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1. INTRODUCTION

Introduction
AECOM Infrastructure and Environment UK Ltd (AECOM) has been
commissioned by Rainier Developments Ltd to undertake a Townscape and
Visual Impact Assessment (TVIA) of MOKA nightclub (‘the Site’), Crawley, 
in respect of residential led redevelopment (‘the Proposed Development’).

This TVIA reports the findings of an assessment of the likely effects on 
townscape and visual receptors as a result of the Proposed Development.

The term ‘townscape receptors’ covers both rural and urban landscapes and 
townscapes. Townscape effects relate to the potential changes to features 
or the character of the townscape as a resource in its own right, including 
aesthetic and perceptual qualities.  

The term ‘visual receptors’ covers people’s views, for example residents, 
motorists or users of public rights of way. Visual effects relate to the potential 
changes in people’s views as a result of the Proposed Development, either 
from the loss or introduction of features within the view.

The TVIA has been undertaken in accordance with the ‘Guidelines for 
Landscape and Visual Impact Assessment, 3rd Edition, 2013’ (GLVIA3), 
prepared by the Landscape Institute and the Institute of Environmental 
Management and Assessment, as set out in Appendix A.

MOKA Nightclub, Crawley
Townscape and Visual Impact Assessment

MOKA Nightclub

4



2. LEGISLATIVE AND POLICY CONTEXT
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The following policies and supporting documents are considered relevant to 
landscape, townscape and visual matters.

Where policies have a spatial boundary, these are shown on Figure 1 on 
Page 7.

National Policy

National Planning Policy Framework, 2019 (Ref. 1)

The National Planning Policy Framework (NPPF) environmental aim objective 
of sustainable development is: 

“to contribute to protecting and enhancing our natural, built 
and historic environment; including making effective use of 
land, helping to improve biodiversity, using natural resources 
prudently, minimising waste and pollution, and mitigating and 
adapting to climate change, including moving to a low carbon 
economy.”

As part of promoting healthy and safe communities, NPPF paragraph 91 
states:

“Planning policies and decisions should aim to achieve healthy, 
inclusive and safe places which:

a) promote social interaction, including opportunities for 
meetings between people who might not otherwise come 
into contact with each other – for example through mixed-use 
developments, strong neighbourhood centres, street layouts 
that allow for easy pedestrian and cycle connections within and 
between neighbourhoods, and active street frontages;

b) are safe and accessible, so that crime and disorder, and the 
fear of crime, do not undermine the quality of life or community 
cohesion – for example through the use of clear and legible 
pedestrian routes, and high quality public space, which 
encourage the active and continual use of public areas; and

c) enable and support healthy lifestyles, especially where this 
would address identified local health and well-being needs 
– for example through the provision of safe and accessible 
green infrastructure, sports facilities, local shops, access to 
healthier food, allotments and layouts that encourage walking 
and cycling.”

In considering development proposals, NPPF paragraph 108 states:

“In assessing sites that may be allocated for development in 
plans, or specific applications for development, it should be 

ensured that:

a) appropriate opportunities to promote sustainable transport 
modes can be – or have been – taken up, given the type of 
development and its location;

b) safe and suitable access to the site can be achieved for all 
users; and

c) any significant impacts from the development on the 
transport network (in terms of capacity and congestion), or 
on highway safety, can be cost effectively mitigated to an 
acceptable degree.”

NPPF paragraph 110 states:

“Within this context, applications for development should:

a) give priority first to pedestrian and cycle movements, both 
within the scheme and with neighbouring areas; and second – 
so far as possible – to facilitating access to high quality public 
transport, with layouts that maximise the catchment area for 
bus or other public transport services, and appropriate facilities 
that encourage public transport use;

b) address the needs of people with disabilities and reduced 
mobility in relation to all modes of transport;

c) create places that are safe, secure and attractive – which 
minimise the scope for conflicts between pedestrians, cyclists 
and vehicles, avoid unnecessary street clutter, and respond to 
local character and design standards;

d) allow for the efficient delivery of goods, and access by 
service and emergency vehicles; and

e) be designed to enable charging of plug-in and other ultra-low 
emission vehicles in safe, accessible and convenient locations.”

In making effective use of land, NPPF paragraph 117 states:

“Planning policies and decisions should promote an effective 
use of land in meeting the need for homes and other uses, while 
safeguarding and improving the environment and ensuring safe 
and healthy living conditions. Strategic policies should set out a 
clear strategy for accommodating objectively assessed needs, 
in a way that makes as much use as possible of previously-
developed or ‘brownfield’ land.”

NPPF paragraph 118 states:

“Planning policies and decisions should:

…

d) promote and support the development of under-utilised land 
and buildings, especially if this would help to meet identified 
needs for housing where land supply is constrained and available 
sites could be used more effectively (for example converting 
space above shops, and building on or above service yards, car 
parks, lock-ups and railway infrastructure…”

In relation to achieving appropriate densities, NPPF paragraph 122 states:

“Planning policies and decisions should support development 
that makes efficient use of land, taking into account:

a) the identified need for different types of housing and other 
forms of development, and the availability of land suitable for 
accommodating it;

b) local market conditions and viability;

c) the availability and capacity of infrastructure and services 
– both existing and proposed – as well as their potential for 
further improvement and the scope to promote sustainable 
travel modes that limit future car use;

d) the desirability of maintaining an area’s prevailing character 
and setting (including residential gardens), or of promoting 
regeneration and change; and

e) the importance of securing well-designed, attractive and 
healthy places.”

In relation to achieving well-designed places, NPPF paragraph 125 states:

“Plans should, at the most appropriate level, set out a 
clear design vision and expectations, so that applicants 
have as much certainty as possible about what is likely to 
be acceptable. Design policies should be developed with 
local communities so they reflect local aspirations, and are 
grounded in an understanding and evaluation of each area’s 
defining characteristics. Neighbourhood plans can play an 
important role in identifying the special qualities of each area 
and explaining how this should be reflected in development.”
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NPPF paragraph 127 states:

“Planning policies and decisions should ensure that 
developments:

a) will function well and add to the overall quality of the area, not 
just for the short term but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout 
and appropriate and effective landscaping;

c) are sympathetic to local character and history, including the 
surrounding built environment and landscape setting, while not 
preventing or discouraging appropriate innovation or change 
(such as increased densities);

d) establish or maintain a strong sense of place, using the 
arrangement of streets, spaces, building types and materials to 
create attractive, welcoming and distinctive places to live, work 
and visit;

e) optimise the potential of the site to accommodate and sustain 
an appropriate amount and mix of development (including 
green and other public space) and support local facilities and 
transport networks; and

f) create places that are safe, inclusive and accessible and 
which promote health and well-being, with a high standard of 
amenity for existing and future users46; and where crime and 
disorder, and the fear of crime, do not undermine the quality of 
life or community cohesion and resilience.”

NPPF paragraph 128 states:

“Design quality should be considered throughout the evolution 
and assessment of individual proposals. Early discussion 
between applicants, the local planning authority and local 
community about the design and style of emerging schemes 
is important for clarifying expectations and reconciling local 
and commercial interests. Applicants should work closely with 
those affected by their proposals to evolve designs that take 
account of the views of the community. Applications that can 
demonstrate early, proactive and effective engagement with 
the community should be looked on more favourably than 
those that cannot.”

NPPF paragraph 130 states:

“Permission should be refused for development of poor design 
that fails to take the opportunities available for improving the 

character and quality of an area and the way it functions, taking 
into account any local design standards or style guides in plans 
or supplementary planning documents. Conversely, where the 
design of a development accords with clear expectations in 
plan policies, design should not be used by the decision-maker 
as a valid reason to object to development. Local planning 
authorities should also seek to ensure that the quality of 
approved development is not materially diminished between 
permission and completion, as a result of changes being made 
to the permitted scheme (for example through changes to 
approved details such as the materials used).”

In relation to ground conditions and pollution, NPPF paragraph 180 states:

“Planning policies and decisions should also ensure that new 
development is appropriate for its location taking into account 
the likely effects (including cumulative effects) of pollution on 
health, living conditions and the natural environment, as well as 
the potential sensitivity of the site or the wider area to impacts 
that could arise from the development. In doing so they should:

a) mitigate and reduce to a minimum potential adverse impacts 
resulting from noise from new development – and avoid noise 
giving rise to significant adverse impacts on health and the 
quality of life;

b) identify and protect tranquil areas which have remained 
relatively undisturbed by noise and are prized for their 
recreational and amenity value for this reason; and

c) limit the impact of light pollution from artificial light on local 
amenity, intrinsically dark landscapes and nature conservation.”

Borough Policy

Crawley Borough Local Plan 2015-2030 (Ref. 2)

The Vision for Crawley is:

“Crawley will be a modern, vibrant town that stands proud of 
its achievements and uses its strengths to reach its potential. 
Its strong and diverse communities, neighbourhood structure, 
sustainable economic growth and excellent connections within 
and beyond the region will make it a place that people enjoy and 
want to live, work and visit.”

With reference to the on-line mapping, the Site is within the town centre 
boundary. 

The County Mall, to the north of the Site is identified as a primary shopping

area.

With reference to Figure 1, the Site is between 2 ‘Key Opportunity’ sites, 
being adjacent to the railway station and carpark and to the west of Telford 
Place.

Policy EC6: Development Sites within the Town Centre Boundary:

“Sites within the Town Centre Boundary provide an important 
opportunity to promote town centre vitality and viability in a 
sustainable location through mixed-use development that 
meets the economic and housing needs of the borough.

