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Executive Summary 

1. Turley are acting on behalf of Rainer Developments Limited who are submitting a 

detailed planning application for demolition of the existing MOKA night-club and 

erection of a single residential multi-storey buildings (use class C3) for up to 152 units, 

with up to four commercial units (use class A1, A3, A4, B1 and/or D2) at ground floor 

level. This includes the provision of a communal ‘pocket park’ fronting Station Way, 

roof-top terrace, up to 16 car parking spaces and creation a shared services area 

fronting Station Way.  

2. This report has been prepared in order to obtain an Environmental Impact Assessment 

Screening Opinion from Crawley Borough Council in accordance with Part 2 of the 

Town and County Planning (Environmental Impact Assessment) Regulations 2017 (as 

amended) and contains the information set out within Paragraph 2(e) of the EIA 

Regulations, 2017.  

3. Characteristics of the Proposed Scheme are set out in Section 2 and the characteristics 

of the Site are set out in Section 4. This has enabled an appraisal of the ‘likely 

significant environmental effects’ on receptors, which is presented in Section 6. The 

appraisal has considered a range of environmental effects. 

4. As part of the appraisal, mitigation/measures has been considered, which avoid, 

prevent or reduces environmental impact to a level whereby significant effects are 

considered unlikely. However, effects in respect to archaeology are unknown due to 

the absence of baseline information and the nature of such assets.  

5. Consideration of cumulative effects with respect to two other developments has been 

considered and no in-combination cumulative effects are anticipated due to the 

absence of common receptors or anticipated residual significant effects. 
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1. Introduction 

1.1 Turley are acting on behalf of our client, Rainer Developments Limited (hereafter 

referred to as the ‘Applicant’), who are submitting a detailed planning application for 

demolition of the existing MOKA night-club and erection of a residential multi-storey 

buildings (use class C3) for up to 152 units, with up to four commercial units (use class 

A1, A3, A4, B1 and/or D2) at ground floor level. This includes the provision of a 

communal ‘pocket park’ fronting Station Way, roof-top terrace, up to 16 car parking 

spaces and creation of a shared services area fronting Station Way. These proposals are 

hereafter referred to as the ‘Proposed Scheme’.  

1.2 The Proposed Scheme will occupy the existing land ownership boundary of MOKA 

night-club, Station Way, Crawley (hereafter referred to as the ‘Site’) (Appendix 1).  

1.3 This report has been prepared in order to obtain an Environmental Impact Assessment 

(EIA) Screening Opinion from Crawley Borough Council (CBC) in accordance with Part 2 

of the Town and County Planning (Environmental Impact Assessment) Regulations 

2017 (as amended), hereafter referred to as the EIA Regulations, 2017. 

1.4 In accordance with Regulation 6, Paragraph 2 this EIA Screening Report includes the 

following information: 

• A plan sufficient to identify the land (Appendix 1); 

• A description of the development, including in particular; 

‒ A description of the physical characteristics of the development and, 

where relevant, of demolition works (Section 2);  

‒ A description of the location of the development, with particular regard to 

the environmental sensitivity of geographical areas likely to be affected 

(Section 4);  

• A description of the aspects of the environment likely to be significant affected 

by the development (Section 6);  

• To the extent the information is available, a description of any likely significant 

effects of the Proposed development on the environment resulting from; 

‒ The expected residues and emissions and the production of waste, where 

relevant (Section 6);  

‒ The use of natural resource, in particular soil, land, water and biodiversity 

(Section 6); and 

• Such other information or representations as the person making the request 

may wish to provide or make, including any features of the proposed 

development or any measures envisaged to avoid or prevent what might 

otherwise have been significant adverse effects on the environment (Section 6).  
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1.5 As such, the information provided within this report is considered sufficient to inform 

CBC’s Screening Opinion, in accordance with Regulation 6, Paragraph 2.  
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2. Characteristics of the Proposed Scheme 

Overview of Site Preparation 

2.1 All temporary and permanent works will take place within the Site illustrated within 

Appendix 1. It is works within this area upon which full planning permission is sought.  

2.2 The majority of the Site is publicly accessible, owing to the absence of any perimeter 

barriers (i.e. fencing) etc. Principal access to the Site (both vehicular and pedestrian) is 

off Station Way, afforded two points of access, which were previously operated as a 

one-way system. The existing access of Station Way will be used during demolition and 

construction of the Proposed Scheme. There are no other forms of access or routes 

(either vehicular or pedestrian) through the Site.  

2.3 The Site is current occupied by a single building (MOKA night-club), approximately 5 

storeys, located relatively central within the Site. The residual elements of the Site 

comprise hardstanding for car parking and a group of trees (14 of which are 

understood to be under Tree Preservation Order [TPO]) along the eastern boundary 

and a number of individual trees within the hardstanding areas. There are further areas 

of ruderal vegetation associated with the boundaries of the Site.  

2.4 To facilitate the Proposed Scheme the existing building will be demolished to slab level 

and below ground structures removed (i.e. foundation slabs). Areas of hardstanding 

will be broken out and up to 3 trees will be felled and 6 trees (up to four subject to 

TPO) will be removed (including root base) with further works to a number of retained 

trees. It is understood that tree protection measures will be implemented during 

construction to protect those trees being retained. Any vegetation within the Site will 

also be cleared and removed. It is not anticipated that significant excavation is required 

and therefore no significant disposal of earthworks or waste. 

2.5 The Site is served by gas, electricity, water (both potable and sewage) and 

telecommunications as a minimum. As such, it is assumed that some form of service 

diversion, removal and/or reinstatement is required within the Site.  

2.6 Waste arising from the enabling works and demolition are likely to include waste 

water, building materials, hard-core, metals and green materials (i.e. vegetation) as a 

minimum. It is unclear if any of the building materials or hard-core can be crushed and 

retained on Site and therefore it is assumed that all waste arisings will be removed 

from Site. Nevertheless, all waste arising being taken from Site will be appropriately 

treated and disposed of, including maximisation of recycling materials.  

2.7 Desk based studies suggest that there are potential sources of on-site contamination. 

Further intrusive investigations (i.e. sampling) is required to confirm the exact nature 

and extent of contamination and required remediation. Remediation activities will be 

completed as part of enabling activities (i.e. prior to construction).  

2.8 The proposed construction compound will be located within the Site. Construction 

working hours would generally be 08:00 to 18:00 Monday to Friday; 08:00 to 13.00 on 

Saturday; and no construction on Sundays and Bank Holidays. 
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Development Principles 

2.9 The Proposed Scheme will utilise the existing vehicular access of Station Way to the 

north of the Site, however, pedestrian access will be provided via public realm fronting 

Station Way. A further ‘shared service area’ will be provided off Station Way, for use by 

refuge vehicle, emergency vehicles and delivery vehicles.  

2.10 The Proposed Scheme will comprise a multi-storey buildings, set at 9 and 11 storeys, 

with a maximum overall of height of 110.9m AOD. The buildings will include up to four 

commercial units (use class A1, A3, A4, B1 and D2) at ground floor level, maximum 

quantum of 650sqm, with the residual built form used for up to 152 residential units 

(use class C3) and ancillary uses such as plant room, communal refuse store and bike 

store. Residential units will comprise of studio and 1 to 3 bed apartments. Car parking 

will be provided in the north-eastern element of the Site for up to 16 car parking 

spaces and parking for motorbikes and bicycles.  

2.11 A ‘pocket park’, comprising architectural landscaping (i.e. mix of hard and soft 

landscaping) and communal space will be provided in the western side of the Site, 

which will be accessible for residents and members of the public. A further communal 

space, comprising a ‘roof top terrace’, will be provided atop one of the buildings for 

residential use only. A number of the residential units will include ‘balconies’ fronting 

Station Way andthe ‘pocket park’.  

2.12 The residential elements of the Proposed Scheme will be operational 24hr/day, 365 

days/year. The operational hours of the four commercial units will be dependent on 

the future occupiers, therefore as a worst case it is assumed that such uses could 

operate between 07:00 and 23:00.  

