
CRAWLEY BOROUGH COUNCIL 
PLANNING COMMITTEE - 2 April 2024 
REPORT NO: PES/457(a)  

 

 
 REFERENCE NO: CR/2023/0314/FUL 

 
LOCATION: COUNTY OAK RETAIL PARK (UNITS 1A, 1B, 1C, 2A, 2B, 2C, 31, 3BCD AND 4B), 

COUNTY OAK WAY, LANGLEY GREEN, CRAWLEY 
WARD: Langley Green & Tushmore 
PROPOSAL: CONTINUED USE OF THE RETAIL PARK WITHIN USE CLASS E(A) THROUGH 

CONSOLIDATION OF ALL RELEVANT PLANNING PERMISSIONS (IMPLEMENTED 
OR EXTANT) SINCE THE INITIAL CONSTRUCTION OF THE RETAIL PARK UNDER 
APPLICATION REFERENCES CR/588/86 AND CR/253/87.   

 
TARGET DECISION DATE: 21 November 2023 

 
CASE OFFICER: Mr M. Robinson 

 
APPLICANT’S NAME: DT Last Mile (Crawley) Unit Trust 
AGENT’S NAME: Quod 

 
 
PLANS & DRAWINGS CONSIDERED:- 
 

Drawing Number Revision Drawing Title 
PL06 Rev B Extant application Proposed Site Plan Roof Plan 
CBC0001 

 
Site Location Plan July 2023 

11431 - L001 C Plan with retail floor areas 
  
CONSULTEE NOTIFICATIONS & RESPONSES:- 
 
1. CBC Retail & Employment No objection provided no more than the consented 2,507sqm 

open retail floorspace is able to operate across the retail park. 
2. WSCC Highways  No objection - in transport terms, it is not considered that this 

proposal would result in any notable intensification of use of the site 
beyond that which could occur already. 

 
NEIGHBOUR NOTIFICATIONS:-  
 
The application was advertised by site notice displayed at the site on 30/08/2023 and a notice published in 
the press on 06/09/23. 
 
 
RESPONSES RECEIVED:- 
 
No responses have been received. 
 
 
REASON FOR REPORTING TO COMMITTEE:- 
 
This is a major application with a site area of greater than 1 hectare. 
 
 
THE APPLICATION SITE:- 
 
1.1 The site is located to the west of London Road with County Oak Way to the north and Metcalf Way to 

the west.  The site and area gently slopes from the east down to the west. The site is dominated by 
modern larger shop units in a L shaped layout with the shop frontages facing north and east towards 

https://planningregister.crawley.gov.uk/Planning/Display/CR/2023/0314/FUL#SupportingDocumentsTab
https://planningregister.crawley.gov.uk/Planning/Display/CR/2023/0314/FUL#SupportingDocumentsTab


County Oak Way and London Road.  The buildings are two storey and there are a variety of materials 
that include different types of metal cladding, bricks, blockwork and glazing.  The area between the 
frontages of the shops and these roads provides access and parking for visitors/customers.  The shop 
units have service yards to the rear adjacent to Metcalf Way to the west and Langley Green Hospital 
and Depot Road to the south that provides access to London Road Mosque and the houses fronting 
Martyrs Avenue to the south.  Access into the site for visitors/customers is from a roundabout junction 
on County Oak Way to the north. 
 

1.2 The site is an employment site within the Manor Royal Main Employment Area.  It is within the Sussex 
North Water Resource Zone. 
 
 

THE PROPOSED DEVELOPMENT:- 
 
2.1 The proposed development seeks to consolidate the planning applications granted at the site since 

its original construction in 1988, whilst granting flexibility as to where unrestricted retailing can take 
place within the site.  The proposal would require a number of conditions from historic planning 
permissions to be reapplied, with some being altered, whilst introducing a condition that would allow 
2507sqm of floorspace to be used for unrestricted retail use within any building on the site and not 
just within unit 2b/2c.  

 
2.2 The red line includes the shops, service areas, car park and access road. It covers most of the area 

of the original permission granted for the development of the site as a retail park in 1988 under ref. 
CR/588/OUT.  The proposal does not include the coffee shop in the car park to the east of the access 
to the site. 

 
 
RELVANT PLANNING HISTORY:- 
 
Site Wide Planning History 
 
3.1 The site was originally granted outline planning permission under re CR/588/86/OUT for ERECTION 

OF NON-FOOD RETAIL WAREHOUSING (13,850 SQ.M.) 
 

The following conditions from this application remain relevant: 
 
Condition 3 The buildings hereby permitted shall not be occupied until provision for car parking has 
been made within the site in accordance with details to be submitted to and approved by the Local 
Planning Authority and such provision shall thereafter be used only for the parking of cars.  
REASON: To ensure that adequate and satisfactory provision is made for the parking of vehicles clear 
of adjacent highway. 
 
Condition 7 There shall be no pedestrian or vehicular access to/from the site to Depot Road. 
REASON: To protect the amenities of neighbouring houses and Langley Green Hospital, in the interests 
of highway safety and in order for any future proposals for such access to be properly assessed in 
accordance with policies CH3 and IN3 of the Crawley Borough Local Plan 2015-2030. 
 

 Condition 11 No raw materials, finished or unfinished products or parts, crates, packing materials 
or waste shall be stacked or stored on the site except within the buildings or storage areas at any 
time approved by the Local Planning Authority. 
REASON: In the interests of visual amenity in accordance with policy CH3 of the Crawley Borough 
Local Plan 2015-2030. 
 
Condition 12  Notwithstanding the provisions of the Town and Country Planning General 
Development Orders 1977 to 1985, the building shall not be extended or altered in any way unless 
permission is granted by the Local Planning Authority on an application in that behalf.  
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
though overflow vehicle parking and/or cause harmful environmental effects. 
 



Condition 13 No external lighting or floodlighting shall be installed without the prior written approval 
of the Local Planning Authority. 
REASON: To safeguard the amenities of neighbouring residents. 
 
Condition 14 The premises shall not be used for the sale of food other than confectionary. 
REASON: To prevent a harmful diversion of trade from established centres contrary to the policies of 
the Structure Plan and the (Proposed) First Alteration thereto  

 
3.2 The subsequent reserved matter application ref. CR/253/1987 did not include any additional conditions. 
 
Subsequent Relevant Planning History for Each Unit by Address 
 
3.3 Unit 1A (currently Next) 
 

CR/2004/0002/FUL: ALTERATIONS TO EXISTING BUILDING COMPRISING SUB-DIVISION TO 
FORM 2 RETAIL UNITS, REMOVAL OF PART OF EXISTING STORAGE PLATFORM, ERECTION 
OF EXTENSION TO EXISTING STORAGE PLATFORM FOR PART RETAIL AND PART STORAGE 
USE, CHANGE OF USE OF PART OF EXISTING STORAGE PLATFORM TO RETAIL USE (CLASS 
A1), ERECTION OF NEW STAIRCASE, RELOCATION OF LOADING BAY, MODIFICATIONS TO 
AMENITIES BLOCK AND INSTALLATION OF NEW DISABLED ACCESS LIFT 
 
Condition 2 Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended, the building shall not be extended or altered in any way unless 
permission is granted by the Local Planning Authority on an application in that behalf. 
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow parking and/or cause harmful environmental effects contrary to Policies GD34 and T2 
of the Crawley Borough Local Plan 2000. 
 
