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» Not all of the 32 identified sites can be guaranteed to produce completed
dweilings at the estimated yield. However, thase yields have not be subject to
arbitrary discounting, instead it is preferable to consider a ‘non-implementation
allowance’ for allocations in the future Local Development Framework. The
approach is based on the premise that the non-completion of some of the
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1.6 The report describes how the components of provision have been assessed in
Sectlons 3 to 6, and draws together the findings on the suggested potential within
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the review of the Plan and the recommendations from the study are set out in
Section 9.

Discusslion

1.7 The findings of the study are presented here in this report are based on the
methodology agreed at an inception meeting, subsequent telephone discussions,
meetings and written correspondence between the consultants and Crawley

- - garv.w. E—

h‘flﬂ'&;

Y | | b |




ey fleeies Pt s b Manidos, Dok
O e e '

~e >

.J Final Report — Baker Assoclates, August 2004

g Mathndniqqu and efudv nennrgmmp

Introduction

2.1 Baker Associates agreed a detailed methodology for the study with Borough

Council officers during the programme. As part of the consultation process, the
_ T = e e —
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consultants that there is nothing in the methodology which gives them cause for
concern and that they are pleased to see the methodology evolving to take account
of their comments. The study has also been the subject of other considerable and
valuable consultation and this is discussed below.
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reasonable estimates can be derived from past records, trend based data has been
used. Information of completions on previously-developed land, including
conversions, has been made available for the past 12 years in the Plan area
enabling the projection of past rates of development on smalil sites. This is
examined in section 6.
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opportunity sites cannot all be assumed to come forward for development in the
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agents and deveiopers is set out in _paragraph 4.11. This has been of assistance in

;‘— L rm E‘s—' f‘%‘”‘ L S i T ey TN —
k] i, T — ¥ -
L1




Urban Housing Potential Study of Crawiey Borough
Final Report — Baker Asaociates, August 2004

Wi arain sband fme mribmminninm $a ha minmamtad adbh caisean

on reasons for considering housing on particular sites, constraints and likely output.
'[mq_wfﬁ_mlmmdjg prcmirln 2 !ﬁh&mp-wcp nf lncal infarmatinn_ giteac within tha

urban area brought to the surveyors attention through this process were surveyed
and analysed. The output from these sources, and from all the survey work,
comprise part of the site specific yield for the Borough.

A step-by-step gulde to the methodology

. information on specific sites which could be allocated for housing (or for
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Step 3 Deflinition of study area and settiement boundaries
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capacity study, one was also promoted by West Sussex County Council, and the
other was outside the deﬁned bullt-up area boundary In addition to these land was
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are included, as the results of the study are to be used to plan monltor and
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should unless it embraces all sources of provision. The approach put forward by
Baker Associates brings an element previously left as ‘'windfalls’ into the planned
provision, which enables us to provide the Borough Council with a very sound basis
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large premises portfolios, and housing associations who would fund the schemes
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. opportunities which may not come forward for development within the plan
period, and will need therefore to be discounted (or excluded)

. sources where individual sites cannot realistically be identified (such as
residential conversions, intensification of back gardens and flats above
commercial premises) from which a proportion of the total opportunity can be
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3 Survey and analysis of site specific opportunities in the study
settlements
Introduction

31 The work on the identification of site specific opportunities for each of the areas
examined in detail has proceeded through a series of well defined stages, to
achieve consistency as far as possible.
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Consideration of identified opportunities for the purboses of the Plan

317 Each opportumty site was assessed for its sunabllrty for contributing new housmg
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4 Yields from site-specific sources
Introduction
41 Where sites have been identified, an estimate of the yield, or number of additional
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there is a high unmet requirement for both affordable housing for purchase, shared
ownership, and social housing for rent, which is exacerbated by continuing sales
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Associations we have contacted.

4.14 Land values for open market housing, as found across southem England, have
innraasedsianificantly aver the last 2/3 vears and ruaentiv range fromArcupd £9 2
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employment area. Housing land is worth at least £400,000 more per developable
acre than employment land, which enables most instances of abnormal
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» Hambleton Hill (Southgate)
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Presentation of the findings from the detalled area studies
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information gathered. After the survey work, all the information was compiled and
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. environmental and development constraints

. market appraisal
. yield in three different density/design situations

. timescale of expected development



4.38

subject to housing requirements. It is important to set this in the context of housing
supply compared with the fulfilment of strategic provisions. Whilst the study sets out
the capacity in different time periods, it is for the Plan to decide the extent of
required allocations in the review. Appendix 4 which comprises a table showing all
the rejected sites.

