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Visualisation of Central Square at Northstowe, Cambridgeshire



1.0
About Homes England



Driving positive market change
Homes England is an executive non-departmental 
public body, sponsored by the Ministry of Housing, 
Communities and Local Government� Homes England 
has the aspiration, influence, expertise and resources 
to drive positive market change� By releasing more land 
to developers who want to make a difference, Homes 
England is assisting in the delivery of the new homes that 
England needs and is helping to improve neighbourhoods 
and grow communities�

Homes England works in collaboration with partners 
who share our ambition� These include local authorities, 
private developers, housing associations, lenders and 
infrastructure providers�

Within the next few years, Homes England will have 
invested over £27 billion across our programmes�

Homes England’s track record
Homes England is deploying its knowledge and delivery 
expertise to ensure that development on land within its 
control comes forward to meet local ambitions, meeting 
identified local housing needs and supporting wider 
sustainability and economic objectives�

Crucially, Homes England has the ability to invest early 
in new transport links, schools, community facilities 
and open spaces, supporting the creation of strong 
communities from the outset�

Homes England has a strong track record in acting as 
a ‘master developer’ on large housing led schemes, 
including the Northern Arc in Burgess Hill; Upton, 
Northampton and Northstowe�

1.1 Who are Homes England?

Northern Arc, Burgess Hill
At Burgess Hill, Homes England acquired the site when it had been identified 

as a location for major housing delivery for over 10 years, but stalled due 
to the complexities of land ownership and the need for upfront strategic 
infrastructure delivery� Homes England worked closely with Mid Sussex 

District Council, the landowners and the site promoter to acquire the land� At 
the Northern Arc, Homes England are investing in the required infrastructure 

to secure early release of the first phases of development.

Upton, Northampton
At Upton, Homes England has been making homes happen� Homes England 
is leading the development of 2,200 new homes, investing £77 million in 
infrastructure – including roads, schools and open space – as part of a new 
neighbourhood for Northampton� To date, Homes England has delivered 
almost 1,000 homes which promote sustainable living�

Northstowe, Cambridgeshire
Homes England is leading the development of a 10,000-home new town in 
Cambridgeshire� It is a NHS ‘healthy town’ which puts health and wellbeing 

at the heart of its new neighbourhoods, encouraging people to be active and 
supporting the creation of vibrant, inclusive communities� Homes England 

has made significant investment in walking, cycling and public transport, 
including an extension to the Cambridge Guided Busway and is helping to 

accelerate housing delivery by using modern methods of construction (MMC)�



1.2 How can Homes England support sustainable development West of Crawley?

As a Government Agency, working in partnership with 
Horsham District Council (HDC), Crawley Borough 
Council (CBC), West Sussex County Council (WSCC) and 
other delivery partners, Homes England has a range of 
mechanisms to assist in the delivery of a sustainable new 
Garden Town on Land West of Crawley� Homes England’s 
support and intervention will provide the following 
benefits: 

Homes England is 
committed to unlocking 
land where the market 
will not, delivering 
homes where they are 
needed in a sustainable 
new Garden Town at 
Land West of Crawley�

Unlocking land

Homes England will 
ensure a range of 
investment products 
are available to support 
housebuilding and 
infrastructure, including 
more affordable housing 
and homes for rent�

Unlocking investment

Using the scale of 
development at Land 
West of Crawley 
to support the 
housebuilding industry 
to overcome challenges, 
support local skills and 
enable new technologies 
in construction�

Increasing productivity

Homes England will 
offer expert support to 
the local authorities, 
helping to create and 
deliver ambitious plans 
to get more homes 
built�

Supporting local areas

Using the scale of 
development at Land West 
of Crawley to support 
smaller builders and new 
entrants, while promoting 
better design and higher 
quality homes�

Delivering market resilience

Homes England will 
deliver effective home 
ownership products, 
providing an industry 
standard service to 
consumers and help local 
people own their own 
homes at Land West of 
Crawley�

Delivering home ownership 
products



Accordia, Cambridge



2.0
The opportunity



2.1 Land West of Crawley: a once in a generation opportunity

Delivering much needed infrastructure

Homes England has 
the ability to invest in 
supporting infrastructure 
early� This will mitigate 
the impacts of 
development and help 
meet the needs of existing 
communities� 

Creating new homes and jobs at the 
heart of the Gatwick Diamond

Homes England’s mission is to ensure more homes are 
built in areas of greatest need, to improve affordability.