Condition 3 The first floor sales area shall be limited to the 814 square metres shown on approved 
Drawing 4312 03 Rev B and shall not be extended or subdivided in any manner.  
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow parking and/or cause harmful environmental effects contrary to Policies GD34 and T2 
of the Crawley Borough Local Plan 2000. 
 
CR/2014/0597/FUL: ERECTION OF SIDE EXTENSION AT UNIT 1A, CREATION OF ADDITIONAL 
MEZZANINE FLOORSPACE AT 1ST FLOOR AND NEW MEZZANINE AT 2ND FLOOR LEVEL TO 
INCLUDE ANCILLARY CAFE. ERECTION OF NEW SHOPFRONTS AND ASSOCIATED FACADE 
WORKS TO UNITS 1A, 1B AND 1C (AMENDED PLANS RECEIVED) 
 
Condition 4. The units identified as 1B and 1C that form the application shall be restricted to 
ancillary sales of food to be consumed off of the premises only. This is taken as a trading area 
totalling less than 10% of net floor space. 
REASON: A convenience retail unit would require further assessment due to an increased parking 
requirement as defined within SPD1 and to protect the vitality and viability of the town centre and 
neighbourhood centres in accordance with TC4 of the Core Strategy 2008. 
 
Condition 5. Prior to occupation the applicant shall submit a floor plan to the Local Planning 
Authority identifying the location of the ancillary cafe. In accordance with its description as ancillary 
the café shall total less than 10% of the net floor space available. 
REASON: A convenience retail unit would require further assessment due to an increased parking 
requirement as defined within SPD1 and to protect the vitality and viability of the town centre and 
neighbourhood centres in accordance with TC4 of the Core Strategy 2008. 
 
Condition 6.  Development shall not commence until a Bird Hazard Management Plan has been 
submitted to and approved in writing by the Local Planning Authority. The submitted plan shall include 
details of: 
- Management of any flat/shallow pitched roofs on buildings within the site which may be attractive to 
nesting, roosting and loafing birds. The Management Plan shall comply with Advice Note 8 ‘Potential 
Bird Hazards’. The Bird Hazard Management Plan shall be implemented as approved upon 
completion of the roof and shall remain in force for the life of the building. No subsequent alterations 



to the plan are to take place unless first submitted to and approved in writing by the Local Planning 
Authority. 
REASON: It is necessary to manage the roofs in order to minimise its attractiveness to birds 
which could endanger the safe movement of aircraft and the operation of Gatwick Airport in 
accordance with policy GAT1. 

 
3.4 Unit 1B (currently Boots) 

 
CR/2005/0384/FUL: SUB-DIVISION OF EXISTING UNIT TO FORM 2 UNITS, RECONFIGERATION 
OF EXISTING MEZZANINE & ALTERATIONS TO BUILDING EXTERIOR 

 
 Superseded by CR/2014/0597/FUL. 

 
CR/2006/0003/NCC: NON-COMPLIANCE WITH CONDITION 4 OF APPLICATION 
CR/2005/0384/FUL TO LIMIT THE SALES AREA TO 582 SQ M (AMENDED LOCATION PLAN 
RECEIVED) 

 
 Superseded by CR/2014/0597/FUL. 

 
CR/2014/0597/FUL: ERECTION OF SIDE EXTENSION AT UNIT 1A, CREATION OF ADDITIONAL 
MEZZANINE FLOORSPACE AT 1ST FLOOR AND NEW MEZZANINE AT 2ND FLOOR LEVEL TO 
INCLUDE ANCILLARY CAFE. ERECTION OF NEW SHOPFRONTS AND ASSOCIATED FACADE 
WORKS TO UNITS 1A, 1B AND 1C (AMENDED PLANS RECEIVED) 
 
Condition 4. The units identified as 1B and 1C that form the application shall be restricted to 
ancillary sales of food to be consumed off of the premises only. This is taken as a trading area 
totalling less than 10% of net floor space. 
REASON: A convenience retail unit would require further assessment due to an increased parking 
requirement as defined within SPD1 and to protect the vitality and viability of the town centre and 
neighbourhood centres in accordance with TC4 of the Core Strategy 2008. 
 
Condition 5. Prior to occupation the applicant shall submit a floor plan to the Local Planning 
Authority identifying the location of the ancillary cafe. In accordance with its description as ancillary 
the café shall total less than 10% of the net floor space available. 
REASON: A convenience retail unit would require further assessment due to an increased parking 
requirement as defined within SPD1 and to protect the vitality and viability of the town centre and 
neighbourhood centres in accordance with TC4 of the Core Strategy 2008. 
 
CR/2018/0209/192: CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OF 46SQM AT 
GROUND FLOOR LEVEL AS TRAVEL AGENCY CONCESSION AREA (CLASS A1)  
 
Granted. 

 
3.5 Unit 1C (currently TK Maxx) 

 
CR/2004/0002/FUL: ALTERATIONS TO EXISTING BUILDING COMPRISING SUB-DIVISION TO 
FORM 2 RETAIL UNITS, REMOVAL OF PART OF EXISTING STORAGE PLATFORM, ERECTION 
OF EXTENSION TO EXISTING STORAGE PLATFORM FOR PART RETAIL AND PART STORAGE 
USE, CHANGE OF USE OF PART OF EXISTING STORAGE PLATFORM TO RETAIL USE (CLASS 
A1), ERECTION OF NEW STAIRCASE, RELOCATION OF LOADING BAY, MODIFICATIONS TO 
AMENITIES BLOCK AND INSTALLATION OF NEW DISABLED ACCESS LIFT 
 
CR/2004/0702/FUL: ERECTION OF STORAGE MEZZANINE & ANCILLARY ACCOMMODATION 
 
Superseded by CR/2005/0702/FUL and CR/2014/0597/FUL 

 
 CR/2005/0384/FUL: SUB DIVISION OF EXISTING UNIT TO FORM 2 UNITS, RECONFIGERATION 

OF EXISTING MEZZANINE & ALTERATIONS TO BUILDING EXTERIOR 
 



Condition 2 Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended, the building shall not be extended or altered in any way unless 
permission is granted by the Local Planning Authority on an application in that behalf. 
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow parking and/or cause harmful environmental effects contrary to Policies GD34 and T2 
of the Crawley Borough Local Plan 2000. 
 
Condition 4. The existing mezzanine floor which will now be in both units shall be limited to a sales 
area of 814 square metres and shall not be extended or subdivided in any manner. 
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow parking and/or cause harmful environmental effects contrary to Policies GD34 and T2 
of the Crawley Borough Local Plan 2000. 

 
 CR/2014/0597/FUL: ERECTION OF SIDE EXTENSION AT UNIT 1A, CREATION OF ADDITIONAL 

MEZZANINE FLOORSPACE AT 1ST FLOOR AND NEW MEZZANINE AT 2ND FLOOR LEVEL TO 
INCLUDE ANCILLARY CAFE. ERECTION OF NEW SHOPFRONTS AND ASSOCIATED FACADE 
WORKS TO UNITS 1A, 1B AND 1C (AMENDED PLANS RECEIVED) 
 
Condition 4. The units identified as 1B and 1C that form the application shall be restricted to 
ancillary sales of food to be consumed off of the premises only. This is taken as a trading area 
totalling less than 10% of net floor space. 
REASON: A convenience retail unit would require further assessment due to an increased parking 
requirement as defined within SPD1 and to protect the vitality and viability of the town centre and 
neighbourhood centres in accordance with TC4 of the Core Strategy 2008. 
 