The table below summarises the identified sites in Crawley Borough over the three
time periods and as a total. It is important to understand that the time frames in

which the yields are set relate to the period during which the sites could physically
be developed, and reflects both physical and ownership constraints. The Council
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5 The issue of unconstrained capacity - discounting and an
allowance for non-implementation

5.1 An important issue for urban housing potential studies, and more particularly for
their use in development plans, is the way that the difference between the yield that
is derived from the sum of the capacity of individua! identified sites (the

plan is dealt with. This difference is an area likely to be highly scrutinised by
potential objectors to the way housing provision is made in the LDF (whatever their

FS .o
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The Baker Associates' approach to the identification of potential opportunities is

54
very different to ‘Tapping the Potential' because of the way that it focuses only on
reasonably realistic capacity. Whilst discounting assumptions were intended to vary
depending on how capacity was assessed, the Baker Associates’ approach requires
1= _‘ . £ - O D Sy Syt S TN
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The conclusion we reach about non-implementation is likety to minimise, or
eliminate, what TTP refers to as ‘discounting’.

A non-implementation allowance
The case for non-imniempepiatinn has p_ggn examined Ig relatian to plans in thg_nas;‘

(™ e — 4, ~ 4t 2 e by Sttt B e ‘

56

implemented. Non-implementation in respect of taking forward sites in the UHCS is
defined as making an allowance for allocations that might not materialise into
completions in the Plan period.

The UHCS advocates that the sites which it recommends for allocation are taken
forward by the Council into the Plan process. Those sites which are acceptable to
the Council should then be subject to scrutiny, within the Plan process, to determine
whether a non-implementation allowance is required.

Y milad bhnen ln me cmmarnlhs mmrand malantifia nabhnd far acriiinans At A nan

P I —



i~

1ghenHa wion Potential Study of (rewsay Rerauah

y |
(= —————————————————————————————————————————————————————————————————————
£ -

Y

6 Identification of provision from non site-specific sources

6.1 New dweliings will continue to come forward from development within the urban
irmomnnh_ac a_rnneaniience nf narmal dovalonmant activity and indoar the

A

L] 'sﬁ!‘_'_'r --1_]‘ -

:
{



Urban Housing Potential Study of Crawiey Borough
Final Report - Baker Associates, August 2004

6.7 From the data supplied by the County Council, the average annual rate at which
units have come forward as completions within these categories over the last 12
years for sites delivering 8 dwellings is shown in the table below:

Year Completions
91-92 0
92-93 1
93-94 4
94-95 0
QR_QR i 3
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come forward for development up to 2016.
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7 Combining the different components of potential
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8.1 The Council is currently in the process of producing a new Local Development
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opportune time at which to undertake the requisite Urban Housing Potential Study.
PPG3 has created the expectation that before Plans are adopted they will have
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influenced by the Urban Housing Potential Study at every stage.
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8.13 The aim of the managed release of housing sites is to deliver in sustainable
Lg:_ﬁ;ﬂmgs sufficient completipns to maat housina renuirements. whilst at the same

time ensuring the maximum use of previously-developed land. A managed release
mechanism (MRM) is required in order to give flexibility to the type of housing land
which needs to become available on the market. This recommended approach is
designed to:
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. provide an appropriate variation in the housing market in terms of type and
location

. meet affordable housing needs on a planned basis by allocating sites suitable

1—!"' TJFL’E—‘WHE =

. to provide for individual circumstances, such as the need to secure
appropriate infrastructure provision

8.14 In putting a MRM into practice, the Council needs to identify all the suitable sites
' - ""ﬂ' L RS bt " N er—
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Monlitoring

reauirements of the wayv that the provisian is to be made and managed. |f phasing
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9 Conclusions and recommendations
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of an LDF for Crawley Borough. This Study has used different approaches to
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8.21 This monitoring process will enable an effective review of the UHCS to take place
immediately prior to the review of the Plan, or Local Development Framework, as
appropriate at the time. This will inform better the process of allocating sites for

“:F n ‘i‘ﬂ‘ﬁl‘ﬂl""""" nnd allm tha savinur nearace tn ha haced nn tha mnet rnhist

ﬁ ‘Tl

li ! . e
4
]

b

material available.



Appendix 1

Plan of settlement
boundaries/study area
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Appendix 2

Site Yield Summary Table
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Urban Design Templates
Crawley Urban Potential Study

Typlcal location: Small site, backiand, suburban location,

- . T T h _i
hir?dl'ﬂy mﬂg’w _by em_stlng vegetation Description: Low density - detached & sgmi-detached, i
and v privacy issues. 2-storey, large gardens, garage parking.
Tml- N 27ha (87 &m ¥ 71mi o esomim ot e bt s ekl o ,_9_,_ mlbn bmmm s e LE. i
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Crawley Urban Potentia) Study
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with individual plans
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"Neighbourhood: Broadfield

Source of yield: Previously developed (vacant buildings)
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Address: {field Community College I Site Ref: If5 Site Area;
i 3.91 ha