2.13 The Proposed Scheme will include external lighting, comprising architectural lighting 

and lighting within the car parking areas.  

Timescales 

2.14 Subject to obtaining the necessary statutory approvals, enabling works, demolition and 

construction work are anticipated to commence in Q1 2020 and take up to 18 months.  
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3. Schedule of the Proposed Scheme 

3.1 In line with the EIA Regulations, 2017, the Proposed Scheme has been appraised 

against the development descriptions contained within Schedule 1 and Schedule 2 of 

the EIA Regulations, 2017.  

3.2 Based on the characteristics of the Proposed Scheme (Section 2) it is not considered 

that the Proposed Scheme would constitute Schedule 1 development. Following an 

appraisal against Schedule 2, the Proposed Scheme is considered to fall under Schedule 

2, Paragraph 10(b) – Urban development projects.  

3.3 The Site extends to approximately 0.4ha, which is below the relevant 1ha area 

threshold/criteria indicated within Schedule 2, however, the Proposed Scheme is for up 

to 152 residential units which exceeds the 150 unit threshold/criteria.  

3.4 Nevertheless, as outlined within the EIA Regulations, 2017 and Ministry of Housing, 

Communities and Local Government Planning Practice Guidance online tool, the 

exceedance of the threshold/criteria does not automatically determines that the 

Proposed Development is EIA Development, but rather that the ‘proposal needs to be 

screened by the local planning authority to determine whether significant effects on the 

environment are likely and hence whether an Environmental Impact Assessment is 

required’.  

3.5 The selection criteria for Schedule 2 development are detailed within Schedule 3 of the 

EIA Regulations, 2017 and are as follows: 

• Characteristics of development;  

• Location of Development; and  

• Types and characteristics of the potential impact.  

3.6 As indicated in Section 1 - Introduction, this report has been prepared to support CBC 

in preparing an EIA Screening Opinion.  
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4. Characteristics of the Site and Surrounding 
Area 

4.1 A number of technical reports have been prepared and submitted in support of the 

planning application and submitted to CBC. A number of these reports have been used 

to inform the EIA Screening Report, including: 

• Mayer Brown, Redevelopment of MOKA Nightclub, Station Way, Crawley, Air 

Quality Assessment (July 2019); 

• Mayer Brown, Residential and Commercial/Retail Development, MOKA Nightclub 

Crawley, Transport Statement (July 2019); 

• Mayer Brown, Redevelopment of MOKA Nightclub, Station Way, Crawley, Noise 

and Vibration Assessment (July, 2019); 

• Avison Young, Internal Daylight, Sunlight and Overshadowing Report, MOKA 

Nightclub, Crawley (July, 2019); 

• Tyler Grange, MOKA Nightclub, Crawley, Phase 2 Bat Survey Report (July, 2019); 

• Tyler Grange, MOKA Nightclub, Crawley, Preliminary Ecological Appraisal and 

Preliminary Bat Roost Assessment (July, 2019);  

• AECOM, MOKA Nightclub Crawley, Townscape and Visual Impact Assessment 

(July, 2019); 

• Marlow Consulting Ltd, MOKA Nightclub, Crawley, BS5837 Arboricultural Report 

(July, 2019);  

• Mayer Brown, MOKA Nightclub, Crawley: Flood Risk Assessment and Drainage 

Strategy (July, 2019); 

• Environmental Geotechnical Specialists, Report on a Phase 2 Geo-Environmental 

Investigation: J4248/18/E/GE_Rev2 (February, 2018); 

• Turley, Economic Statement, Proposed residential development on the site of 

MOKA Nightclub, Crawley (July, 2019); 

• McBains, Energy & Sustainability Strategy, MOKA, Crawley (July, 2019); 

• Adena Fire Safety Services LTD, Design Fire Safety Strategy, Issue 2 rev 4a (Final), 

“MOKA” Station Way Crawley (July, 2019); 

Location and Setting 

4.2 The Site, comprising approximately 0.4ha developed land, is located within the centre 

of Crawley, off of Station Way. The Site falls within the Crawley ‘Town Centre 

Boundary’ as defined by Crawly 2030 Local Plan.  
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4.3 The Site is bound to the north by Station Way, beyond which lies County Mall shopping 

centre; the east by Brunel Place, inclusive of office and some residential; south by 

National Rail land inclusive of the London to Brighton (Horsham Branch) railway line, 

beyond which lies Arora International Hotel; and to the west by Crawley Train Station 

and associated surface car park.  

4.4 The topography of the Site is gently sloping in nature with ground levels ranging 

between 77.24m AOD at the south-east boundary to 74.80m AOD at the north-east 

boundary. Crawley Town Centre is considered to be relatively flat, with some localised 

changes in ground levels to the south-east where the A2004 descends below the 

London to Brighton (Horsham Branch) railway line.  

4.5 Presently the Site comprises the MOKA nightclub, housed within a single building, 

located centrally within the Site. The residual elements of the Site comprise 

hardstanding (car parking), grouping of trees along the eastern boundary and further 

individual trees within the hardstanding areas (a number of which are under TPO). The 

boundaries of the Site and between areas of hardstanding include ruderal vegetation.  

4.6 Given its town centre location, land uses surrounding the Site are generally 

commercial, retail and/or municipal. However, there are some residential uses within 

the surrounding area including, Brunel Court (approximately 50m east of the Site) and 

East Park, Malthouse Road, Clitherow Gardens and Holmcroft to the south of the Site 

(approximately 90m to the nearest residential property). Nevertheless, the majority of 

the residential properties are separated from the Site by the London-Brighton 

(Horsham Branch) railway line and a number of commercial buildings. 

4.7 Visually, the Site is generally evident in close range views owing to the built nature of 

the surrounding town centre, or along the alignment of Station Way. From the north 

the Site is generally screened by intervening built form and vegetation, resulting in only 

partial views, if any. From the south (inclusive of more residential areas) there are 

views of the Site, although these are generally in the context of the wider town centre 

townscape.  

Connection and Access 

4.8 Vehicular access to the Site is from Station Way to the north of the Site, via two points 

of access which were previously operated as a one-way system (i.e. one point for entry 

and the second for exit).  

4.9 The majority of the Site is publicly accessible, owing to the general absence of 

perimeter barriers, except to the south. There are no formal footpaths or Public Right 

of Way (PRoW) within the Site. The nearest PRoW is Footpath 1539, approximately 

180m west of the Site. 

4.10 The Site is located immediately adjacent to Crawley Train Station, forming its western 

boundary. Crawley Train Station is connected to the London to Brighton (Horsham 

Branch) railway line, operated by Southern Rail and Thameslink. In addition, Crawley 

Bus Station is located just north of the train station, adjacent to County Mall.  
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Local Air Quality, Lighting and Noise Environment 

4.11 The local air quality is considered to be principally governed by emission from vehicles 

using the local road network, especially Station Way, as well as from trains utilising the 

nearby railway line, which is not understood to be electrified. Gatwick International 

Airport is also considered to contribute toward the local air quality, although to what 

extent is unclear.  

4.12 The Site is not located within an Air Quality Management Area (AQMA), the closest 

AQMA being Hazelwick AQMA located approximately 700m north-east of the Site (at 

its closest point).  

4.13 The baseline noise survey undertaken by Mayer Brown, identified that daytime noise 

levels typically range from 66dB(A) to 67dB(A) (LAeq, 16hour), whilst night time noise levels 

range from 57dB(A) up to 58dB(A) (LAeq, 8hour). The higher noise levels, during both day-

time and night-time were at the north of the Site, adjacent to Station Way. Therefore, 

it is assumed that the local noise environment is governed by vehicles using the local 

road network, specifically Station Way, with some contribution from trains operating 

on the railway line to the south of the Site.  

4.14 The Site includes a number of column mounted flood lights, low level bollard lighting 

and architectural façade mounted lighting. Further lighting installations are present in 

the wider townscape including street lighting along Station Way and installations 

associated with the wider town centre.  