Condition 5. Prior to occupation the applicant shall submit a floor plan to the Local Planning 
Authority identifying the location of the ancillary cafe. In accordance with its description as ancillary 
the café shall total less than 10% of the net floor space available. 
REASON: A convenience retail unit would require further assessment due to an increased parking 
requirement as defined within SPD1 and to protect the vitality and viability of the town centre and 
neighbourhood centres in accordance with TC4 of the Core Strategy 2008. 
  

3.6 Unit 2A (currently Hobbycraft) 
 

CR/2006/0336/FUL: INSTALLATION OF MEZZANINE FLOOR superseded by CR/2007/0107/FUL  
 

CR/2007/0107/FUL: INSTALLATION OF MEZZANINE FLOOR 
 
Condition 2.  The mezzanine floor hereby permitted shall be limited to 232 sqm of storage floor 
space and 392 sqm of sales floor space, unless the prior written consent is granted by the Local 
Planning Authority. 
REASON: The applicant has not demonstrated that a more intensive use would meet its parking 
requirements, in accordance with policies GD1, GD3 and T9 of the Crawley Borough Local Plan 2000 
and Supplementary Planning Guidance Note 16 `Parking Standards and Transport Contributions`. 
 
Condition 4.  Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended, the building shall not be extended or altered in any way 
unless permission is granted by the Local Planning Authority on an application in that behalf. 
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow vehicle parking and/or cause harmful environmental effects contrary to Policies 
GD34 and T2 of the Crawley Borough Local Plan 2000. 
 

3.7 Unit 2B (currently Furniture Village) 
 

CR/2000/0453/FUL: INSTALLATION OF NEW MEZZANINE FLOOR Superseded by 
CR/2007/0246/FUL.  
     
CR/2007/0246/FUL: SUBDIVISION OF EXISTING UNIT 2B TO CREATE 2 UNITS (UNITS 2B & 2D) 
& RECONFIGERATION OF EXISTING MEZZANINE TO CREATE A MEZZANINE WITHIN BOTH 
UNITS (2B & 2D). INSTALLATION OF MEZZANINE WITHIN UNIT 2C & ASSOCIATED 



SHOPFRONT ALTERATIONS & ALTERATIONS TO PAVEMENT & CAR PARKING LAYOUT 
OUTSIDE UNITS 2B, 2C & 2D.  

 
Condition 2.  Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended, the building shall not be extended or altered in any way 
unless permission is granted by the Local Planning Authority on an application in that behalf. 
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow vehicle parking and/or cause harmful environmental effects contrary to Policies 
GD34 and T2 of the Crawley Borough Local Plan 2000. 
 
CR/2009/0112/192: CERTIFICATE OF LAWFULNESS FOR PROPOSED USE OF UNITS 2B AND 
2D FOR UNRESTRICTED RETAIL SALES INCLUDING THE SALE OF FOOD AND DRINK WITHIN 
USE CLASS A1 
The evidence submitted is considered to demonstrate, that subject to the implementation of 
application CR/2007/0246/FUL that condition 14 of Outline Application CR/538/86 would no longer 
apply and that the use of the created Units would fall within use Class A1 of the Use Classes 
(Amendment) Order 2005. A certificate of lawfulness of use under section 192 of the Town and 
Country Planning Act 1990 (as amended) can therefore be issued. 
 
The mezzanine floor was implemented in this unit, but the sub-division of unit 2B was not undertaken. 
 

3.8 Unit 2C (currently Oak Furniture Land) 
  
CR/2007/0246/FUL: SUBDIVISION OF EXISTING UNIT 2B TO CREATE 2 UNITS (UNITS 2B & 2D) 
& RECONFIGERATION OF EXISTING MEZZANINE TO CREATE A MEZZANINE WITHIN BOTH 
UNITS (2B & 2D). INSTALLATION OF MEZZANINE WITHIN UNIT 2C & ASSOCIATED 
SHOPFRONT ALTERATIONS & ALTERATIONS TO PAVEMENT & CAR PARKING LAYOUT 
OUTSIDE UNITS 2B, 2C & 2D.  

 
Condition 2.  Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended, the building shall not be extended or altered in any way 
unless permission is granted by the Local Planning Authority on an application in that behalf. 
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow vehicle parking and/or cause harmful environmental effects contrary to Policies 
GD34 and T2 of the Crawley Borough Local Plan 2000. 
 
The mezzanine floor was implemented in this unit, but the sub-division of unit 2B was not undertaken. 
 

3.9 Unit 3A (currently B&M) 
  
CR/98/0505: REARRANGEMENT OF EXISTING RETAIL SPACE AND NEW SERVICE YARD, 
ERECTION OF NEW RETAIL UNIT, MINOR MODIFICATION TO PARKING ARRANGEMENTS 
 
Condition 2.  No raw materials, finished or unfinished products or parts, crates, packing materials 
or waste shall be stacked or stored on the site except within the buildings or storage areas at any 
time approved by the Local Planning Authority. 
REASON: To safeguard the amenities of neighbouring properties 

 
Condition 3.  Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 1995 as amended, the building shall not be extended or altered in any way 
unless permission is granted by the Local Planning Authority on an application in that behalf. 
REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow vehicle parking and/or cause harmful environmental effects. 
 
Condition 5. The premises shall not be used for the sale of food other than confectionary. 
REASON: To prevent a harmful diversion and trade from established centres contrary to the policies 
of the Local Plan. 
 
Condition 6.  The loading bays shown on the approved plans shall be constructed and retained for 
such use and no storage or retail uses shall take place in the areas so provided. 



REASON: To ensure that adequate and satisfactory provision is made for loading clear of the 
highway. 
 

3.10 Unit 3B & 3C (currently Currys/PC World) 
  
CR/1998/0505/FUL: REARRANGEMENT OF EXISTING RETAIL SPACE AND NEW SERVICE 
YARD, ERECTION OF NEW RETAIL UNIT, MINOR MODIFICATION TO PARKING 
ARRANGEMENTS. Superseded by CR/2018/0196/FUL. 

 
CR/2012/0162/FUL: ERECTION OF MEZZANINE, EXTERNAL ALTERATIONS AND THE 
AMALGAMATION OF TWO UNITS INTO ONE Superseded by CR/2018/0196/FUL. 

 
CR/2018/0196/FUL: INTERNAL AND EXTERNAL RECONFIGURATION OF EXISTING UNITS 
INCLUDING CREATION OF A NEW CLASS A1 UNIT, AND REAR EXTENSION TO UNIT 3D. THE 
PROPOSAL INCLUDES NEW SHOPFRONT AND ASSOCIATED WORKS 
 
This permission has been implemented and the conditions below therefore apply: 

 
Condition 4.  Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 2015 as amended, the mezzanine floorspace within unit 3B shall only be used for 
the display and sale of bulky goods unless permission is granted by the Local Planning Authority on 
an application in that behalf. 
REASON: In the interests of the vitality and viability of the town centre accordance with Policy EC7 of 
the Crawley Borough Local Plan 2015-2030. 
 
