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1. Introduction 
1.1 This Town Centre Supplementary Planning Document (SPD) is in place to support sustainable 

regeneration and development in the Town Centre. Expanding upon the strategic vision and 
planning policies set out in the Crawley Borough Local Plan 2023 to 2040 (the Local Plan), it 
provides planning guidance to ensure that development enhances the Town Centre, and 
contributes to a well-planned, welcoming and friendly environment for people to work, visit 
and live. 

1.2 It is one of a suite of documents and programmes which together focus on delivery of a 
revitalised Crawley Town Centre. This includes the emerging Crawley 2040: An Economic 
Vision and Growth Plan document  which sets a long-term economic and placemaking vision 
to guide regeneration and investment. Through the Town Centre Regeneration Strategy, 
Crawley Towns Fund, and Crawley Growth Programme, significant public investment has been 
secured, facilitating an exciting programme of new Town Centre re- development and public 
realm improvements. 

1.3 Looking forward, the forthcoming Crawley Town Centre 2047 Masterplan will complement and 
build upon the analysis and principles set out in this SPD to help shape the Town Centre by 
setting a clear framework to guide and direct the future physical development and 
transformation of the Town Centre. 

1.4 The Town Centre SPD sits alongside these documents, providing additional planning guidance 
to assist developers, businesses and residents who may be interacting with the planning 
process. The SPD does not establish new policy, but rather expands on the Local Plan’s 
existing Town Centre focused policies. It explains the key principles, identifies where 
supporting information may need to be provided, and provides guidance to assist applicants in 
responding to these requirements.  

1.5 There are significant opportunities for the Town Centre to deliver new and improved 
commercial space to attract visitors and support sustainable economic growth; new homes 
needed to help meet Crawley’s housing needs, and facilities to support a growing residential 
population. Following the planning guidance in this document will help manage the 
relationship between these different uses, promoting a good quality of life for residents, and 
avoiding undue constraints existing commercial operations. This will help ensure that the Town 
Centre’s commercial and residential elements continue to complement one another, 
contributing positively to Crawley as a vibrant and engaging Town Centre. 

Format of this Document 

1.6 This SPD is structured as follows: 

• Chapter 2: Context, Challenges and Opportunities: Considers the Town Centre in its 
strategic context, summarises its existing character and the evolution of its local urban 
context, and identifies vision principles and place-based opportunities for the long-term 
transformation of the Town Centre. 

• Chapter 3: Supporting the Town Centre Economy: Provides guidance relating to 
employment in the Town Centre, including the use of ground and upper floor units, 
measures to avoid conflict with residential uses, and on the supporting information 
required where loss of employment floorspace or the NPPF sequential and impact tests 
are relevant. It also provides design guidance for shopfronts, advertisements and signs, 
outdoor seating and communications infrastructure. 

• Chapter 4: Town Centre Living: Provides guidance for residential developments in the 
Town Centre, including on location, amenity, affordable housing, housing mix, space 
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standards, parking and servicing.  This should read alongside the Residential 
Developments SPD.  

1.7 Applicants are encouraged to refer to the guidance set out in this SPD at an early stage in the 
design and planning process. Meaningful consideration of the approaches and requirements 
presented in this SPD will help identify and avoid potential problems at an early stage in the 
planning process, minimising the scope for delays that might arise from attempts to achieve 
policy compliance later on. 

1.8 The Town Centre SPD should be read in conjunction with the Local Plan and forthcoming 
Crawley Town Centre 2047 Masterplan documents. 

Next Steps: Crawley Town Centre 2047 Masterplan 

‘100 years since the establishment of Crawley as a New Town’ 

1.9 The Town Centre SPD is the first in a series of documents focusing on the Town Centre. The 
Crawley Town Centre 2047 Masterplan documents will add to the planning guidance, analysis 
and principles contained within this SPD and will comprise: 
• Town Centre Visioning Study 
• Town Centre Masterplan 
• Design Codes (vision defining and site specific mandatory and advisory Codes) 

1.10 The Crawley Town Centre 2047 Masterplan, in line with the National Design Guide and National 
Model Design Code, will involve more detailed baseline analysis, master planning principles, 
and 3D massing studies. It will set out a coordinated, existing character and design-led 
approach to land use, urban form, public realm, investment and delivery, supporting the 
ambition to create a more vibrant, sustainable and resilient Town Centre. 

1.11 Following Area Based Character Assessment, new area wide vision defining design codes will 
be set out which will establish design parameters that set out the strategic level design and 
spatial logic that will then guide and be translated into more focused site-specific design 
coding for individual Town Centre sites and public open space. The masterplan and coding will 
examine a series of key opportunity sites together with the surrounding public realm, 
identifying where new residential, commercial, cultural and leisure uses can be introduced to 
strengthen the character, attraction and functionality of the Town Centre. This analysis will 
underpin and set out preferred spatial strategies and development scenarios, establishing 
design parameters, and detailing the spatial logic required to inform subsequent design coding 
and long-term investment decisions.  

1.12 The Crawley Town Centre 2047 work is continuing to evolve, with the support of consultants 
Farrells, Iceni and Core 5, and will be subject to dedicated consultation, including stakeholder 
engagement and public consultation.  

  



Crawley Town Centre Supplementary Planning Document 
June 2026 

7 
 

Consultation on the Town Centre SPD 

1.13 Formal public consultation was undertaken for this SPD in accordance with the council’s 
Statement of Community Involvement. This took place over a four-week period from 8 
May 2026 until 5 June 2026.    

1.14 Details of the public consultation and representations received as part of that, along with the 
council’s responses, are set out in the SPD’s accompanying Consultation Statement. This SPD 
has been prepared taking into account the comments and suggestions received as part of the 
consultation.      

1.15 This SPD has been published to the council’s planning policy webpages: Town centre SPD | 
Crawley GOV 

 

 

 

 

 

  

https://crawley.gov.uk/planning/planning-policy/local-plan/supplementary-planning-documents/town-centre-spd
https://crawley.gov.uk/planning/planning-policy/local-plan/supplementary-planning-documents/town-centre-spd
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2. Context, Challenges and Opportunities 

Understanding the Strategic Context of the Town Centre 

2.1 Crawley is one of the leading commercial destinations in the southeast, located between 
London and the South Coast, at the heart of the dynamic Gatwick Diamond economic area. 
The borough is home to a thriving business community, an extensive retail and leisure offer and 
120,000 residents, making it the largest populated town between Brighton and the M25.  

2.2 Crawley Town Centre’s strategic position places it at the heart of major transport corridors and 
fast-growing economic hubs. Its proximity to Gatwick Airport, a key and growing national and 
international economic asset, anchors the town within a region of significant employment, 
investment and infrastructure activity. Crawley Town Centre is a key transport hub, with over 
4.3 million passenger journeys through Crawley Bus Station and approximately 1.5 million 
passengers using Crawley Railway Station each year. The area is supported by around 3,500 
car parking spaces and a 24 hour guided bus system, contributing to its overall accessibility. 
Crawley serves a catchment area that includes Burgess Hill, Haywards Heath, Horsham, 
Horley and Redhill and the Town Centre accommodates an estimated 400,000 visitors per 
week. 

 
Figure 1: Crawley's Location 
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Figure 2: Location of Crawley Town Centre 

Local Plan vision and policy ambition for the Town Centre: 

2.3 Crawley will be a modern, vibrant, healthy and sustainable exemplar digital town…. 
using its strengths to reach its potential: 

▪ Its strong and diverse communities 

▪ neighbourhood structure 

▪  high quality amenities, 

▪ bustling neighbourhood parades, 

▪  sustainable homes  

▪ economic growth 

▪ excellent connections within and beyond the region 

“The revitalised Town Centre will be the heart of the town, providing a central point for local 
people and others from across the region to enjoy social activities, shopping, culture and 
entertainment both during the day and at night. It will have a welcoming and attractive family 
friendly environment. The Town Centre will become a business growth hub and a recognised 
neighbourhood with local facilities supporting its residents”. 
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Figure 3: Local Plan Town Centre Inset Map 2023 to 2040 

 

Local Urban Context & Place-Based Opportunities 

2.4  Crawley Town Centre is one of the most opportunity-rich areas for regeneration within the 
borough. Area-Based Character Assessment and the Visioning & Opportunities Study, 
underpinning the forthcoming Masterplan and Coding, will identify a series of distinct 
character areas across the Town Centre, reflecting a varied yet at times fragmented urban 
fabric.  

2.5 Although the Town Centre benefits from several strong anchors – including Queens Square, 
The Boulevard, Memorial Gardens and Crawley College – many areas are characterised by 
inconsistent frontages, weak pedestrian environments and under-utilised sites, particularly 
along College Road, Queensway and parts of The Boulevard. These conditions undermine 
walkability, reduce the legibility of the Town Centre, and limit its cohesion as a unified 
commercial and civic destination. 

Existing Character led visioning and opportunities 
2.6 The positive aspects of existing character assets and their setting, once identified, will 

underpin and determine fixed and flexible design parameters to be set out in the upcoming 
Town Centre Masterplan as a series of design codes for future development. Quality, existing 
character assets are already in place across the Town Centre and considerably more exist in 
addition to the obvious character highlights; features such as the Conservation Areas, listed 
buildings, protected trees or the east/west view along The Boulevard. Many of these lesser-
known assets present untapped potential, offering clear opportunities for enhancement and 
expansion. As such, they will form a key foundational enabler in identifying new Town Centre 
placemaking opportunities and shaping the overall new Town Centre Masterplan vision.   These 
are attractive, local features, distinct to their immediate setting.   They provide a great starting 
point to inspire and direct design decision making regarding new spaces, places and built 
form. This in turn should result in new proposals which will both enhance and be 
complementary to the Town Centre while also being locally distinctive.  
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2.7 Some existing character features simply need to be refreshed and restored, such as the 
historic High Street. What to do is less obvious with those character assets that are less 
defined or obvious in the public imagination. Yet many of these somewhat hidden assets also 
offer significant large-scale placemaking potential, although will require more than just a 
refresh of the existing urban structure and layout. For example: 

- New direct movement routes will need to be carved out and new built form positioned so 
as to frame, overlook and reinforce these urban structure assets. 

- The Town Centre is surrounded by four large green landscape spaces at each corner of 
its boundary. A clear opportunity exists to strengthen connections between these open 
green spaces and the core of the Town Centre. This will require improving visual and 
experiential links, as well as delivering more direct and legible pedestrian routes to 
better connect these open green spaces back into the heart of the existing Town Centre. 

