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Matter 7: Crawley Town Centre 

Issue 1: Whether the plan’s approach to character, landscape and form of 
development is sound 

7.4 Have all opportunities been taken to ensure that the site capacity of the Town Centre key 
opportunity sites (and any other town centre redevelopment) will be maximised? 

 
1. As per our previous matter statements for Chichester College Group (CCG) under 3.3 and 3.4, we 

support the approach of Policy TC3’s Town Centre Key Opportunity Sites and Topic Paper 4 which 
set a target of 499 dwellings across the Town Centre Key Opportunity Sites, one of which is Crawley 
College, which is earmarked for mixed use development with a priority for educational uses.  
 

2. Chichester College Group (CCG) have undertaken a full masterplan exercise in partnership with 
Crawley Borough Council to maximise delivery, which approves the principle of relocating 
educational provision to the south of the site, building on the (Science Technology Engineering & 
Mathematics) STEM buildings and emerging Institute of Technology (IoT). This therefore releases 
the Northern part of the site for alternative development and a residential led opportunity to 
enhance the Town Centre neighbourhood. 

 
3. The Council and College have worked together under the One Public Estate (OPE) group alongside 

WSCC to ensure that the College site and its aspirations align with the wider Eastern Gateway 
including the new and old Town Hall, and County Building sites owned by WSCC. 
 

4. The approved Masterplan currently identifies 2 options for the Northern part of the site that can 
deliver c.358-363 dwellings.  
 

5. Policy TC3, requires the College site to contribute towards “the vitality and viability of Crawley Town 
Centre and sustainable economic growth and job creation in the borough.” CCG are working to 
deliver this site comprehensively whilst redeveloping and improving the southern part of the site 
for educational purposes.  

 
6. The Masterplan can assist in maximising delivery of Policy TC3 and make effective use of land in 

order to support positive housing delivery but it is also necessary that the policy should allow for 
flexibility to change to market conditions to allow for delivery as appropriate. 

 
7. The Council under TC3 promote the policy approach that all key opportunity sites should be 

brought forward to ensure the provision of 1500 residential units in the Town Centre, and the 
adopted Masterplan maximises delivery and effectively plans for the site given the nature scale and 
shape of the site. 

 
8. Topic Paper 4 on Housing supply states in para 2.1.5. “A significant proportion of the adopted Local 

Plan’s housing supply is expected to come from the Town Centre, where Policy EC6 provides for a 
minimum of 499 dwellings to be delivered across four mixed-use ‘Key Opportunity Sites’. The table in 
Topic Paper 2 para 13.2.2. also illustrates that the Local Plan aims to allocates 7 new Town Centre 
sites with the ability to deliver 499 units. The site at ‘Crawley College, Three Bridges’ is stated as a 
developable site for 363 dwellings with the supporting text “The remaining College Site (following 
development of Bridgefield House) is allocated as a Town Centre Key Opportunity Site for housing-
led development alongside retained Further Education facilities. A Masterplan has been prepared.” 
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9. The topic paper explains in para 2.4.4 that “As of April 2023, the total number of Town Centre 
dwellings exceeds 1,100, resulting in a population equivalent to a small neighbourhood. The target 
of 499 dwellings to be delivered on Town Centre Key Opportunity Sites already looks set to be 
exceeded, with 276 already delivered, and a further 490 benefitting from outline planning consent.” 
This supports the approach on TC3 in bringing deliverable sites forward and maximizing delivery.  
 

10. However, as per our previous Matter statements, the Heritage evidence base, which looks to 
allocate 2 locally listed buildings on the site, is at odds with College’s Masterplan’s ability to 
successfully maximise delivery in line with Policy TC3.  

 
11. The Masterplan successfully illustrates 2 options to maximise opportunities on the site and the 

importance of the site in regard to interact with the Town Center function and long distance views.  
However, continued flexibility will be required to ensure the masterplan is illustrative and indicative 
and not prescriptive to allow for successful delivery that maximises opportunities on the site. 
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Matter 7: Crawley Town Centre 

Issue 1: Whether the plan’s approach to character, landscape and form of 
development is sound 

7.7  Is it necessary for the Crawley College site to be masterplanned as a whole? 
 

1. Policy TC3 states that “For the Crawley College site, any development must accord with an 
appropriate master plan agreed with the Local Planning Authority and covering the whole campus 
and will be required to demonstrate that it can be achieved in a manner that prioritises the ongoing 
viability and function of Crawley College as a Further Education facility. Under Policy CL4 which 
defines appropriate high residential densities, a density of 200+ dwellings per hectare is considered 
appropriate for town centre sites.” 
 