Condition 5.  The units as reconfigured and extended shall not provide more than 6,744sqm of 
gross internal retail floorspace. 
REASON: In the interests of the vitality and viability of the town centre in accordance with Policy EC7 
of the Crawley Local Plan 2015-2030. 
 
Condition 6.  The premises shall not be used for the sale of food other than confectionary. 
REASON: A convenience retail unit would not be considered acceptable in this retail park due to an 
increased parking requirement as defined within the Urban Design SPD and to protect the vitality and 
viability of the town centre and neighbourhood centres in accordance with Policy EC7 
 
Condition 7.  The building hereby permitted shall not be occupied until provision for 14 covered 
cycle parking spaces have been provided in accordance with details to be submitted to and approved 
by the Local Planning Authority and such provision shall thereafter be used only for cycle parking. 
REASON: To ensure that adequate and satisfactory provision is made for cycles parking clear of 
adjacent highways in accordance with policy CH3 of the Crawley Borough Local Plan 2015-2030 and 
cycle parking standards of the 2016 Urban Design SPD. 
 
Condition 8.  The building(s) shall not be occupied until the parking spaces and turning facilities 
shown on the submitted plans have been provided and constructed. The areas of land so provided 
shall not 
thereafter be used for any purpose other than the parking and turning of vehicles. 
REASON: To ensure that adequate and satisfactory provision is made for the accommodation of 
vehicles clear of the highways in accordance with policy CH3 of the Crawley Borough Local Plan 
2015-2030. 
 
Condition 9.  Prior to the installation of new toilets, showers, sinks and other water consuming 
components within any unit with the development, details of their water consumption levels shall be 
submitted to and approved in writing by the Local Planning Authority. The components shall 
subsequently be installed in accordance with the approved details. 
REASON: To help address water stress in Crawley in the interests of sustainability and in accordance 
with policies ENV6 and ENV9 of the Crawley Borough Local Plan 2015-2030 of the Crawley Local 
Plan 2015-2030. 
 



CR/2022/0112/191: CERTIFICATE OF LAWFULNESS TO CONFIRM THAT DEVELOPMENT 
PERMITTED BY CR/2018/0196/FUL COMMENCED LAWFULLY ON SITE IN ACCORDANCE WITH 
THE APPROVED DRAWINGS ON 10TH JANUARY 2022. 
 
The development has been lawfully implemented within the timescales as required by condition 1, in 
accordance with the approved drawings condition 2 and following the submission of satisfactory pre-
commencement details relating to condition 3. 
A Certificate of Lawfulness can therefore be issued under Section 191 of the Town and Country 
Planning Act 1990 (as amended). 

 
3.11 Unit 3D (currently vacant) 

  
CR/2012/0162/FUL: ERECTION OF MEZZANINE, EXTERNAL ALTERATIONS AND THE 
AMALGAMATION INTO OF TWO UNITS INTO ONE. 
 
Superseded by CR/2018/0196/FUL 
 
CR/2012/0340/FUL: AMALGAMATION OF UNITS AND EXTERNAL ALTERATIONS 
 
Superseded by CR/2018/0196/FUL. 
 
CR/2018/0196/FUL: INTERNAL AND EXTERNAL RECONFIGURATION OF EXISTING UNITS 
INCLUDING CREATION OF A NEW CLASS A1 UNIT, AND REAR EXTENSION TO UNIT 3D. THE 
PROPOSAL INCLUDES NEW SHOPFRONT AND ASSOCIATED WORKS 

 
Condition 4.  Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 2015 as amended, the mezzanine floorspace within unit 3B shall only be used for 
the display and sale of bulky goods unless permission is granted by the Local Planning Authority on 
an application in that behalf. 
REASON: In the interests of the vitality and viability of the town centre accordance with Policy EC7 of 
the Crawley Borough Local Plan 2015-2030. 
 
Condition 5.  The units as reconfigured and extended shall not provide more than 6,744sqm of 
gross internal retail floorspace. 
REASON: In the interests of the vitality and viability of the town centre in accordance with Policy EC7 
of the Crawley Local Plan 2015-2030. 
 
Condition 6.  The premises shall not be used for the sale of food other than confectionary. 
REASON: A convenience retail unit would not be considered acceptable in this retail park due to an 
increased parking requirement as defined within the Urban Design SPD and to protect the vitality and 
viability of the town centre and neighbourhood centres in accordance with Policy EC7 
 
Condition 7.  The building hereby permitted shall not be occupied until provision for 14 covered 
cycle parking spaces have been provided in accordance with details to be submitted to and approved 
by the Local Planning Authority and such provision shall thereafter be used only for cycle parking. 
REASON: To ensure that adequate and satisfactory provision is made for cycles parking clear of 
adjacent highways in accordance with policy CH3 of the Crawley Borough Local Plan 2015-2030 and 
cycle parking standards of the 2016 Urban Design SPD. 
 
Condition 8.  The building(s) shall not be occupied until the parking spaces and turning facilities 
shown on the submitted plans have been provided and constructed. The areas of land so provided 
shall not 
thereafter be used for any purpose other than the parking and turning of vehicles. 
REASON: To ensure that adequate and satisfactory provision is made for the accommodation of 
vehicles clear of the highways in accordance with policy CH3 of the Crawley Borough Local Plan 
2015-2030. 
 
Condition 9.  Prior to the installation of new toilets, showers, sinks and other water consuming 
components within any unit with the development, details of their water consumption levels shall be 



submitted to and approved in writing by the Local Planning Authority. The components shall 
subsequently be installed in accordance with the approved details. 
REASON: To help address water stress in Crawley in the interests of sustainability and in accordance 
with policies ENV6 and ENV9 of the Crawley Borough Local Plan 2015-2030 of the Crawley Local 
Plan 2015-2030. 

 
CR/2022/0112/191: CERTIFICATE OF LAWFULNESS TO CONFIRM THAT DEVELOPMENT 
PERMITTED BY CR/2018/0196/FUL COMMENCED LAWFULLY ON SITE IN ACCORDANCE WITH 
THE APPROVED DRAWINGS ON 10TH JANUARY 2022. 
 
The development has been lawfully implemented. 

 
PART OF UNIT 4A, COUNTY OAK RETAIL PARK, COUNTY OAK WAY, LANGLEY GREEN, 
CRAWLEY 
CR/2013/0507/FUL - CHANGE OF USE FROM A1 TO A1 (RETAIL) AND/OR A3 (RESTAURANTS & 
CAFES).   
 
This application does not appear to be relevant as it was not implemented and has now expired.  
 

3.12 Unit 4b (currently Halfords) 
  
CR/1994/0398 ERECTION OF MEZZANINE FLOOR – no relevant conditions. 
 
CR/2004/0235/FUL - ERECTION OF MEZZANINE FLOOR 
 
Superseded by CR/2018/0196/FUL 
 
CR/2018/0196/FUL: INTERNAL AND EXTERNAL RECONFIGURATION OF EXISTING UNITS 
INCLUDING CREATION OF A NEW CLASS A1 UNIT, AND REAR EXTENSION TO UNIT 3D. THE 
PROPOSAL INCLUDES NEW SHOPFRONT AND ASSOCIATED WORKS 

 
Condition 4.  Notwithstanding the provisions of the Town and Country Planning General Permitted 
Development Order 2015 as amended, the mezzanine floorspace within unit 3B shall only be used for 
the display and sale of bulky goods unless permission is granted by the Local Planning Authority on 
an application in that behalf. 
REASON: In the interests of the vitality and viability of the town centre accordance with Policy EC7 of 
the Crawley Borough Local Plan 2015-2030. 
 