 
Figure 4: The four landscape open spaces on each corner of the Town Centre boundary 

Summary of existing Town Centre qualities 

Green open space 
2.8 In addition to the four large landscape spaces at its boundary, the town centre also contains a 

rich network of open and green spaces – Memorial Gardens, the Northgate Avenue landscape 
spine, the structural landscape corridors to the east of the College and west of the high street 
and the tree-lined boulevard network.  These provide a greener setting than many comparable 
urban centres. These assets offer significant placemaking potential, with opportunities to 
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strengthen east-west and north-south connections and improve the overall quality of 
sustainable movement across the centre. 

Existing public transport infrastructure 
2.9 Public transport accessibility is a strength to be built upon, with high-frequency bus rapid 

transit (BRT) and rail services linking the Town Centre, Manor Royal and Gatwick Airport, 
supporting ambitions for higher-density, mixed-use development.  

Existing Heritage Assets 
2.10 Several designated and non-designated heritage assets are located within the Town Centre, 

contributing to its character and historic interest.  The High Street Conservation Area reflects 
Crawley’s historic origins, with Queens Square and The Broadway Conservation Area 
recognising the significance of Crawley’s 1950’s Festival of Britain New Town special 
character.  The Town Centre is also home to over 20 listed and locally listed buildings, 
including the Grade II listed George Hotel and the locally listed Crawley Bandstand.  Memorial 
Gardens is a designated Historic Park and Garden. 

Regional retail destination set out along a sequence of varied indoor and outdoor spaces 
2.11 Crawley Town Centre is a retail hub, based around the indoor County Mall shopping centre, 

and linked via the pedestrian Martlets to Queens Square.    

 

 

 
 
The best quality 
existing structures, 
places and features 
that currently exist 
in the town centre.  
 
Key: 
1. Built Form: Red and  
 burgundy. 
2. Public areas / public 
open space: Yellow.  
3. Other quality Existing 
Character Assets, such 
as the historic high 
Street, are shown as 
clear areas of Aerial 
photograph. 
 

 
Figure 5: Crawley Town Centre 
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2.12 Bringing fragmented sites together, improving the public realm and reinforcing movement 
corridors collectively represent the core opportunities to support the next phase of Crawley’s 
urban evolution. This baseline understanding provides the foundation for the emerging spatial 
framework and early design principles set out below. 

History of the area 

Crawley’s Historic Evolution. Three Revolutions of change. 
2.13 Three main physical transformations have occurred in Crawley Town Centre since 1947. 

2.14 Crawley’s Town Centre has evolved through these phases each shaping the structure, 
character and identity of the modern town. They can be outlined as three successive 
“revolutions” in the Town Centre’s development. 

1. The first transformation was completed by 1966.  
This delivered the defining framework of the New Town era, including Queens Square, 
College Tower, Woodall Duckham House and Memorial Gardens – still among Crawley’s 
highest‑quality-built assets today. Much of this mid‑century townscape now holds 
conservation value, illustrating the lasting impact of the original New Town planning 
principles.  

2. The second transformation occurred in the early 1990’s 
Centred on the development of County Mall, which introduced a new indoor retail core.  

3. The latest was scheduled for the late 2010’s  
This was to be the new Town Centre North proposal. Some elements were delivered. 
However, most of this third revolution of change failed to be realised.   

 
Figure 6: Crawley Town Centre photos 
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2.15 While the second phase succeeded commercially, it delivered relatively little new townscape 
beyond the Mall itself. It also marked a shift toward internalised retail environments and 
introduced large inactive edges that disrupted earlier patterns of street-based activity. 

2.16 The third stalled transformation, in the form of the Town Centre North redevelopment, resulted 
in partial delivery, leaving several key sites in an unresolved state. The reason the Town Centre 
North redevelopment never fully materialised was due to the financial crash in 2008 which led 
to the private investors withdrawing. Subsequent major adverse economic conditions, brought 
about by COVID and water neutrality, further stalled this third transformational phase of the 
Town Centre built form. This represented a turning point: a moment when long-term ambitions 
for the Town Centre were not fully realised, creating structural gaps that remain visible today. 

 

 

1966 
 

Original Town Masterplan 
completed / Built by 1966 

 

 
(Note the pre 1947 historic high 

street is shown in brown) 

 

 

2026  
 

 
55 years later. With the exception 
of County Mall in the 1990’s, not a 

lot of additional attractive 
townscape 

Figure 7: Crawley Town Centre 1966 and 2026 

2.17 Due to the less favourable economic conditions, the Borough Council has focused on 
regenerating and improving the Town Centre public realm, with the goal of enabling fresh Town 
Centre private investment. The council has been hugely successful in unlocking over £90 
million of public funds to invest in constructing a new Town Hall, including 77,000 square feet 
of Grade A commercial office space, as well as modernising much of the public realm 



Crawley Town Centre Supplementary Planning Document 
June 2026 

15 
 

including significant improvement to Queens Square. Modernisation of key Town Centre public 
assets such as Crawley College’s campus, Crawley bus station and Crawley rail station is also 
underway. This investment has attracted significant commercial investment as well as some 
new homes - the start of the Town Centre’s residential neighbourhood. 

 
Figure 8: Queensway, facing east showing: 
(a) New Improvements to the northern end of Memorial Garden (b) the relocated bandstand, and (c) Crawley College’s D 
block terminating the vista (original laid out as part of the 1950’s New Town Masterplan design and proposed for local listing 
along with the bandstand.  
  

 
Figure 9: Public Realm improvements to Queens Square. Improved paving, seating and landscaping. Leading south to the 
Martlets and the entrance to County Mall beyond 
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2.18 Over time, these historic cycles of growth, reconfiguration, stalled delivery, and public realm 
improvements have produced a Town Centre with a mix of strong heritage elements, 
significant assets, and areas requiring renewed vision and intervention. Understanding this 
evolution is fundamental to shaping the next phase of Crawley’s urban development. 

2.19 Crawley Town Centre today is a complex and evolving urban place shaped by the three major 
phases of development. These overlapping phases have produced a patchwork of high‑quality 
heritage assets, successful public spaces, and areas of fragmented or poor‑quality 
townscape. 

 

 

 

 

 

Historic High Street. 

 

 Queens Square Improvements.  The Boulevard looking east.  

 

 

 

 

 

County Mall  College Tower & Bridgewater 
house 

 The New Town Hall 

Figure 10: Different parts of the Town Centre today 

2.20 While the Town Centre benefits from exceptional public transport connectivity, a diverse mix of 
character areas, and valued civic spaces such as Memorial Gardens, Queens Square and the 
tree-lined Boulevard, it also contains extensive inactive frontages, weak edges, and 
inconsistent public realm that collectively diminish its overall attractiveness, legibility and 
sense of identity. 

2.21 Changing economic conditions - including retail contraction, reduced office demand, and the 
stalling of market led regeneration schemes – have slowed private investment. At the same 
time, high density housing has often struggled to compete with suburban alternatives, limiting 
the formation of a stable residential community within the Town Centre. 

2.22 Yet demand for new homes remains strong, and Crawley possesses significant untapped 
potential: a robust urban structure, rich heritage, strategic regional location, and opportunities 
for new promenades, civic spaces and contemporary development. 
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2.23 Unlocking this potential will require a clear spatial vision, design led interventions, and 
proactive council leadership to guide development.  With the right framework, Crawley Town 
Centre can evolve into a distinctive, vibrant and contemporary “modern mini city” – one that 
attracts residents, visitors and long term investment and reinforces the town’s role at the heart 
of the Gatwick Diamond.  

 

 
Figure 11: The Area today. Highlighting the 'heart' of the Town Centre (the historic High Street and the retail core of Queens 

Square and County Mall), heritage assets (see key above) and the main areas of landscaping 

Vision Principles 

2.24 The following Vision Principles set out the overarching direction for the long-term 
transformation of Crawley Town Centre. Together, they provide a clear framework to guide 
growth, investment and placemaking over the next two decades, ensuring that all development 
contributes to a more vibrant, distinctive and resilient urban centre. These principles build on 
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the Town Centre’s pre-World War Two and New Town heritage, its strategic regional role and 
location and its rich network of public spaces, setting out the qualities and ambitions that 
future projects should collectively and incrementally achieve.   

2.25 The six principles that follow articulate this vision, establishing a shared foundation for design 
decisions, spatial planning and phased delivery across the Town Centre. They will set the 
foundation for the Town Centre Masterplan and Design Codes. 

01 Developing High Quality Urban 
Living 

02 Reinforce & Enhance Existing 
Assets 

03 Establish a Distinctive Identity 

Residential development will be 
directed to locations capable of 
delivering high-quality, compact 
urban living, using a variety of 
house types, including townhouses 
and maisonettes as well as higher 
density apartment living for a 
diverse population.  
 
New homes must provide strong 
internal and external amenity so 
that town-centre living becomes a 
genuinely attractive alternative to 
suburban housing. Development 
should demonstrate how it 
supports a balanced, sustainable 
community and contributes to 
long-term town-centre vitality. 

The Town Centre’s key spatial 
form, urban structure, landscape 
and heritage assets will form the 
foundation for future change.  
Investment will focus on 
restoring, enhancing and re-
imagining valued existing places 
and features such as the High 
Street, Memorial Gardens, 
Queens Square, The Boulevard 
and the Broadwalk, as well as 
existing vistas and structural 
landscape.  This will strengthen 
the role of these features as 
anchors of identity and civic life. 
Development should respond 
positively to these assets and 
contribute to their long-term 
stewardship. 

Crawley will develop  

a confident and contemporary 
urban identity rooted in its pre-
World War Two and New Town 
heritage. In the eastern half of the 
Town Centre in particular, 
architecture and public realm 
design should reflect the New 
Town modern character and take 
advantage of opportunities for 
taller buildings and high-density 
residential development.  

Development must demonstrate 
design excellence, high-quality 
materials and a coherent response 
to the Town Centre’s evolving 
character areas. 

04 Create a Network of Destination 
Spaces 

05 Strengthen Movements & 
Legibility 

06 Secure long-term Quality 
Resilience 

A series of high-quality public 
spaces, civic squares, 
promenades and cultural nodes 
will be delivered to establish 
Crawley Town Centre as a vibrant 
destination. This will include better 
walkable connections both within 
and connecting to the town centre 
and physical embracing, via new 
wide legible connections, the 4 
large green landscape spaces 
currently dislocated from, but just 
outside the Town Centre boundary.  
 