2. Following extensive discussions with the Council, the Crawley College Masterplan proposes 199-201 
dwellings per hectare, or in a situation where site 1 was to be released for commercial use should 
the market dictate this, the total density for sites 2 and 3 would be reduced across the whole site to 
189-193 per hectare.  

 
3. The College have supported the Masterplan requirement as a result of a s106 agreement on the 

STEM building, and are party to ongoing close partnership working with CBC and WSCC under the 
OPE, and the collective approach to development under the Eastern gateway. 

 
4. The approved Masterplan demonstrates that the delineation of the Northern Site for 

redevelopment and Southern part of the site for retention and enhancement for education 
purposes is deliverable, suitable and appropriate given the site constraints, including long distance 
views under policy CL7.  

 
5. Whilst the Masterplan as a requirement from the STEM building s106 application has been met, 

there continues to need to be ongoing engagement and flexibility from all parties to ensure that the 
Masterplan is flexible and illustrative only to ensure that development delivery can be forthcoming 
and not act as a barrier. 

 
6. The development proposals at Crawley College illustrated under the masterplan act as framework 

to delivery on both the Northern and Southern parts of the site, both for educational purposes and 
residential delivery, but a flexible and responsive approach must be agreed to ensure that delivery 
is not constrained, frustrated or delayed as a result of any alternative or emerging options, through 
market conditions or developers requirements, once the site is no longer in College ownership.  

 
7. The current approved masterplan is also based on the ability to remove all buildings and structures 

on the site and the heritage evidence base and potential local listing of 2 buildings on the site by 
CBC must therefore be flexible and adaptive to ensure that the site can be delivered at the required 
density and does not further restrict the market ability to deliver an effective phasing of the site, as 
a result of any further constraints to development and viability. This must be allowed to include the 
removal of both buildings in order to ensure density at c 200 units.  Further information about the 
poor condition of the buildings, and lack of architectural or heritage value has been submitted by 
Crawley College as part of their previous representations.  
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8. The site has been effectively master planned as a whole, in order to demonstrate that the 
educational needs of the site can be met on the southern part of the site. The masterplan therefore 
should allow a more adaptive response to new buildings on the Southern part of the site as 
educational & students needs and provision change, which may require an alternative layout, form 
or scale compared to the current identified southern site layout.  
 

9. Whilst the Northern part of the masterplan defines and agrees an area to be release, it must also be 
allowed to be reflective of the changing market conditions and design opportunities for any future 
development. 

 
10. The principle of a master planned site as approved is therefore accepted as result of the s106 but a 

more adaptive response in the future is required.  



  

 

Expertise 
Related Services 
 
Agency – Renting & Letting 
Comprehensive commercial 
property search and acquisition / 
letting service, designed to help 
you to achieve the best possible 
property outcome - whether 
occupier or landlord.  

Buying & Selling  
Support throughout the process 
of acquiring or selling freehold 
commercial premises or 
development land.  

Business Rates  
Expert support to navigate the 
increasingly complex world of 
business rates, exploring 
opportunities to save you money 
at every turn.  

Building and Project Consultancy 
Technical property services 
designed to support you 
throughout the lifecycle of your 
property needs, whether 
occupier, landlord, investor, 
developer, or lender.  

Building Surveying  
Professional technical building 
surveying services, to provide 
insight for evidence-based 
property decision-making.    

Property Development  
Advice for landowners and 
property developers and their 
professional teams, to realise best 
development value in line with 
your objectives, for commercial, 
residential, and mixed-use 
schemes. 
 

Lease Advisory  
Commercially astute, detailed 
strategic advice on all aspects of 
commercial property leases for 
occupier and landlords - from 
pre-contract negotiations and 
rent reviews, to lease renewal 
and exit strategy. 