Mixed-use schemes which include a proportion of residential 
development and/or main town centre uses will be encouraged 
within the Town Centre Boundary…

Given that they are located within the Town Centre boundary 
and that their scale and scope provides significant development 
opportunity, it is recognised that development for main town 
centre uses and/or residential at these locations is appropriate, 
subject to demonstrating that they:

i) positively contribute to the competitiveness of Crawley Town 
Centre and sustainable economic growth in the borough; and

ii) support the delivery of a minimum of 5,100 net residential 
dwellings in the borough; and

iii) support the delivery of a minimum of 499 net dwellings 
cumulatively across the sites.

Where retail or leisure uses are proposed outside the Primary 
Shopping Area, a sequential and impact assessment will be 
required to demonstrate how proposals will promote and 
enhance the vitality and viability of Crawley Town Centre.

Sites within the Town Centre Boundary allocated solely for 
housing are listed in Policy H2.”

In terms of identified views, the Site is:

• not within any of the identified ‘important viewpoints’;

• within the field of view of the ‘linear contained views’ between the A28 
roundabout junction and County Mall (covered by Policy CH8);

• within long distance view splays from Target Hill and Tilgate Park 
(covered by Policy CH8).
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Figure 1: Policy Context

The Site

Key Opportunity Sites within the Town 
Centre Boundary

Historic Park and Garden

Conservation Area

Important Viewpoint

Linear Contained View

Long Distance View Splay

Structural Landscaping

Tree Preservation Order

Reproduced from Ordnance Survey digital map data © Crown copyright 2019. All rights reserved. Licence number 0100031673.
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Policy CH8: Important Views states:

“The Important Views identified on the Local Plan Map should 
be protected and/or enhanced and development proposals 
should not result in a direct adverse impact or lead to the 
erosion of these views.

Linear contained views

The robust tree planting that contains the views is essential 
to their quality and must be protected and/or enhanced. All 
new buildings, structures, signs and advertisements, parked 
vehicles and hard surfaced areas must therefore be well-
screened by trees and other soft landscaping. Development 
proposals at the end of the view corridor must demonstrate 
that the view would be protected and/or enhanced.

The Boulevard view lies between the Morrisons supermarket 
and the Central Sussex College Tower. Any proposals in the 
area will be required to retain, or enhance, the vista or to replace 
it with public realm of equal, or greater, townscape value.

Long distance views

The points from which the view can be enjoyed must remain 
unobstructed by development in the foreground. Where the 
view is to an identified feature, development is required to 
protect and/or enhance this feature.

The visual impact of proposals affecting Important Views must 
be clearly and accurately demonstrated as part of the planning 
application submission, for example through the use of verified 
view montages and cross sections.”

The supporting policy text for Policy CH8 notes:

“The borough council has identified a number of important 
views which can be enjoyed from a publicly accessible 
viewpoint. These enable the viewer to appreciate an attractive 
or interesting view of areas of the borough that may include 
landscape features or built landmarks.”

These important view locations include Target Hill, Tilgate Hill and Brighton 
Road, which are addressed within the visual assessment (viewpoints 16, 17, 
18 and 19).

The Hawth and part of the A2204, to the east of the Site, is identified as an 
area of structural landscaping.

Policy CH7: Structural Landscaping states:

“Areas of soft landscape that make an important contribution 
to the town and its neighbourhoods, in terms of character 
and appearance, structure, screening or softening, have been 
identified on the Local Plan Map. Development proposals 
that affect this role should demonstrate the visual impact of 
the proposals and should protect and/or enhance structural 
landscaping, where appropriate.

Where limited or weak structural landscaping can be identified as 
a negative factor in the attractiveness of an area, opportunities 
will be sought to deliver enhancements as part of development 
proposals.”

The woodland between the Hawth and Hawth Avenue, to the south-east 
of the Site, is classified as ancient woodland. Both areas are designated 
biodiversity opportunity areas.

Policy ENV1: Green Infrastructure states:

“Crawley’s multi-functional green infrastructure network will be 
conserved and enhanced through the following measures:

i. Development which protects and enhances green 
infrastructure will be supported;

ii. Development proposals should take a positive approach 
to designing green infrastructure, utilising the council’s 
supplementary planning documents to integrate and enhance 
the green infrastructure network;

iii. Proposals which reduce, block or harm the functions of 
green infrastructure will be required to be adequately justified, 
and mitigate against any loss or impact or as a last resort 
compensate to ensure the integrity of the green infrastructure 
network is maintained;

iv. The strategic green infrastructure network is afforded 
the highest protection due to its high value from existing 
or identified potential multiple functions, for example as 
recreation, routeways, access to the countryside, wildlife and 
climate mitigation;

v. Proposals should maximise the opportunity to maintain and 
extend green infrastructure links to form a multi-functional 
network of open space, providing opportunities for walking and 
cycling, and connecting to the urban/rural fringe and the wider 
countryside beyond; and

vi. Large proposals will be required to provide new and/or create 
links to green infrastructure where possible.”

Policy ENV2: Biodiversity states:

“All development proposals will be expected to incorporate 
features to encourage biodiversity where appropriate, 
and where possible enhance existing features of nature 
conservation value within and around the development.”

Policy ENV5: Provision of Open Space and Recreational Facilities states:

“The impact of the increased population from residential 
development on open space and recreational facilities across 
the borough will be mitigated by the use of the Community 
Infrastructure Levy which will be used to enhance existing areas 
of open space.

However, where development is on existing open space which 
is not identified as surplus and is therefore required to be 
replaced through Policy ENV4, a S106 agreement will also be 
sought to secure the replacement open space.

Depending on the characteristics and location of larger housing 
sites, on site provision of open space may also be appropriate 
and required as an integral part of the development.

There is a significant supply of semi-natural green space across 
the borough. Opportunities are encouraged to provide multi-
use open space provision in these areas, e.g. natural play areas, 
BMX tracks and signed routeways where there is an existing 
undersupply of these facilities and the impact on biodiversity 
is acceptable.”

Policy CH1: Neighbourhood Principle states:

“The neighbourhood principle will be protected and enhanced 
by:

a) maintaining the neighbourhood structure of the town with a 
clear pattern of land uses and arrangement of open spaces and 
landscape features. Development within the neighbourhoods 
should mainly be residential, in-keeping with the existing 
neighbourhood. Mixed use and higher density development may 
be compatible with the existing structure of the neighbourhood, 
particularly if it is situated in sustainable locations such as their 
neighbourhood centres; and

b) ensuring the neighbourhood centres remain the focal point 
for the local community, providing facilities that meet their day-
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to-day needs within walking distance; and

c) encouraging development unless it would result in local 
facilities and services which help meet the day-to-day needs of 
residents being lost.”

Policy CH2: Principles of Good Urban Design states:

“To assist in the creation, retention or enhancement of 
successful places in Crawley, development proposals will be 
required to:

a) respond to and reinforce locally distinctive patterns of 
development and landscape character and protect and/or 
enhance heritage assets;

b) create continuous frontages onto streets and spaces 
enclosed by development which clearly defines private and 
public areas;

c) create public spaces and routes that are attractive, safe, 
uncluttered and which work effectively for all in society, 
including disabled and elderly people;

d) make places that connect with each other and are easy to 
move through, putting people before traffic and integrating 
land uses and transport networks;

e) provide recognisable routes, intersections and landmarks to 
help people find their way around;

f) consider flexible development forms that can respond to 
changing social, technological and economic conditions; and

g) provide diversity and choice through a mix of compatible 
developments and uses that work together to create viable 
places that respond to local needs.

Applications must include information that demonstrates that 
these principles would be achieved, or not compromised, 
through the proposed development.”

Policy CH3: Normal Requirements of All New Developments states:

“All proposals for development in Crawley will be required to:

a) Be based on a thorough understanding of the significance 
and distinctiveness of the site and its immediate and wider 
context and demonstrate how attractive or important features 
which make a positive contribution to the area would be 
integrated, protected and enhanced. These features include: 

views, landmarks, footpaths, rights of way, trees, green 
spaces, hedges, other historic landscape features or nature 
conservation assets, walls and buildings;

b) Be of high quality in terms of their urban, landscape and 
architectural design and relate sympathetically to their 
surroundings in terms of scale, density, height, massing, 
orientation, views, landscape, layout, details and materials. 
Proposals must be supported by a future management and 
maintenance plan for all shared hard and soft landscaping, semi 
public or semi private areas to ensure these areas become well-
established. Contributions towards streetscene improvements, 
public art and CCTV will be sought in accordance with council 
guidance;

c) Provide or retain a good standard of amenity for all 
existing and future occupants of land and buildings, including 
compliance with internal standards for new dwellings as set out 
in Policy CH5, and not cause unreasonable harm to the amenity 
of the surrounding area by way of overlooking, dominance or 
overshadowing, traffic generation and general activity, for 
example noise, smells and/or vibration.”

Policy CH4: Comprehensive Development and Efficient Use of Land states:

“Development proposals must use land efficiently and not 
unduly restrict the development potential of adjoining land, 
nor prejudice the proper planning and phasing of development 
over a wider area.”

Policy CH6: Tree Planting and Replacement Standards states:

“Landscape proposals for residential development should 
contribute to the character and appearance of the town by 
including at least one new tree for each new dwelling, of an 
appropriate species and planted in an appropriate location.