Sitting at the heart of the Gatwick Diamond, and located 
within easy commuting distance of both Manor Royal 
and Gatwick Airport, the Land West of Crawley presents 
a strategic opportunity to provide high-quality homes 
where they are most needed�

The populations of Crawley and Horsham are growing 
and changing. The population of West Sussex is 
forecast to grow by 20�4% over the next 20 years, with 
the Regulation 18 Draft Consultation HDC Local Plan 
outlining several options for housing growth being tested 
as part of Plan preparation; all of which equate to between 
1,000 and 1,400 additional homes per annum� This points 
to significantly constrained housing supply in a number 
of areas surrounding the Land West of Crawley, and 
demonstrates the extent of housing need in the area�

Growth in Crawley and Horsham will be driven by 
increases in the 65+ population. As such, it is especially 
important to continue to attract a younger working age 
populations, to help address intergenerational disparity�

The Land West of Crawley is strategically positioned 
not only to support housing growth, but economic 
growth as well. Crawley is located at the heart of the 
Gatwick Diamond – an important part of the UK’s 
economy and its emerging Local Industrial Strategies 
– and is an integral part of the Coast 2 Capital Local 
Enterprise Partnership�

The Land West of Crawley therefore poses an opportunity 
to support economic growth and infrastructure 
investment where it will be most impactful�

Meeting housing needs A strategic economic location

Crawley needs 15,000 
new homes to 2035�

Horsham needs 19,000 
homes to 2035�

The cost of housing in 
Crawley and Horsham is 
high and growing� The 
affordability ratio—house 
price to earnings—is very 
high: 

South East: 10.3 x

Crawley: 9.1 x 

Horsham: 13.9 x

West Sussex is home to 
408,000 jobs and 36,185 
enterprises� 

Crawley is a major 
employment hub, and 
home to Manor Royal, 
the South East’s largest 
employment park� 
Combined, Manor Royal 
and Crawley make up 
nearly one quarter of all 
jobs in West Sussex�

The area shows strong 
recent job and business 
growth�

Sources: Northern West Sussex Strategic Housing Market Assessment, 
November 2019; ONS Housing affordability in England and Wales: 2018

Source: ONS Jobs Density , 2017; UK Business Counts, 2019

Land West of Crawley 
is well-located to 
become an exemplar 
for sustainable 
development; 
strategically located 
to maximise the use of 
public transport and 
support creation of 
local jobs� 

A national exemplar for sustainability
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West of Crawley within its wider strategic context



2.2 Overview of the site

The site, referred to as Land West of Crawley in the 
HDC Regulation 18 Local Plan, is located within the 
administrative boundaries of HDC, CBC and WSCC, and 
comprises the following draft Site Allocations being 
considered under the Regulation 18 Local Plan�

Land West of Ifield (SA101)
Land West of Ifield is under the ownership of Homes 
England and refers to SA101 as detailed in the 2018 HDC 
Regulation 18 Local Plan� Homes England’s involvement 
in this site dates back to 2008�

All the land is located within Horsham District, but a 
small portion of the wider site under Homes England’s 
ownership lies within Crawley Borough (Ifield Brook 
Meadows Local Wildlife Site and Local Green Space)� 
Although not developable, the Ifield Brook Meadow is a 
valuable local asset, and will form part of the site’s 50% 
allocated open space�

Land West of Kilnwood Vale (SA291) 
A further potential Site Allocation within the HDC 
Regulation 18 Local Plan is being promoted for housing 
development to the west of Kilnwood Vale� This is 
identified as SA291 in the Draft Local Plan� This is 
adjacent to the Kilnwood Vale strategic allocation where 
the development of a new neighbourhood is already 
underway, having been promoted through a joint planning 
approach between CBC and HDC�

Both of these sites are being presented as a potential 
Site Allocation titled ‘Land West of Crawley’ in the HDC 
Regulation 18 Local Plan� 

Homes England’s offer
As a Government Agency, working in partnership 
with HDC, CBC, WSCC and other delivery partners, 
Homes England has a range of mechanisms that 
can assist in the delivery of a new sustainable 
Garden Town West of Crawley� This includes access 
to upfront infrastructure funding, land assembly 
powers and increased market diversity – that 
can provide certainty as to the deliverability and 
achievability of a higher level of ambition�
When compared to the other strategic allocations 
identified through the Regulation 18, this 
proposal is considered to provide significant 
benefits in terms of sustainable development 
and infrastructure delivery, meeting the policy 
objectives of the emerging HDC Local Plan�

Homes England’s offer
As a majority landowner of SA101, and with a clear 
acquisition strategy in place, Homes England is 
committed to delivering within the first five years 
of the Local Plan�

With a significant amount of additional technical 
work and further masterplan evolution addressing 
the issues highlighted by the previous Local Plan 
Inspector there remain no barriers to the delivery 
of the site�

The delivery of new homes west of Ifield is one 
of the priorities identified in Homes England’s 
Strategic Plan 2019 – 2022/23�

Homes England’s offer
It is considered that SA291 could also be delivered 
early in the next plan period as part of a wider 
strategic allocation to meet identified housing 
need�

Garden Town strategic opportunity
Homes England has identified the potential for a wider 
strategic opportunity to be brought forward beyond the 
above referenced site allocations� This will be developed 
in accordance with Garden City principles and potentially 
as part of the Government’s Garden Communities 
programme� 

A definitive boundary of the Garden Town site is yet to 
be determined, and a broad “area of search” is being 
considered� This comprises land located north of the A264 
from Faygate in the west, and extends in an arc north west 
towards Crawley, Gatwick Airport and the A23� To the 
east, the site adjoins the neighbourhood of Ifield, Crawley.

Land ownership is currently held across various 
titles and a land assembly exercise will be necessary 
to deliver the wider strategic opportunity� In 
considering the opportunity for 10,000 new 
homes, Homes England has engaged positively with 
major landowners and interested parties and it is 
considered that land can be made available during 
the next Plan period�

Subject to the strategic growth opportunity 
being supported, Homes England will work with 
the Council, promoters of Site SA291 and other 
landowners to bring forward a strategic framework 
(incorporating SA101 and SA291) that meets the 
long term needs identified in the Strategic Housing 
Market Assessment, in a way that supports the long 
term economic success of the Gatwick Diamond and 
North West Sussex Functional Economic Areas�
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Borough boundary

Pre-1940s settlements

Nine original 1948 Neighbourhoods

1961 Development Plan

1986 extension

2000s new neighbourhoods

Neighbourhood centres

(5 minutes walking radius)
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The opportunity to create new neighbourhoods for Crawley
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Housing

Potential to deliver 
10,000 homes over 
30 years, helping 
Horsham and Crawley 
to identified housing 
needs through duty to 
cooperate

Provide a range of 
types and tenures that 
meet local needs, with 
at least 35% Affordable 
Homes

Attractive communal amenity spaces at Marmalade Lane, Cambridge.

Improving productivity 
and using new 
construction methods 
(including the use of 
Methods of Modern 
Construction) to 
maximise housing 
delivery during the 
Plan period. 



Jobs and Skills

Create a range of 
employment space and 
job opportunities for 
local people within the 
Garden Town

Provide homes to 
support growth and 
improve economic 
opportunity at world-
class employment 
centres including 
Manor Royal and 
Gatwick Airport

Impact Hubs across the UK provide events, innovation labs, working and learning spaces, and programs for entrepreneurial people

Support local economic 
objectives including 
opportunities 
identified in the 
emerging C2C Local 
Industrial Strategy, as 
well as boosting local 
construction jobs 



Connectivity

Create communities 
where people can 
access all their 
essential needs locally, 
promoting active travel 
and reduce the need to 
travel by car

Build on existing 
sustainable solutions, 
including Fastway bus 
transit and investing in 
rail improvements

Work to deliver a 
Crawley Western 
Link to help alleviate 
existing congestion 
pressures

Pedestrian and cycle links form the primary route network in Vauban, Freiberg.