LPA Receivership  
Specialist advice for lenders with 
non-performing loans, to 
recover money owed on 
defaulted loans, with a clear 
strategy and in the most 
efficient way possible.  

Marine & Leisure  
Full-service property advice to 
help occupiers, landlords and 
investors throughout the 
lifecycle of their marine and 
leisure asset needs - from buying 
and selling, to fundamentals like 
income, profitability and 
cashflow.  

Occupier Advisory  
Full-service advice for occupiers 
of commercial property, to 
ensure property strategy is 
aligned with business needs, 
either managing properties for 
you, or supporting in-house 
teams to ensure your portfolio 
becomes a true asset.  

Planning  
Advising landowners, 
developers, and their teams, on 
the most appropriate planning 
strategy to achieve planning 
consent, ensuring the successful 
delivery of your project in line 
with your objectives. 

 

Project Management  
Working with developers, owner 
occupiers, tenants and funders, to 
plan, budget, oversee and 
document all aspects of your 
project, to ensure successful 
delivery on time and on budget. 

Property Asset Management  
Bespoke property asset 
management services for local 
authorities, private individuals, 
property companies and trust 
funds, delivered by a team of over 
25 client accountants, facilities 
managers, and surveyors.  

Property Investment  
Working with institutional 
investors, property companies 
and private investors, as well as 
over 45 local authorities across 
the UK, to acquire property 
investments, maximise their value 
and ongoing return, or achieve 
the best possible returns upon 
their sale.  

Residential Property  
Understanding the full dynamics 
of residential property as an 
investment, our team of over 40 
planners, property valuation 
experts, building surveyors, 
investment advisers and 
development consultants, will 
ensure your residential projects 
happen.  

Valuation  
Accurate property valuation 
assessments delivered by 
experienced surveyors across a 
variety of sectors and asset 
classes, for secured lending, 
acquisition, tax or financial 
reporting purposes.  
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 Vail Williams  @vailwilliams  Vail Williams 

 

Our Offices and Regions: 
 

 Gatwick Region   London Region  

Crawley 
Unit 4 Peveril Court 
6-8 London Road 
Crawley, West Sussex 
RH10 8JE 
T: +44 (0)129 361 2600 
 

Brighton 
Projects 
8-9 Ship Street 
Brighton 
East Sussex 
BN1 1AD 
T: +44 (0)129 361 2600 
 

London 
2 Noel Street 
London 
W1F 8GB 
T: +44 (0)20 3589 0050 
 

 Midlands and North Region   

Birmingham 
Edmund House 
12-22 Newhall Street 
Birmingham 
B3 3EF 
T: +44 (0)121 654 1065 
 

Leeds 
Princes Exchange 
Princes Square 
Leeds 
LS1 4HY 
T: +44 (0)113 322 6246 
 

 

 South Coast Region  

Southampton 
Savannah House 
3 Ocean Way 
Ocean Village 
Southampton 
SO14 3TJ 
T: +44 (0)238 082 0900 
 

Portsmouth 
Lakeside North Harbour 
Western Road 
Portsmouth 
PO6 3EN 
T: +44 (0)239 220 3200 
 

Bournemouth 
Everdene House 
Deansleigh Road 
Bournemouth 
BH7 7DU 
T: +44 (0)120 255 8262 
 

 Surrey Region   Thames Valley Region  

Woking 
Goldvale House 
27-41 Church Street West 
Woking 
GU21 6DH 
T: +44 (0)148 344 6800 
 

Reading 
Apex Plaza 
Forbury Road 
Reading 
RG1 1AX 
T: +44 (0)118 909 7400 
 

Heathrow 
450 Bath Road 
West Drayton 
Heathrow 
UB7 0EB 
T: +44 (0)208 564 8300 
 

 

Our services: 

• Building Consultancy 

• Business Rates Consultancy 

• Commercial Property Investment  

• Lease Advisory  

• LPA Receivership 

• Marine and Leisure 

• Occupier Advisory 

• Property Acquisition and Disposal 

• Property Asset Management 

• Property Development Consultancy 

• Property Planning Consultancy 

• Property Valuation 
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