Condition 5.  The units as reconfigured and extended shall not provide more than 6,744sqm of 
gross internal retail floorspace. 
REASON: In the interests of the vitality and viability of the town centre in accordance with Policy EC7 
of the Crawley Local Plan 2015-2030. 
 
Condition 6.  The premises shall not be used for the sale of food other than confectionary. 
REASON: A convenience retail unit would not be considered acceptable in this retail park due to an 
increased parking requirement as defined within the Urban Design SPD and to protect the vitality and 
viability of the town centre and neighbourhood centres in accordance with Policy EC7 
 
Condition 7.  The building hereby permitted shall not be occupied until provision for 14 covered 
cycle parking spaces have been provided in accordance with details to be submitted to and approved 
by the Local Planning Authority and such provision shall thereafter be used only for cycle parking. 
REASON: To ensure that adequate and satisfactory provision is made for cycles parking clear of 
adjacent highways in accordance with policy CH3 of the Crawley Borough Local Plan 2015-2030 and 
cycle parking standards of the 2016 Urban Design SPD. 
 
Condition 8.  The building(s) shall not be occupied until the parking spaces and turning facilities 
shown on the submitted plans have been provided and constructed. The areas of land so provided 
shall not thereafter be used for any purpose other than the parking and turning of vehicles. 



REASON: To ensure that adequate and satisfactory provision is made for the accommodation of 
vehicles clear of the highways in accordance with policy CH3 of the Crawley Borough Local Plan 
2015-2030. 
 
Condition 9.  Prior to the installation of new toilets, showers, sinks and other water consuming 
components within any unit with the development, details of their water consumption levels shall be 
submitted to and approved in writing by the Local Planning Authority. The components shall 
subsequently be installed in accordance with the approved details. 
REASON: To help address water stress in Crawley in the interests of sustainability and in accordance 
with policies ENV6 and ENV9 of the Crawley Borough Local Plan 2015-2030 of the Crawley Local 
Plan 2015-2030. 

 
CR/2022/0112/191: CERTIFICATE OF LAWFULNESS TO CONFIRM THAT DEVELOPMENT 
PERMITTED BY CR/2018/0196/FUL COMMENCED LAWFULLY ON SITE IN ACCORDANCE WITH 
THE APPROVED DRAWINGS ON 10TH JANUARY 2022. 
 
Issued as evidence has been provided that the relevant conditions had been discharged and works 
had been undertaken to implement the development. 
 
CR/2022/0112/191: CERTIFICATE OF LAWFULNESS TO CONFIRM THAT DEVELOPMENT 
PERMITTED BY CR/2018/0196/FUL COMMENCED LAWFULLY ON SITE IN ACCORDANCE WITH 
THE APPROVED DRAWINGS ON 10TH JANUARY 2022. 
 
The development has been lawfully implemented. 
 
 

PLANNING POLICY:- 
 

4.1 National Planning Policy Framework (Dec 2023) 
 

Paragraph 7.  “The purpose of the planning system is to contribute to the achievement of sustainable 
development, including the provision of homes, commercial development, and supporting 
infrastructure in a sustainable manner. At a very high level, the objective of sustainable development 
can be summarised as meeting the needs of the present without compromising the ability of future 
generations to meet their own needs.” 

 
Paragraph 47. “Planning law requires that applications for planning permission be determined in 
accordance with the development plan, unless material considerations indicate otherwise. Decisions 
on applications should be made as quickly as possible, and within statutory timescales unless a longer 
period has been agreed by the applicant in writing.” 

 
Paragraph 48 sets out when weight may be given to relevant policies in emerging plans. 

 
Paragraph 55 advocates the use of planning conditions and/or obligations to make an otherwise 
unacceptable development, acceptable. 

 
Paragraph 85  includes applying significant weight to be placed on supporting economic growth and 
productivity taking into account business needs. 

 
Section 7 generally sets out policy to protect town centres, and sets out policy when town centre uses 
can be permitted outside of defined town centres and primary shopping areas.  

 
Paragraph 114 requires opportunities for sustainable transport modes are taken up, access is safe 
and suitable for all users, the development is undertaken in accordance with nation guidance and 
significant impacts on the transport network in terms of capacity and congestion mitigated.  

 
4.2 Crawley Borough Local Plan 2015-2030 
 

The following policies are relevant: 
 



• Policy SD1 (Presumption in Favour of Sustainable Development) The Council will take a positive 
approach, in line with the planned approach to Crawley new town, to approving development which 
is sustainable and work proactively with applicants, stakeholders and other partners to find solutions. 
Development will be supported where it meets strategic objectives including 

• Policy CH3 (Normal Requirements of all New Development) Development should be based on a 
thorough understanding of the significance and distinctiveness of the site and its wider context and 
demonstrate how attractive or important features of the site will be retained. These include views, 
landmarks, footpaths, rights of way, trees, green spaces, hedges, other historic landscape features 
or nature conservation assets, walls and buildings. Developments will also need to be of high quality 
in terms of their urban, landscape and architectural design and relate sympathetically to their 
surroundings in terms of scale, density, height, massing, orientation, views, landscape, layout, 
details and materials. Development should also provide/retain a good standard of amenity for future 
occupants and not cause harm to the amenity of the surrounding area, including through traffic 
generation and general activity. Development should demonstrate compliance with Secured by 
Design and meet the requirements for its safe and proper use, in particular in regard to access, 
circulation and manoeuvring and in this case vehicle parking. Individual or groups of trees that 
contribute positively to the area should be retained and, where any are lost, replacement tree 
planting should accord with the standards set out in policy CH6. 

• Policy EC1 (Sustainable Economic Growth) This policy supports Crawley’s role as the key economic 
driver for the Gatwick Diamond area and supports business growth. The policy seeks to ensure that 
Crawley’s recognised economic role and function is maintained and enhanced through building 
upon and protecting the established role of Manor Royal as the key Business (B1), General Industry 
(B2) and Storage and Distribution (B8) location for Crawley and ensuring that it is the focus for 
sustainable economic growth. The policy sets out the need for approximately 23 hectares of 
employment land over the plan period.  

• Policy EC2 (Economic Growth in Main Employment Areas) recognises the significant contribution 
that the town’s employment areas make to its economy and that of the wider area, and protects 
against net loss of employment floorspace.  

• Policy EC7 (Retail and Leisure Development outside the Primary Shopping Area), which states: 
“Retail and leisure proposals in Crawley will follow the NPPF ‘Town Centre first’ principle with 
development directed to the most sequentially preferable and sustainable locations, firstly within the 
Primary Shopping Area. Proposals for edge-of-centre or out-of-centre development, will be 
permitted where it can be demonstrated that: a) the proposed development cannot be met on more 
central sites, having applied the sequential test; and b) the impact of the development will not 
undermine the vitality and viability of the town centre, as existing and planned, or neighbourhood 
centres. In assessing the impact of out-of-centre retail development proposals under part b), a retail 
impact assessment will be required to support proposals for 2,500sqm gross floorspace or greater. 
The existing out of town centre retail locations at County Oak and London Road Retail Parks have 
an established retail warehouse function and should remain the focus for any out-of-centre retail 
proposals subject to satisfying the sequential assessment and impact testing.” 