Where development proposals would result in the loss of trees, 
applicants must identify which trees are to be removed and 
replaced in order to mitigate for the visual impact resulting from 
the loss of the tree canopies. Proposals must demonstrate 
that the number of replacements accords with the following 
requirements:”

Trunk diameter of each tree 
(measured in cms at 1.5m above 
ground level) to be removed:

No. of replacement trees required:

Less than 19.99 1
20-29.9 2

Trunk diameter of each tree 
(measured in cms at 1.5m above 
ground level) to be removed:

No. of replacement trees required:

30-39.9 3
40-49.9 4
50-59.9 5
60-69.9 6
70-79.9 7
80+ 8

Town Centre Supplementary Planning Document (2016) (Ref. 
3)

The Supplementary Planning Document (SPD) sets out design principles 
that will help support the delivery of well-planned and carefully designed 
development at the town centre sites identified by Local Plan Policy EC6.

General development proposals for town centre sites are:

“Development proposals within the Town Centre Boundary 
should, where feasible and appropriate, maximise opportunities 
to:

- support and diversify Crawley’s role as a sub-regional centre

- create jobs to support the local economy

- enhance the vitality of the town centre

- provide facilities for new and existing residents

- create a good living and working environment

- improve links for walking, cycling and public transport 
throughout the town centre, and enhance connectivity for 
sustainable transport modes beyond the town centre.”

Crawley Station 

For Crawley Station (a key opportunity site) and the car-parks to the 
immediate west of the Site, the SPD states in relation to the townscape 
context that:

“The public realm around the station does not provide a 
pleasant experience for pedestrians, particularly in light of the 
site’s important gateway role. Furthermore, the site is detached 
from the town centre by means of Station Way, requiring 
pedestrians to traverse large expanses of tarmac and traffic, 
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making access to the town centre and local buses convoluted 
and difficult. Much of the built form of the surrounding area 
turns its back on Friary Way and Station Way effectively turning 
the station site into the backdoor of Crawley. The architecture 
of the existing buildings on the station site are somewhat tired 
and of a different era.”

The vision for Crawley Station is:

“Regenerate Crawley Station and establish the site as a major 
gateway to the town centre with a dynamic landmark building, 
providing high quality contemporary apartment living, and new 
commercial space. Transform Station Way into a welcoming 
public realm that guides people to and from the Station 
entrance safely.”

Telford Place

For Telford Place (a key opportunity site), the townscape context is described 
as:

“The Telford Place site enjoys a prominent location within the 
Town Centre, adjacent to one of key arterial road gateway 
points into the town centre. The current state of the site 
contributes significant blight to the town centre and detracts 
from opportunities to strengthen the town centre’s south 
eastern corner. Furthermore, the opposing side of Southgate 
Avenue is dominated by a poor streetscape with the inactive 
high perimeter walls of County Mall and buildings along Brunel 
Place that are set back behind wide grass verges and turn their 
backs on Southgate Avenue. Development on the Telford Place 
site poses an opportunity to build on the positive contributions 
made to the area by the Crawley Library project.”

The vision for Telford Place is:

“Create a residential-led, mixed-use development on the site 
that will contribute to establishing a gateway landmark at the 
town centre’s south eastern entrance.”

Urban Design SPD (Ref. 4) 

This SPD notes that all development should be designed in a collective 
and inclusive manner and should promote joint working and outlines the 
principles incorporated into  Policy CH2 as:

“Character – All development should respond to and reinforce 
locally distinctive patterns of development and landscape 
character and protect and/or enhance heritage assets.

Continuity and Enclosure – All development should create 
continuous frontages onto streets and spaces enclosed by 
development which clearly defines private and public areas.

Quality of the Public Realm – All development should create 
public spaces and routes that are attractive, safe, uncluttered 
and which work effectively for all in society, including disabled 
and elderly people.

Ease of Movement – All development should make places that 
connect with each other and are easy to move through, putting 
people before traffic and integrating land uses and transport 
networks.

Legibility – All development should provide recognisable 
routes, intersections and landmarks to help people find their 
way around.

Adaptability – All development should consider flexible 
development forms that can respond to changing social, 
technological and economic conditions.

Diversity – All development should provide diversity and choice 
through a mix of compatible developments and uses that work 
together to create viable places that respond to local needs.”

The vision for the town centre is:

“The Local Plan’s vision for the town centre is to strengthen it 
into a focal place for local residents, as well as for people from 
the wider area. A stronger town centre will be a welcoming and 
enjoyable place for people to work, live, shop and visit. The 
Local Plan establishes a framework for establishing Crawley’s 
town centre as a high density, mixed-used thriving town centre 
with more residents and day-time and night-time economies.”

With regard to residential flats, design guidance includes:

“The scale, massing and form of the development should relate 
to the surrounding area. The openings on the façades should 
reflect the local vernacular in proportions and a balance should 
be achieved between solid walls and window/door apertures. 
The roof design should be considered during the initial design 
stage and not left to the end to be resolved. Additionally, issues 
such as lift overruns and services should be considered early 
on and designed into the overall scheme.

Details and decorations are encouraged in residential 
developments, as they will create more character and visual 
interest. The materials used can often help with creating such 

details and decorations with little other effort – for example, a 
change in material within the elevation can help break up the 
mass of a building

Flatted developments, in particular those with multiple buildings, 
should endeavour to provide visual interest through a variation 
in the elevational treatment.”

Green Infrastructure SPD (Ref. 5)

The SPD notes that a key element of green infrastructure planning is taking 
opportunities, where possible, to:

“create multi-functional green spaces to make the best use of 
available land and to enhance the connectivity of the network. 
Green infrastructure functions include, but are not limited to: 
recreation, biodiversity, ecosystem services, climate change 
mitigation/adaptation, drainage, transport, job creation, visual 
amenity, and food and fuel sources.”

The Site is not part of the identified Green Infrastructure Plan.

Obligations in respect of new tree planting which cannot be undertaken 
within a development site and associated financial contributions are set out 
in support of Policy CH6: Tree Planting and Replacement Standards.

In relation to development adjacent to the AONB, the Council:

“expect to see consideration of both the visual impacts on the 
intrinsic scenic qualities of the AONB and the impacts on its 
landscape character or features within submitted landscape 
assessments.”

High Street Conservation Area Statement (Ref. 6)

In relation to views and vistas the Statement notes:

“Proposals for new development should not restrict views north 
and south of the High Street, or east and west of St. John’s 
Church, Ifield Road, Broadwalk and Church Walk.”

In relation to vertical emphasis of buildings, the Statement notes that many 
of the old buildings have a vertical emphasis and that this should be reflected 
in new developments.

High Weald AONB Management Plan 2014-19 (Ref. 7)

The primary purpose of AONB designation remains rooted in natural beauty. 
The Statement of Significance, i.e. its special qualities, mentions views 
generally, but there are no specific views identified towards the Site.



MOKA Nightclub, Crawley
Townscape and Visual Impact Assessment

11

3. SITE CONTEXT

Site Location
Crawley is situated between Gatwick Airport to the north and the High Weald 
Area of Outstanding Natural Beauty (AONB) to the south, and to the west of 
the M23.

As shown on Figure 2, the Site is located centrally in Crawley, adjacent to key 
road and rail infrastructure, as well as the primary shopping area to the north 
and residential land uses to the south.

Crawley railway station car-park forms the western boundary of the Site, 
along with Overline House (with the station facilities on the ground floor). 
Station Way road (A2220) forms the northern boundary to the Site, beyond 
which is the County Mall, a large scale retail area. Brunel Place (including 
Belmont House) forms the eastern boundary to the Site and the London to 
Brighton railway forms the southern boundary, beyond which is the Arora 
hotel and residential properties.

Reproduced from Ordnance Survey digital map data © Crown copyright 2019. All rights reserved. Licence number 0100031673.

The Site

Figure 2: Site Location
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The Site
Field work has been undertaken to identify the Site features and 
characteristics.

The central and southern part of the Site is rectangular in form, consisting 
of the nightclub and a tree group. The northern part of the Site consists 
predominantly of hardstanding, with an external car-park and taxi area 
for the nightclub adjacent to Station Way, such that it curves in form. The 
eastern edge of the car-park is vegetated, in addition to a small group of 
trees on the northern edge of the car-park.

The nightclub is rectangular in form. The building equates to approximately 
5 storeys in height with a very shallow pitched roof. The building consists 
mainly of corrugated blue panels, with the west and east facades divided 
into 5 bays by cylindrical piers.

The north façade, adjacent to Station Way, similarly consists of 5 corrugated 
blue bays and along a fenestrated corner bay. A first storey canopy provides 
some relief to the overall blank façade and delineates a change in colour 
and texture, between the blue panelling above the canopy and the black 
panelling and brick work beneath. The curve in the canopy at the western 
edge of the building also provides some light relief to the overall mass of the 
nightclub.

The building is however utilitarian in style and in varying condition, with 
notable areas of surface staining and physical damage to the façade. In 
combination with the metal palisade fencing and external bin stores, the 
building does not contribute positively to the townscape, and offers no 
scenic quality upon arrival at Crawley rail station, or on the approach roads 
to the station.

Similarly the areas of hardstanding within the Site do not contribute positively 
to the townscape character. They reinforce the perception of extensive car-
parking adjacent to Station Way, either within the railway station, or as part 
of the County Mall, given the main access to this car-park is to the north of 
the Site.

With reference to the TVIA methodology, and the value of the Site, the
condition of the hardstanding and MOKA nightclub are assessed as var
ied, with the condition of the vegetation assessed as fair overall. The 
scenic quality of the nightclub and hardstanding is very low, whilst that of 
the trees is higher. The Site does not consist of any rare townscape or 
landscape features, nor is it representative of the published key 
landscape and townscape characteristics. The Site does not provide 
any conservation interest, nor recreational value. The perceptual aspect 
of the Site is low overall, such that its association is with the poor town
scape quality and poor sense of arrival in Crawley. The value of the Site is 
therefore assessed as low.
The susceptibility of the Site is assessed as medium, as a balance between 

the building and hardstanding, which can accommodate change, and the 
trees, which are less tolerant of change.