 
These spaces will support social 
interaction, cultural activity, 
family-friendly environments and 
everyday use.  
Development proposals must 
contribute to this network by 
activating ground floors, improving 
permeability and ensuring that 

The Town Centre will prioritise 
the quality of walking and cycling 
movement and public transport. 
The former will be supported by a 
coherent network of direct 
routes, wide pedestrian 
promenades and arrival spaces, 
including corridors linking out to 
adjacent neighbourhoods.  
Extensive BRT (Fastway) lane 
separation will be delivered to 
ensure speed and dependability 
of service.   
Building upon the first phase of  
the Station Gateway project , 
phase 2  aims to deliver a new 
Multi Modal Interchange for the 
Town Centre by adding  improved 
user facilities and pedestrian 
connections between bus and 
rail across Station Way and Friary 
Way.  
 
All to enhance accessibility and 

All development must demonstrate 
long-term durability, adaptability 
and design integrity. Design 
coding, design review panels, 
planning conditions and active 
project leadership will ensure 
quality is not diluted through ‘value 
engineering’ or incremental 
piecemeal change.  Tools such as 
ongoing scenario planning and 
viability testing will be used. 
 
Materials, detailing and public 
realm components should be  
robust, maintainable and 
appropriate to the Town Centre’s 
role. 
 
 
 Temporary measures may be used 
where necessary to maintain 
quality until permanent solutions 
are in place. 
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public spaces are safe, inclusive 
and resilient. 

reduce reliance on private 
vehicles. Incrementally, new 
development must contribute to 
a legible, well-connected urban 
structure that encourages 
sustainable movement and 
supports increased footfall 
across the wider Town Centre.  

Figure 12: Town Centre Vision Six Principles  

Existing Character Led Growth 

2.26 The vision seeks to build on the strengths of both the Town Centre and adjoining areas while 
unlocking their combined potential. It sets out to achieve a Town Centre that is more 
connected, coherent and people focused - one in which key assets such as Queens Square, 
The Boulevard, Memorial Gardens and the College campus for example, are woven together 
through improved public realm, clearer, direct and connected pedestrian and cycle routes and 
a more legible spatial structure. 

 
Figure 13: A variety of redevelopment sites and public open space opportunities for change and improvements 
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2.27 As part of this, the emerging Town Centre 2047 Masterplan will identify and set out 
opportunities to reinforce valued places, re‑examine underperforming streets and spaces, and 
re‑imagine areas with the greatest potential for change. 

2.28 The goal is to create a Town Centre that draws on its layered identity while evolving into a more 
vibrant, mixed-use and experiential destination for residents, workers, visitors and students 
alike.  

Making more efficient use of land: Town Centre re-development opportunities 

 

 
Figure 14: Development opportunities within the Town Centre 

2.29 The areas of dark yellow shown above in Figure 14 illustrates the substantial quantity of 
underutilised land that currently exists in the Town Centre. 

2.30 Developments shown above as consented or in the process of planning are predominantly 
high-density residential proposals.  
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3. Supporting the Town Centre Economy 

3.1 Introduction 

3.1.1 Crawley has long been a healthy, vibrant and competitive Town Centre, offering a good mix of 
shops, restaurants and leisure uses and providing a pleasant environment for residents and 
visitors. However, like most town centres, its economy is undergoing structural 
transformation. 

3.1.2 Macro-level changes to shopping habits, through online retailing and a downturn in 
expenditure, has reduced people’s reliance on traditional town centre retail. Retail vacancies 
are relatively low, but this reflects a trend whereby several higher-end national retailers have 
vacated, with vacant units tending to be taken up by budget or charity retailers, or providing 
opportunities for independents. Changed work habits, post-pandemic, reflect the shift 
towards hybrid working. This has reduced the need for fixed deskspace, with the downsizing or 
decentralising of businesses resulting in a retraction of traditional office and professional 
services from the Town Centre. The years following the pandemic have also seen a weakening 
of the long-established connection between airline staff and the Town Centre evening 
economy. As a result, footfall and consumer patterns have been altered and impacted. Wider 
movement towards leisure and experiences has increased the importance of mixed-use 
developments and public realm that encourages ‘dwell time’ from visitors.   

3.1.3 The council has led efforts to boost the Town Centre economy and generate new business 
investment and jobs through facilitating major programmes of new infrastructure. The Town 
Centre Regeneration Programme has already delivered significant improvements to Queens 
Square, Queensway, and Eastern Gateway. The forthcoming Station Gateway project will 
transform this key public transport entrance to the Town Centre through enhanced pedestrian 
access, public realm improvements, and measures to enhance the user experience at Crawley 
bus station. 

3.1.4 Well-designed and engaging places generate interest and activity, attracting visitors and 
investment. Through the Local Plan, policies are in place to maximise the potential of the Town 
Centre, supporting a diversification of uses whilst strengthening its important economic and 
commercial role. Interactions with the street scene and public realm, both positive and 
negative, play a role in shaping perceptions and experiences of the Town Centre. Through the 
measures set out in this section, there is a pathway to positive interventions that support the 
economic function of Crawley Town Centre and enable it to thrive. 

3.2 Achieving Vitality and Viability at Street Level 

Ground Floor Units in the Primary Shopping Area 
3.2.1 Situated within the Town Centre Boundary, the Primary Shopping Area is the traditional retail 

heart of Crawley Town Centre. It is home to over 300 commercial units, which form the primary 
and secondary shopping frontages (Figure 15) as designated by Local Plan Strategic Policy 
TC1. 
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Figure 15: Local Plan Town Centre Key Designations 

3.2.2 The shopping frontages are in place to guide the different types of use permitted at ground floor 
level within the Primary Shopping Area. Recognising that shopping habits continue to evolve, 
Town Centre experiences are no longer focused solely on retail, and the policy affords 
flexibility within the primary and secondary shopping frontages for a range of uses that support 
Town Centre vitality and viability. 

3.2.3 The Primary Shopping Frontages, including The Martlets, Queens Square and County Mall 
(ground floor) represent the daytime focus of the Town Centre. These frontages are 
characterised by a high concentration of retail uses with strong representation from national 
chains, supported by other complementary commercial uses. These frontages generate the 
greatest footfall, contributing significantly to overall Town Centre vitality and viability. Within 
the Primary Shopping Frontages, at ground floor level, development within Use Class E (Table 
3.1), which encapsulates many of the ‘main town centre’ uses as defined by the NPPF, will 
normally be permitted. 
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Table 1: Use Class E: Commercial, Business and Service 
Use Class Description 

E(a) Display or retail sale of goods, other than hot food 

E(b) Sale of food and drink for consumption (mostly) on the premises 

E(c)(i) Financial services 

E(c)(ii) Professional services (other than health or medical services) 

E(c)(iii) Other appropriate services in a commercial, business or service locality 

E(d) Indoor sports, recreation or fitness (not involving motorised vehicles of firearms or 
use as a swimming pool or skating rink) 

E(e) Provision of medical or health services (except the use of premises attached to the 
residence of the consultant or practitioner) 

E(f) Creche, day nursery or day centre (not including a residential use) 

E(g) Uses which can be carried out in a residential area without detriment to its 
amenity: 

E(g)(i) Offices to carry out any operational or administrative functions 

E(g)(ii) Research and development of products or processes 

E(g)(iii) Industrial processes 

3.2.4 The Secondary Shopping Frontages are largely located towards the edges of the Primary 
Shopping Area, and include High Street, Broad Walk, The Broadway, and The Boulevard. These 
frontages are characterised by a variety of commercial uses, including key retail anchors and 
smaller independent shops, alongside a greater presence of restaurant, bar and hot food take-
away uses. Daytime pedestrian footfall is lower than in the central parts of the Town Centre, 
with some units long-term vacant, though a competitive leisure and recreation offer 
contributes significantly to the evening and night-time economy. Within the Secondary 
Shopping Frontages at ground floor level, development within Use Class E (Commercial, 
Business and Service Use), drinking establishments (Sui Generis), and hot food takeaways (Sui 
Generis) will normally be permitted. 

3.2.5 As town centres adapt to changing circumstances, it is essential that flexibility is in place to 
support alternative commercial uses beyond those specifically identified for the Primary and 
Secondary Frontages. Strategic Policy TC1 is therefore clear that other main town centre uses, 
beyond those specifically identified within the Policy, will be supported within the Primary 
Shopping Area provided it can be demonstrated through a proportionate Economic 
Statement, that the proposed use will support the overall vitality and viability of the Town 
Centre.  

3.2.6 Within the Primary Shopping Area, an Economic Statement is required to support planning 
applications that propose the change of use of ground floor units, as follows: 

- Primary Shopping Frontage: Required where the proposed development falls outside of 
Use Class E. 

- Secondary Shopping Frontage: Required where the proposed development falls outside 
of Use Class E and is not a drinking establishment or a hot food take away. 

3.2.7 The Economic Statement can be provided as a standalone document or as a dedicated section 
within the Planning Statement. As per CBLP Strategic Policy TC1, it will need to demonstrate 
how the development would support Town Centre vitality and viability. The Economic 
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Statement should explore the following themes, where applicable, in relation to the proposed 
development: 

i. Is the development a ‘Main Town Centre’ use? The NPPF identifies a range of main town 
centre uses, i.e. uses that should be directed to town centre locations before other ‘out of 
centre’ locations are considered. Whilst many of these fall within Use Class E or are 
otherwise covered by Strategic Policy TC1, other main town centre uses outside of the 
policy definitions may add to the overall vibrancy of the Town Centre. In these cases, 
supporting commentary should explain how the proposed use is appropriate to a ground 
floor location within the Primary Shopping Area. 

ii. Is the development a ‘Town Centre Neighbourhood Facility’? Recognising the dual 
commercial and residential roles of the Town Centre, Local Plan Policy TC2 supports 
development of neighbourhood facilities to support the needs of a growing residential 
population. Many of these uses fall within Use Class E and are supported by policy, but 
others may fall under Use Class F1 (non-residential institutions) or F2 (local community 
uses), in which case the Primary Shopping Area location must be justified in the context of 
Town Centre vitality and viability. 

iii. Active and Engaging Frontage: How will the proposed development contribute to an 
active and engaging street scene? This could for example be achieved through shop front 
design, removal/avoiding of blank façades, refurbishing or modernising existing units, 
bringing longer-term vacant unit(s) into beneficial use. 

iv. Hours of Operation: Would the proposed use, through its hours of operation, help to 
generate activity and footfall during the day, or into the evening and night-time. 

v. Customer choice and mix of uses: Would the proposed development provide a different 
offer or improve the range of choice within the Town Centre? Might it attract visitors from 
within and outside of Crawley? Positive impacts to Town Centre vitality and viability that 
should be expanded upon in the Economic Statement. 

vi. Supporting the Economy: The Town Centre is one of Crawley’s Main Employment Areas. 
The Economic Statement should provide detail on the anticipated number of full and part 
time jobs created, detailing any wider economic benefits that would be delivered. 

