-application discussions/correspondence. 
  
 • Liaising with consultees/applicant/agent and discussing the proposal where considered appropriate 

and necessary in a timely manner during the course of the determination of the application.  
  
 • Seeking amended plans/additional information to address identified issues during the course of the 

application. 
  
  
 This decision has been taken in accordance with the requirement in the National Planning Policy 

Framework, as set out in article 35, of the Town and Country Planning (Development Management 
Procedure) Order 2015. 

 



 

 