Neighbourhood: Ifield
Source of yield: Previously devetoped (former school site)

Description of site (including ownership and any planning status) | Site Access
Former school buildings and whole site are currently under extensive ' Most likely to be off
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Address: Ifield Lower School and Deerswood Lower School Site Ref: If9 Site Area:
2.98 ha

Neighbourhood: |field

Source of yield: Previously developed schools surplus to requirement
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SITE If9 - Ifield First and Deerswood Lower School




Address: Squirrel Close Housing Allocation

Site Ref:
LG2

Site Area:
0.29 ha

Neighbourhood: Langley Green

Soyrce of vield: Greepfield — onan snaca pravinus undevelaned

-

S

il __







Address: Back Gardens, 27-61 Juniper Road Housing Site Ref: Site Area:
Allocation LG?7 0.45 ha
im
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Address: Langley Green Middle School Site Ref: Site Area:
LG8 2.92 ha (2.5ha
for housing)

Neighbourhood: Langley Green

Source of yield: Previously developed - vacant school property
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Baker Associates
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Address: Stone Court, Balcombe Road Site Ref: Site Area:
M1 271 ha

Neighbourhood: Maidenbower
Source of yield: Previously developed (house and several gardens)
Descriptlon of site (Including ownership and any plannlng status) | Site Access
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|— T ___-J Baker Associates

CRAWLEY BOROUGH COUNCIL The Crescent Centre
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Address: Land off Matthews Drive

Site Ref:
M4

Site Area:
2.12 ha

Neighbourhood: Maidenbower

Source of yield: Greenfield - Playing fields
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Baker Associates
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Address: 181-185 Woodfield Road Site Ref: NG1 | Site Area:
0.49 ha

Neighbourhood: Northgate

Source of yield: Previously developed (houses and back gardens)

Description of site (including ownership an

d any planning status) ] Site Access
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Address: East of London Road Site Ref: Site Area:
NG4 0.55 ha

Neighbourhood: Northgate

Source of yield: Vacant land not previously developed

Description of site {including ownership and any planning status} | Site Access

The site consists of informal open space and some mature trees. The Access would be via
site has frontages on two major roads Crawley Avenue and London existing track off Five
Road as well as the Tushmore roundabout. Surrounding development is | Acres

of a high-density predominantly 2-storey terraced dwellings but also
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TSITE NG4 - East of London Road



Address: Rear of Kilnmead Site Ref: Site Area:
NG5 0.16 ha

Neighbourhood: Northgate

Source of yield: Greenfield - vacant land not previousty developed
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Address: 174-180 Woodfield Road Site Ref: ! Site Area:
NG10 0.33 ha
Neighbourhood: Northgate
Source of yield: Previously developed {houses and gardens)
Description of site (including ownership and any planning status) | Site Access
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Address: Ridley's Court, Milton Mount Avenue Site Ref: Site Area:
P3 0.49 ha
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Address: Backgardens off St. Anne’s Road Site Ref: Site Area:
out P8 0.62 ha
Neighbourhood: Poundhill
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Address: 96-102 North Road Site Ref: Site Area;
TB6 0.36 ha

Neighbourhood: Three Bridges

S o Y e B e —

¥

\ |
rl y T j
‘ {

-

\
L

— L i, T N5}

|
J







["BAddsarc: Sarlot dusa A/ Talard Dlnas Dh‘n]rﬁm‘—l £ivn Bré Loy 2 . 1

!_

l'l'l' .T- l

i

[
‘el T -

--H'; ey 5, i —
-
. u T, ‘

- _ ‘

O T A — i ST — = - —— —

TV — i 3étd % 1

-' _-’ im H |
n

P

]



__" - ﬂahr Aﬁemiagji'__ L

e

SITE TB16 - Haslett Avenue/Telford Place - Phase One
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- SITE TB23 - Hazelwick School
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Address: East of Tinsley Lane Housing Allecation Site Ref: Site Area:
TB25 6.83 ha (site for
housing 4.88ha)
. gy o

Source of yield: Greenfield (sports pitches)
Description of site (including ownership and any planning status) | Site Access
This site consists of three playing fields, the southernmost site is Access is most likely

housing allocation H3B(20) in the current Local Plan, and consists of a | to be off Birch Lea,
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CRAWLEY BOROUGH COUNCIL The Crescent Centre
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“Neighbourhood: Tilgate

Source of yield: Previously developed (Schools declared surplus)

Site Access

Juilads . '

Description of snte (including ownarshlp and any planning status)
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SITE T6 - Thomas Bennett & Desmond Anderson Schools
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SITE WG4 - Dingle Close/lIfield Road
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 SITE WGS - Snell Hatch/ifield Road
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The Crescent Centre
Temple Back

Bristol

BS1 6EZ

t 0117 933 8950
f 0117 925 7714
e all@bakerassocs.com