Biodiversity 

4.15 Given the previously developed nature of the Site, there are limited habitats present 

within the Site, comprising buildings, bare ground (hardstanding), amenity grassland, 

dense scrub, scattered scrub, scatter trees ephemeral/short perennial vegetation and 

poor-semi improved grassland. As such, the trees on-site offer the habitat with the 

greatest ecological value.  

4.16 The trees surveyed within and adjoining the Site comprise 23 individual trees and two 

groups and are a mix of species. Of the trees within the Site, only 5 were considered to 

be of ‘Moderate’ value, comprising a number of English Oak and London Plane, all of 

which were subject of a TPO. The remaining individual trees and two groups were 

classified as ‘Low’ value (14 individual trees and the two groups) or ‘Unsuitable for 

Retention’ (four individual trees).  

4.17 Preliminary appraisal of the trees identified that seven of the on-site trees had 

potential to support roosting bats, three of which have low value, a further three of 

medium value and a single tree of high value. The on-site buildings have also been 

noted to have low potential to support roosting bats. However, further bat specific 

survey work identified that the buildings and trees did not support any bat roosts at 

the time of the survey.  

4.18 The trees within the Site where identified as potentially supporting nesting birds. 

Whilst areas of bare-ground surrounded by ruderal vegetation/scrub, especially on the 

southern boundary, may offer suitable habitat for reptiles.  
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4.19 The Site does not fall within or adjacent to any ecological designation sites, the closest 

designation being Tilgate Forest Local Nature Reserve, approximately 1.8km south-east 

of the Site. 

Heritage Assets 

4.20 The Site does not fall within any statutory historical designation, the closest 

designation being the High Street Conservation Area, approximately 180m north-west 

of the Site, and Memorial Gardens Historic Park and Gardens, approximately 180m 

north of the Site.  

4.21 There are no listed buildings within the Site, however, a number of listed buildings are 

located to the north-west of the Site, grouped around The Square, Cross Keys and Bank 

Lane, associated with the town centre of Crawley and the High Street Conservation 

Area. The closest listed building is the Friary Church of St Francis and St Anthony Grade 

II listed building, approximately 175m north-west of the Site.  

Ground Conditions and Existing Contamination 

4.22 A review of British Geological Society mapping and the Environmental Geotechnical 

Specialists, Geo-Environmental Report indicates that the Site geology comprises Upper 

Tunbridge Wells Sand – Sandstone and Siltstone, Interbedded bedrock and Weald Clay 

formation – Mudstone, Sedimentary bedrock. The mapping does not indicate the 

presence of superficial deposits within the Site.  

4.23 Given its previously developed nature, it is expected that there will be a level of made 

ground present within the Site. However, further details regarding potential 

contamination within the Site is unknown at this stage. The presence of the railway line 

to the south of the Site, which was operational circa 1848, and its proximity to the Site 

could be a source of historic contamination, although this has not been confirmed at 

this stage.  

Flooding and Hydrology  

4.24 The Site falls wholly within Flood Zone 1, which is classified as low risk from flooding. A 

review of flood risk was undertaken by Mayer Brown, which found that there was ‘low 

risk’ from fluvial, tidal, groundwater or infrastructure failure flooding, and ‘very low’ 

risk from surface water/overland flooding events.  

4.25 There are no surface water bodies within the Site or in close proximity to the Site. The 

Site does fall within a surface water Nitrate Vulnerable Zone and Drinking Water 

Safeguarding Zone (Surface Water).  

4.26 The Upper Tunbridge Wells Sand – Sandstone and Siltstone Interbedded bedrock, 

which covers the northern part of the Site is classified as a Secondary (A) aquifer. The 

residual southern part of the Site is classified as unproductive strata.   
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Community and Socio-Economics 

4.27 The Site sits within the Northgate ward of Crawley local authority. The ward has a 

working age population (ages 16-64) of approximate 3,723 people, which contributes 

just over 5% of the working population of Crawley (circa. 72,390 people). The 2011 

Census data suggests that approximately 76.1% of the working age population within 

Northgate are economically activate (i.e. in employment) which is largely in line with 

the Crawley area (76.5%.) and above England and Wales (71.0%). The unemployment 

rate within the Northgate Ward (7.5%) is higher than it is for Crawley (6.8%), but 

largely in line with that noted for England and Wales (7.6%).  

4.28 The latest date (2015) from the Indices of Multiple Deprivation shows that Crawley is 

ranked 151 of 326 and therefore the local authority is determined to fall within the top 

50% most deprived local authorities. In terms of the indices the local authority scored 

low in terms of ‘barriers, education and crime’ deprivation themes, where it generally 

fell within the top 25% most deprived.  

Existing Climate  

4.29 The sensitivity of the Site is the degree to which is it susceptible to, or unable to cope 

with, adverse local effects of climate change. The Met Office’s UKCP18 projections 

provide useful data to explore key climate risks which are noted as:  

• An increase in winter precipitation;  

• An increase in river flow; 

• A decrease in energy demand for heating;  

• Increasing risk of river and coastal flooding;  

• A decrease in summer precipitation; and 

• An increase in warm temperature extremes. 
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5. Approach  

Appraisal of Likely Environmental Effects 

5.1 The appraisal of likely effects has been based on baseline information presented within 

Section 4 and considered likely effects arising from the Proposed Scheme, as detailed 

within Section 2. The appraisal has focused on environmental effects and whether any 

of these are considered ‘likely’ and ‘significant’ at receptors, with consideration to the 

following factors in Regulation 4, Paragraph 2 of the EIA Regulations: 

• Population and Human Health;  

• Biodiversity: 

• Land, soil, water, air and climate;  

• Material assets, cultural heritage and the landscape; and 

• The interactions between the above factors.  

5.2 Regulation 6, Paragraph 2(e) allows for the discussion and identification of project 

specific measures to avoid and/or prevent significant adverse environment effects. The 

inclusion of such measures and the extent to which they avoid and/or prevent adverse 

environmental effects has also been considered whilst undertaking the appraisal of 

likely effects. The appraisal has also taken account of measures implemented as part of 

the design development of Proposed Scheme to date.  

5.3 As such, as part of the review of likely environmental effects, mitigation measures have 

been considered in order to understand environmental effects associated with the 

Proposed Scheme. Where mitigation has been identified at this stage, this has been 

clearly identified for the benefit of CBC with the use of a referencing system (Table 

5.1). Furthermore, all mitigation identified is summarised within a Schedule of 

Mitigation provided as Appendix 3.  

Table 5.1: Mitigation Types and Referencing 

Mitigation Category  Definition of Mitigation Reference Approach 

Primary Mitigation  Inherent mitigation, 

comprising fundamental 

aspects of the project design 

Denoted with ‘P’ suffix and 

consecutive numbering as 

required 

Secondary 

Mitigation 

Foreseeable mitigation, 

requiring further input and 

assessment in order to achieve 

the desired outcome of the 

assessment 

Denoted with technical 

specific initial suffix (i.e. Noise 

and Vibration being NV) and 

consecutive numbering as 

required.  
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Tertiary Mitigation Inexorable mitigation, in that it 

would be compulsory 

regardless of environmental 

impact assessment 

Denoted with a ‘T’ suffix and 

consecutive numbering as 

required.  

Appraisal of In-combination Effects 

5.4 In line with Schedule 3 of the EIA Regulations, 2017, the potential for in-combination 

cumulative effects has been taken into consideration. At present, there is no widely 

accepted methodology or best practice for the assessment of cumulative effects, 

although there are a number of guidance documents available.  

5.5 In order to determine likely in-combination effects, a qualitative assessment based on 

available information has been completed (i.e. that available on CBC planning portal). 

The adopted methodology for the appraisal of in-combination effect has been 

undertaken in two stages, which are outlined below.  

Step 1: Identification and evaluation of projects for consideration 

5.6 Given the urban nature of the Site, a review of information held on CBC planning portal 

has identified all permitted developments (for the last 5 years) within a 0.2km search 

area. This search area is considered proportionate given the urban nature of the Site 

and surrounding environment and scale and nature of the Proposed Scheme. 

