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RUSSELL WAY, 
CRAWLEY, WEST SUSSEX, RH10 1UH 
Development Opportunity 



OVERVIEW 
• Under the jurisdiction of Crawley Borough Council. 

 
• Total site area of 0.49 hectares (1.2 acres). 
 
• Redevelopment opportunity (STPP) - conversion or 

demolition of an existing office building comprising 
2,842 sq m / 30,579 sq ft (NIA) and 3,334sq m / 
35,884 sq m (GIA).  

 
• Planning Note (Porta Planning) prepared, indicating 

the site is suitable for office, retail, leisure or 
residential use. 
 

• Residential development subject to addressing the 
tests provided under Policy EC2. 
 

• Short walk from Three Bridges Station (0.4 miles), 
providing frequent access into Central London. 
 

• Preferences for unconditional bids, however will 
consider competitive Subject to Planning offers.  
 

• Site is sold freehold. 
 

Residential Units 

Floor 1 Bed 2 Beds 3 Beds Total 

Ground 0 6 9 15 

First  7 9 6 22 

Second 7 9 6 22 

Third  7 9 6 22 

Fourth 0 8 5 13 

 Totals 21 41 32 94 

PROPOSED RESIDENTIAL UNIT SUMMARY  
(Indicative Scheme) 

Orbit Architects – Feasibility Study 

Orbit Architects – Feasibility Study 



LOCATION & DESCRIPTION 
 
The freehold site is located at Russell Way, Crawley, 
RH10. To the west of the site lies residential 
properties in Beverley Mews and to the south lies 
further residential uses beyond the Arun Valley 
railway line in Burwash Road. To the east lies the 
former TSB site, which has been designated as a Key 
Housing Site in the recently adopted Crawley Borough 
Local Plan 2030. Directly opposite the site lies 
Sutherland House, which has recently been divided 
into two, with half of the building retained for the 
conversion of the office building to residential use. 
 
In the vicinity are a number of recreational facilities 
including numerous sports grounds and facilities 
along Three Bridges Road and the Hawth Theatre, one 
of the South’s liveliest arts venues. The nearest 
primary school is on Gales Drive approximately 0.3 
miles from the site and the nearest secondary school 
is along Hazelwick Mill Lane, 0.8 miles away. There is 
also a large business park on Stephenson Way, a 
short walk  from the site. 

 
The 0.49 hectares (1.2 acres) site is broadly 
rectangular in shape with level topography. The 
existing property is currently vacant with the 
accommodation stripped back to shell and core. The 
existing building previously comprised of office space 
over four storeys with a total net internal area of 
approximately 30,579 sq ft (2,842 sq m). Externally, 
the site consists of concrete hardstanding and tarmac. 
 
Vehicular access to the site is currently from Russell 
Way.  
 
The electricity substation to the south of the site is 
excluded from the sale. 
 
 
 
 
 
 



 
The site is well situated to the east of the town centre 
near two mainline train stations which provide 
comprehensive links to South East England. Three 
Bridges Station is a 10 minute walk from the site and 
provides direct links to London Victoria (35 minutes) 
and London Bridge (40 minutes). Furthermore, Three 
Bridges provides direct access to Gatwick Airport in just 
four minutes and Brighton in approximately 25 minutes. 
Crawley Station also provides direct services along the 
same line to Gatwick, London bridge, London Victoria 
and Southampton. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
The site is situated 2.8 miles from Junction 10 of the 
M23 which provides easy access to the M25 (9 miles) 
and Central London (27 miles) to the north. The site is 
also 2.5 miles from Junction 10a of the M23 which leads 
to the A23, providing access into Brighton to the south. 
Additionally, there is a comprehensive cycle path 
network leading into Crawley town centre.  

 
 
 
 

 

TRANSPORT 



LOCAL AREA 
Three Bridges is in close proximity to numerous 
amenities with good access to other areas in the South 
East. Crawley town centre to the west of the site is 
currently undergoing regeneration, which will further 
attract buyers to the area. The location attracts young 
families due to its affordability, accessibility and 
proximity to a number of schools. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The area is well connected and is served by direct links 
to London, which can be reached within 35 – 40 minutes 
from Three Bridges Station.  There are a number of 
schemes which have been delivered recently in Crawley. 
The Croft is a new build scheme, in close proximity to the 
site, thus providing a good indication of the local new 
build residential market.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Photo Development Distance Units Proposed 
Completion Price 

The Apex 
Apartments 

(Phase 1) 
1.3 miles 216 

Sales launched 1st 
June 2017. 

Completion TBC – 
still under 

construction. 

Average of £411 per sq ft 
 

1-bedroom apartment from 
£215,000 

 
2-bedroom apartment from 

£275,000 
 

The Croft 0.7 miles 24 Complete 

One bedroom flats start 
from £55,000 (based on a 

25% shared ownership of a 
£220,000 property). Two 

bedrooms are 
approximately £72,500 on a 
shared ownership basis of 

25% (i.e. full value of 
property is  from 

£290,000). 

Ocean House 0.5 miles 29 Complete 

1-bedroom apartments 
starting at £165,000 and 2-

bedroom apartments 
starting at £260,000.  

Queens Square 



DEVELOPMENT PROPOSALS 
To assist with a review of the site, Orbit Architects 
have prepared an indicative scheme, which reflects a 
comprehensive residential redevelopment. 

 

The proposed scheme comprises of a total gross 
internal area of  8,675 sq m (93,400 sq ft) and a total 
net internal area of 7,290 sq m (78,500 sqf t), 
reflecting a gross:net ratio of circa 84%. In addition, an 
allowance has been made for an underground car 
park. 