3.2.8 Standalone proposals for take away use are not generally supported at ground floor level in the 
Primary Shopping Frontages. This is because the hours of operation typically associated with 
this type of use can result in closed or inactive frontages during daytime hours. It is however 
recognised that some take away uses will operate during daytime as well as evening hours, 
enabling an active frontage to be retained. Should take away use be proposed within the 
Primary Shopping Frontage, assurances will be sought relating to the provision of active 
frontage, proposed hours of operation, and impact on Town Centre vitality and viability, with 
these to be detailed by the applicant through the Economic Statement. 

Meanwhile Uses 
3.2.9 Where land or buildings have been vacant for an extended period, the introduction of 

‘meanwhile’ uses can have a positive impact on Town Centre vitality. The term refers to the 
short-term use of empty buildings or sites, introducing new or innovative uses on a temporary 
basis, until such time as they can be brought back into more permanent use. This could be for 
commercial purposes such as ‘pop up’ shops or food outlets, or for the benefit of the local 
community through (for example) cultural or meeting spaces, informal training and learning 
spaces. Opportunities may exist to test demand for spaces capable of accommodating 
changed work practices, such as co-working, incubation and innovation spaces, hybrid-
friendly spaces, creative, digital and start up workspace. 
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3.2.10 Meanwhile uses provide an opportunity to help keep town centres vibrant, introducing new 
uses and spaces that generate activity and interest. They can support local enterprise through 
providing opportunities for new businesses to test the market and enable landlords to secure 
short-term income streams on otherwise vacant units. Wider benefits include the re-activating 
of vacant spaces and avoidance of blank frontages, increased footfall, and improved 
perceptions of safety. Meanwhile uses therefore represent a credible mechanism for 
regeneration, including the phased regeneration of key sites. Further detail on meanwhile uses 
is set out under Local Plan Policy EC10 (Flexible Temporary Cultural and Creative Uses). 

Shopfronts and Active Frontage 
3.2.11 Crawley Town Centre contains a mix of commercial units, including those of a traditional style 

and more recent additions. A good shopfront display clearly expresses the shop’s identity and 
purpose through simple design and graphics and an attractive display and overall look. Well-
designed, active frontages that complement the character and style of neighbouring units can 
contribute significantly to a coherent and engaging streetscape. In contrast, lack of 
consistency between shop frontages can create a cluttered and jarring appearance that 
detracts from the Town Centre environment (Figure 16). 

 

 
Figure 16: Examples of the impact of well and poorly designed shopfronts on the streetscape 

 

3.2.12  Carefully designed shopfronts that interact positively with the public realm generate interest, 
encouraging people to visit businesses, and dwell after their primary tasks are complete. The 
following design principles, relating to key features of the shopfront (Figure 17), can help create 
this positive sense of place.  
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Figure 17: Key elements of a traditional shopfront 

3.2.13 Shopfront design should have careful regard to the character of its location. If the street 
features a uniform architectural style, similar shopfronts are likely to be appropriate, but in 
areas with diverse buildings from different periods, variety can add charm. 

3.2.14 Transparency is a key principle in shopfront design, and shop frontages should be largely 
glazed to maintain a window display. Designs that rely heavily on tinted glass, blank panels or 
excessive frosting are discouraged as these can make the frontage feel closed off and 
uninviting. Glazing should be maximised to allow clear views into the interior as this 
encourages interaction between the shop and the street. 

 
Figure 18: The Boulevard Florist is a good example of a traditional New Town shopfront

3.2.15 For traditional shopfronts (Figure 18), key elements, such as the stallriser, doorway, pilasters, 
fascia, and cornice should work together in harmony with the building’s proportions and 
detailing. The shopfront should reflect the building’s width and vertical divisions, rather than 
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obscure them. Traditional shopfronts often feature a recessed doorway, and where present 
these should be retained, with the scope for reinstatement considered where this would 
restore consistency with neighbouring units within the frontage. Decorative tiling should be 
retained (if present) and reinstatement is encouraged. 

3.2.16 New or refurbished retail space should be designed to be outward-facing with active frontages 
and displays. Inward facing retail space that turns its back onto the street will not be 
supported. Contemporary shopfronts should be well integrated into the architecture of the 
building, reflecting the building’s overall style, using materials, proportions, and detailing that 
are consistent with its contemporary character. 

3.2.17 Fascias should be designed to enhance the streetscape and building, rather than to just 
advertise premises. The proportions of fasciae should be based on the character of the 
surrounding area and streetscape and the proportions on the building they sit within. 

3.2.18 Fascias should not extend too far down in relation to the rest of the shopfront. To maintain 
overall balance and proportions, fascias should not normally extend above the cornice or 
below the architrave. Often, the most suitable height for fascia boards is a fifth of the overall 
height of the shopfront from the cornice to the pavement. Account should be taken of the 
depth of fascias on adjoining and nearby properties. Lettering on fascia signs should be 
proportionate to the scale of the shopfront. 

3.2.19 Fascias should, where possible, have a small projection above them, both decorative and 
functional. This will visually help define the boundary between the shopfront and the rest of the 
building and prevent water running down the face of the shopfront. Deep box fascia which 
project beyond the shopfront frame should be avoided. Fascia signs should not obscure or 
damage existing architectural features. 

3.2.20 Stallrisers refer to the part of a shopfront below the display window. These can be important 
both visually and as a means of protection for the shop window. While stallrisers are important 
components of older and more historical shopfronts, they are appropriate to newer shopfronts 
and should be included as part of shopfront design. This improves visual appearance and 
avoids maintenance problems that can occur where the window reaches down to pavement 
level. 

3.2.21 Stallrisers should be at least 300mm high, though height may vary depending on the style of 
the shopfront and the character and appearance of adjoining or nearby shopfronts. 
Contemporary shopfront designs, including shopfronts without stallrisers may be allowed 
when appropriate and justified. 

3.2.22 Entrances to retail spaces should be at regular intervals, helping to retain a consistent 
uniformity and rhythm. The design of doors should be in keeping with the other elements of the 
shopfront, with the solid bottom panel aligning with the stallriser, and top of the door aligning 
with the transom (if present).  

3.2.23 New build shop units and shopfronts should be designed to be fully accessible to everyone. 
Entrance doors should be accessible to all, particularly wheelchair users and people with 
limited manual dexterity. Doors should have a minimum clear opening which meets Building 
Regulations – doorways used by members of the public must be wide enough to accommodate 
wheelchair users. This generally means a clear opening width of at least 1000mm for main 
entrance doors, however this varies depending whether the building is an existing building, a 
new building and other details such as whether this a porch or lobby. 

3.2.24 Canopies, directly built into the commercial unit building (Figure 19), are a key design feature 
of Crawley Town Centre and synonymous with its New Town character, reflected in the 
designation of Queens Square and The Broadway Conservation Area. These are an important 
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design feature, providing strong horizontal emphasis and marking a designed break between 
ground floor and upper floors. Development proposals that would result in any loss of the 
built-in canopies will be resisted. Advertising or signage on the built-in canopies will not be 
acceptable. 

 

 

 

 
Figure 19: Canopies are a key New Town design 
feature in Queens square and the Broadway 
Conservation area 

 
 

3.2.25 If new canopies or blinds are proposed, these should normally be retractable rather than fixed 
and only used when necessary, to avoid street clutter. A minimum height of 2.4m should be 
retained at the edge of the canopy when extended, to ensure it is not a hazard to pedestrians. 



Crawley Town Centre Supplementary Planning Document 
June 2026 

29 
 

As with all elements of the shopfront, thought must be given as to how the box for retractable 
blinds is integrated within the overall design. 

3.2.26 Security shutters which completely obscure the shopfront have a deadening effect on the 
shopping area and undermine the character or attractiveness of the town at night – these are 
not supported. Where security shutters are necessary, external solid and/or perforated grills 
will be resisted in favour of open brick bond or lattice shutters. For traditional shopfronts, 
removable timber or metal lattice style shutters are often more appropriate than horizontally 
operated lattice security gates, but should not extend across windows. Figure 20 refers. 

 

 

 

 

 

 
 
 
 
 
 
 
 
 
 
 

 
Advertisements and Signs 
3.2.27 Signs and advertisements are a long-established feature of town centres, seeking to catch the 

eye of passers-by, if only fleetingly. Well-designed outdoor advertising can make a positive 
contribution to the visual environment, creating a lively atmosphere of colour, variety and 
interest. However, where poorly designed or inappropriately located, advertising and signage 
can lead to clutter and visual confusion, negatively impacting upon the overall sense of place. 
Therefore, it is important that advertisements and signs are a conscious consideration, 
integrated as early as possible into the overall design of a development. 

3.2.28 The material, lighting, colour and scale of the advertisements should relate to the building and 
development they are attached to. The following general principles apply: 

i. Main advertisements and signs should normally be located on the most prominent 
frontage of the premises. 

ii. Smaller adverts may be appropriate on other elevations, though should be kept to a 
minimum. 

iii. Signs should be of an appropriate size for the building on which they are displayed and 
should not seek to dominate or visually detract from those buildings. 

iv. A mixture of sizes and styles of signs and advertisement boards must be avoided to 
prevent visual clutter. 

v. Advertising and signs should not impact the visual amenity of the surrounding area and 
should not pose any danger to highway safety. 

3.2.29 Projecting signs are a type of display, frequently double-sided, that does not lie flat on a wall, 
instead protruding outwards from the fascia. Only one projecting sign per commercial unit will 

Figure 20: Inappropriate solid grill shutters (left) and more sympathetic brick 
bond lattice shutters (right) 
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normally be permitted in the Town Centre.  Such signs should not project more than 0.8m from 
the face of the building and should be at least 2.4m above ground level, normally at the same 
level as the main fascia, to prevent danger to pedestrians. 

3.2.30 Illuminated signs are designed to be visible at night or in low-light conditions, often using LED 
or other lighting technologies to enhance their visibility. Within the Town Centre, illuminated 
signs can add colour and interest at night, and can support security and safety by making an 
area feel less intimidating after dark. The following principles are relevant to illuminated 
signage: 

i. The illumination should not be detrimental to the amenity of the area, or intrusive to 
any adjoining residential areas or properties. Where there is risk of amenity impact on 
residential properties, the council will consider whether consent should be refused or 
whether a restriction on the hours of illumination would be appropriate. 

ii. Will normally be restricted to fascias and projecting signs and should not conflict with 
the operation of the highway. 

iii. Intermittent (flashing) signs will not be acceptable as they create distraction. 
iv. Laser adverts will not be acceptable. 

3.2.31 The design and level of luminosity for illuminated signage is more restricted in Conservation 
Areas, and applicants should refer to the Conservation Area Statement for the High Street, and 
the forthcoming Statement for Queens Square and The Broadway, where relevant. 