Applicable projects for further consideration of in-combination effects has been based 

on the following criterion:  

• Projects that are under construction;  

• Permitted application(s) not yet implemented;  

• Submitted applications(s) not yet determined but have the potential to be 

determined prior to the determination of the Proposed Scheme; and 

• All refusals subject to appeal procedures not yet determined.  

5.7 Each of the projects identified will be evaluated in order to determine whether the 

following criterion is met: 

• Is the project of an appropriate scale – in this case, Column 2 of Schedule 2 of 

the EIA Regulations, 2017 has been applied. This is considered an appropriate 

scale threshold to capture projects with ‘likely significant effects’; 

• Is there a concurrent construction or operational phase with the Proposed 

Scheme; 

• Is the project within a relevant geographical boundary to the Proposed Scheme; 

• Is there potential that the Proposed Scheme shares common sensitive receptors 

with the identified committed development. 
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5.8 The above criterion will be informed by a high level review of planning application 

documents submitted for each development. Where information is not available, 

assumptions have been made based on professional judgement. These have also been 

clearly stated, alongside any uncertainty.  

Step 2: Appraisal of in-combination effects 

5.9 Common receptors are identified at the outset, as this ensures assessment is only 

undertaken where there is a common receptor and likely effect. Once the receptors for 

assessment have been identified, consideration, where possible is given to their 

tolerance to effects.  

5.10 The sources of construction or/and operational activities in-combination with the 

Proposed Scheme are then appraised. In order for there to be a potential in-

combination effect, there needs to be more than one potential effect on the same 

receptor at the same time. There may be effects at the project level which require due 

consideration and management but this has not been repeated as part of this appraisal 

and reference should be made to Section 6.  

5.11 Where possible, effects identified for other projects are considered following the 

application of mitigation. Where this is not possible, a precautionary approach has 

been adopted.  

5.12 The qualitative evaluation at the receptor level provides consideration of the following: 

• Combined magnitude of change; 

• Sensitivity/value/importance of the receptor/receiving environment to change ; 

or/and 

• Duration and reversibility of effect. 

5.13 Through the combination of the qualitative evaluation and the mitigation presented, 

conclusions can be drawn as to the likelihood for significant in-combination 

environmental effects. 



 

14 

6. Appraisal of Likely Environmental Effects 

6.1 Given the nature of the Site and the Proposed Scheme, a number of environmental effects are not considered to be significant due to an 

absence of receptor, including:  

• Impacts to existing residential properties. Most residential properties are located to the south of the Site, beyond the London to 

Brighton (Horsham Branch) railway line. In addition, the intervening townscape between the Site and the receptors is generally 

commercial/retail (i.e. urbanised) and largely removes inter-connectivity between the Site and receptors. As such, potential effects to 

existing residential properties are not considered to be significant; 

• Impacts to controlled water-bodies, there are no controlled water-bodies within, adjacent to the Site. Although a Secondary A aquifer 

is present below the Site, the underlying geology is clay which means hydrological connectivity between the Site and the aquifer (i.e. 

vertical movement of water) is considered to be low. Therefore no effects to such receptors are anticipated;  

• Impacts to designated ecological sites, given the absence of such designations within, adjacent or functionally linked with the Site; and  

• Effects associated with operational traffic, transport modelling and analysis has identified that operational traffic flows are considered 

to be ‘negligible’ (Mayer Brown, Residential and Commercial/Retail Development, MOKA Nightclub Crawley, Transport Statement (July 

2019), with approximately 198 two –way trips per day between 07:00 and 19:00, and the proposed commercial units are not 

anticipated to generate new trips to/from the Site. As such, effects associated with operational traffic (including traffic noise and 

pollutant generation) are not considered to be significant;  

• Impacts arising from unsuitable ground conditions/historic contamination on future users of the Site, as necessary 

groundworks/remediation works to provide a suitable construction platform (i.e. removal of contamination, compressible/unstable 

ground) would be mitigated during the enabling works prior to construction, in line with relevant standards and building regulations. 

Therefore, effects on future users are not considered to be significant; and  

• Effects during construction associated with climate change, given the scale of the Proposed Scheme and anticipated timeframes for 

construction, which are relatively short, climate change impacts during construction are not considered significant. 
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6.2 An appraisal of likely environmental effects, where a receptor has been identified, is outlined within the Table 6.1. The appraisal has focused 

on possible effects during the demolition, construction and operational phases of the Proposed Scheme. Where possible, conclusions have 

been made as to whether the likely environmental effects are significant. 

Table 6.1: Consideration of likely environmental effects 

Likely Environmental 

Effect 

Sensitive Receptor (if 

applicable) 

Applicable Phase 

(C/O) 

Discussion of Likely effect and any requirement for Mitigation  

Disturbance associated 

with noise, vibration, 

dust and particulate 

matter generated by 

temporary on-site 

activities and 

construction traffic. 

Local community C The local community utilising the public areas around the Site may experience 

temporary nuisance/disturbance throughout the demolition and construction of 

the Proposed Scheme, as a result of noise, vibration, dust and particular matter 

from machinery, plant or general demolition/construction activities. 

However, the receptors are considered to have a degree of tolerance to 

nuisance/disturbance effects as it is considered most receptors will be transient 

(i.e. commuters travelling past the Site) rather than stationary. The general 

transient nature of the receptors also mean exposure to such 

disturbance/nuisance is infrequent and short-term. Furthermore, such effects 

are considered to be temporary and reversible. 

Disturbance/nuisance due to noise, vibration, dust and particulate matter 

during demolition and construction will be minimised through the adherence to 

best practice measures controlled via a Construction Environmental 

Management Plan (CEMP) [T1].  

As such, disturbance associated with noise, vibration, dust and particulate 

matter generated by on-site temporary activities is not considered significant. 

Changes in visual 

amenity associated with 

demolition and 

construction activities 

Local community 

near to the Site 

C During demolition and construction, there will be a change in the visual context 

of the Site, as viewed by the local community. The presence of machinery on 

Site (specifically tall machinery/cranes) and demolition/construction activities 

may be perceived by the local community negatively. However, given that the 

local community will generally be transient rather than stationary, the receptors 

are considered to have a degree of tolerance as the effect would be infrequent 
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and temporary. Furthermore, such effects are considered to be temporary and 

reversible. 

It is anticipated that the Site will be secured with some form of temporary 

hoarding/fencing. The use of solid hoarding will help screen low level 

construction activities [T1]. In conjunction with general Site tidiness [T1], this 

will help mitigate negative visual effects. 

As such, changes in visual amenity during demolition and construction are not 

considered significant.  

Loss/disturbance to 

below ground heritage 

assets 

Unknown buried 

heritage assets 

C Presently there is insufficient information regarding the presence, extent or 

condition of below ground heritage assets within the Site. However, given the 

previously developed nature of the Site, there is potential that below ground 

assets will have been lost of disturbed, specifically in relation to the footprint of 

the existing building and in relation to any existing underground utilities 

associated with the Site.  

Below areas of hardstanding within the Site, if not previously subject to 

disturbance, there is potential for below ground heritage assets to be retained 

in situ. The Proposed Scheme will require some form of foundations and 

installation/realignment of utilities, therefore requiring a certain extent of 

disturbance below ground. The absence of information means that the 

significance of effect is unknown at this stage.  

Potential exposure to 

existing contaminants 

Construction workers C The presence of existing contamination within the Site is unknown, as no 

intrusive works have occurred within the Site. Desk-studies suggest the 

potential for contamination to be present due to historic use and adjacent uses. 

Nevertheless, exposure to historic contamination contaminations will be 

mitigated through adherence to guidelines included in CIRIA C741 (2015) 

Environmental Good Practice on Site Guide and C670 (2008) Site Health 

Handbook as well as other best practice measures throughout demolition and 

construction. Such controls should be set out in a CEMP [T1]. The CEMP will 

also outline the process to follow should contamination be encountered. 
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Adherence to such mitigation is considered sufficient that significant effects 

would be unlikely.  