• Policy IN3 (Development and Requirements for Sustainable Transport) Development should be 
focussed to achieve sustainable transport through use of public transport, walking and cycling. 
Development should meet the access needs generated and not have unacceptable impact on 
congestion or highway safety. Proposals should be supported by a Transport 
Statement/Assessment.  

• Policy IN4 (Car and Cycle Parking Standards) Proposals should provide the appropriate car, lorry, 
motorcycle and cycle parking required by supplementary guidance.  

 
4.3 Draft Crawley Borough Local Plan 2023-2040 
 

Following the close of the Local Plan Examination Hearings, receipt of the Inspectors’ Post-Hearing 
letter (dated 31 January 2024) and the publication of the Main Modifications for formal public 
consultation, the emerging Crawley Borough Local Plan 2023-2040 has reached a very advanced 
stage. Due to this advanced stage, the up-to-date evidence supporting the emerging Local Plan and 
the clear indications provided in the Inspectors’ Post-Hearing letter, the policies in the emerging 
Local Plan should be given substantial weight. This should only differ where there is a Main 
Modification proposed to the policy element being applied. The following policies are relevant: 
 

• Strategic Policy SD1: Presumption Favour of Sustainable Development 
• Policy DD1: Normal Requirements of all New Development 



• Strategic Policy EC1: Sustainable Economic Growth 
• Policy EC2: Economic Growth in Main Employment Areas 
• Policy SDC3: Tackling Water Stress 
• Strategic Policy ST1: Development and Requirements for Sustainable Transport 
• Policy ST2: Car and Cycle Parking Standards 
• Policy TC5: Town Centre First 

 
Supplementary Planning Documents 
 
4.4 The following Supplementary Planning Documents are also relevant to this application:  
 

Urban Design (adopted October 2016) – This SPD also sets out the car and cycle parking standards 
for the Borough. 

 
 
PLANNING CONSIDERATIONS:- 
 
5.1 The main issues for consideration are: 
 

• Principle and retail impact of the proposal to introduce a condition to permit 2507sqm of food retailing 
within the wider County Oak site 

• Conditions and existing restrictions/control at County Oak 
• Highways and parking 
• Water neutrality. 

 
Principle of the proposals and retail impact of the proposal to introduce a condition to permit 2507sqm of food 
retailing within the wider County Oak site 
 
5.2 Two key retail issues are required to be considered – Firstly, planning permission was granted in 2007 

(CR/2007/0246/FUL) for the SUBDIVISION OF EXISTING UNIT 2B TO CREATE 2 UNITS (UNITS 
2B & 2D) & RECONFIGERATION OF EXISTING MEZZANINE TO CREATE A MEZZANINE WITHIN 
BOTH UNITS (2B & 2D). INSTALLATION OF MEZZANINE WITHIN UNIT 2C & ASSOCIATED 
SHOPFRONT ALTERATIONS & ALTERATIONS TO PAVEMENT & CAR PARKING LAYOUT 
OUTSIDE UNITS 2B, 2C & 2D.  The planning permission was implemented in part, and as the 
development created new planning units without controls of the retail use of the site the principle of 
an unrestricted retail consent for Units 2B and 2C is accepted.  This has been confirmed by the 
Council in the subsequent 2009 Lawful Development Certificate (CR/2009/0112/192). As the 
permission remains extant and, as confirmed by the 2009 Lawful Development Certificate, the 
floorspace where the development was implemented could now be used for the sale of food and drink. 

 
5.3 In terms of the retail impact to permit 2507sqm of food retailing within the wider County Oak site, the 

NPPF, the Planning Practice Guidance and Local Plan policy EC7 seek to ensure the vitality and 
viability of town centres through the town centre first approach. Initially the retail park was assessed 
and granted permission for non-food retail floorspace. Given the out-of-centre location of County Oak 
Retail Park and the amount of retail floorspace concerned, both sequential assessment and impact 
testing would normally be required for food and drink retail floorspace of 2,507 square metres. 
However, the potential use of this extent of floor area for food and drink within Units 2B and 2C, 
although not assessed in retail policy terms, has already been established by the 2007 permission. 
The current application would not create any additional unrestricted retail floorspace beyond that 
permitted in 2007. The condition proposed would allow the potential for the existing open retail 
floorspace within Units 2B and 2C to be redistributed around the units within the retail park and would 
not result in the creation of any additional unrestricted retail floorspace than can already be lawfully 
provided. 

 
5.4 In addition it is also considered expedient to update other conditions that apply to the overall use of 

the site. It is necessary to restrict the use to retail use class E(a) to limit potential other uses within 
Class E outside of retailing that could result in adverse impacts upon the operation of the town centre, 
the retail park and the main employment area.  

 



5.5 As the proposed variation of condition would not create any additional unrestricted retail floorspace 
or result in an additional impact upon Crawley’s other established retail centres, it is therefore 
considered acceptable. It is, however, important that an appropriate planning condition to control the 
food and drink floorspace across the site is attached to any new permission.  

 
Conditions and existing restrictions/controls at County Oak 
 
5.6 There is an extensive planning history for the units at County Oak with many having been extended 

and altered since they were originally granted outline planning permission in 1988.  The relevant 
planning permissions and applicable conditions that apply to each unit and which would be relevant 
to the proposal are set out in the Planning History Section of this report. 

 
5.7 The applicant is proposing to rationalise the outstanding relevant restrictions and conditions that apply 

to County Oak except for the café more recently erected in the car park.  In order to do this the still 
relevant conditions are proposed to be re-applied to the site overall and each respective unit.  In some 
cases the conditions need to be re-worded to ensure the conditions are up to date.  It would also 
enable the Local Planning Authority to ensure that the conditions are consistent and enables any 
potential discrepancies in conditions to be rectified.  Rationalising the existing planning permissions 
for the site will, if the planning permission is permitted, also provide a higher degree of clarity as to 
the restrictions that apply to each unit for the current and future occupiers of the retail units in the site. 

 
5.8 On the basis of the planning history it is considered that either the original or updated versions of the 

following conditions should be applied.  The original conditions are set out in detail in the planning 
history section above and the following paragraphs list the approach to be taken.   

 
5.9 Original Outline Permission CR/588/86 – All buildings on site 

Conditions: 
 

2.  External Storage - To be covered by site wide condition for County Oak Retail Park 
3. Parking - To be covered by site wide condition for County Oak Retail Park - Updated  
7. Access onto Depot Road - To be covered by site wide condition for County Oak Retail Park 
12. Restriction of Permitted Development Rights to extend or alter the buildings - To be covered  

by site wide condition for County Oak Retail Park - Updated 
13. External Lighting - To be covered by site wide condition for County Oak Retail Park 
14. Control over the sales of food - To be covered by new site wide conditions to control the overall 

levels of unrestricted retail floorspace within County Oak Retail Park. 
 
5.10 The following conditions would be specific to the units indicated: 
 

Unit 1A 
 

CR/2014/0597/FUL 
 

5.  Restriction on the amount of floorspace that can be used as a café – Updated 
6. Bird Hazard Management – Updated. 

 
Units 1B and 1C 

 
CR/2005/0384/FUL 

 
4. Control of the mezzanine floorspace – Amended 

 
CR/2014/0597/FUL 

 
4. Control over the sales of food.  To be covered by new site wide conditions to control the overall 

levels of unrestricted retail floorspace within County Oak Retail Park. 
 