The combination of the low value of the Site and medium susceptibility 
results in a medium sensitivity to the Proposed Development.

Site Context

Landform and Hydrology

Crawley is situated across undulating landform, reflecting the wider 
change in level between the elevated landform of the high weald and AONB 
(approx.140 metres (m) Above Ordnance Datum (AOD)) and the low weald 
and vale (approx.60m AOD) which extends to Gatwick Airport.

At the southern edge of Crawley, there is elevated landform between 
Target Hill (approx. 113m AOD), the A23 junction with the M23, and Tilgate 
Park (approx.114m AOD). From these locations the landform then falls to 

Broadfield Brook (approx.75m AOD). 

The landform then remains relatively flat across the south-east part of 
Crawley, including The Hawth and Furnace Green (approx.80m AOD) to 
the south-east of the Site. In contrast, there are localised changes across 
Southgate, to the south-west of the Site, where the landform rises to 95m 
AOD, before falling to the town centre.

Similarly, the west, north and east parts of Crawley are generally very gently 
sloping. 

The Site is in a relatively low lying position at approx.76m AOD, forming part 
of the generally level landform across Crawley’s town centre.

Localised changes in ground levels in proximity to the Site are mainly to the 
south-east, where the A2004 descends below the railway line. As a result, 
the perception of the Arora hotel from this part of the A2004 is that it is in a 
more elevated position within the townscape.

The Site, as viewed from Station Way
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Vegetation and Land Cover

There is a consistent coverage of vegetation across Crawley, such that 
overall it has a well vegetated character.

There are mature trees and woodland across Buchan Country Park which 
extend eastwards adjacent to the A264 and then adjacent to the A23 and 
the course of Broadfield Brook. The woodland continues across Tilgate Park, 
reducing slightly in density around Tilgate Drive and the park’s car-park and 
play facilities.

The influence of this extent of vegetation is noted within the visual section, 
but it effectively reduces or channels the ability to view buildings within the 
town centre from the majority of these elevated locations and approach 
routes.

Across Crawley the residential areas are well vegetated either by garden 
vegetation or street trees. The extent of vegetation is also notable within 
recreational areas, including The Hawth, with ancient woodland bordering 
the ring road and across Goffs Park.

To the west of the Site, there are mature trees along the High Street, including 
within the grounds of St. John the Baptist Church. This vegetated character 
is reflected around the ring roads and Station Way, between the A2219 and 
Friary Way and adjacent to County Mall.

To the east of the Site, there are mature trees within Brunel Place, including 
a number of individual specimen trees which provide a more ornamental 
character, reflecting the contemporary developments. 

To the north of the Site there are mature trees within Memorial Gardens and 
adjacent to Northgate Avenue.

The well vegetated character is reflected in a number of designated 
structural landscaping areas across Crawley. These include the landscape 
adjacent to the A264, A23 and across Tilgate Park.

In closer proximity to the Site, the designated structural landscaping areas 
include the A2004 to the junction with Station Way, the Hawth and Memorial 
Gardens. 

Whilst there are trees in the Site covered by a Tree Preservation Order (TPO), 
these are not part of this structural landscaping designation. 

In proximity to the Site, the pattern of vegetation and green infrastructure 
linkages along Station Way is broken by the combination of the nightclub, 
extensive car-parking and Overline House.

Land Use

As noted, the Site is adjacent to Crawley railway station and opposite the 
County Mall, a large scale retail area. 

The high-street is approximately 390m to the north-west of the Site along 
with extensive areas of residential land use. 

To the east of the Site, within Brunel Place, there is office and residential land 
use, civic buildings (library) and business parks.

To the south of the Site the land use is predominantly residential, interspersed 
with a number of parks.

Public Rights of Way (PRoW)

The Site is not crossed by any PRoW. 

There is a pedestrian footway on both sides of Station Way road providing 
access between the A2004 and the High Street. There are dedicated cycle 
lanes at the western end of Station Way road, at the junction with the High 
Street and Brighton Road. 

The main concentration of PRoW are across the parks and nature reservations 
to the south of Crawley town centre, with very few routes across Crawley’s 
residential areas.

To the west of the Site and Crawley railway station, there is a PRoW across 
the railway line, linking East Park to Haslett Avenue West. There is also a 
PRoW through the grounds of St. John the Baptist Church, forming Church 
Walk.

The east side of the A2004 footway is a split cycle and pedestrian lane, 
which extends to Haslett Avenue, which is a local cycle route.

Designations

The Site is not covered by any townscape or landscape designations (e.g. 
AONB).

The Site does not contain any listed or locally listed buildings, nor is it within 
a Conservation Area. The closest Conservation Area is approximately 180m 
to the north-west of the Site, along the High Street.

The Site is not a Historic Park and Garden (HPG), the closest of which is 
Memorial Gardens, approximately 180m to the north of the Site.

There are 2 tree groups and 23 individual trees within and adjoining the Site, 
of which 14 trees are covered by TPO ref: 07/2017. The TPO states that these 
trees are extremely visible from along Station Way and serve to soften the 

hard edges of adjacent buildings. However, as demonstrated by the visual 
assessment, the trees are predominantly visible only when adjacent to the 
Site, as at distance from the Site, the intervening buildings screen most of 
the tree canopies within the Site.

Similarly, the degree to which the trees soften the hard edges of the adjacent 
buildings within views is also varied, for example, the trees do not soften 
views of the nightclub as the trees are located to the south-east of the 
nightclub.

Published Landscape and Townscape Character 
Assessments

The Site is covered by a number of published landscape/townscape 
character assessments which set out key characteristics and guidance 
for managing future change. Published landscape/townscape character 
assessments support and inform related landscape and townscape policies.

National Level

Natural England, National Character Area 121: The Low Weald (Ref. 8)

The Site is located at the edge of National Character Area 121 (NCA 121), 
which covers the central, northern and western parts of Crawley.

Crawley is identified as the major town in the NCA, which expanded in the 
1950s in relation to the growth of the commuter belt. Additionally, Crawley is 
noted as an area of significant change.

The landscape surrounding Crawley is characterised by agricultural fields 
and dense woodlands, as well as major transport corridors.

Statements of Environmental Opportunity include:

“Protect, manage and significantly enhance the area’s intricate 
and characteristic mix of semi-natural ancient woodlands, gill 
woodland, shaws, small field copses, hedgerows and individual 
trees to reduce habitat fragmentation and benefit biodiversity, 
while seeking to improve and encourage access for health and 
wellbeing and reinforce sense of local identity.”

Stated landscape opportunities include:

“Plan new landscapes within and around predicted growth areas 
across the region, especially around… Crawley…by encouraging 
the incorporation of high quality green infrastructure and 
buffering of zones drawing on the existing strong landscape 
pattern; and enhancing access and interpretation, highlighting 
the link between the huge impact of the geology and industry 
and how it has formed the landscape we see today.”
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County Level

Landscape Character Assessment of West Sussex (Ref. 9)

The Site is within the Crawley urban area and therefore not included within 
the assessment which focuses on the landscape bordering Crawley.

The landscape to the north of the Crawley urban area is the Northern Vales. 
Crawley is noted as having a dominant influence on the character of the 
Northern Vales, due to its proximity and land uses.

The landscape to the south-east of Crawley is the High Weald, in which key 
characteristics include:

“Long views over the Low Weald to the downs, particularly from 
the high Forest Ridge.”

Noted landscape and visual sensitivities of the High Weald include:

“Settlement pattern currently sits well within the rural landscape 
although there is a danger of the cumulative visual impact of 
buildings and other structures.”

The landscape to the south and south-west of Crawley is the 
High Weald Forests, consisting of densely wooded plateau. Key 
characteristics include:

“Long views over the Low Weald to the downs, but fewer long 
views north.”

Landscape and visual sensitivities include:

“The few long views from open ground have a high sensitivity to 
the impact of new urban development, modern farm buildings, 
masts and pylons and new roads; and

Settlement pattern currently sits well within the rural landscape 
although there is a danger of the cumulative visual impact of 
buildings and other structures.”

Crawley Historic Character Assessment Report (Ref. 10)

The Site is not located within the study area boundary, which focuses on the 
historic evolution of the high street and Westgreen.

Borough Level

Crawley Baseline Character Assessment (Ref. 11)

This study identifies a number of strategic character areas (SCA) within 
Crawley, and within these, sub areas (SA).

The Site is covered by the Town Centre SCA and the Town Centre Edge SA. 
Additionally, the study identifies attributes of Crawley, including topography 
and settlement morphology, as well as views.

In relation to views, the Site is not directly within any of the identified:

• Linear contained views;

• Views towards landmark features; and

• Limited short distance and long distance views.

The Site is within the wider field of view in relation to an extensive long 
distance view from Target Hill and Tilgate Country Park, which have been 
covered in the visual appraisal.

The Town Centre SCA is described as:

“The town centre strategic character area includes the Civic 
functions of the town, Town Hall, Library and the major public 
transport hubs around the railway and bus stations, plus areas 
around the inner ring road that have commercial and retail 
functions.”

The Town Centre Edge SA covers the land around the town centre, and is 
noted for its mix of industry, commercial, retail and leisure land uses.

Existing buildings are descried as:

“stand-alone large boxes with limited active frontage, and 
generally of 1-4 storeys (or equivalent) with the office block 
over the rail station around 6 storeys. The layout is piecemeal, 
arranged along the ring roads, and development varies in 
quality and age.