Potential exposure to 

hazardous materials 

associated with on-site 

structures 

Construction workers C It is assumed that the on-site buildings do not include any hazardous materials 

(i.e. Asbestos). However, if such materials were identified, it is assumed that 

standard procedures would be followed (i.e. The Control of Asbestos 

Regulations, Statutory Instrument 2012 No. 632 (2012); The Construction 

(Design and Management) Regulations 2015; Statutory instrument 2015 No. 51) 

and the appropriate specialist contractor appointed to undertake removal and 

disposal of such materials. A method statement for the process of dealing with 

hazardous material if encountered will form part of the CEMP [T1]. Therefore 

effects will be controlled and remediated as required and are not considered 

significant. 

Change to valuable on-

site habitat (i.e. loss or 

degradation) and 

indirect impact to 

protected 

species/species of 

interest  

Trees, Bats and Birds C The Site is generally considered to be of low ecological value, with the 

exception of the trees which may have some ecological value for bats (albeit no 

roost were identified in recent survey work) and/or nesting bird. The Proposed 

Scheme currently requires the removal of nine trees. Tree removal will be 

undertaken under the advice of a qualified ecologist, specifically a licensed bat 

worker. The buildings on-site and ruderal vegetation/scrub are considered to 

have some ecological value for bats and reptiles, respectively. 

Removal/demolition activities should be undertaken outside of key ecological 

seasons in order to avoid loss/disturbance. Where removal/demolition will 

occur within key ecological seasons, pre-clearance checks by a suitably qualified 

ecologist should be undertaken to confirm the absence/presence of such 

species and the appropriate course of action set by the ecologist and adopted 

which should be set out within the CEMP [T1].  

The Proposed Scheme requires the removal of nine trees, four of which are 

currently under TPO. Of the four under TPO, two are considered to be ‘Low’1 

                                                           
1 unremarkable trees of very limited merit or such impaired condition that they do not qualify high categories (BS 5837:2012) 
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category and two moderate category2 (located at the southern end of the Site). 

Tree loss is to be mitigated through the addition of 15 replacement trees within 

the ‘pocket park’ and across the Site, all of which will be comprise suitable 

species and of a suitable maturity to provide a higher quality of tree [AR1] and 

therefore habitat within the Site. Further landscaping will be provided within 

the ‘pocket park’, rooftop terrace and other areas around car parking. A 

landscaping plan will be prepared which includes species/planting that 

encourages biodiversity [EC1].  

Overall, with adoption of appropriate mitigation, effects are not considered 

significant.  

Impacts to built heritage 

assets 

Designated and non-

designated heritage 

assets 

C/O Built heritage assets are generally contained to the High Street Conservation 

Area of Crawley Town Centre and none are present within or immediately 

adjacent to the Site. As such, there are no anticipated physical impacts to built 

heritage assets.  

Impacts to the setting of built heritage assets may occur due to the proposed 

multi-storey buildings. The TVIA prepared by AECOM identifies; Visually, the 

Proposed Development would be visible in close range views and would improve 

the appearance of the Site, with a higher scenic quality of built form and public 

realm compared to the nightclub and extensive hardstanding.  

It further reports that the The beneficial visual effects would be of greatest in 

the close-range views of the Proposed Development from along Station Way 

road and at Crawley Railway Station. Visually, the Proposed Development would 

improve the sense of arrival at Crawley Station compared to views of the 

nightclub and be seen in the context of the Arora hotel and the Country Mall, 

visually forming the central part of this cluster of buildings. For many of the 

                                                           
2 Tree that might be included in ‘high quality’, but are downgraded because of impaired condition (e.g. present of significant through remedial defects, including unsympathetic past 
management and storm damage), such that they are unlikely to be suitable for retention for beyond 40 years; or trees lacking the special quality necessary to merit the category A 
designation.  
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close-range visual receptors, the Proposed Development would range in 

moderate to negligible beneficial effects. 

Given this analysis it is considered that the Proposed Scheme would not result 

in significant effects to the setting of built heritage assets during demolition, 

construction or operational phase of the Proposed Scheme and is considered 

insignificant. 

Nuisance/glare due to 

temporary and/or 

permanent lighting 

Local community and 

users of the local 

road network 

C/O The Proposed Scheme will include operational lighting and may utilise some 

form of temporary lighting during demolition/construction (especially during 

the winter months).  

Operational lighting is not considered to result in a change to the baseline 

lighting environment, given the existing abundance of lighting installations in 

the surrounding landscape. It is also assumed that operational lighting will be 

designed in accordance with best practice and guidance for its specific use, 

which will be defined within a Detailed Lighting Design [AL1]. Where temporary 

lighting is used potential effects can be mitigated through careful sighting and 

angling of lights away from receptors, which should be set out within the CEMP 

[T1].  

Overall, nuisance/glare due to temporary/permanent lighting is not considered 

significant.  

Generation of Waste Local waste 

treatment/disposal 

facilities 

C/O The Proposed Scheme will result in the generation of waste and increased 

demand on the local waste treatment/disposal facilities. However, it is assumed 

that a Site Waste Management Plan [WA1] will be developed prior to 

demolition/construction which minimises waste arising(s), identify 

recycling/reuse (including on-site) opportunities (where achievable) and 

anticipated disposal to relevant waste handling facilities. This is in accordance 

with relevant standards and guidance (i.e. Controlled Waste (England and 

Wales) Regulations, 2012).  

During operations, waste will be generated and provisions for waste storage 

facilities and access for refuse collection have been included within the design 
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of the Proposed Scheme. A Waste Strategy [WA2] will be submitted alongside 

the planning application to set out the specific details in line with Controlled 

Waste (England and Wales) Regulations, 2012 and local guidance.  

As such, significant effects are considered unlikely.  

Economic productivity 

and additional jobs 

Working age 

population within 

the local area 

C/O During construction, it is considered that given the scale of the Proposed 

Scheme the appointed principal contractor is unlikely to need to take on 

additional staff in order to complete the works, nor will the construction 

activities result in a noticeable induced effect on the local community. Although 

the Proposed Scheme includes up to four commercial units, as with 

construction jobs, the additional operational jobs are likely to have a minimal 

change to the economic productivity or local employment. As such, effects are 

not considered significant.  

Noise generated by 

existing off-site sources 

(i.e. road/rail) and 

proposed uses (i.e. A1 

land uses)  

Future residential 

properties 

O The Proposed Scheme comprise residential units, which are susceptible to 

existing sources of noise. Given the proximity of the Site to Station Way and the 

road network within Crawley Town centre, as well as the London to Brighton 

(Horsham Branch) railway line, the acoustic environment within the residential 

properties (and associated outdoor spaces) are required to meet specific 

standards.  

The Noise and Vibration Assessment undertaken by Mayer Brown states that 

performance values should also be achievable with a masonry faced steel or 

timber framed construction system and therefore provides a robust assessment 

basis for reviewing the likely acoustic performance requirements of windows 

and feasibility of maintaining an appropriate level of sound insulation…going on 

to further state that…. noise intrusion into the proposed development should be 

satisfactorily controlled, with windows capable of maintaining a minimum 

acoustic performance of Rw 38dB….typically be achievable with windows with 

double glazed units comprising 6mm glass / 16mm cavity / 6.8mm laminated 

glass. 
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The assessment concludes that the proposed residential development of the site 

accords with noise related national and local planning policy and industry 

standard good practice guidance.  

As such, significant effects in relation to disturbance to future users as a result 

of noise are not considered significant.  

Changes to visual 

amenity as a result of 

new built form 

Local community and 

residential properties 

O The TVIA prepared by AECOM identifies; Visually, the Proposed Development 

would be visible in close range views and would improve the appearance of the 

Site, with a higher scenic quality of built form and public realm compared to the 

nightclub and extensive hardstanding.  

It further reports that the beneficial visual effects would be of greatest in the 

close-range views of the Proposed Development from along Station Way road 

and at Crawley Railway Station. Visually, the Proposed Development would 

improve the sense of arrival at Crawley Station compared to views of the 

nightclub and be seen in the context of the Arora hotel and the Country Mall, 

visually forming the central part of this cluster of buildings. For many of the 

close-range visual receptors, the Proposed Development would range in 

moderate to negligible beneficial effects. 