Open space is integrated throughout and surrounding Lightmoor Garden Village, Telford, including orchards, parks, play areas and a football pitch. 

Communities

Create sustainable, 
mixed-used 
neighbourhoods, 
helping to encourage 
interaction and 
wellbeing

Promote the highest 
quality in design and 
placemaking

Boosting local services 
and community 
facilities such as 
schools, health centres 
and community hubs; 
for the benefit of 
existing communities 
and future residents

The Pathfinder C of E Primary School in Northstowe, Cambridgeshire is an integrated primary school, pre-school and place of 
worship, providing an multi-functional community space. It also hosts interim community and healthcare uses in the early phases 
of the community. 



Environment

Deliver significant 
reduction in household 
emissions and wider 
environmental 
enhancements, to 
reduce impact on 
climate change

Ensure 50% of the 
opportunity area 
remains open and 
accessible

Protect and enhance 
important landscapes 
including Ifield Brook 
Meadows and ancient 
woodlands

Achieve 10% 
biodiversity net gain

Help reduce 
development 
pressure on more 
environmentally 
sensitive areas within 
Northern West 
Sussex HMA, whilst 
maintaining separation 
between Horsham and 
Crawley  

Crawley

Horsham

50%

+10%

Provide protection for 
most environmentally 
sensitive areas

Open space is integrated throughout and surrounding Lightmoor 
Garden Village, Telford, including orchards, parks, play areas and a 
football pitch



Goldsmith Street, Norwich



3.0
Working together



Homes England is committed to engaging the community 
in the design and planning process throughout the project�

An initial consultation was undertaken through a series of 
public exhibitions in venues around Crawley and Horsham 
through January 2020� Engagement will continue with 
further events scheduled for later in 2020 to test design 
ideas and concepts� 

3.1 Engaging the community

Homes England held a series of 
nine public consultation events 
in January 2020, using accessible 

venues across Horsham and 
Crawley�

 Homes England also launched a 
dedicated consultation website, 

undertook a targeted social media 
campaign and leafleted 17,634 
local residents and businesses

Homes England is holding further 
consultation and engagement 

from Summer 2020.

The coronavirus situation is 
changing the approach by which 

Homes England engages with local 
people� 

Homes England will use new 
and innovative ways to engage, 
ensuring local dialogue remains 
open in helping to shape plans�

Homes England has begun to 
develop the masterplan following 

initial feedback� 

Homes England is holding ongoing 
conversations with organisations 

and stakeholders in the area�



3.2 Next steps

Homes England is committed to the long-term delivery of 
the West of Crawley, ensuring the land within our control 
comes forward to meet local ambitions and housing 
needs, and supports wider sustainability and economic 
objectives� 

An essential part of this process is ensuring that the 
public, stakeholders and local authorities are involved 
throughout the design and planning process� 

Moving forward, Homes England’s key strategic priorities 
include:

 − Continuing to work closely with local authorities 
and government agencies to ensure development 
responds to local housing need as well as need of 
existing communities;

 − Undertaking extensive further engagement with local 
communities and interested parties, with dialogue 
throughout the design and planning process;

 − Continuing masterplan development, informed 
by ongoing detailed site work and evidence-based 
studies;

 − Submitting an outline planning application for SA101 
at an appropriate time, providing confidence in the 
suitability and deliverability of the site;

 − Working with local authorities, delivery partners, 
promoters of Site SA291 and other landowners to 
bring forward a strategic framework (incorporating 
SA101 and SA291) that meets long term development 
needs of the area�



Homes England
50 Victoria Street 
Westminster 
London 
SW1H 0TL

0300 1234 500
@HomesEngland
www�gov�uk/homes-england

#MakingHomesHappen