Materials are mixed and include brick, concrete, steel, glass 
and render. Recent hotels/ offices have duo pitched roofs 
including some rotunda towers at corners, and older blocks and 
superstores have flat or shallow pitched roofs.

The urban grain is coarse due to the large block and plot sizes 
and densities low due to the high proportion of land utilised for 
surface car parking which is a dominant characteristic.”

In relation to the public realm, the study notes:

“Public realm is particularly poor quality outside the railway 
station, presenting a poor first impression of the town to 
visitors.”

In relation to legibility, the study notes:

“Although the area contains a number of large landmark 
buildings including the Crawley station tower block and 
adjacent nightclub, these do not positively contribute to the 
townscape, but are notable for their scale and prominence on 
the main routes through the town centre. Views to the historic 
High Street and St John’s Church are available from the main 
roads creating points of interest on the ringroad.”

The study concludes that the SA has:

“The area offers some potential for redevelopment on a site by 
site basis. The low building to plot ratios and inefficient layouts 
present opportunities for infill and densification. This area could 
be prioritised for a regeneration strategy to better integrate 
inner and outer town centre and adjacent neighbourhoods, and 
increase the quality and mix of development.”

Draft Landscape Character Assessment (Ref. 12)

This study is focused on the northern extent of Crawley, beyond the built up 
area boundary, and therefore does not include the Site.

Trees in the Townscape, A Guide for Decision Makers (Ref. 13)

This study outlines 12 objectives, based upon creating places where trees 
which are appropriate for their context can thrive and deliver their full range 
of benefits.
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4. TOWNSCAPE BASELINE

The Site context and published character assessments described in Section 
3 provides useful context to the study area and wider landscape. However, in 
order to provide a detailed level of assessment, and to assess the potential 
townscape impacts at an appropriate scale to the site, Local Townscape 
Character Areas (LTCAs) have been identified. These LTCAs have been 
informed by the published character assessments set out in Section 3, as 
well as the townscape context such as Conservation Areas.

A total of thirteen LTCAs have been identified, as shown on Figure 3, with a 
description of each set out in Appendix B, along with judgements on value, 
susceptibility and sensitivity:

• LTCA 1 – High Street;

• LTCA 2 – Town Centre;

• LTCA 3 – College Road;

• LTCA 4 – Residential North-East;

• LTCA 5 – Commercial;

• LTCA 6 – Southgate Park;

• LTCA 7 – Residential South;

• LTCA 8 – Brighton Road;

• LTCA 9 – Superstore;

• LTCA 10 – Business;

• LTCA 11 – County Mall;

• LTCA 12 – Station Way (covers the Site); and

• LTCA 13 – Brunel Place / Arora hotel.

1
2 3 4

5

67

8

9 10 11

12 13

Reproduced from Ordnance Survey digital map data © Crown copyright 2019. All rights reserved. Licence number 0100031673.

The Site

Figure 3: Local Townscape Character Areas
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5. VISUAL BASELINE

Field work from publicly accessible locations has been undertaken from 
across Crawley to ascertain the existing visibility of the Site and the potential 
for redevelopment. 

From the majority of locations, the nightclub and car-parking within the Site 
are screened by intervening buildings and vegetation. 

The term ‘Site’ is also used to refer to the vertical area extending above the 
ground level, in which a new building taller than the nightclub could be visible.

The locations of the photographs are illustrated on Figures 4 and 5 in 
Appendix C and the corresponding photographs are also included in 
Appendix C.

Views from the north-west of the Site

Viewpoint 1 illustrates the view from the A2004 (College Road), to the north 
of the Site. The photograph demonstrates that views are channelled and 
narrow in extent due to the proximity of mature vegetation adjacent to the 
A2004. The approach to this part of Crawley is defined by horizontal building 
forms, with the solidity of the overall massing is slightly lessened by central 
sections of the buildings being raised above the horizontal roof line, e.g. 
Debenhams, or being slightly inset, e.g. the residential development in the 
background of the view.

The general scale of the buildings is 6 to 7 storeys, resulting in the perception 
of a continuous and consistent building scale. There is a range of building 
materials, with brick dominant across the Debenhams facade, in contrast to 
the lighter tones of the rendering on the residential apartments.

The view demonstrates that the sense of arrival to this part of Crawley is
well vegetated, but the overall quality of the built form is varied and of a low
scenic quality. The sense of legibility, i.e. buildings demarcating different
parts of the townscape, is not well defined due to the uniformity of building
scales, and that the Site is not visible.

Continuing south along the A2004, viewpoint 2 illustrates the view from the 
junction of Telford Place and A2004, to the east of the Site. The photograph 
demonstrates that there are channelled views of Overline House; but 
that the Site is not visible due to the intervening buildings. The view also 
demonstrates that the Telford Place key opportunity site (to the left of the 
view) is visible, along with the Station Way key opportunity site, and as such 
the Site is positioned between these opportunity areas.

The existing building heights are generally uniform at around 6 to 7 storeys 
with a similar emphasis on the horizontal roof lines and solid massing, which 
is softened only by fenestration or changes in materials, and as there is very 
little articulation to the buildings. The legibility between the station area and 
the A2004 is not well defined as a result of the uniformity of the buildings.

Viewpoint 3 illustrates the view from the western end of Station Way and 
demonstrates that the Site is visible, with a view of the nightclub, although 
not the existing vegetation. The Site’s position adjacent to the roundabout 
on Station Way, visually locates it at a point of transition between accessing 
the County Mall car-park and continuing to the station. 

Views from the south-west of the Site

Views towards the Site are limited by the extent of street trees and proximity 
of residential buildings. There are occasional channelled views towards 
the Site from breaks in the vegetation and buildings, as demonstrated by 
viewpoint 4, from Southgate Drive. 

The photograph demonstrates that parts of the Arora hotel at 7 storeys in 
height are already visible, which along with existing vegetation screen the 
car-parking and nightclub within the Site. 

In closer proximity to the Site, viewpoint 5 from the A2004, demonstrates 
the localised level changes within the townscape, such that the perception 
of the scale of the Arora hotel is increased. The photograph also illustrates 
the designated structural landscape areas adjacent to the road The Site 
carpark and nightclub are screened by the Arora hotel.

Views from the west of the Site

Viewpoint 6 illustrates the view from the junction of Brighton Road and 
Station Way. The photograph demonstrates the channelled nature of the 
views, due to the alignment of Station Way and the linear form of adjacent 
buildings. Part of the nightclub is visible, along with the upper parts of the 
canopies of the oak trees in the eastern part of the Site, which extend above 
the nightclub roof line. The nightclub is seen in the context of 4 to 6 storey 
brick buildings. Whilst these buildings have differing treatments to their 
facades, via vertical or horizontal banding, they have a similar flat roof form.

Moving along Station Way, towards the Site, viewpoints 7 and 8 demonstrate 
similar aspects to the composition of the view as viewpoint 6, with the Site 
being visible and perceived as part of the same townscape. These viewpoints 
also demonstrate the opportunities for improved public realm in comparison 
to the open character of the station and nightclub building. 

Views from the High Street Conservation Area 

Viewpoint 9 is from the grounds of St John the Baptist Church and part of 
Church Walk. The view demonstrates the extent of existing vegetation which 
screens views of the wider townscape including the Site.

Similarly, viewpoint 10 from the High Street, demonstrates the north to south 
alignment of the views and that the Site is not visible, nor would it restrict 
these views.

From the edge of the High Street Conservation Area, viewpoint 11 
demonstrates that mature vegetation within the grounds of St Francis and 
St Anthony’s, screens views of the Site, as well as softening the horizontal 
massing of the County Mall.

Arora hotel (viewpoint 5)

Viewpoint 3

Station Way (viewpoint 7)
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Views from Memorial Gardens (Historic Park and Garden)

Viewpoint 12 is taken from the grounds of the Memorial Gardens. The 
photograph demonstrates the horizontal massing of the County Mall and 
mature vegetation which screens views of the nightclub. The scale of the 
County Mall is a dominant feature of the view.

Views from Crawley Station

Viewpoint 13 is taken from the base of Overline House and demonstrates 
that the Site is perceived as being situated between the Arora hotel, Brunel 
Place and the County Mall. The Site is seen as the centre point between 
these buildings.

Views from residential area to the south of the Site

To the south of the Site and the railway line the land use is predominantly 
residential. Viewpoints 14 and 15 demonstrate that the nightclub is partially 
visible, and that there is already a defined transition in scale between 2 
storey residential buildings and the 7 storey Arora hotel. 

Views from Target Hill

Target Hill is identified within the Local Plan as a viewing location, described 
as:

“Views from south-eastern side of the hill, from the vicinity of 
the junction of Hobbs Road and Edrich Road, to the north-east 
over the Broadfield Mosque, across the borough to distant 
hills, and to the south east over the wooded areas associated 
with Creasy’s Brook, the Eddington Hill area and the portion of 
Pease Pottage Forest and the AONB that lie within the district.”

Viewpoint 16 is taken from the junction of Hobbs Road and Edrich Road and 
demonstrates the above characteristics, and that the Site is not visible due 
to the vegetated ridge in the foreground of the view.

Additional viewing locations across Target Hill are from benches on the 
north side of the nature reserve. However, as demonstrated by viewpoint 17, 
the Site is not visible due to the extent of intervening vegetation. 