It is considered that the Proposed Scheme is one at a higher architectural value, 

of a height that is considered suitable (established through engagement with 

the CBC) and one that can be accommodated by the Site as set out in TVIA 

provided by AECOM. The addition of public realm and tree planting (pocket 

park) is also considered to compensate loss of views of existing trees and add to 

the ‘scenic value’ of the Site.  

Overall, the Proposed Scheme is considered to result in a positive change, 

however, this is not considered significant.  

Absence of appropriate 

Daylight / sunlight  

Future residential 

properties and users 

of communal 

amenity spaces 

O The Proposed Scheme comprises a tall buildings 9 and 11 storey in height. The 

impact on daylight/sunlight has been assess by Aviosn Young, who have 

identified the following:  
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• In terms of internal daylight amenity, the dwellings are considered to 

provide acceptable daylight amenity for future occupant; 

• In terms of internal sunlight amenity, the sunlight amenity for future 

occupants is considered acceptable;  

• In terms of sun hours on ground overshadowing, the public areas will fall 

below the recommended BRE Criteria, the private terrace will comply with 

the guidelines.  

• Overall, the Proposed Scheme is acceptable in terms of daylight, sunlight 

and overshadowing.  

Based on the findings of this assessment, overall daylight/sunlight, both internal 

and external, is not considered to be significant.  

Access to open space Future residents and 

local community 

O The Site, although privately owned, is currently accessible to the public due to 

the absence of barriers. However, the provision of the pocket park, which will 

not only serve future residents but also the general public, will improve and 

enhance existing access arrangements. In addition, the roof top terrace which 

will be restricted to use by residents, will provide additional open space. 

Although positive effects are anticipated these are not considered significant. 

Risk of major accidents 

or disasters 

The Proposed 

Scheme 

O The probability, frequency and likelihood of natural disasters arising from 

climatic occurrences (i.e. hurricanes) are considered to be very low due to the 

natural climatic conditions of the UK within the global climate system.  

There are no Control of Major Accidents (COMAH) sites within 2km. 

Given that the Proposed Scheme is principally residential, it is assumed that the 

final building management company will have in place the required emergency 

producers/practices (i.e. Fire Emergency Evacuation Plan (FEEP)) or 

apparatus/instruments (i.e. smoke detectors) required by law for residential 

occupation and the two retail units. Overall, significant effects are not 

considered likely. 
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Impacts of climate 

change 

Future residential 

receptors 

O The impacts of a changing climate on future residential properties is largely 

dealt with by building regulations and appropriate design of the Proposed 

Scheme. The Proposed Scheme will accord with existing building regulations, 

however, existing building regulations do not fully account for some future 

climate scenarios. As such, the future residential receptors may be subject to 

such impacts as building overheating. However, such effects can be 

appropriately designed through consideration of existing building regulations 

and future climate conditions. Overall, effects are not considered to be 

significant.  
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7. In-combination Effects  

Step 1 

7.1 From a review of CBC planning portal3 (Appendix 3) the following projects have been 

identified using the criterion and methodology outlined in Section 5: 

• CR/2016/0294/OUT: outline application (all matters reserved) for demolition of 

existing office building and integrated railway station building, footbridges and 

ancillary structures. Erection of 308 studio, 1, 2 and 3 bedroom residential 

apartments and associated parking (C3 use class); integrated railway station 

building, footbridges, and ancillary structures; flexible use retail / coffee shop / 

business centre (A1 / A3 / B1 use classes); 120 space multi-deck station car park, 

vehicle drop-off lay-by and associated highway works and public realm 

enhancements; 

‒ Hereafter referred to as ‘Crawley Station Redevelopment’. 

• CR/2017/0974/FUL: demolition of existing building and erection of a new part 3 

and part 4 storey building comprising 56 apartments (30 x one bed and 26 x two 

bed) together with 56 car parking spaces and landscaping (amended description 

and amended plans received); 

‒ Hereafter referred to as ‘Zurich House Redevelopment’ 

7.2 Neither of the identified projects were subject to an EIA, however, have been 

considered given their proximity to the Proposed Scheme and the scale. A review of 

the environmental information submitted in support of the three projects is provided 

in Table 7.1. 

7.3 From an appraisal of the information submitted in support of the two projects (Table 

7.1), although environmental effects have been considered by the other projects, it 

was found that environmental effects were considered to be minimal or where effects 

were anticipated, they could be controlled/mitigated, including during construction. In 

addition, there is considered to be a general absence of common receptors, as each 

project identified environmental effects on their respective future occupiers rather 

than existing receptors in the surrounding environment.  

7.4 Therefore, given the general absence of common receptors, with respective to likely 

environmental effects, no further appraisal of in-combination effects is considered 

necessary. Environmental effects arising from the Proposed Scheme are discussed in 

Section 5 and cumulative effects are not considered to be greater than that already 

appraised.  

                                                           
3 Undertaken in January 2019 
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Table 7.1: Appraisal of application documents 

Application Environmental 

Report 

Summary of Assessments 

Crawley Station Redevelopment 

Noise and Vibration 

Assessment 

• Existing noise clime dominated by road traffic and rail; 

• Mechanical service plant would need to be controlled via condition to safeguard noise sensitive premises; 

• Vibration levels low enough for no impact; 

• Noise impact to proposed external amenity varies, some are suitable, others exceed desired levels; 

• Internal noise levels to be controlled through specific glazing, ventilation, façades etc.  

Daylight and Sunlight 

Assessment 

• Reduction in daylight to the windows and sunlight of neighbouring buildings is less than the value that is 

considered to represent a notable impact; 

Flood Risk Assessment • Flood risk from all sources is considered to be low; and  

• Runoff from the proposed redevelopment of the site is to be managed in accordance with sustainable drainage 

principles 

Transport Assessment • The existing traffic signal junction of Station Way and Friary Way will need to be remodelled; 

• The westbound carriageway of Station Way between the County Mall mini roundabout and Friary Way will also 

be narrowed as part of the proposals;  

• no negative impact on the traffic in the area as the traffic generation will be broadly similar to the existing flows; 

• proposed traffic calming measures will help improve the environment and safety for cyclists; 

• Peak flow of pedestrians will not significantly change.  

Zurich House Redevelopment 

Environmental Noise 

Assessment for Residential 

Development  

• To ensure suitable internal living environment for future residents it is necessary to mitigate against noise from 

rail and station activity through specified glazing, alternative means of ventilation and consideration of façade 

materials; 
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• Vibration levels from train pass-bys have been measured and during the night are below the values of ‘adverse 

effect’ as contained with BS 6472:2008 and therefore they will have a negligible effect. 

Heritage Impact Assessment • Based on the archaeological and cartographic evidence there is thought to be a low probability of finding any 

archaeological remains on the site due to the distance from the historic core of the town which lies c.500m to 

the north-west. 

Flood Risk Assessment • The site is located in a low risk flood zone 1 from Fluvial / Tidal sources; 

• The proposed development will use a combination of traditional piped drainage systems and sustainable 

drainage techniques; 

• It is proposed to continue to discharge all surface water run-off from the development to the existing 525mm 

diameter Thames Water surface water sewer; 

• Development at Zurich House, Crawley will not be at risk of flooding and can be safely carried out without 

increasing the risk of flooding to downstream / surrounding properties. 

Transport Statement • In terms of traffic generation, it is projected that the site would generate between 14 and 17 two-way vehicle 

trips during the respective peak hours which is not significant 

Arboricultural Impact 

Assessment 

• Two trees (category B and C) will be removed as a result of the proposed development; 

• Replacement building will partially encroach the root protection areas of three trees; and 

• Five new trees will be planted during the soft landscaping phase of development. 

