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‘Windfall’ or Small Sites Evidence Base 
 
1.1  

The National Planning Policy Guidance February 2019 introduces the various ways that 
councils can promote the development of a good mix of development sites. One of the 
recommendations is to “support the development of ‘windfall’ sites through policies and 
decisions, giving great weight to the benefit of using suitable sites within existing 
settlements for homes”. Windfall sites are “sites which have not been specifically identified 
as available in the Local Plan process. They normally comprise previously-developed sites 
that have unexpectedly become available.” 
 
1.2  

This report has been produced by Croydon Council’s Spatial Planning Department to provide 
an evidence base for the potential density changes outlined through ‘windfall’ or small scale 
suburban housing development across the borough over the plan period. It aims to 
understand the level of change that will occur across an area based on a planned rate of 
windfall. This evidence base is used to support the development of a set of strategic growth 
options put forward in the Local Plan Review – Issues and Options Consultation 2019.  
 
1.3  

In line with the Council’s recently adopted Suburban Design Guide, or Supplementary 
Planning Document 2, and changes to the London Plan focussing on further delivery of 
homes through windfall development, this report analyses the likely areas of change across 
the borough based on the prevailing character previously mapped through the Borough 
Character Appraisal, which can be found online here: 
https://www.croydon.gov.uk/sites/default/files/articles/downloads/Borough%20Character
%20Appraisal.pdf  
 
1.4  

Windfall development, also known as small scale suburban development, is expected to 
deliver approximately one third of Croydon’s housing target. Areas identified to have more 
capacity to accommodate additional housing have been outlined based on the predominant 
housing and land use typology of the area, and their proximity to train or tram stops and 
district centres.  
 
1.5  

As well as industrial, retail and other land uses across Croydon, there are 8 main residential 
typologies including:  

 Planned Estates of Semi-detached Houses, 

 Detached Housing on Relatively Large Plots, 

 Compact Houses on Relatively Small Plots, 

 Cottages, Terraced Houses and Close Knit Semi-Detached Houses 

 Low Density Scattered Housing on Large Plots 

 Large Housing on Relatively Small Plots 

https://www.croydon.gov.uk/sites/default/files/articles/downloads/Borough%20Character%20Appraisal.pdf
https://www.croydon.gov.uk/sites/default/files/articles/downloads/Borough%20Character%20Appraisal.pdf


 

 Medium Rise Blocks with Associated Grounds 

 Public Housing with Public Realm. 

 

1.6  

Some of the land uses listed above have more capacity and ability to provide housing, and a 
enhanced position in relation to train stations, tram stops. The distribution of the eight main 
housing typologies across the borough can be found in the following Image 1, broken down 
by percentage of the borough’s overall land use.  
 

 
Image 1 – Predominant types of housing across Croydon  



 

 
Image 2 – Predominant types of housing  across Croydon, along with the percentage of the borough’s overall land use and conservation 
areas (in red).  

 
1.7  

The typologies of housing shown above are further differentiated into areas inside and 
outside of 800 metres from a train station, tram stop or district centre, alongside the 
percentage of the typology which sits within a conservation area. 
 
1.8  

The differentiation between areas inside and outside of this 800m zone affects their 
likelihood of coming forward as part of a windfall development, which we have for the 
purpose of this study defined as a ‘participation rate’.   
 



 

 
Image 3 – 800m zones around district centres, train stations and tram stops, and areas with a Public Transport Accessibility Level of 3 or 
more.  

 
1.9  

Each typology is differentiated by area inside and outside of this 800m zone. An example of 
a single typology, ‘Detached housing on relatively large plots’ is set out below. The 
calculations for each typologies are then set out as part of a table which follows.  
 

 
Image 4 – Example for ‘Detached housing on relatively large plots’ differentiated into areas within and beyond 800m zones around district 
centres, train stations and tram stops, and areas with a Public Transport Accessibility Level of 3 or more.  

 



 

 
Image 5 – Breakdown of housing types across the borough, differentiated by areas within and beyond 800m from a train station, tram 
stop, or district centre.  

 
2.0  

There are two scenarios for windfall delivery which are the result of three strategic options. 
These are explained in greater detail in the Issues and Options document, and summarised 
here. Option 1 plans for 16,000-18,000 windfall homes for the 20 year plan period, where 
there is no release of green belt and maintenance of the current allocations on the Purley 
Way. Options 2&3 plan for approximately 10,000- 12,000 windfall homes, alongside either 
the release of some greenbelt land for development, or significantly increasing the number 
of homes to be built as part of the Purley Way Masterplan. The windfall homes for these 
options are calculated as the gap between what site allocations are able to deliver and the 
Strategic Housing Market Assessment figures.   
 
2.1  
In order to understand the capacity and ability of each typology to deliver housing, the 
Council developed a selection of case studies of current planning applications, and past 
developments which relate to these typologies. Some of these are demonstrated below, 
and the wider set is included as an addendum to this report.  
 

Image 6 – Example of a suburban intensification scheme for a House Type 1: Planned estates of semi-detached houses with garages.   
 
 



 

 
Image 7 – Example of a suburban intensification scheme for a House Type 2: Detached Houses on Relatively Large Plots 
 

 

2.2    
For this study, the expected rate that windfall homes will come forward for development is 
known as a ‘participation rate’. The participation rate varies based on the capacity and 
likelihood of a type of housing to come forward. For example, it is much more likely that 
‘Detached Houses on Relatively Large Plots’ will come forward for development than 
‘Cottages, Terraced Houses and Close Knit Semi-Detached Houses’. The participation rate is 
calculated based on the following equation:  
 

Number of new homes = Participation Rate x (Uplift in Density (u/ha) x Area (ha)) 

 
The equation is used across all typologies, broken down by area within and beyond 800m 
from train stations, tram stops and district centres, to calculate the amount of existing 
dwellings that would be expected to come forward as windfall sites during the plan period. 
These base figures for uplift in density calculations are demonstrated in image 8, and 
resulting participation rates required to meet these figures are demonstrated in images 9 & 
10.   
 
 



 

 
Image 8 – Proposed maximum increased densities for areas inside and outside of 800m based on the predominant housing 
type. 
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Image 9 – Expected participation rates for Option 1: 16,000-18,000 windfall homes. Strategic Option 1 Map shown.  

 
 
 
 
 
 
 
 
 
 
 
 

Typology Within 
800m 

Beyond 
800m 

Planned estates of semis with garages 2% 1% 

Detached houses (large plots) 15% 7% 

Compact housing - small plots 2% 1% 

Cottages, terraced houses & close knit 
semi-detached houses 

2% 1% 

Low density, scattered houses on large 
plots 

15% 7% 

Large houses on relatively small plots 2% 1% 

Medium rise blocks with associated 
grounds 

2% 1% 

Public housing with public realm 2% 1% 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Image 10 – Expected participation rates for Option 1: 16,000-18,000 windfall homes. Strategic Option 2 Map Shown. 

 
 
 
 

Typology Within 
800m 

Beyond 
800m 

Planned estates of semis with garages 1% 0.5% 

Detached houses (large plots) 10% 5% 

Compact housing - small plots 1% 0.5% 

Cottages, terraced houses & close knit 
semi-detached houses 

1% 0.5% 

Low density, scattered houses on large 
plots 

10% 5% 

Large houses on relatively small plots 1% 0.5% 

Medium rise blocks with associated 
grounds 

1% 0.5% 

Public housing with public realm 1% 0.5% 


















