3.2.32 "A" Boards and other displays on pavements outside shops are not supported, as they are a 
dangerous and unwanted obstruction, particularly for people with a disability or mobility 
issues, pushchair and pram users, and the elderly.  Advertising boards are not included in the 
definition of furniture within the pavement licensing regime and require consent under the 
Highways Act 1980. 

3.2.33 When applying for advertisement consent, elevational drawings of the proposed 
advertisement(s) will be required and drawn to scale, showing a site location plan as well as 
its size and position on the land and/or building in question. Signs on buildings should be 
shown in the context of the complete building elevation and its relationship with adjoining 
properties, photographs and photomontages will assist. Full details of materials and colours 
to be used will also be required, together with means of illumination, where relevant. Before 
displaying any advertisement, written consent from the property owner must be obtained. 

3.2.34 Digital advertising, as standalone adverts or part of dedicated communication hubs, can, 
unless carefully planned, detract from the street scene and cause distraction and visual 
clutter. It is therefore important that guidelines are in place to ensure that, particularly where 
these are proposed within the Town Centre, negative impacts on amenity and setting are 
avoided. 

3.2.35 In the interests of protecting visual amenity, digital advertisement displays should be statically 
illuminated, and the intensity of illumination should not exceed 600 candelas per square 
metre during daytime hours, nor 300 candelas per square metre between dusk and 23.59. 
Advertisement screens should be switched off between the hours of 23:59 and 06:00. The 
levels of luminance on digital signs should be controlled by light sensors to measure the 
ambient brightness and dimmers to control the lighting output to within these limits. Digital 
screens should not display moving or audible images, including animation, flashing, scrolling 
three dimensional, intermittent or video elements, and should avoid blending between 
adverts. The minimum display time for each piece of content on digital display screens should 
be at least 10 seconds. 

3.2.36 In relation to all forms of advertising, the council has an Advertising & Sponsorship Policy and 
a restriction on the advertisement of food and drink that are High in Fat, Salt or Sugar (HFSS) in 

https://crawley.gov.uk/sites/default/files/documents/INT230668.pdf
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line with national guidelines. It is suggested that all public advertisements adopt these 
standards. At a minimum, they should comply with national standards and advertisement 
restrictions for locations close to schools and for advertisements aimed specifically at 
children.   

Communications Infrastructure 
3.2.37 Several applications have been received for the installation of modern communication hubs. 

These are frequently standalone installations, requiring planning permission, that can provide 
a range of services including calls, public Wi-Fi, device charging, defibrillators, and wayfinding 
assistance via digital screens. 

3.2.38 There is a need to ensure these units are carefully designed and appropriately located to avoid 
street clutter and ensure public safety. The council will ensure that these are appropriate to 
their location in terms of scale and design, maintain clear access routes having regard to the 
needs of all users, and demonstrate sufficient public benefit to justify their installation and 
address anti-social behaviour concerns. 

3.2.39 Should communications hubs seek to include digital advertising screens, separate Advertising 
Consent is required. Digital media should not pose a distraction or public safety risk and must 
be suitably located to minimise risk of hazard. Where infrastructure has digital advertising, 
operators must justify that the primary purpose is electronic communications. All digital 
adverts must comply with the guidance in the section on Advertisements and Signs. 

Outdoor Seating and Removeable Furniture 
3.2.40 Outdoor seating areas associated with hospitality businesses such as cafés, coffee shops, 

restaurants and bars can contribute positively to the vibrancy and vitality of town centres, 
adding interest and activity to the street scene during the daytime and evenings. However, if 
not carefully managed, there is risk of creating clutter and obstruction that may detract from 
the setting of the Town Centre. The placing of removeable furniture on highways land adjacent 
to premises is therefore a regulated process, requiring the business in question to obtain 
permission in the form of a pavement license. 

3.2.41 Any outdoor seating area which is proposed on public highway land, including tables, chairs or 
barrier screens, will require a pavement license. Applications for a pavement license will be 
determined by the council’s Licensing team, and once a pavement license is granted, or 
deemed to be granted, the applicant will benefit from deemed planning permission to use the 
land pursuant to the pavement licence for the duration of that licence. 

3.2.42 Pavement license applications should clearly outline the extent of the area that is proposed to 
be utilised for outdoor seating, and provide information including the type of furniture 
proposed, the positions and number of proposed tables/chairs, details of how the area will be 
properly defined (for example by barrier screens), and information on hours of operation. 
Furniture that is not removable and used in connection with the outdoor selling or 
consumption of food or drink is not permitted by a pavement licence. 

3.2.43 Should outdoor seating areas propose to display advertising, it is likely that advertising 
consent will be required. Advertising consent is dealt with through the planning system, so it is 
separate to the process for obtaining a pavement license. It requires an application to be 
submitted to the council’s Development Management team.  

3.2.44 Where a pavement licence is granted, clear access routes on the highway need to be 
maintained, having regard to the needs of all users. Further guidance on the council’s 
pavement licence policy is available on the Crawley Borough Council website. 

https://www.gov.uk/government/publications/the-nutrient-profiling-model
https://crawley.gov.uk/sites/default/files/2024-10/Pavement%20plicence%20policy.pdf
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3.3 Making the Most of Upper Floors: Employment Uses and Town Centre Neighbourhood 
Facilities 

3.3.1 The Primary Shopping Area townscape is characterised by mid to late 20th century buildings 
ranging between three and five storeys in height. These broadly take the form of commercial 
units at ground floor level, with upper-floors used for ancillary retail storage, office 
accommodation and lower-intensity commercial activities. Over time, as market demands 
have evolved, much of the upper-floor stock has become surplus to occupier requirements 
and is frequently under-utilised or vacant. There is a significant opportunity to return this 
floorspace to beneficial use. 

3.3.2 The Town Centre performs dual employment and residential roles, as recognised and 
managed through the adopted Local Plan. Whilst identified as a Broad Location for Housing 
(Policy H2), the Town Centre is also an important employment location, as reflected in its Main 
Employment Area designation (Policy EC2). Given the focus placed on the Town Centre in 
supporting sustainable economic growth, there is a significant opportunity to redevelop upper 
floors and bring these locations into beneficial employment use. This section provides further 
information on the delivery of Town Centre employment space on upper floors. 

3.3.3 In all cases, upper floor development should maximise opportunities to positively address the 
townscape of the Primary Shopping Area through enhancement of the external appearance of 
buildings. 

Upper Floors: Main Town Centre Uses 
3.3.4 As the name implies, main town centre uses are types of use that should in the first instance 

be located within the Town Centre. The NPPF 2025 defines ‘main town centre’ uses as: 

Retail development (including warehouse clubs and factory outlet centres); leisure, 
entertainment and more intensive sport and recreation uses (including cinemas, restaurants, 
drive-through restaurants, bars and pubs, nightclubs, casinos, health and fitness centres, 
indoor bowling centres and bingo halls); offices; and arts, culture and tourism development 
(including theatres, museums, galleries and concert halls, hotels and conference facilities). 

3.3.5 The efficient use of upper floors within the Primary Shopping Area for main town centre use is 
encouraged. Repurposing under-utilised space for employment use represents an economic 
regeneration opportunity, and many upper floor locations have already returned to beneficial 
use such as offices, healthcare, fitness centres and restaurants. In response to changed 
working habits, conversion of upper floors to creative studios, flexible workshops, skills or 
training spaces, offer an exciting opportunity to support local entrepreneurship. 

3.3.6 Not all main town centre uses will be suitable for upper floor locations, and there may be 
instances where a proposed development is inappropriate for reasons of amenity or impact on 
surrounding uses. This is a material planning consideration, particularly as the Town Centre 
residential population grows. In considering whether proposals for upper floor main town 
centre uses are appropriate to the proposed location, regard will be given to the nature of the 
proposed use, hours of operation and intensity of use, and impact on nearby uses. Where 
noise, fumes or disturbance to nearby properties are likely to be an issue, the NPPF ‘agent of 
change’ principle (Section 3.4) will apply. 

3.3.7 Other forms of economic development, for example commercial activities that fall within the 
Sui Generis uses class, can contribute positively to the characteristics of the Town Centre. 
Where commercial development would fall outside of the main town centre uses, an 
Economic Statement will be required to demonstrate how the proposed use contributes to the 
economic character, vitality and viability of the Town Centre. 
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Upper Floors: Town Centre Neighbourhood Facilities 
3.3.8 With its residential population having increased rapidly in recent years, the Town Centre is 

evolving into a neighbourhood within its own right. However, it lacks some of the supporting 
neighbourhood facilities that Crawley’s purpose-planned neighbourhood centres benefit from. 
There is an opportunity, particularly at upper floor level, to accommodate neighbourhood 
facilities to cater for the needs of Town Centre residents, making for an efficient use of under-
utilised space and generating wider interest and activity. 

3.3.9 Local Plan Policy TC2 supports development of Town Centre neighbourhood facilities, 
including local shops, community facilities (including halls and flexible space for faith 
activities), healthcare, education and training, leisure and amenity space. These uses will 
often perform an employment function, consistent with the Town Centre’s Main Employment 
Area status. However, where a net loss of employment space would occur, an Economic 
Statement should demonstrate how the Policy EC2 ‘loss of employment’ criteria are met. As 
with other forms of development, Town Centre neighbourhood facilities should not undermine 
the amenity of other uses in the Town Centre, and the NPPF ‘agent of change’ principle 
(Section 3.4) will apply. 

Avoiding Negative Impacts at Ground Floor Level 
3.3.10 Development at upper floor level must ensure that access and servicing requirements are 

appropriately catered for. In most cases, Town Centre commercial units have access to rear 
service areas, and the expectation is that upper floors will have appropriate back-of-house 
provision to facilitate commercial operations via access to these areas. Commercial bin 
storage facing onto the public realm will not be acceptable. 

3.3.11 Where development brings upper floors into use, care must be taken to ensure this does not 
undermine use of the ground floor unit, particularly where upper floors provide storage or 
back-of-house space associated with use of the ground floor unit. Applicants should provide 
information explaining how upper floors are currently used, and if these are utilised by the 
ground floor unit, should clarify why this space is no longer required, or explain how 
replacement alternative provision will be provided to ensure the ground floor unit remains 
viable. 

3.3.12 In some cases, it may be necessary to adapt a small area of ground floor commercial 
floorspace to facilitate separate access to upper floor residential. Small-scale alterations to 
ground floor units, including limited reduction of commercial floorspace to enable use of 
upper floors, will normally be acceptable provided this can be achieved in a manner that 
retains the integrity and viability of the unit(s) for ground floor commercial use. Development 
that would undermine the employment function of the Town Centre will not be supported. 