 



 

 

Appendix 1: Supporting Figures 

 

 

 

 



 

 

Appendix 2: Schedule of Mitigation 

Purpose 

In line with Regulation 6(2e) of the EIA Regulations project specific measures to avoid and / or 

prevent significant adverse environmental effects (i.e. mitigation measures) have been 

considered when appraising likely environmental effects. The EIA Regulations state that the 

inclusion of such measures and the extent to which they avoid and / or prevent adverse 

environmental effects should be considered by the local planning authority when formulating 

a Screening Opinion. 

In order to support the local planning authority, mitigation measures identified within Section 

6 have been collated into a single Schedule of Mitigation, set out below. The aim of the 

schedule is to provide confidence to the local planning authority that mitigation identified is 

sufficient to avoid or prevent significant adverse effects and thus validate the determination of 

likelihood of significant effects as concluded within Sections 6 and 7. 

The Schedule of Mitigation should will be utilised by the Applicant and principal contractor to 

review mitigation commitments. 

Approach  

The schedule has been compiled using specific mitigation measures identified within Section 6. 
As such, it is intended that the Schedule of Mitigation be read in conjunction with Section 5.  

As detailed within Section 6 mitigation reference codes have been used to link specific 
mitigation with the relevant appraisal of likely environment effects. To recap the referencing 
system is outlined below.  
 

Mitigation Category  Definition of Mitigation Reference Approach 

Primary Mitigation  Inherent mitigation, comprising 

fundamental aspects of the 

project design 

Denoted with ‘P’ suffix and 

consecutive numbering as 

required 

Secondary Mitigation Foreseeable mitigation, requiring 

further input and assessment in 

order to achieve the desired 

outcome of the assessment 

Denoted with technical specific 

initial suffix (i.e. Noise and 

Vibration being NV) and 

consecutive numbering as 

required.  

Tertiary Mitigation Inexorable mitigation, in that it 

would be compulsory regardless 

of environmental impact 

assessment 

Denoted with a ‘T’ suffix and 

consecutive numbering as 

required.  

 



 

 

Schedule of Mitigation 

Mitigation Measure Mitigation 

Ref. 

Responsibility Applicable Phase 

(C/O) 

Detail of Mitigation 

Construction 

Environmental 

Management Plan 

(CEMP) 

T1 Principal Contractor C The CEMP should be prepared by the principal contractor in 

advance of demolition/construction works and submitted to CBC 

for approval.  

The documents should provide details of all 

demolition/construction works, extents and activities, as well as 

provide the overarching details and principles to avoid and 

effectively manage potential adverse effects upon the 

environment.  

The CEMP should include all measures in line with all relevant 

government and industry standards, codes of practice and best 

practice measures, inclusive of but not limited to: 

(i)  The Control of Asbestos Regulations, Statutory Instruments 

2012 No. 632 (2012);  

(ii) The Construction (Design and Management) Regulations 2015. 

Statutory Instruments 2015 No. 51); 

(iii) CIRIA C741 Environmental Good Practice on Site Guide (2015); 

CIRIA C670 Site Health Handbook (2008); and 

(iv) B.S. 5228 1:2009 'Code of practice for noise and vibration 

control on construction and open sites' 

Specific to the Proposed Scheme the following measures should 

be detailed with the CEMP: 

(i) Working hours and restrictions of noisy activities to specific 

hours;  



 

 

(ii) Method Statement for the process for handling hazardous 

waste should it be encountered on-site; 

(iii) Careful sighting of temporary lighting away from sensitive 

receptors, including ecological receptors; 

(iv) Method Statement, prepared in conjunction with a suitably 

qualified ecologist, for the clearance of vegetation and removal of 

trees so as to avoid potential harm/disturbance to protected 

species utilising such features; 

(v) Use of solid hoarding around the Site; and  

(vi) Adoption of general Site tidiness principles, including regular 

checks to monitor adherence. 

Site Waste Management 

Plan 

WA1 Principal Contractor C A Site Waste Management Plan should be prepared and 

submitted to CBC for approval, in order to appropriate deal with 

all waste arising from the demolition/construction activities. The 

plan should indicate processes to maximise the reuse or recycling 

of materials and outline the procedures for disposal of all 

anticipated waste arisings in line with relevant guidance.  

Tree Loss Compensation AR1 Principal Contractor / 

Applicant / Design 

Team 

O The Proposed Scheme should include an appropriate level of tree 

planting to compensate for the tree loss anticipated. This should 

be determined by a qualified Arboriculture Specialist and 

confirmed with CBC. 

Detailed Lighting Design AL1 Applicant / Design 

Team 

O A Detailed Lighting Design or Strategy should be prepared and 

submitted to CBC for approval. The design/strategy should 

confirm the nature of operational lighting and any anticipated 

control mechanisms to minimise light pollution/nuisance to 

existing and future receptors.  

Landscape Planting Plan EC1 Applicant / Design 

Team 

O A Landscape Planting Plan should be prepared that encourages 

biodiversity within the Site, through the appropriate adoption of 



 

 

appropriate species/plants within the Site. The plan should be 

prepared within input form a suitably qualified ecologist.  

 Waste Strategy WA2 Applicant / Design 

Team 

O A Waste Strategy for the Site should be prepared and submitted 

to CBC for approval. The plan should set the procedures for the 

management of waste from the residential and commercial 

premises on-site, including details of the storage, access and 

collection of waste. The strategy should also set out how the 

proposals align with the relevant local, regional and national 

guidance.  

Acoustics Design 

Statement  

NV1 Applicant / Design 

Team 

O An Acoustics Design Statement should be prepared and submitted 

to CBC for approval. The statement should provide details on the 

proposed façade design, glazing and ventilation specifications 

required to meet necessary living conditions for future residential 

receptors. The design statement should be undertaken by a 

qualified acoustics consultant and include the necessary level of 

modelling/analysis to showcase internal acoustic environment is 

satisfactory, or the detailed of necessary mitigation required in 

order to achieve satisfactory levels.  



 

 

Appendix 3: In-combination Step 1: identification and evaluation of projects 
for consideration 

Application Number Title Planning Status Further 

Assessment 

Required 

Reasoning 

CR/2013/0632/RG3 Erection of a 6 storey residential block providing 22 x one and two 

bedroom affordable housing units with associated car parking and 

landscaping (amended plans received) 

Permitted No Project completed 

CR/2018/0321/TPO London plane (t1) -  reduce height and crown radius by 2m to 

appropriate growth points; prune secondary branches to give 3m 

clearance over car park (amended description).  

London plane (t2) - cut back branches extending towards building 

to give 3m clearance; reduce height and crown radius by 2m - all 

to appropriate growth points (amended description).  

Consent No Project completed 

CR/2013/0170/FUL Retrospective application for installation of ATM Permitted No Not appropriate 

scale 

CR/2016/0294/OUT Outline application (all matters reserved) for demolition of existing 

office building and integrated railway station building, footbridges 

and ancillary structures.  Erection of 308 studio, 1, 2 and 3 

bedroom residential apartments and associated parking (c3 use 

class); integrated railway station building, footbridges, and 

ancillary structures; flexible use retail / coffee shop / business 

centre (a1 / a3 / b1 use classes); 120 space multi-deck station car 

park, vehicle drop-off lay-by and associated highway works and 

public realm enhancements 

Permitted Yes - 



 

 

CR/2017/0895/P18 Construction of a new footbridge with 2 new lift shafts & 

associated lift motor rooms, platform widening, installation of a 

new station ramp and demolition of existing footbridge 

Prior Approval 

Approved 

No No environmental 

effects 

CR/2017/0874/FUL Erection of two storey rear extension Permitted No Not appropriate 

scale 

CR/2014/0461/FUL Change of use from b1 (office) to d1 (medical consulting & 

counselling) in order to deliver West Sussex recovery services and 

installation of new entrance doors (amended site location plan 

and certificate b received) 

Refused No Project refused 

CR/2014/0228/192 Certificate of lawfulness for use of designated ground floor offices 

for medical consulting & counselling 

Withdrawn No Project withdrawn 

CR/2011/0171/FUL Demolition of existing building & erection of a part two/four/five 

& seven storey building comprising 69 flats with associated car 

parking, cycle storage & private amenity space (amended plans 

received) 