Views from Brighton Road

Viewpoint 18 is taken from the elevated part of Brighton Road, close to the 
junction with the A264. The view is identified as a ‘linear contained view’ and 
described as:

“View from A23/A264 junction, northwards along Brighton Road, 
to the town centre. The view is contained by trees between the 
A23/A264 junction and the football stadium/K2 Crawley leisure 
centre.”

The photograph demonstrates the containment provided by the roadside 
vegetation and that views towards the Site are seen in the context of Crawley 
town centre. 

Views from Tilgate Park

Viewpoint 19 is taken from within Tilgate Park, to the north of the main visitor 
car-park. This is identified as a ‘long distance view’ and described as:

“Long distance views, northwards from the country park car 
park and the adjacent area of open space to the north, across 
Tilgate, Southgate and the town centre and beyond to Leith Hill, 
Box Hill and Colley Hill.”

The photograph demonstrates that whilst the nightclub is not visible, the 
Arora hotel is visible, at approx. 1.8km to the north of the receptor. 

Visual Summary
A description of each of the baseline view for each of the 19 viewpoints is 
provided in Appendix C, as well as judgements on their value, susceptibility 
and sensitivity to the Proposed Development. 

The nightclub and trees within the Site are seen in close range views from 
along Station Way, due to the alignment and width of the road and that the 
extent of intervening vegetation is varied. The Site is seen and perceived as 
part of the station area, and in the context of the station redevelopment a tall 
building within the Site would form a logical extension to the redevelopment 
area, contributing to a co-ordinated massing and spatial arrangement along 
the south side of Station Way.

To the north of the Site, from Memorial Park and the High Street Conservation 
Area, the intervening buildings and vegetation screen direct views of the 
nightclub and trees within the Site. From these locations, views towards 
the Site are characterised by flat roof lines and horizontal massing around 
6 storeys in height. This creates a uniformity within views, but one which is 
not of a high scenic quality, due to the materiality and limited articulation 
such that the massing has a ‘bulky’ character. There is also a lack of legibility 
within the townscape, to provide orientation to differing parts and land uses 
across the town centre as a result of the uniformity of the building scale and 
massing.

To the south of the Site, the nightclub is visible from residential areas in 
Crawley, although seen in the context of the Arora hotel, such that there 
is already a transition in scale either side of the railway line, between lower 
residential properties and taller buildings.

In longer distance views from elevated locations to the south of Crawley 
town centre, and locations identified within the Local Plan, the nightclub is 
not visible. From Tilgate Park, views include the Arora hotel and therefore 
would also include views of a tall building within the Site.

Memorial Gardens (viewpoint 12)

Viewpoint 14
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6. FUTURE BASELINE

The Site is located immediately adjacent to a  key opportunity site within the 
town centre boundary, which is identified in the Local Plan. 

This key opportunity site is located due west of the Site and covers Overline 
House and the multiple car parks between Station Way and the railway line.

An outline application has been submitted for the key opportunity site (the
‘Overline House Development’) and approved, with a reserved matters
application considered to be imminent. The Overline House Development
inlcudes demolition of the existing Overline House and introduction of 
a broadly linear arrangement of buildings set within a landscape frame-
work that includes public realm improvements along Station Way.

The proposed cross sections for the new buildings in the Overline House 
Development illustrate the massing increasing in height from west to east 
towards the Site, where it would be up to 10 storeys in height (the same as 
the Proposed Development).

The Overline House Development also proposes public realm improvements 
including the introduction of avenue trees along the central reservation 
through Station Way, re-alignment of road junctions, and the introduction 
of trees along the south side of Station Way, with a focused increase at the 
eastern end close to the boundary with the Site.

The Site is excluded from the Overline House Development, such that 
the nightclub and trees would remain, located between the new, modern 
Overline House Development to the west, and Brunel Place to the east.

In this situation, the degraded and utilitarian appearance of the nightclub 
building and public realm within the Site would be exaggerated by the modern 
buildings, architecture and public realm improvements along Station Way.
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7. OPPORTUNITIES AND CONSTRAINTS OF THE SITE

From the townscape and visual appraisal, the Site is considered to have 
opportunities and constraints for residential led redevelopment.

Opportunities
The Site is:

• not covered by any landscape related designations, nor is it within a 
conservation area or contain listed buildings.

• not contributing positively to the townscape because of the nightclub.

• part of a townscape area which has been identified in published 
studies as offering the potential for redevelopment. As such, the 
redevelopment of the Site provides the opportunity to introduce a 
high quality building, improving the legibility of this part of the town 
centre, as well as the public realm and impression on arrival at Crawley.

• not part of the identified structural landscaping or green infrastructure 
within the town centre. Of the trees within the Site, 76% are classified 
as low quality trees and none are high quality trees.

• adjacent to the station redevelopment, such that it forms a logical 
extension to this area, being physically and visually perceived in the 
same context. The redevelopment of the Site, in combination with 
the station would respond positively to the collective and inclusive 
manner set out in the Urban Design SPD.

• situated between the station redevelopment and Tilgate Pak
redevelopment sites on an east to west axis, and the Arora and
County Mall on a north to south axis. The Site is therefore at key
centre point in relation to the spatial arrangement of these buildings
and a tall building within the Site would form a landmark feature within
the central part of this cluster of buildings.

• part of a townscape which can visually accommodate tall buildings, 
due to being consolidated adjacent to existing and proposed tall 
buildings, and not being visible, or not adversely impacting identified 
view corridors.

Constraints
The Site is:

• visible in close range views from residential properties to the south of 
the railway, although it is seen in the context of the Arora hotel, which 
already demarcates a transition in scale. A new building within the Site 
can respond positively to this by focusing the massing within the Site 
towards Station Way.

• covered by a TPO. The vegetation softens views of parts of the Arora 
hotel and Belmont House, but does not screen views of the nightclub 
as the main concentration of the vegetation is set back from this road. 
Of the trees within the Site, 76% are classified as low quality trees and 
none are high quality trees. As part of the redevelopment of the Site, 
new tree planting can be included, as well as existing trees retained, 
subject to car-parking requirements. Additionally, with reference to 
the TPO, it was issued because the Site was being considered for 
development, and therefore the trees would need to be part of that 
consideration, rather than suggesting they have to be retained.

Mitigation by Design
Townscape and visual considerations for the redevelopment of the Site are 
focused on:

Positive Response as a Landmark

Redevelopment of the Site should reinforce the vision for the station 
redevelopment and that the area to the south of Station Way is a key 
opportunity site overall.

Massing options should reflect the station redevelopment at around 10 
storeys in height, as this would be acceptable in townscape and visual 
terms. This would allow the massing to step up in scale from buildings within 
the station redevelopment, when viewed from the western approach to the 
station, whilst still forming an acceptable progression in scale, and a focal 
feature of the view. 

From the other approaches to the Site, this scale of building would be 
consolidated between existing buildings and form the centre piece to their 
overall composition, establishing a notable vertical structure to compliment 
the predominantly horizontal building forms.

Response to Green Infrastructure 

Redevelopment should introduce a new public space, which integrates 
with the station redevelopment, as well as providing the opportunity to 
replace the loss of trees within the Site. The tree coverage should extend 
along Station Way, to provide an increased coverage and visual connection 
along this road, as well as softening to the lower parts of a new building and 
retaining a visual connection with vegetation adjacent to Brunel Place and 
the Arora hotel.

Enhance the Local Townscape Structure

The redevelopment should reflect existing building materials within the 
townscape, notably brick, but with a greater degree of articulation, to clearly 
define the vertical emphasis of the building, in relation to the Conservation 
Area guidance and establish clear ground, middle and top components to 
the building.

The redevelopment should establish a more positive and active frontage 
within Station Way, through the combination of materials, public realm and 
soft landscaping, with the aim of decluttering the extent of barriers and 
signage.
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8. THE PROPOSED DEVELOPMENT

With reference to the Application Drawings the Proposed Development 
consists of the demolition of MOKA nightclub and introduction of new 
residential, retail and public space land uses.

The Proposed Development building alignment consists of 2 parts. In 
the western part of the Site, the building is orientated on an east to west 
alignment. In the central part of the Site the building is orientated on a north 
to south alignment.

The height and massing of these 2 parts of the building is varied, to create 
a staggered massing. The western part of the building is 9 storeys in height, 
and the central part of the building is 11 storeys in height.

Drawing CNC01-MCB-XX-ZZ-DR-A-0120-S2-P7 illustrates that the façade 
materials on the northern façade of the central part of the building are a 
red/brown brick with a silver/aluminium cladding. The eastern part of the 
building consists of grey facing brickwork with glazed curtain wall and silver/
aluminium cladding.

Drawing CNC01-MCB-XX-SI-DR-A-0110 illustrates that the Proposed 
Development would include public space in the western part of the Site, 
adjacent to the railway station and the Overline House Development 
opportunity area. The public space includes new tree planting and seating. 
Electric car-parking spaces (including disabled spaces) and a substation are 
in the eastern part of the Site, along with retained trees along the northern 
and eastern edges of the Site.

© Image copyright Alan Marten

© Image copyright Alan Marten

© Image copyright Alan Marten
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9. LIKELY EFFECTS OF THE PROPOSED DEVELOPMENT

As set out in the TVIA methodology, the likely effects are assessed for the 
operational phase of the Proposed Development, i.e. when the building is 
complete and operational as per the Application Drawings. 

The Site
At a Site level, the staggered massing and varying orientation of the 2 parts 
of the building would establish a rhythm across the form of the buildings, 
providing an architectural interest to the façade treatments. The varied 
massing and architectural interest would provide a substantial contrast to 
the utilitarian, ‘solid’ form and low architectural merit of the nightclub.

With the western part of the building stepping up in height to the central part 
of the building, the massing would establish the central part of the building 
as the apex of the massing within the Site.  