Unit 2A 
 

CR/2007/0107/FUL 



 
2. Control of the mezzanine floorspace – Re-applied 

 
Unit 3A 

 
CR/1998/0505/FUL 

 
2. External Storage – To be covered by site wide condition for County Oak retail Park. 
3. Restriction of Permitted Development Rights to extend or alter the buildings – Updated and 

covered by a site wide condition for County Oak Retail . 
5. Control over the sales of food -  To be covered by new site wide conditions to control the 

overall levels of unrestricted retail floorspace within County Oak Retail Park. 
6. Loading bays 

 
Units 3B/3C/3D and 4B 

 
CR/2018/0196/FUL 

 
4. Control of the mezzanine floorspace – Re-applied 
5. Restriction on the total amount of retail floor-space. – Re-applied 
6 Control over the sales of food.  To be covered by new site wide conditions to control the overall 

levels of unrestricted retail floorspace within County Oak Retail Park. 
7. Cycle Parking – Updated and re-applied 
8. Parking Spaces – Updated and re-applied 
9. Water use control – Updated and re-applied. 

 
5.11 The recommendation therefore includes a significant number of conditions to ensure that previously 

imposed controls are re-applied to County Oak Retail Park, but excludes conditions that are no longer 
applicable or that have been complied with and no longer require further action/control.  It is therefore 
considered that the proposal would not result in a material change to the controls that currently apply 
to County Oak Retail Park. 

 
Highways and parking 
 
5.12 The proposal would not result in an increase in the floorspace at County Oak Retail Park and no 

changes are proposed to the access, parking and service arrangements.  The proposed condition to 
permit the use of the 2507sqm unrestricted floorspace by any unit in County Oak Retail Park, whilst 
potentially increasing the possibility that it may occur if a unit becomes available, would not increase 
the floorspace overall within the application site that can be used for unrestricted retailing. It is 
considered that the re-application of the other conditions will ensure that there remain suitable 
restrictions on the use of other units and the site more widely.  It is therefore not considered that the 
proposals would be likely to result in an increase in the use of the car park or congestion on nearby 
roads, than may already occur with the existing planning permissions on site. 

 
5.13 West Sussex County Council in its role as the Local Highway Authority has also confirmed that it does 

not object to the proposals, as they would not result in any noticeable intensification of the use of the 
site beyond that which could occur already. 

 
Water neutrality 
 
5.14 The Local Planning Authority received a Position Statement from Natural England on 14 September 

2021. It raised significant concerns about the impact of water abstraction in the Sussex North Water 
Resource Zone upon the Arun Valley’s protected SAC, SPA and Ramsar sites.  The proposal does 
not include any additional floorspace, neither would it result in a change of use of the floor-space from 
what can already be provided on site, albeit it is currently limited to one unit.  However, an appropriate 
assessment would be required to comply with the Habitat Regulations  to cover this aspect. The only 
part of the site that has control over water fittings is related to condition 9 of the planning permission 
granted under CR/2018/0196/FUL.  It is therefore considered expedient to re-apply this condition.  As 
the permission was however granted and implemented prior to the Natural England Position 
Statement being received, confirmed by the issuing of the certificate of lawfulness issued under 



CR/2022/0112/191, it would not be subject to the requirements of the Position Statement  and does 
not therefore need to demonstrate water neutrality. 

 
5.15 It is therefore considered that the development would be water neutral, however, this is subject to an 

appropriate assessment and consultation with Natural England, and it is therefore recommended that 
the proposals are permitted subject to the completion of the Habitats Regulations Assessment 
consultation with Natural England.  

 
 
CONCLUSIONS:- 
 
6.1 The application seeks to rationalise the outstanding relevant restrictions and conditions that apply to 

County Oak Retail Park. It would ensure the conditions are up to date and consistent and would rectify 
any potential discrepancies. Rationalising the existing planning permissions for the site will also provide 
a higher degree of clarity as to the restrictions that apply to each unit for the current and future occupiers 
of the retail units in the site. 

 
6.2 The 2007 planning permission for Units 2B and 2C effectively granted planning permission for open 

retail use. This was subsequently confirmed by a Lawful Development Certificate. The proposed 
variation of conditions, across the whole retail park, would not increase the amount of unrestricted retail 
floorspace.  The rationalisation of the planning permissions that apply to the whole site would retain the 
required controls, in regards to parking, access, lighting etc.   It is therefore considered that the 
proposals would be acceptable in retail policy, highways and parking terms, subject to a number of 
updated planning conditions as explained above.  

 
6.3 It is considered that the development would be water neutral, and subject therefore to consultation with 

Natural England in regard to Habitats Regulations Assessment it is recommended that the Planning 
Committee determine to delegate the granting of planning permission to the Head of Economy and 
Planning. 

 
 
RECOMMENDATION RE: CR/2023/0314/FUL:- 
 
To delegate to the Head of Economy and Planning the decision to PERMIT the application, subject to the 
conclusion of the Habitats Regulations Consultation with Natural England and 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. The development shall be used only for purposes within Use Class E(a) for the display or retail sale of 

goods, other than hot food, principally to visiting members of the public as defined in the Town and 
Country Planning (Use Classes) Order 1987 (as amended).   

 REASON: To protect the function of the Town Centre and ensure the development does not have an 
adverse impact upon the operation of the highway in accordance with policies CH3, EC7, IN3 and IN4 
of the Crawley Borough Local Plan 2015-2030,  policies DD1, TC5, ST1 and ST2 of the Draft Crawley 
borough Local Plan 2023-2040 and the Urban Design SPD. 

 
3. The retail park shall not be used for the sale of food and drink, other than confectionary, except from a 

total trading area not exceeding 2,507 square metres. For the avoidance of doubt, the 2,507 square 
metres includes the ancillary food and drink sales as permitted within units 1B and 1C by virtue of 
planning permission CR/2014/0597/FUL.  

   
 Prior to any individual retail unit being used for any sale of food and drink or any increase in food and 

drink floorspace taking place, a Food Use Allocation Plan indicating the retail unit within which food and 
drink sales that are proposed shall have been submitted to and approved in writing by the Local Planning 
Authority. The Food Use Allocation Plan shall include details of all units being used for the sale of food 
and drink, including the extent of the sales floorspace. At no time shall the sale of food and drink 
cumulatively exceed 2,507 square metres across the retail park. 



 REASON: To ensure that any use of the retail park for the sale of food and drink can be properly 
controlled in accordance with policy EC7 of the Crawley Borough Local Plan 2015-2030 and policy TC5 
of the Draft Crawley Borough Local Plan 2023-3040, the relevant provisions of the National Planning 
Policy Framework and the Planning Practice Guidance. 

 
4. Notwithstanding the provisions of Class A, Part 7, Schedule 2 of the Town and Country Planning 

General Permitted Development Order 2015 as amended, the buildings shall not be extended or altered 
in any way unless permission is granted by the Local Planning Authority on an application in that behalf. 

 REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 
through overflow parking and/or cause harmful environmental effects contrary to Policies CH3, IN3 and 
IN4 of the Crawley Borough Local Plan 2015-2030, Policies DD1, ST1 and ST2 of the Draft Crawley 
Borough Local Plan 2023-2040 and the Urban Design SPD. 