Refused No Project refused 

CR/2017/0180/FUL Demolition of existing building and erection of a new part 3, part 

4, part 5 and part 6 storey building comprising 41 x two bedroom 

and 34 x one bedroom apartments together with 48 car parking 

spaces and landscaping. (amended plans received) 

Appeal Dismissed No Project refused 

CR/2017/0974/FUL Demolition of existing building and erection of a new part 3 and 

part 4 storey building comprising 56 apartments (30 x one bed and 

26 x two bed) together with 56 car parking spaces and landscaping 

(amended description and amended plans received) 

Permitted Yes - 

CR/2018/0829/PA3 Prior approval for change of use from office (b1) to residential (c3) 

for 48 residential units 

Prior Approval 

Refused 

No Not appropriate 

scale 

CR/2012/0063/FUL Change of use from b1 (office) to d1 to deliver Crawley tier 2 and 

tier 3 substance misuse service 

Withdrawn No Not appropriate 

scale 



 

 

CR/2011/0622/FUL Conversion of office (b1) to 4 x 1 bedroom flats (c3) Permitted No Not appropriate 

scale 

CR/2013/0120/FUL Erection of single storey rear extension Permitted No Not appropriate 

scale 

CR/2017/0143/PA3 Prior approval for change of use from b1 (office) to c3 (residential) 

for 2 no. 2 bed dwellings 

Prior Approval 

Not Required 

No Not appropriate 

scale 

CR/2017/0474/PA3 Prior approval for change of use from b1 (office) to c3 (residential) 

for 1 x two bed dwelling.  

Prior Approval 

Not Required 

No Not appropriate 

scale 

CR/2013/0411/FUL Change of use from offices (b1) to clinic for pro-rehab 

physiotherapy (d1)  

Permit No Not appropriate 

scale 

CR/2014/0786/PA3 Prior approval for change of use from b1 (office) to c3 (residential) 

for 1 x 1 bed house 

Prior Approval 

Not Required 

No Not appropriate 

scale 

CR/2016/1018/FUL Change of use from offices (b1) to beauty salon (sui generis) Permit No Not appropriate 

scale 

CR/2016/0197/FUL Creation of new shopfront and new separate entrance from 

Brighton road to service the ground floor office along with rear 

infill extension to the ground floor (amended description and 

amended plans received) 

Permit No Not appropriate 

scale 

CR/2014/0630/PA3 Prior approval for change of use from office (b1) to residential (c3) 

for 1 x one bed & 1 x two bed apartments  

Withdrawn No Not appropriate 

scale 

CR/2015/0206/FUL Change of use from use class a2 (office) to a mixed use scheme of 

use class a2 (office) and use class c3 ( dwellinghouses) comprising 

ground floor office and 1 x 2 bed flat on first floor and  1 x 1 bed 

flat on the second floor  (amended description) 

Permitted No Not appropriate 

scale 

CR/2013/0622/PA3 Prior approval for change of use of first floor office space (b1) to 

residential (c3) 

Withdrawn No Project withdrawn 



 

 

CR/2014/0391/PA3 Prior approval for change of use from b1 (office) to c3 (residential) Prior Approval 

Not Required 

No Not appropriate 

scale 

CR/2014/0739/FUL Installation of a self-contained coffee outlet based within a 

converted 6m ISO shipping container 

Permitted No Not appropriate 

scale 

CR/2017/0593/FUL Installation of mobile hot food takeaway van (amended plans 

received) 

Permitted No Not appropriate 

scale 

CR/2016/0001/P14 Prior approval for the installation of solar PV system on roof Prior Approval 

Not Required 

No Not appropriate 

scale 

CR/2013/0061/FUL Provision of additional 8 standard & 4  parent & children car 

parking spaces 

Permitted No Not appropriate 

scale 

CR/2014/0875/FUL Minor alterations to the external elevations Permitted No Not appropriate 

scale 

CR/2015/0360/FUL Replacement of mechanical plant (air conditioning) equipment to 

existing roof area 

Permitted No Not appropriate 

scale 

CR/2017/0639/FUL Proposed alterations to the external facades of the existing 

building to include removal of existing glass canopy to rear, 

alteration of front entrance from pitched roof to flat roof, 

recoating of entire façade, modification of corner glazing 

arrangements, a reduction of 2 x signage plinths at main entrance, 

and reconfigurations to parking spaces within basement car park. 

Permitted No Not appropriate 

scale 

CR/2015/0678/FUL Replacement doors, signage plinths, paving and new lighting to 

main entrance 

Permitted No Not appropriate 

scale 

CR/2018/0188/FUL Infill extension at ground floor to provide 8 x residential flats (c3) 

(2 x studios, 1 x 1-bedroom flat and 5 x 2-bedroom flats) with 

replacement of windows and installation of panels in existing 

building together with provision of bicycle and refuse stores 

Expired No Project expired 



 

 

CR/2017/0479/PA3 Prior approval for change of use of ground floor (part), 1st floor, 

2nd floor (part) and 3rd floor from b1 (office) to c3 (residential) for 

28 residential flats (10 x studio flats, 17 x 1-bedroom flats and 1 x 

2-bedroom flat) 

Prior Approval 

Approved 

No No environmental 

effects 

CR/2016/0700/PA3 Prior approval for change of use from b1 (office) to c3 (residential) 

for 12 no studio apartments and 16 no. 1 bed flats 

Prior Approval 

Approved 

No No environmental 

effects 

CR/2014/0712/PA3 Prior approval for change of use from b1 (office) to c3 (residential) 

for 16 x self-contained flats 

Approved No No environmental 

effects 

CR/2014/0567/PA3 Prior approval for change of use from b1 (office) to c3 (residential) 

for 4 x 1-bed & 14 x 2-bed flats 

Withdrawn No Project withdrawn 

CR/2014/0509/PA3 Prior approval for change of use from b1 (office) to c3 (residential) 

for 18 self-contained flats 

Withdrawn No Project withdrawn 

CR/2017/0819/192 Lawful development certificate for room 311 & 312 third  floor - 

proposed use as an office (b1(a)) 

Permitted No Not appropriate 

scale 

CR/2015/0604/FUL Erection of automatic barrier for access to car park Permitted No Not appropriate 

scale 

CR/2014/0335/FUL Installation of 1 x new external condenser for new internal food 

chillers 

Permitted No Not appropriate 

scale 

CR/2014/0037/FUL Infilling of void in food court (amended description) Permitted No Not appropriate 

scale 

CR/2013/0021/FUL Erection of single storey front extension  Permitted No Not appropriate 

scale 

CR/2015/0650/TPO T1 - lime.  Re-pollard back to original pollard points (approx. 10m 

from ground level) 

Consented No Project completed 



 

 

CR/2017/0375/TPO T1 sycamore in front garden - fell as close to ground level as 

possible. 

Appeal Dismissed No Project completed 

CR/2015/0640/TPO T1 - sycamore fell Refused No Project completed 

CR/2017/0747/TPO T1 - lime tree in front garden of 21 ash keys: pollard to height of 

6.5m as per red markings on photo (cbc0001) 

Consented No Project completed 

CR/2012/0274/FUL Erection of rear conservatory Permitted No Not appropriate 

scale 

CR/2014/0098/FUL Erection of external lighting adjacent to playgroup hut and along 

pathway and slip road 

Permitted No Not appropriate 

scale 

CR/2014/0170/FUL Erection of polycarbonate - roofed, timber framed canopy to rear 

of existing teaching block 

Permitted No Not appropriate 

scale 

CR/2016/0131/FUL Erection of  replacement pre-school building on site of existing 

footprint 

Permitted No No environmental 

effects 

CR/2013/0159/FUL Erection of an electronic cricket scoreboard (3m (w) x 2.4m (h)) 

permanently mounted on a new single storey scorer office 

Permitted No Not appropriate 

scale 

CR/2017/0680/FUL Application for continued use of site to provide 168 short/medium 

stay public car park spaces for a temporary period of 12 months 

Permitted No Project completed 
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