Across the northern façade, the double storey ground floor, alternating 
single and upper storey silver aluminium cladding with varying amounts of 
fenestration, would provide a clear delineation of the base, middle and top 
parts of the building form.

The use of alternating arrangements of brick and fenestrated bays, including
the large expanse of fenestration would provide interest and variation, aid
ing to reduce the overall massing.

Whilst varying treatments to the façade, the differing tones of brick would 
be complementary to one another, as well as the buff and grey brickwork 
reflecting the tone of the aluminium cladding and being sympathetic in tone 
to the white render. The use of these materials is considered to substantially 
improve the scenic quality of the built form within the Site compared to the 
nightclub. 

The change in the façade pattern across the central part of the building, 
between double and single storey heights is also beneficial in linking the 
central and western parts of the building and creating an edge to the pocket 
park.

The pocket park would improve the recreational value of the Site and along
with the new public realm, improve the scenic quality of the hard landscaping
within the Site. The tree planting adjacent to Station Way road is also
considered to off-set the loss of trees within the southern part of the Site, 
due to being directly within the building footprint.

The tree planting within the pocket park would increase the extent of 
vegetation across this part of the Site and reduce the perception of 
extensive areas of hardstanding. The tree planting is considered to respond 
positively to Natural England’s Statement of Environmental Opportunity to 
improve access to vegetation within the townscape, through high quality 
green infrastructure.

In response to Policy CH2: Principles of Good Urban Design, the building 
alignment adjacent to Station Way and the pocket park are considered to 
respond positively to this policy by creating continuous frontages onto 
streets and spaces enclosed by development, which clearly define private 
and public areas, as well as create public spaces which work effectively.

In response to Policy CH6: Tree Planting and Replacement Standards the 
planting within the pocket park and on the building terraces would contribute 
to the character and appearance of the town and mitigate for views of 
the trees within the south-east part of the Site being reduced by the new 
buildings.

The design would retain the majority of the trees in the south-east part of 
the Site, including TPO trees. The Proposed Development is considered 
to respond positively to Policy ENV1: Green Infrastructure which supports 
development which protects and enhances green infrastructure as well as 
demonstrating that the layout has taken a positive approach to integrate 
development within the Site features. 

In operation the change to the Site is a balance between the introduction of 
a new building of a greater scale and higher scenic quality than the nightclub 
along with the balance between the localised reduction in the number 
of existing trees and the introduction of new tree planting and improved 
recreational value and scenic quality via the pocket park and external design. 

In operation the magnitude of impact (change) to the Site is assessed as high, 
due to the Proposed Development representing the substantial addition of 
new features within the Site. 

The high magnitude of impact in combination with the medium sensitivity 
of the Site is assessed as resulting in a major beneficial effect to the Site 
as it would substantially improve the pattern of the built form within the Site 
and through the materials and pocket park enrich the scenic quality and 
recreational value of the Site, whilst retaining the characteristic features of 
TPO trees overall.

Effects to Published Landscape / Townscape 
Character Areas

National Level

Natural England, National Character Area 121: The Low Weald

Due to the very small scale of the Proposed Development in relation to the 
wider extent of the NCA, there would be no effect at completion. 

However, the Proposed Development is considered to respond positively 
to the Statements of Environmental Opportunity by enhancing the area’s 
individual trees by retaining TPO’s and introducing new planting and 

encouraging access for health and well being via the new pocket park.

The Proposed Development is also considered to respond positively to the 
stated landscape opportunities by the pocket park being a new landscape 
area within the growth area of Crawley and increasing the green infrastructure 
within Crawley. 

Landscape Character Assessment of West Sussex

As the Proposed Development is not located within the Northern Vales or 
High Weald and would be perceived within the context of Crawley town 
centre, there would be no change at completion to these character areas.

Crawley Historic Character Assessment Report

The Site is not located within the high street and Westgreen areas, and 
the Proposed Development would be perceived in the context of Crawley 
town centre. Therefore, there would be no change at completion to these 
character areas.

Borough Level

Crawley Baseline Character Assessment

The Site is covered by the Town Centre SCA and the Town Centre Edge SA. 

The Proposed Development would reflect the residential, retail and public 
space land uses within the Town Centre SCA and Town Centre Edge SA. The 
building materials within the Proposed Development reflecting the brick and 
glass materiality of buildings within these character areas.

The Proposed Development would improve the public realm via the 
pocket park and improved hard landscaping within the Site; particularly in 
proximity to the railway station, which the published study notes is an area 
of particularly poor quality. Additionally, the Proposed Development would 
improve the current poor first impression of the town to visitors, as noted by 
the published study, by the scenic quality of the new building in comparison 
to the nightclub.

The Proposed Development would not adversely impact the identified long-
distance views within these character areas.

For both the Town Centre SCA and Town Centre Edge SA, the magnitude 
of impact is assessed as very low. In relation to the low sensitivity of these 
areas, the effect at completion would be negligible beneficial. 

Local Level

Local Townscape Character Areas (LTCA)
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The following section summarises the effects to the LTCA in which the Site is 
either located or adjacent to. All effects to LTCA are included in Appendix B.

LTCA 11: County Mall

The Proposed Development is located to the immediate south of LTCA 11. 
The Proposed Development will introduce a higher architectural scenic 
quality than the nightclub and pocket park in very close proximity. As such, 
the perception of the entrance and approach to the eastern part of Station 
Way and LRCA 11 would be improved, with the Proposed Development 
forming a nodal point adjacent to the roundabout entrance to LTCA 11. 

The magnitude of impact to LTCA 11 is assessed as very low. In relation to 
the low sensitivity of LTCA 11, the Proposed Development would result in a 
negligible beneficial effect to LTCA 11 in operation.

LTCA 12: Station Way

The Proposed Development would be in LTCA 12, forming the eastern part 
of this local townscape character area. 

On completion, the Proposed Development would make a notable 
improvement to the LTCA. The Proposed Development would improve the 
legibility and the sense of arrival into Crawley railway station and along 
Station Way. The massing of the proposed building reflects its context, 
and by stepping the height of the buildings within the Site, it will respond 
positively to the massing of the buildings in LTCA 11 and 13, being perceived 
as a focal point and central part of the clustered massing arrangement. 

The Proposed Development would improve the public realm within the 
LTCA by providing a pocket park which increases the recreation value and 
scenic quality of the LTCA, compared to the existing areas of grass and 
trees which are not publicly accessible within the Site. In addition, trees on 
the landscaped roof terrace would positively contribute to the street scene 
along Station Way.  

The magnitude of impact to LTCA 12 is assessed as medium. In relation to 
the low sensitivity of LTCA 12, the Proposed Development would result in a 
minor beneficial effect to LTCA 12 in operation. 

LTCA 13: Brunel Way / Arora Hotel

The Proposed Development would not be located within LTCA, but would be 
adjacent to it, being to the west of LTCA 13.

The Proposed Development would reflect larger scale massing demarcating 
the eastern approach to Station Way.  The massing of the Proposed 
Development would step up in scale from buildings within LTCA 13, to form a 
centre piece to this cluster of existing buildings. The improved public realm 
and pocket park within the Site would also reflect the vegetated framework 

with LTCA 13 and as a result improve the perception of the local character 
area.

The magnitude of impact to LTCA 13 is assessed as low. In relation to the 
low sensitivity of LTCA 13, the Proposed Development would result in a 
negligible beneficial effect at completion.

Visual Effects
Descriptions of the impacts and effects to the visual receptors represented 
by each of the 19 viewpoints are provided in Appendix C. The following 
section summarises the visual effects.

The Proposed Development would improve the appearance of the Site, 
with a higher scenic quality of built form and public realm compared to the 
nightclub. 

The increase in scale of the Proposed Development compared to the 
nightclub would be visually softened by the stepping in height across the 
2 parts of the building and the variation to the massing by the alternating 
facade treatments and extensive areas of fenestration. The tonal colours 
of the materials would be sympathetic and complementary to one another 
with red/brown and grey facing bricks visually linking with silver aluminium 
cladding. 

The trees in the pocket park and the landscaped roof terraces would reflect 
the vegetated components of existing views of the Site. 

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.

Views from Target Hill

With reference to the wireline image for viewpoint 16 the Proposed 
Development would not be visible due to the intervening residential 
buildings and vegetation the main orientation and composition of the view 
would remain, such that there would be no change to the view. 

Views from Brighton Road

With reference to the wireline image for viewpoint 18, the upper storeys of 
the western and central parts of the Proposed Development would be visible, 
although softened by the roadside vegetation. by the roadside vegetation. 

The Proposed Development would be seen in the context of buildings within 
Crawley, reflecting the composition of the view but introducing a building 
of higher scenic quality, such that the key characteristics of the view would 
remain.

The Proposed Development would result in a very low impact and a negligible 
beneficial effect at completion.

Views from Tilgate Park

With reference to the wireline image for viewpoint 19, the upper storeys of 
the central part of the Proposed Development would be visible, although 
seen in the context of the Arora Hotel and Overline House below the ridge 
line. The Proposed Development would introduce a building of higher scenic 
quality than currently within the view and improve the legibility of the town 
centre, particularly the railway station area. The key characteristics of the 
view would remain, with the Proposed Development being seen on the 
context of buildings in Crawley town centre, with views of Leith Hill, Box Hill 
and Colley Hill remaining.

The Proposed Development would result in a very low impact and a negligible 
beneficial effect at completion.