3.4 Avoiding Conflict with Residential Use 

3.4.1 The dual roles of the Town Centre as both a Main Employment Area and a place to live must be 
carefully managed through the planning process, ensuring its residential and commercial 
functions complement one another.  

3.4.2 The NPPF ‘agent of change’ approach is an important tool to achieve this. It reflects the 
position that where development would introduce a new land use, that same development is 
responsible for managing the impacts of that change. Existing or planned commercial uses 
should not have unreasonable restrictions placed upon them due to the introduction of an 
amenity-sensitive use located nearby. The inverse also applies, meaning that commercial 
development must be planned to ensure that its activities will not cause amenity problems for 
residents. 
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3.4.3 Unless carefully planned, new or intensified (including change of use) commercial 
development has the potential to create adverse  impacts on residential amenity. Uses such 
as restaurants, cafés, drinking establishments and hot food take-aways can present particular 
risks where they are located close to existing or proposed residential accommodation. 

3.4.4 Local Plan Policy EP4 and the supporting Noise Annex set the overarching approach to 
managing noise. The following guidance sets out how these policies will normally be applied 
within the Town Centre. It is intended to assist applicants in designing policy-compliant 
schemes and does not introduce new policy requirements or fixed standards. Proposals will 
be assessed on a case-by-case basis, having regard to site-specific circumstances and the 
most up-to-date relevant standards and guidance. 

i. Siting and design of air conditioning,  refrigeration units and other plant should be 
carefully considered, particularly in relation to nearby windows and private amenity 
spaces of residential uses. External plant and equipment should avoid locations adjacent 
to, or directly above, noise-sensitive rooms where possible, unless appropriate mitigation 
(such as acoustic enclosures or screening) is incorporated. 

ii. Deliveries and collections should, where reasonably practicable, take place during 
daytime hours (typically between 07:00 to 19:00) to minimise disturbance. Where servicing 
activity is required outside of these hours, applicants will normally be expected to 
demonstrate, through a Noise Impact Assessment, that there would be no adverse impact 
on nearby residential amenity. 

iii. Commercial kitchen extract systems should be designed and assessed with reference 
to relevant guidance and standards, including BS 4142 where appropriate. As a general 
guide, the rating level of noise from such systems would typically be expected to be 
around 5dB below the prevailing background sound level at the nearest noise-sensitive 
receptor, subject to professional judgement and the application of any relevant acoustic 
character corrections.  

Extract systems should terminate at a high level (for example, above eaves height) to aid 
dispersal of  odours. Where alternative arrangements (such as low-level discharge) are 
proposed, a higher standard of filtration and mitigation is likely to be required.   

The design of ducting and plant should ensure that noise impacts associated with high-
level discharge points are appropriately controlled. 

Kitchens should be designed to operate with doors and windows closed where necessary 
to control noise and odour, with adequate mechanical ventilation provided to maintain 
suitable internal conditions. 

iv. Music and entertainment: Uses involving amplified music, particularly those operating late at 
night, should be located and designed so as to minimise impacts on residential occupiers. Late 
night entertainment uses (including drinking establishments and Sui Generis uses 
operating amplified music after 23:00) will normally be directed towards locations where 
residential exposure is more limited and where a night-time economy character is already 
established (such as the High Street). 

Applications for such uses should be supported by appropriate technical information, 
such as a Noise Impact Assessment and, where relevant, an Acoustic Design Statement.  

Proposals will normally be expected to demonstrate that internal music noise would not 
give rise to significant adverse impacts at nearby residential facades, and that structure 
borne noise transmission has been appropriately controlled. 
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Measures to minimise noise breakout (such as acoustic lobbies or equivalent design 
features at entrances and exits) will typically be expected where amplified music is 
provided after 23:00. 

v. Hours of operation: The potential for adverse impacts on nearby residential occupiers 
increases significantly during night-time hours. Proposals involving late opening hours 
should demonstrate that impacts from customer activity, dispersal, smoking and noise 
breakout can be appropriately managed. Restrictions on hours of operation may be 
necessary where impacts on existing or planned residential uses cannot otherwise be 
mitigated. 

vi. Plant, mechanical equipment and energy infrastructure: External plant and building 
services equipment (including air conditioning, air source heat pumps, ventilation 
systems, energy centres, and district heating infrastructure) should be designed to 
minimise noise impacts. Where there is potential for adverse effects, applications should 
be supported by an appropriate Noise Impact Assessment. In line with the principles of BS 
4142, the cumulative rating level of noise from fixed plant would typically be expected to 
be around 5dB below the existing background sound level at the nearest residential 
receptor. The acceptability of proposals will, however, depend on the specific context and 
professional acoustic judgement. 

3.5 Development Proposing Loss of Employment Floorspace 

3.5.1 Not all proposals for development in the Town Centre will fall within the category of 
‘employment generating’. Non-employment generating uses, including residential use and 
supporting neighbourhood facilities, can provide a complementary role to the Town Centre’s 
commercial offer, generating activity and supporting Town Centre vitality and viability. Such 
uses are broadly supported within the Town Centre, particularly at upper floor level, but must 
be carefully planned, and are therefore subject to relevant Local Plan policies being satisfied.  

3.5.2 One such requirement is Local Plan Policy EC2 (Economic Growth in Main Employment 
Areas). This seeks to protect and strengthen the economic designated Main Employment 
Areas, to ensure their economic function is not undermined through the introduction of non-
employment development. Consistent with Policy EC2, where development would involve a 
net loss of employment land or floorspace within the Town Centre, unless specifically 
allocated under Local Plan Policies H2 or TC3, applicants must demonstrate through an 
Economic Statement that the Policy EC2 ‘loss of employment’ criteria are met.  

3.5.3 The Policy EC2 requirement, in relation to the Town Centre, is in place to ensure that an 
appropriate balance is maintained between the commercial function of Crawley Town Centre 
and its increasing role as a place where people live. The approach allows the local planning 
authority, where planning permission is required, to assess how a proposed loss of 
employment floorspace could impact upon the Town Centre. This represents a pragmatic 
approach where a loss of employment floorspace is proposed, ensuring that the successor 
development adds to Town Centre vitality and viability, rather than undermining it. 

3.5.4 The Policy EC2 ‘loss of employment’ criteria apply where development would result in a net 
loss of employment floorspace. This includes where a change is proposed from employment 
use to non-employment, or where development would result in an overall reduction in the 
amount of employment floorspace. Policy EC2 applies irrespective of whether the floorspace 
in question is in active employment use or vacant.  

3.5.5 So far as relevant to the Town Centre, development within Use Class E (Commercial, Business 
and Service) or falling within the NPPF definition of main town centre uses is considered 
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employment generating. Development that is not employment generating includes (but is not 
limited to) residential, places of worship, halls and meeting places.  

3.5.6 Where Policy EC2 applies, an Economic Statement will be required as part of the planning 
application. The Economic Statement should explain why the loss of employment is 
considered to appropriate and justified, clearly demonstrating how the EC2 loss of 
employment criteria are satisfied. 

3.5.7 Whilst not an exhaustive list, in relation to the EC2 criteria, the Economic Statement should 
cover the following areas: 

1. Details of Existing Floorspace: Discuss how and when the employment floorspace has 
most recently been used, including detail of occupations, periods of vacancy, and what is 
considered to be the last authorised planning use. Information should be provided on the 
condition of the existing building and/or floorspace, detailing any improvements made, or 
providing explanation as to why qualitative improvements may not be feasible or 
potentially effective. 

2. Market Feedback: Detail of any marketing undertaken, including the period over which the 
floorspace has been marketed, proposed rental rates, feedback from existing or 
prospective occupiers, and detail of any wider market signals relating to the Town Centre 
and wider sub-region. Provide information on whether other employment uses have been 
considered or why these may not be feasible. If some employment provision is to be 
retained, would this refurbishment or reconfiguration of employment floorspace help 
boost marketability or employment prospects of the site. 

3. Town Centre Employment Function: Consideration should be given as to how the 
proposed loss of employment floorspace would impact upon offer of the Town Centre, and 
its wider economic function. Would the loss of floorspace be seen as significant, and if not, 
why is that considered to be the case?  Commentary should consider if/how a loss of 
employment floorspace would impact on use of other floorspace within the building, for 
example, where a proposed loss of upstairs storage could impact upon a related 
commercial operation in the ground floor unit below, how will commercial viability of that 
ground floor use be retained? If a ground floor unit requires reconfiguration to facilitate 
upper floor access, how will this impact upon its commercial operation. The focus should 
be on how impacts on the Town Centre economy have been considered, ensuring that 
negative impacts are avoided or appropriately mitigated. 

4. Town Centre Vitality and Viability: Provide commentary detailing how proposed non-
employment development would support overall Town Centre vitality and viability. For 
example, this could potentially be achieved through returning long-term vacant floorspace 
into beneficial use, or introducing residential, community or other uses that bring people 
into the Town Centre throughout the day and into the evening, helping to generate interest 
and activity. 

3.6 Town Centre First: Sequential Assessment and Impact Test 

3.6.1 As recognised by national planning policy, the role of town centres should be supported to 
ensure they remain competitive and continue to serve as a focus for their communities. The 
NPPF sets out two key tools to help achieve this. The sequential assessment directs the 
development of main town centre uses to the Town Centre in the first instance before other 
less central locations are considered. Then through application of the impact test, national 
policy requires that where main town centre uses are proposed outside defined centres, these 
do not result in a significant adverse impact on the vitality and viability of those centres, or 
other centres within the retail catchment.  
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3.6.2 The Local Plan responds to these national requirements, with Policy TC5 (Town Centre First) 
setting a local approach, based on evidence, for applying sequential assessment and impact 
testing within a Crawley-specific context. This section provides guidance to assist in the 
interpretation and application of Policy TC5, setting out when sequential assessment and 
impact testing are required, and detailing the type of information that should be provided as 
part of planning applications. Where a requirement for sequential assessment and/or impact 
testing is triggered, these can be provided on a standalone basis or as part of a wider Economic 
Statement. 

Applying the Sequential Assessment in Crawley 
3.6.3 Local Planning Authorities are required to identify and define a network and hierarchy of 

centres in their administrative area. Development that falls within the definition of ‘main town 
centre’ use should be directed to these centres in the first instance, before edge-of-centre and 
out-of-centre locations are considered, consistent with the ‘town centre first’ approach. 

3.6.4 For retail, Town Centre sites are defined as those locations falling within the Primary Shopping 
Area as identified on the Local Plan Map. Sites falling outside of the Primary Shopping Area, 
though within the Town Centre Boundary, are defined as edge-of-centre sites, with these 
representing the next most sequentially preferable sites. Except for Neighbourhood Parades, 
all locations beyond the Town Centre Boundary, in retail terms, represent out-of-centre 
locations. 