 

The proposal includes 94 units comprising of 21 x 1-
beds (22%), 41 x 2-beds (44%) and 32 x 3-beds (34%) 
based on an average unit size of circa 55 sq m, 75 sq 
m and 95 sq m respectively. This equates to 188 
dwellings per hectare. 

A conversion from office to residential under the GPDO 
is an alternative residential solution. A formal 
assessment has not been undertaken, however an 
initial feasibility study  based on the existing building 
of 2,842 sq m (30,579 sq ft) (NIA), would suggest that 
the existing building envelope would accommodate 
c.37 units at an average area of 826 sq ft. 

 

The proposals outlined below for a redevelopment 
scheme are subject to an accurate site survey, 
planning permission and further detailed design and 
construction.  

Residential Units 

Floor 1 Bed 2 Beds 3 Beds Total 

Ground 0 6 9 15 

First  7 9 6 22 

Second 7 9 6 22 

Third  7 9 6 22 

Fourth 0 8 5 13 

 Totals 21 41 32 94 

Residential Accommodation Schedule 

Floor GEA Sq M GEA Sq Ft GIA Sq M GIA Sq Ft NSA Sq M NSA Sq Ft 

Ground 2,065 22,228 1,735 18,676 1,458 15,694 
First  2,065 22,228 1,735 18,676 1,458 15,694 

Second 2,065 22,228 1,735 18,676 1,458 15,694 
Third  2,065 22,228 1,735 18,676 1,458 15,694 

Fourth 2,065 22,228 1,735 18,676 1,458 15,694 

Totals 10,325 111,140 8,675 93,380 7,290 78,470 



PLANNING REVIEW 
A high level planning review has been conducted by 
Porta Planning, indicating the development potential 
of the site. 
 
 
 
 
 
 
 
 
 
 

Below is a summary of the key points from the 
planning note. 
 
 
 
 
 
 
 
 
 
 
 

Key Planning Issues and Constraints Development Potential 

 

• The site is designated within the ‘Three Bridges 
Employment Corridor’ Main Employment Area and 
has an established office use under Use Classes 
B1(a). 

 

• Policy EC2 also identifies that where development 
proposals would involve a net loss of employment 
floorspace on the site, the Council would seek to 
resist development unless is can be demonstrated 
that: 

a) The site is no longer suitable, viable or appropriate 
for employment purposes; 

b) The loss of any floorspace would result in wider 
social, environmental or economic benefit to the 
town; and 

c) There would be no adverse impact on the 
economic role or function of the Main Employment 
Area and wider economic function of Crawley.   

 

• Adjacent to railway line so noise will be a 
consideration. 

 

• Council’s policy is for 40% affordable housing, 
subject to viability. 

 

Land Uses 

Considered appropriate for continued office use and 
other B Class Uses. Retail and leisure development 
could also be acceptable. Non-residential use would 
be considered, subject to meting the exceptions test. 

  

Height and Density 

4-5 storeys, with potentially some 6 storey elements 
subject to design, seems most likely given the 
surrounding context. 

 

The Crawley Borough Local Plan (2015-2030) does 
provide specific density requirements. However 
recent pre-application discussions have taken place 
with Crawley Borough Council with regard to the 
neighbouring Former TSB Site. The Council have 
advised that the site may be suitable for 
development comprising circa 90 residential units.  

 

The Former TSB Site has also been designated as a 
Key Housing Site (with an indicative target figure of 
40 residential units). This indicates a density of 
c.100-250 units per hectare would be considered 
suitable at the subject Site. 

 

Further the site has potential for office to residential 
conversion through GPDO subject to prior approval. 

  



SITE PLAN 
 

NOT TO SCALE 



FURTHER INFORMATION  
VIEWINGS 
 
Strictly by appointment only through BNP Paribas 
Real Estate.   
 
 
PROPOSALS  
 
Seeking proposals on an unconditional or competitive 
subject to planning basis. 
 
 
 
 
 
 
 
 
 
 
 
 
       

ADDITIONAL DOCUMENTATION 
 
• Planning Note from Porta Planning;  
• Phase 1 Environmental Assessment from WSP; 
• Site plan; and 
• Existing floor plans. 

 
 
 
 



For more information please call: 
 
Residential contacts:  
 
Paul McGowan 
+44 (0)20 7338 4358 
paul.mcgowan@realestate.bnpparibas 
 
Emma Wood 
+44 (0)20 7338 4119 
emma.wood@realestate.bnpparibas 
 
Emma Ward 
+44 (0)20 7338 4393 
emma.a.ward@realestate.bnpparibas 
 
Amir Esmaeili 
+44 (0)20 7338 4226 
amir.esmaeili@realestate.bnpparibas 
 
 
 
 
 

 

Misrepresentation Act 1967: BNP Paribas Real Estate Advisory & Property Management UK Limited for 
themselves and for the vendor(s) or lessor(s) of this property whose agents they are, give notice that: 1. These 
particulars do not constitute, nor constitute any part of, an offer or contract. 2. None of the statements 
contained in these particulars as to the property are to be relied on as statements or representations of fact. 3. 
Any intending purchaser or lessee must satisfy himself by inspection or otherwise as to the correctness of 
each of the statements contained in these particulars. 4. The vendor(s) or lessor(s) do not make or give and 
neither BNP Paribas Real Estate Advisory & Property Management UK Limited nor any person in their 
employment has any authority to make or give, any representation or warranty whatever in relation to this 
property. Finance Act 2013: Unless otherwise stated all prices and rents are quote exclusive of VAT. The 
Business Protection from Misleading Marketing Regulations 2008: These details are believed to be correct at 
the time of compilation but may be subject to subsequent amendment. October 2017 
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