In respect of Policy CH8: Important Views, the Proposed Development would 
both protect and enhance these views and would not result in direct adverse 
impacts nor erosion to these views. The long-distance viewing locations 
would remain points from which the view can be enjoyed and unobstructed 
by development in the foreground.
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10. SUMMARY AND CONCLUSION

Townscape Context
The Site is located centrally in Crawley town centre, adjacent to Station Way 
and Crawley train station. The primary shopping area is to the north of the 
Site, the Arora hotel and residential land uses are to the south of the Site, 
beyond the railway line.

The Site is in a relatively low-lying position at approx.76m AOD, forming part 
of the generally level landform across Crawley’s town centre. To the south 
of Crawley town centre the landform rises across Tilgate Park to Target Hill.

There is a well vegetated character to Crawley, reflected across extensive
areas of wooded parks, roadside vegetation and designated areas of
structural landscape and green infrastructure. 23 trees and 2 groups, of
which 14 trees are covered by a TPO are located within and adjoining the 
Site. However, none of the trees form part of the designated structural land-
scape areas in Crawley. With reference to the Arboricultural Tree Report, 
76% of the trees within the Site are assessed as a low suitability for re-
tention and 4 non TPO trees are recommended for removal in any event 
based on their poor and decaying condition.

The Site is not crossed by any PRoW, but there is a pedestrian footway on 
both sides of Station Way road providing access between the A2004 and the 
High Street. There are dedicated cycle lanes at the western end of Station 
Way road, at the junction with the High Street and Brighton Road. 

The Site is not covered by any landscape/townscape designations, nor 
does it contain any listed or locally listed buildings. The Site is not within a 
Conservation Area, nor a Historic Park and Garden.

The Site is covered by a number of published landscape/townscape 
character assessments which set out key characteristics and guidance for 
managing future change. At a borough level, the Site is part of a townscape 
described as:

“The area offers some potential for redevelopment on a site by 
site basis. The low building to plot ratios and inefficient layouts 
present opportunities for infill and densification. This area could 
be prioritised for a regeneration strategy to better integrate 
inner and outer town centre and adjacent neighbourhoods and 
increase the quality and mix of development.”

The Site is located between two key opportunity sites within the town centre, 
one of which is the railway station site, which the Site borders. The Town 
Centre SPD states the vision for the railway station redevelopment is:

“to establish the site as a major gateway to the town centre 
with a dynamic landmark building, providing high quality 
contemporary apartment living, and new commercial space. 
Transform Station Way into a welcoming public realm that 

guides people to and from the Station entrance safely.”

The nightclub building within the Site is utilitarian in style and in varying
condition. The nightclub does not provide a townscape value in terms of
scenic or architectural quality and is fully able to accommodate change as
part of any redevelopment proposal. Similarly, the areas of hardstanding
within the Site do not contribute positively to the townscape character as
they reinforce the perception of extensive car-parking areas adjacent to
Station Way, either within the railway station, or as part of the County Mall.

Visual Context
Visually, the nightclub and trees within the Site are seen in close range views
from along Station Way, due to the alignment and width of the road and that
the extent of intervening vegetation is varied. The Site is seen and perceived
as part of the station area.

To the north of the Site, from memorial Park and the High Street Conservation 
Area, the intervening buildings and vegetation screen direct views of the 
nightclub and trees within the Site. From these locations, views towards 
the Site are characterised by flat roof lines and horizontal massing around 
6 storeys in height. This creates a uniformity within views, but one which is 
not of a high scenic quality, due to the materiality and limited articulation 
such that the massing has a ‘bulky’ character. There is also a lack of legibility 
within the townscape, to provide orientation to differing parts and land uses 
across the town centre because of the uniformity of the building scale and 
massing.

To the south of the Site, the nightclub is visible from residential areas in 
Crawley, although seen in the context of the Arora hotel, such that there is 
already a transition in scale between lower residential properties and taller 
buildings either side of the railway.

In longer distance views from elevated locations to the south of Crawley
town centre, and locations identified within the Local Plan, the nightclub
is not visible. From Tilgate Park, views include the Arora hotel and from
Brighton Road, views include Crawley town centre.

Opportunities of Development

The Site is considered to provide the opportunity for redevelopment as it is
part of a townscape area which has been identified in published studies as
offering the potential for redevelopment. As such, the redevelopment of the
Site provides the opportunity to introduce a high-quality building, improving
the legibility of this part of the town centre, as well as the public realm and
impression of arrival at Crawley.

As part of the iterative design process, the TVIA has identified a design 
rationale for the Proposed Development based upon the objectives of:

• Positive Response as a Landmark;

• Response to Green Infrastructure; and

• Enhance the Local Townscape Structure.

The Proposed Development
The Proposed Development building alignment consists of 3 parts. In 
the western part of the Site, the building is orientated on an east to west 
alignment. In the central part of the Site the building is orientated on a north 
to south alignment and in the eastern part of the Site, the building reflects 
the alignment of Station Way road.

The height and massing of these 2 parts of the building is varied, to creating 
a staggered massing. The western part of the building is 9 storeys in height 
and the central part of the building is 10 storeys in height.

The façade materials on the northern façade of the central part of the 
building are a red/brown brick with a silver/aluminium cladding. The western 
part of the building consists of a glazed curtain wall, buff brick work and a 
silver/aluminium cladding. 

The Proposed Development includes public space in the western part of 
the Site, adjacent to the railway station and Overline House Development 
opportunity area. The public space includes new mature tree planting and 
seating.

Likely Effects of the Proposed Development
The effects of the Proposed Development have been assessed for the 
completed phase, when the Proposed Development is operational.

At the Site level, the staggered massing and varying orientation of the building 
would provide a substantial contrast to the utilitarian, ‘solid’ form and low 
architectural merit of the nightclub. The use of alternating arrangements of 
brick and fenestrated bays would and provide interest and variation, aiding 
to reduce the overall massing. 

The pocket park would improve the recreational value of the Site and along 
with the new public realm, improve the scenic quality of the hard landscaping 
within the Site. 

Overall the Proposed Development is considered to respond positively 
to Policy ENV1: Green Infrastructure which supports development which 
protects and enhances green infrastructure as well as demonstrating that 
the layout has taken a positive approach to integrate development within 
the Site features. In operation the change to the Site is a balance between 
the introduction of a new building of a greater scale and higher scenic quality 
than the nightclub along with the balance between the localised reduction 
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in the number of existing trees and the introduction of new tree planting 
and improved recreational value and scenic quality via the pocket park and 
external design. 

In operation the magnitude of impact (change) to the Site is assessed as 
high, resulting in a major beneficial effect to the Site as it would substantially 
improve the pattern of the built form within the Site and through the materials 
and pocket park enrich the scenic quality and recreational value of the Site, 
whilst retaining the characteristic features of TPO trees overall.

For published townscape character areas, the Proposed Development 
would reflect the residential, retail and public space land uses within the 
Town Centre SCA and Town Centre Edge SA. The building materials within 
the Proposed Development reflecting the brick and glass materiality of 
buildings within these character areas. The Proposed Development would 
improve the public realm via the pocket park and improved hard landscaping 
within the Site; particularly in proximity to the railway station, which the 
published study notes is an area of particularly poor quality. Additionally, the 
Proposed Development would improve the current poor first impression of 
the town to visitors, as noted by the published study, by the scenic quality of 
the new building in comparison to the nightclub. The Proposed Development 
would therefore result in negligible beneficial effects.

The local townscape character areas identified via field work, the Proposed 
Development would result in a range of negligible to moderate beneficial 
effects through the introduction a higher architectural scenic quality and the 
pocket park. As such, the perception of the entrance and approach to the 
eastern part of Station Way and scenic quality on arrival at Crawley Station 
would be improved.

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. 

The increase in scale of the Proposed Development compared to the 
nightclub would be visually softened by the stepping in height across the 
2 parts of the building and the variation to the massing by the alternating 
facade treatments which include alternating vertical and horizontal banding 
and extensive areas of fenestration. The tonal colours of the materials would 
be sympathetic and complementary to one another with red/brown and grey 
facing bricks visually linking with silver aluminium cladding. 

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.

Conclusion
The Proposed Development can be successfully accommodated within the 
Site, the local townscape and visual context as it will introduce a building and 
public realm of higher scenic quality than the nightclub along with improved 
recreational value via a pocket park adjacent to a key opportunity site at the 
railway station.

The Proposed Development has responded positively to Policy ENV1: Green
Infrastructure by integrating the proposed building and external areas with
the TPO trees, such that tree removal is limited and when balanced with
the new tree planting, public realm and buildings, the effect to the Site is
assessed as major beneficial.

The proposed building and pocket park alignment adjacent to Station Way 
will create a continuous frontage onto the road and clearly define the private 
and public areas of the Site, as well as create a new pocket park which will 
work effectively in the Site and in relation to the wider townscape, specifically 
the station. 

In response to Policy CH6: Tree Planting and Replacement Standards the 
planting within the pocket park and on the building would contribute to the 
character and appearance of the town and mitigate for views of the trees 
within the south-east part of the Site being reduced by the new buildings.

In respect of Policy CH8: Important Views, the Proposed Development would 
both protect and enhance these views and would not result in direct adverse 
impacts nor erosion to these views. The long-distance viewing locations 
would remain points from which the view can be enjoyed and unobstructed 
by development in the foreground.

The beneficial effects to the Site, local townscape character areas and 
views would remain with the completion of the Proposed Development and 
the Station Way redevelopment. The Proposed Development would form a 
logical extension to the Overline House Development and ensure a cohesive 
and collective improvement to the townscape of Station Way, as well as 
emphasising Station Way as a modern and attractive gateway to Crawley.
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