3.6.5 Crawley’s Neighbourhood Parades perform an important local function, offering a range of 
shops and services to meet the day-to-day needs of residents. They are defined by Policy TC5 
as Local Centres for the purpose of Crawley’s retail hierarchy. Where development for main 
town centre use is proposed within the Neighbourhood Parades, the sequential and impact 
tests do not apply, though development will be required to comply with Local Plan Policy EC12: 
Neighbourhood Centres. 

3.6.6 As per Local Plan Paragraph 11.38, although County Oak Retail Park and London Road Retail 
Park provide a significant out-of-centre retail warehouse offer, these locations are not 
designated centres and do not form part of Crawley’s retail hierarchy. Any applications for 
main town centre use in these locations will therefore need to satisfy the requirements of the 
sequential assessment, and as necessary, the impact test. 

3.6.7 All other main town centre uses, unless otherwise stated, should be directed to sites within the 
Town Centre Boundary, before edge-of-centre (within 300 metres of the Town Centre 
Boundary) and then well-connected out-of-centre locations are considered. As set out within 
the Local Plan, there are two specific development types where local circumstances justify a 
Crawley-specific application of the sequential test, as follows: 

1. Offices: Local Plan Policy EC6 sets out that office development, where located within the 
designated Main Employment Areas, and at sites outside the Town Centre Boundary that 
are within 500 metres of a public transport interchange, will be exempt from the sequential 
test. This reflects the Local Plan approach to support the economic function of the Main 
Employment Areas as a focus for economic growth. 

2. Hotel and Visitor Accommodation: Local Plan Policy EC7 identifies Gatwick Airport as an 
appropriate and sustainable location for hotels, recognising that much of Crawley’s hotel 
market is directly related to serving the airport. Accordingly, where hotel and visitor 
accommodation is proposed within the Gatwick Airport Boundary, the requirement for 
sequential assessment will not apply. 

3.6.9 Where the requirement for sequential assessment is triggered, applicants should consider the 
scope to locate the development at Town Centre locations in the first instance, and then edge-
of-centre sites, before out-of-centre locations are considered. Consideration should be given 
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to existing Town Centre units which are vacant or which may be coming available. Town Centre 
Key Opportunity Sites, as identified by Local Plan Policy TC3 for flexible mixed-use 
development, should be considered as part of sequential assessment. 

3.6.10 In assessing sites, regard should be had to flexibility of format. Although a Town Centre 
location may not be suitable or appropriate in all cases, the expectation is that applicants 
apply flexibility in terms of format to maximise opportunities to locate in a sequentially 
preferable location. In some cases, for specific business models or operational reasons, there 
may be justification why a Town Centre or edge-of-centre location is not feasible. Where this is 
the case, clear and robust justification must be provided to explain why proposals cannot be 
accommodated more centrally. 

3.6.11 In preparing sequential assessment, applicants should demonstrate how the following 
elements have been considered. 

1. Has meaningful consideration been given to Town Centre, or edge-of-centre, 
locations? This should include proportionate consideration of sites and units that are 
available or are anticipated to become available, that are of a suitable size to 
accommodate the proposed use, having regard to flexibility of format and scope to adapt 
units to accommodate the development. The sequential assessment should be clear in 
detailing the key requirements of the operator.  

2. What are the specific operator requirements? If there are specific operator requirements 
that are felt to justify an edge- or out-of-centre location, these should be clearly set out 
with the rationale explained. This may include rationale relating to format or business 
model, such as requirements relating to store format, storage, building height or access 
requirements, or proposals to deliver qualitative improvements to an existing unit. 

3.6.12 Ultimately, sufficient information and justification should be provided by the applicant through 
the sequential assessment to demonstrate that Town Centre, and/or edge-of-centre locations 
have been fully and meaningfully considered in line with national and local policy, with the 
rationale for locating elsewhere clearly evidenced, transparent and justified. 

3.6.13 As a major international airport, there is an existing presence of retailers, restaurants and other 
main town centre uses situated at Gatwick Airport. Development within the airport boundary, 
for main town centre uses (other than office or hotel uses), must still meet sequential 
assessment (and impact test) requirements. 

3.6.14 Where main town centre uses are proposed at the airport, the scope for direct competition 
with the Town Centre and neighbourhood parades may be less pronounced, as the principal 
customer base will largely be airport passengers and staff. In these circumstances, because 
the development is intended to serve airport users, a Town Centre location may not feasible, 
and provided the sequential assessment satisfactorily justifies the operational rationale as to 
why an on-airport location is necessary, it will not be necessary to assess individual Town 
Centre sites. 

Applying the Impact Test in Crawley  
3.6.15 The NPPF sets out that where retail or leisure development, at qualifying floorspace threshold, 

is proposed outside of designated centres, an impact assessment will be required. The Impact 
Test is an important tool in ensuring that proposals for retail or leisure development in edge-of-
centre or out-of-centre locations do not have a significant adverse impact on the vitality and 
viability of existing centres, including on and future investment in these centres. Where 
development is likely to result in a significant adverse impact on centres, it should be refused. 
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3.6.16 As per Local Plan Policy EC5, the Impact Test applies (and an impact assessment is required) 
where retail or leisure development at the following floorspace thresholds is proposed in edge-
of-centre or out-of-centre locations: 

• Retail: development of 500sqm gross floorspace or greater (locally set threshold) 
• Leisure: development of 2,500sqm gross floorspace of greater (NPPF default threshold). 

3.6.17 Where development meets the criteria triggering a need to undertake impact testing, 
applicants will be expected to consider impacts on the following centres: 

• Crawley Town Centre 
• Neighbourhood Parades (relevant parades should be identified by the applicant in liaison 

with Strategic Planning) 
• Other centres in the retail catchment area (where applicable) 

3.6.18 In preparing impact assessments, applicants should carefully evaluate quantitative and 
qualitative impacts of the proposed development. This can be influenced by a range of factors, 
and impact assessments should consider the following: 

• Store format and sales densities including assessment of any identified variation in sales 
densities that may existing between stand-alone stores, store extensions or mezzanine 
floors. ‘Bulky’ goods that are more typically associated with out-of-centre locations are 
generally regarded to trade at a lower density than typically ‘high street’ comparison uses 
such as clothing or jewellery. 

• Product range (convenience) Out-of-centre convenience (sale of food and beverages) 
retail, whilst often acknowledged to compete with other out-of-centre food stores, are 
likely to impact to some extent on convenience retailers in existing centres, including in the 
Town Centre and neighbourhood parades. Particularly where larger convenience food 
stores are proposed in proximity to neighbourhood parades, there is greater risk that local 
vitality and viability may be undermined. 

• Product range (comparison) Where comparison (non-food) retail development takes the 
form of bulky goods such as furniture or white goods, there may be less like-for-like cross-
over with the product offer of existing centres, with more trade likely to be drawn from 
similar edge-of-centre or out-of-centre retailers. A product range that is more similar to the 
offer of existing centres can result in greater crossover and trade draw, potentially resulting 
in more significant negative impacts on the vitality and viability of existing centres. Regard 
should therefore be had to the scope for ‘like-for-like' impacts on existing centres where 
such crossover is proposed. 

• Trade draw and expenditure. The level of expenditure and trade draw forecast to be 
diverted by the development should be assessed, with the methodology clearly explained. 
This should consider impacts where expenditure is forecast to be drawn from the Town 
Centre, and nearby neighbourhood centres and other centres in the retail catchment 
where relevant, having regard to the scale of the proposal relative to the centre in question. 
A proportionate commentary should be provided to clearly explain the outcomes of the 
assessment, including rationale as to why the identified development impacts are 
considered not significantly adverse for the vitality and viability of existing centres. 

• Impacts on planned investment and any Town Centre strategies including the Crawley 
Economic Vision for Crawley, and emerging Town Centre Master Plan, and Town Centre 
East Regeneration Strategy. 

• Any cumulative impacts of the development, having regard to any recent developments 
that may contribute to ‘in-combination’ impacts that are significantly adverse. 
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3.6.19 In all cases where the requirement for impact testing is triggered, applicants must clearly and 
robustly demonstrate the impacts of the proposed development, providing sufficient evidence 
and analysis to show that impacts on the vitality and viability of existing centres, strategies and 
planned investment, is not significantly adverse. 

3.6.20 Should the Local Planning Authority be minded to approve a particular application for retail or 
leisure use proposed in an edge-of-centre or out-of-centre location, it may seek to secure by 
way of condition the use, product range, retail sales area or other matters relating to the 
permission, in order to protect the future vitality and viability of the Town Centre and 
neighbourhood centres. The LPA will work constructively and positively with applicants to 
identify conditions, and applicants are encouraged to submit suggested wording to act as a 
starting point in this process. 
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4. Town Centre Living 

4.1 Introduction 

4.1.1 Crawley Town Centre is a highly sustainable location to live, offering convenient access to 
nearby facilities, services, and public transport. Over the last decade, the number of people 
living in the Town Centre has increased to around 1,500 residents, and with the Local Plan 
supporting opportunities for new Town Centre homes through redevelopment of under-utilised 
land and buildings, it is anticipated that up to 6,000 people will live in the Town Centre by 
2040.  

 4.1.2 The role of the Town Centre as a place to live presents an opportunity to drive its wider 
regeneration. Introducing a critical mass of new homes in this highly sustainable location will 
directly support the objectives of the council’s emerging Economic Vision by providing a 
dependable customer base, increasing footfall and demand for services, retail, and leisure 
/cultural uses, diversifying activity throughout the day and evening and reinforcing the Town 
Centre’s role as a multifunctional neighbourhood.  

4.1.3 Town Centre living must be carefully balanced with its economic role, and these dual 
residential and commercial functions should be complementary and mutually reinforcing. By 
following the guidance in this section, applicants can ensure that residential development is 
carefully planned and delivered in a way that supports a diverse and thriving Crawley Town 
Centre. 

4.2 Overarching Principles for Town Centre Residential 

Location of Residential Development 
4.2.1 Significant opportunities for Town Centre living are identified in the Local Plan. Through Policy 

H2, several Town Centre sites are allocated for residential, and the Town Centre more widely 
is identified as a ‘broad location for future housing’. Policy TC3 (Town Centre Key Opportunity 
Sites) allocates seven under-utilised sites for mixed use development, setting out a minimum 
requirement for delivery of 1,500 new homes across these sites.  

4.2.2 Overall, more than 2,000 new homes are identified in the Local Plan for the Town Centre, 
supporting the council’s ambition to renew and transform the Town Centre into a vibrant, 
inclusive neighbourhood and a future-ready economic hub. It is anticipated that further 
residential opportunities will be identified through the forthcoming Crawley Town Centre 2047 
work. 

