
ECONOMY AND PLANNING SERVICES

Contact: Mr H. Walke Our Ref: CR/2019/0542/FUL
Direct Line: (01293) 438343 Email: development.control@crawley.gov.uk
Direct Fax: (01293) 438495 Date: 23 August 2019

Mr G Gallagher
Rainier House
62 High Street
Henley in Arden
B95 5AN

Dear Mr Gallagher

TOWN AND COUNTRY PLANNING ACTS
TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT ASSESSMENT) (ENGLAND)
REGULATIONS 2017
LOCATION: MOKA, STATION WAY, NORTHGATE, CRAWLEY
PROPOSAL: SCREENING OPINION FOR DEMOLITION OF EXISTING NIGHTCLUB AND 
REDEVELOPMENT OF SITE PROVIDING 152 APARTMENTS, GROUND FLOOR 
COMMERCIAL/RETAIL SPACE (CLASS A1, A3, A4, B1 AND/OR D2 USES) SPLIT BETWEEN 2 TO 
4 UNITS, NEW PUBLICLY ACCESSIBLE PUBLIC REALM (INCLUDING POCKET PARK), NEW 
PUBLICLY ACCESSIBLE ELECTRIC VEHICLE CHARGING HUB, CAR CLUB AND ASSOCIATED 
WORKS

I refer to the planning application that you have submitted for the above site and to the Environmental 
Impact Assessment (EIA) Screening Report that you have submitted as part of it. 

The Borough Council has reviewed the impact of the development in the context of the Town and 
Country Planning (Environmental Impact Assessment) (England) Regulations 2017 and the Planning 
Practice Guidance. In accordance with Part 3, Regulation 10 of the Regulations, the following 
constitutes the Local Planning Authority’s Screening Opinion.

The site has an area of approximately 0.36 hectares. It is currently occupied by the Moka nightclub, 
with a car park and some trees covered by a Tree Protection Order to the east. The application form 
states that the total existing floorspace is 1,951 square metres. The proposal is for demolition of the 
nightclub and replacement with a new, eleven storey building containing 152 flats, ground floor 
commercial floorspace, a pocket park, 16 vehicle parking spaces and cycle/motorcycle parking. 

The proposal does not constitute Schedule 1 Development.

The proposed description of development does fall within Schedule 2, 10 (b) Urban Development 
Projects of the Regulations. The applicable thresholds and criteria for these types of developments are 
set out in Schedule 2 of the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017. Given the total site area of 0.36 hectares, the proposal would fall below the one 
hectare threshold for urban development projects. It would also fall below the overall area threshold of 5 
hectares. However, the proposal would exceed the 150 dwellings threshold and is therefore Schedule 2 
development. 

The site does not fall into one of the sensitive areas defined in the Regulations.



The indicative criteria and thresholds for Schedule 2 development within the Planning Practice
Guidance state that, for urban development projects, Environmental Impact Assessment is unlikely to
be required for the redevelopment of land unless the new development is on a significantly greater
scale than the previous use, or the types of impact are of a markedly different nature or there is a high
level of contamination. Likely key issues here, according to the PPG, would be the physical scale of
such developments and the potential increase in traffic, emissions and noise.

Characteristics of the Development
According to the application, the proposal would have a floorspace of 11,192 square metres, 
representing an increase of 9,241 square metres. The residential building would be eleven storeys high.
A total of sixteen car parking spaces are proposed, together with 4 motorcycle spaces and 219 cycle 
parking spaces. 

Relatively sizable increases in floorspace are proposed and residential use would be introduced to the
site. The proposed height raises potential safeguarding/radar issues for Gatwick Airport and would have
a visual impact over a wider area. However, the proposed uses are typical of a central urban location
and development on a broadly similar scale and height has been approved recently within the town 
centre, including the adjoining Crawley Station redevelopment proposal.  The resulting increases in 
development, activity and vehicle movements are not considered to be significant in EIA terms. There 
would be some in-combination impacts with nearby existing and proposed development but, within this 
busy town centre location, this would not, overall, cause significant environmental effects.

As a previously developed site, the scheme would have no significant impact upon the use of natural
resources. Vehicular access would still be taken from Station Way, as with the existing nightclub. The 
proposed development could result in additional emissions being produced by additional vehicles 
entering/leaving the site, both during and following development. In addition, the construction works on 
the site could result in additional dust. Whilst this may cause some disturbance to neighbours, it is not 
anticipated that this would have more than a local impact. There could be localised noise issues, such 
as equipment from the proposed commercial areas affecting residential properties, but not on a 
significant scale in EIA terms. Construction activity could also cause noise and other disturbance, but 
this would have a local impact over a relatively short period of time, given as around 18 months in your 
screening document. Your Screening Report confirms that potential impacts would be mitigated by a 
Construction Environmental Management Plan.

The Council’s records suggest possible contamination along the railway line immediately to the south of 
the application site. I note that your screening document also suggests possible contamination on the 
site. However, the Council does not feel that any contamination would raise significant environmental 
effects that would warrant EIA or that there would be any risk of major accidents, significant impact 
upon climate change or risk to human health.

Location of the Development
The site is located within Crawley town centre and is surrounded by urban development. No part of the
site comprises a sensitive area as defined in Part 1, 2(1) of the 2017 Regulations.

The existing and proposed uses are typical of buildings within an urban area. The scheme would have
no significant impact upon natural resources, although it would reuse brownfield land. The site does not 
contain any of the natural environment features listed in Schedule 3 2.(1)(c) of the Regulations.

The scheme would increase the density of development, but this is already a fairly densely populated
location. No landscapes of importance would be affected. No public rights of way appear to be affected
by the proposal.

It is not considered that the location of the proposal raises particular environmental sensitivity issues
that would need to be addressed through EIA.



Types and Characteristics of the Potential Impact
The site in question is a brownfield site which is occupied for commercial purposes. The proposed
development would intensify use of the site and introduce residential use alongside new commercial 
uses. However, this is a town centre site with commercial and residential uses are already located in 
close proximity. Although the building would be significantly taller than the existing ones, the Local 
Planning Authority does not consider that the overall magnitude, spatial extent and nature of the impact 
would be so significant as to have more than a local impact or trigger the need for EIA. 

The extent of the likely impact is considered to be local in geographical terms and to cover a limited 
population. There would be no transboundary impact. Although major development, this is a fairly 
standard construction project and the probability, duration, frequency and reversibility of the impact can 
be easily identified. The proposal would involve the loss of four protected trees, but this is not 
considered to warrant EIA. Overall, it is considered that the development would not have an impact of 
more than a local nature, and based on the information supplied, it would not result in issues which are 
particularly complex or technical in nature.

Conclusion
Based on the information supplied and taking account of the EIA Regulations and the Planning Practice 
Guidance, it is not considered that the proposal would have significant environmental effects, despite 
exceeding the applicable thresholds for Schedule 2 development. It is noted that the whole site has 
been previously developed. The Local Planning Authority considers that the proposed development 
falls below the indicative criteria and thresholds set out in the Planning Practice Guidance. It is the 
opinion of the Local Planning Authority that Environmental Impact Assessment is not required for the 
proposed development.

If you have any queries, please contact Hamish Walke (01293 438343) or contact by him by email.

Yours sincerely

Clem Smith
Head of Economy and Planning