 
5. The car parking on site shall be retained and kept solely for the parking of cars. 
 REASON: To ensure the development can meet its parking requirements without an adverse impact on 

the operation of the highway in accordance with policies CH3, IN3 and IN4 of the Crawley Borough 
Local Plan 2015-2030, policies DD1, ST1 and ST2 of the Draft Crawley Borough Plan 2023-2040 and 
the Urban Design SPD.   

 
6. There shall be no pedestrian or vehicular access to/from the site to Depot Road. 
 REASON: To protect the amenities of neighbouring houses and Langley Green Hospital, in the interests 

of highway safety and in order for any future proposals for such access to be properly assessed in 
accordance with policies CH3 and IN3 of the Crawley Borough Local Plan 2015-2030 and policies CH3 
and ST1 of the Draft Crawley Borough Local Plan 2023-2040. 

 
7. No raw materials, finished or unfinished products or parts, crates, packing materials or waste shall be 

stacked or stored on the site except within the buildings or storage areas at any time approved by the 
Local Planning Authority. 

 REASON: In the interests of visual amenity in accordance with policy CH3 of the Crawley Borough Local 
Plan 2015-2030 and policy DD1 of the Draft Crawley Borough Local Plan 2023-2040. 

 
8. No external lighting or floodlighting shall be installed without the prior written approval of the Local 

Planning Authority. 
 REASON: To safeguard the amenities of neighbouring properties in accordance with policy CH3 of the 

Crawley Borough Local Plan 2015-2030 and policy DD1 of the Draft Crawley Borough Local Plan 2023-
2040. 

 
9. The ancillary cafe at Unit 1A shall be in accordance with the details approved under ref 

CR/2014/0597/CC2.  
 REASON: A unrestricted retail unit would require further assessment due to an increased parking 

requirement as defined within Urban Design SPD and to protect the vitality and viability of the town 
centre and neighbourhood centres in accordance with policies CH3, IN3, IN4 and EC7 of the Crawley 
Borough Local Plan 2015-2030, policies DD1, TC5, ST1 and ST2 of the Draft Crawley Borough Local 
Plan 2023-2040 and the Urban Design SPD. 

 
10. The existing mezzanine floor permitted under ref. CR/2005/0384/FUL for units 1B and 1C shall be 

limited to a sales area of 814 square metres and shall not be extended or subdivided in any manner. 
 REASON: A more intensive use of the site would be likely to cause congestion on adjacent roads 

through overflow parking and/or cause harmful environmental effects contrary to Policies CH3 IN3 and 
IN4 of the Crawley Borough Local Plan 2015-2030 and policies DD1, ST1 and ST2 of the Draft Crawley 
Borough Local Plan 2023-2040 and the Urban Design SPD. 

 
11. The Bird Hazard Management Plan for units 1A, 1B and 1C agreed under ref. CR/2014/0597/CC1 shall 

remain in force for the lifetime of the building.   
 REASON: It is necessary to manage the roofs in order to minimise its attractiveness to birds which could 

endanger the safe movement of aircraft and the operation of Gatwick Airport in accordance with policies 
CH3 and GAT1 of the Crawley Borough Local Plan 2015-2030 and policy DD5 of the Draft Crawley 
Borough Local Plan 2023-2040 and the Urban Design SPD. 

  



12. The mezzanine floor permitted for unit 2A by planning permission CR/2007/0107/FUL shall be limited 
to 232 sqm of storage floor space and 392 sqm of sales floor space. 

 REASON: The applicant has not demonstrated that a more intensive use would meet its parking 
requirements, in accordance with policies CH3 IN3 and IN4  of the Crawley Borough Local Plan 2015-
2030 and policies DD1, ST1 and ST2 of the Draft Crawley Borough Local Plan 2023-2040 and the 
Urban Design SPD. Urban Design Supplementary Planning Document. 

 
13. The loading bays for unit 3A shown on the plans approved under ref. CR/1998/0505/FUL shall be 

retained for such use and no storage or retail uses shall take place in the areas so provided. 
 REASON: To ensure that adequate and satisfactory provision is made for loading clear of the highway 

to comply with policies CH3 and IN3 of the Crawley Borough Local Plan 2015-2030.policies DD1 and 
ST1 of the Draft Crawley Borough Local Plan 2023-2040 and the Urban Design SPD. 

 
14. The floorspace at Units 3B/3C., 3D and 4B as reconfigured and extended shall not exceed 6744sqm of 

gross internal retail floorspace. 
 REASON: In the interests of the vitality and viability of the town centre in accordance with policy EC7 of 

the Crawley Local Plan 2015-2030 and policy TC5 of the Draft Crawley Borough Local Plan 2023-2040. 
 
15. The building permitted at Units 3B, 3C, 3D and 4A by CR/2018/0196/FUL shall not be occupied until 

provision of 14 covered cycle parking spaces have been provided in accordance with details that have 
first been submitted to and been approved in writing by the Local Planning Authority and such provision 
shall thereafter only be used for cycle parking. 

 REASON:  To ensure the adequate cycle parking is provided in accordance with policies CH3 and IN4 
of the Crawley Borough Local Plan 2015-2030, policies DD1, ST1 and ST2 of the Draft Crawley Borough 
Local Plan 2023-2040 and the Urban Design SPD. 

 
16. The buildings permitted at Units 3B, 3C, 3D and 4A by CR/2018/0196/FUL shall not be occupied until 

the parking spaces and turning facilities shown on the submitted plans have been provided and 
constructed. The areas of land so provided shall not thereafter be used for any purpose other than the 
parking and turning of vehicles. 

 REASON: To ensure that adequate and satisfactory provision is made for the accommodation of 
vehicles clear of the highways in accordance with policies CH3 and IN4 of the Crawley Borough Local 
Plan 2015-2030, policies DD1 and ST2 of the Draft Crawley Borough Local Plan 2023-2040 and the 
Urban Design SPD.  

 
17. Prior to the installation of new toilets, showers, sinks and other water consuming components within 

Units 3B, 3C, 3D and 4A as a part of the development permitted under ref. CR/2018/0196/FUL, details 
of their water consumption levels shall be submitted to and approved in writing by the Local Planning 
Authority.  The components shall subsequently be installed in accordance with the approved details. 

 REASON: To help address water stress in Crawley in the interests of sustainability and in accordance 
with policies ENV6 and ENV9 of the Crawley Borough Local Plan 2015-2030 and polices SDC1 and 
SDC3 of the Draft Crawley Borough Local Plan 2023-2040. 

 
18. Notwithstanding the provisions of the Town and Country Planning General Permitted Development 

Order 2015 as amended, the mezzanine floorspace within unit 3B shall only be used for the display and 
sale of bulky goods. 

 REASON: In the interests of the vitality and viability of the town centre accordance with Policy EC7 of 
the Crawley Borough Local Plan 2015-2030 and policy TC5 of the Draft Crawley Borough Local Plan 
2023-2040. 

 
 NPPF Statement 
  
 The Local Planning Authority has acted positively and proactively in determining this application by 

assessing the proposal against all material considerations, including planning policies and any 
representations that may have been received and subsequently determining to grant planning 
permission in accordance with the presumption in favour of sustainable development, as set out within 
the National Planning Policy Framework.   

 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. 



 

 

 

 