4.2.3 Although the principle of residential development will be supported in many cases, this should 
not be at the expense of the Town Centre’s economic role. Residential development will not be 
acceptable in locations where it would detract from Town Centre vitality and viability or 
undermine its economic function. This is particularly the case within the Primary Shopping 
Area, where residential development will not be acceptable at ground floor level. 

4.2.4 Policy TC1 (Primary Shopping Area) supports residential uses at upper floor level, subject to 
meeting the Policy EC2 ‘loss of employment’ criteria (Section 3.5 refers). Local Plan Policies 
H3 (Housing Typologies) and H3c (Town Centre Sites) also apply.  

Affordable Housing 
4.2.5 There is a significant need for affordable housing in Crawley, equating to 739 affordable homes 

a year over the Plan period to 2040. Local Plan Policy H5 establishes the affordable housing 
requirement for residential schemes, applying to all development that would result in an 
increase in housing or other residential accommodation within the borough. 
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4.2.6 Within the Town Centre, a reduced affordable housing requirement of 25% (as opposed to the 
boroughwide 40%) applies. The reduced affordable housing requirement is intended to 
support residential development in the Town Centre as an essential source in addressing 
Crawley’s housing needs. The 25% requirement responds to reduced viability in the Town 
Centre which can be attributed to the higher land values and greater construction costs of 
higher density schemes in the Town Centre. 

4.2.7 The Local Plan policy sets a different tenure split for the affordable element of Town Centre C3 
developments. It requires a minimum of 60% of the affordable housing in the Town Centre to 
be Affordable Rental Tenure, and up to 40% as Intermediate Tenure. This 60/40 tenure split 
equates to 15% of the total scheme for Affordable Rental Tenures and 10% of the total scheme 
as Intermediate Tenures. This measure, again intended to aid delivery, reduces social rented 
and increases intermediate provision in the Town Centre, compared with the 75/25 tenure 
split sought elsewhere in the borough. 

4.2.8 Further detail on the affordable housing requirements for Town Centre development is set out 
in the Residential Developments SPD. 

Housing mix 
4.2.9 All housing development is required to contribute to meeting the housing needs of the local 

housing market in relation to the type and size of dwellings. There is a substantial over-
provision of 1-bedroom dwellings within the borough, to a point where these exceed the levels 
required by the local housing market, and under-provision of larger 3 and 4-bed units.  

4.2.10 Strategic Policy H4, based on evidence and conclusions from the 2019 Northern West Sussex 
Housing Market Assessment (SHMA), seeks to redress this imbalance. It sets the 
recommended mix for residential development, across all priority bandings and affordable 
tenures, including specific standards for Town Centre residential. This relates to Market 
Housing (Private Sale and Private Rent) and Affordable Housing (Intermediate and Rental 
Tenure) elements, as per the Table at Local Plan Paragraph 3.13 (reproduced below at Table 
2). 

Table 2: Local Plan Housing Mix Requirement 

 
4.2.11 Strategic Policy H4 sets a Housing Mix Test, which all major residential developments are 

required to meet. Guidance on meeting the requirements of the Housing Mix Test, including its 
application in relation to Town Centre development, is provided in the Residential 
Developments SPD.  

4.2.12 Local Plan Policy H3c (Town Centre Sites) provides further context, with its supporting text 
identifying an over-provision of studio and one-bed units in the Town Centre and highlighting a 
need to cater for small families (two-bed units) as well as larger families (three- and four-bed 
units) in this location. Mixed use developments are expected to be built at higher densities, 
whilst including family accommodation, in accordance with Policy H3c. Schemes within the 
Town Centre Boundary should therefore seek to meet the Town Centre housing mix, and 
justification will be required where the proposed housing mix would differ significantly from 
that modelled. 

https://crawley.gov.uk/planning/planning-policy/local-plan/supplementary-planning-documents-spd/residential-developments-spd
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Space standards 
4.2.13 Crawley has a reputation for providing good quality housing. The Local Plan places clear focus 

on achieving well-planned development that creates a safe and comfortable living standard 
for residents and contributes positively to achieving successful places. As per Local Plan 
Policy DD3, Crawley sets minimum size requirements for dwellings, based on the Nationally 
Described Space Standards. In addition, the policy establishes design principles for moderate 
and higher-density residential development, applicable within the Town Centre. 

Residential Access  
4.2.14 It is vital that new residential development is integrated effectively into the Town Centre. 

Residential units should be accessed from active and well-used street frontages rather than 
through more isolated service yards to the rear of shop units. This promotes natural 
surveillance, assisting in the designing out of crime and contributing to improved safety for 
occupiers. Where access to flats can only be achieved via rear service areas, development 
must be carefully planned to ensure that residential units can be accessed safely. Measures 
to enhance safety and improve legibility, such as lighting, and clearly delineated residential 
routes and commercial access routes, should be implemented to minimise conflict. 

4.2.15 In some cases, it may be necessary to reconfigure a small area of ground floor commercial 
floorspace to facilitate separate access to upper floor residential. Small-scale alterations to 
ground floor units, including minor reduction of commercial floorspace that would enable the 
use of upper floors, will normally be acceptable provided this can be achieved in a manner 
that retains the integrity and viability of the unit(s) for ground floor commercial use. Proposals 
will not be supported where they would result in a proliferation of residential accesses that 
detracts from the principal function of the area as a retail-led commercial destination. 

Avoiding Conflict with Commercial Uses 
4.2.16 The Town Centre is a highly sustainable location for residential use, but it is important to 

remember that its principal function is its role as a destination for a retail-led mix of main town 
centre uses. Commercial activities can generate footfall, noise, odour and vehicular 
movements, each of which can impact upon the amenity and quality of life experienced by 
residents. When introducing a residential population into a commercial location, the 
relationship with existing main town centre uses must be carefully managed to minimise 
scope for conflict. 

4.2.17 Local Plan Policy EC11 (Employment Development and Amenity Sensitive Uses) seeks to 
manage the amenity relationship between these potentially conflicting uses. Where 
residential development is proposed within the Town Centre, it should not constrain or 
undermine the operation of existing commercial use, consistent with the NPPF ‘agent of 
change’ approach. 

4.2.18 Types of existing commercial use which are likely to result in ‘nuisance’ were residential to be 
inappropriately introduced could include:  

- Existing late night entertainment premises, especially those which are poorly sound 
insulated; physically attached to the proposed accommodation; or have external smoking 
areas near to the proposed residents. 

- Restaurants with noisy or smelly kitchen extracts or hot food take-away use with a Late-
Night Refreshment Licence. 

- Uses with delivery yards that are in late night or 24-hour use.  

4.2.19 Where residential development is proposed above or adjacent to commercial uses, internal 
acoustic performance and coordinated building design should be carefully considered. It is 
recommended that Noise Impact Assessments reference internal sound insulation standards 
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(including DnT,w + Ctr where relevant) and address airborne and structure‑borne noise, 
including noise arising from customer activity and fixed plant. 

• DnT,w is an on-site measurement that reflects the actual performance of sound 
insulation in real world conditions. 

• Ctr is a correction term that adjusts the DnT,w value to account for low-frequency 
noise, which can affect the performance of sound insulation. 

• DnT,w + Ctr the combined value of the above, is used to ensure compliance with 
sound insulation requirements in residential developments. 

4.2.20 Overheating and ventilation strategies should be provided, consistent with good acoustic 
design, to avoid reliance on open windows in noisy locations. 

 Design 
4.2.21 Some older upper floor building exteriors can be visually poor, detracting from the overall 

appearance of the Town Centre environment. Upper floor residential conversions provide an 
opportunity to enhance the appearance of the townscape, through works to the exterior of 
buildings. Regard should be had to Local Plan Strategic Policy CL2 (Making Successful Places 
– Principles of Good Urban Design) and Policy DD1 (Normal Requirements of All New 
Development). 

4.2.22 Depending on its height and location, development has the potential to impact on the safe 
operation of Gatwick Airport through infringement of the protected surfaces around the 
airport, impact on CNS (Communication, Navigation & Surveillance) equipment and 
through attracting birds hazardous to aviation. This list is not exhaustive, and further detail 
is set out through Local Plan Policy DD5 (Aerodrome Safeguarding). Applicants are advised 
to consult Gatwick Airport aerodrome safeguarding (gal.safeguarding@gatwickairport.com) at 
an early stage of proposals for new developments.       

4.2.23 Moving forward, the vision defining and site specific mandatory and advisory design codes 
being prepared for the Town Centre will set design parameters, including for residential 
development.   

Parking and Servicing 
4.2.24 Indicative minimum parking standards for Crawley are set out within the Crawley Local Plan 

Parking Standards Annex. This details the level of parking provision generally expected from 
development, including for cycle parking. Parking standards for residential development are 
based on likely demand in terms of car ownership, taking account of the accessibility of the 
area by modes of transport other than the car.  

4.2.25 Where a lower level of car parking provision is proposed, this will need to be justified on site 
specific grounds, including (where appropriate) evidence concerning the accessibility of the 
location. Within the Town Centre, a lower amount of residential parking will often be justified 
given its highly sustainable location and proximity to sustainable transport links. This 
approach is consistent with the Crawley Transport Study, Crawley Local Cycling and Walking 
Infrastructure Plan, and the Crawley New Directions Transport Strategy, which aim to promote 
sustainable transport modes over private car.  

4.2.26 Cycle parking must be sheltered and secure and in accordance with local guidance and best 
practice design. Short stay cycle parking, such as for people visiting retail or leisure land uses, 
should be in a highly visible area which benefits from natural surveillance and lighting. Users 
should be able to easily secure both wheels and the frame of the bike to cycle stands. Long 
stay cycle parking, such as for residents or employees, should be located in a secure area of 
the building, with fixtures enabling users to secure both their wheels and frames of their bikes. 
In larger cycle stores consideration could also be given to cycle repair stations that include 

mailto:gal.safeguarding@gatwickairport.com
https://crawley.gov.uk/sites/default/files/2024-10/Crawley%20Borough%20Local%20Plan%202023%20to%202040.pdf#page=309
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tools to undertake minor repairs and a pump. Workplaces should consider the need for locker 
and shower facilities to assist cyclists who choose to travel to work by bike. 

4.2.27 Waste/recycling storage must be adequately designed into development, and will need to 
meet requirements necessary for access, circulation and manoeuvring, loading and unloading 
and the collection of waste/recycling. To avoid street clutter, supporting infrastructure such as 
bin stores and cycle storage should be integrated with or adjacent to the building taking care 
to avoid conflict with servicing arrangements for existing commercial uses. 
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