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SUB-MATTER 8Aii  SUSSEX COAST – HOUSING AND INFRASTRUCTURE

1. Question 8Aii.1 – Is housing provision set at the right level in the Sussex Coast, having regard to the assumptions about local employment, and does it “help meet wider regional needs” (Policy SCT 7, para 2-3)?

1.1 West Sussex County Council fully supports East Sussex County Council (the lead authority) in their response to this question.  The scale and distribution of housing in the sub region, and particularly within the West Sussex area, was agreed following careful analysis of the most sustainable options in an area where significant constraints apply throughout and where future development depends upon key infrastructure being available.

1.2 The sub regional study of the Sussex Coast found poor economic performance, limited additional housing demand generated by the local population and tightening constraints on development.  This analysis led to the conclusion that greater priority should be given to economic growth than to more housing development.  This conclusion is consistent with the overall South East Plan approach to seek to reduce disparities within the region as a whole.

1.3 The priority needs for the whole sub region are highlighted in West Sussex where earnings within the county show that levels in the Coastal Districts are similar to those eastwards in East Sussex.  The overall county earnings are lifted by areas close to Gatwick in the north east of West Sussex.

1.4 The latest indications from economic forecasts are that, unless efforts to regenerate the sub region are concerted and effective, it will be very difficult to prevent workforce growth up to 2016 from outstripping the increase in local employment.

1.5 In the longer term the relationship between people, homes and jobs may be tighter.  But this should not provide justification for increasing proposed housing numbers on the coast.  Forecasts up to 2026 are more speculative and must be viewed with caution.  On the Sussex coast policies which give priority to promoting economic regeneration must prove capable of being implemented successfully, otherwise the unsustainable gap between homes and jobs will continue.

1.6 As in East Sussex, the resident population of the West Sussex Coast would decline, year by year, because the number of deaths exceeds births.  The increase in population arising from the housing proposed up to 2026 relies upon net in-migration.  This is despite the continuing fall in average household size which results in a given population requiring more homes over time to offset the fall in capacity of the existing housing stock.

1.7 On the West Sussex Coast, as in the sub region as a whole, the proposed housing provision helps to meet wider regional needs.

2. Question 8Aii. 2. – Is a 40% affordable housing appropriate in the Sussex Coast (Policy SCT 8)?

2.1 The policy for affordable housing is set at a challenging 40% of new housing which   is determined by the assessment and the scale of need in the area.  It is important to provide a clear indication of what should be aimed for as guidance for negotiations across the sub region as a whole.  But the policy has been framed to allow flexibility where justified by local conditions.

2.2 In West Sussex evidence so far suggests that 40% is a tough challenge but results for delivery of affordable housing are, nevertheless, improving.  Further analysis of local circumstances, including needs, affordability and opportunities, through LDFs will establish local targets at Borough and District level.

2.3 The ongoing level of need for affordable housing is closely linked to the overall regeneration strategy for the sub region.  If progress is made on regeneration and more and better jobs become available, the affordability will improve.  This will help to moderate the scale of special housing need in the area.

3. Question 8Aii. 3. – Has the potential for additional housing in the areas identified for development in structure plans been fully explored (Policy SCT 7)?

3.1 The adopted West Sussex Structure Plan provides an approved policy framework  

 
    for the period up to 2016.  Borough and District Councils are currently preparing 

    documents as part of Local Development Frameworks for a ten year period which 

    extends beyond  2016.

3.2 Annual monitoring of residential land availability, jointly carried out by the local  

                 planning authorities, provides an up to date assessment of potential additional  

    housing taking into account strategic policy, existing commitments and likely   

    future potential.  Ongoing analysis of brownfield sites coming forward within the 

    built -up area, together with additional research on urban potential, helps to 

    provide an informed assessment of future housing capacity in these areas.  This

    enables a  sequential approach to be adopted towards the identification of land 

    for development  which is consistent with national planning policy guidance.  It 

    also provides  justification for challenging but feasible assumptions to be made 

    about the contribution to new housing which is likely to result from sites on 

    previously developed land.

3.3 In the eastern part of the West Sussex Coast, in Worthing Borough and Adur

                District, the towns are constrained by the Sussex Downs AONB. The most

                significant area still to be developed is identified in the Worthing Borough Local  

 
 Plan  in the north-west of the Borough at Durrington with a capacity (1225 units). 

 
This is  substantially above its initial estimated capacity.  After this development  

 
there is no  significant scope in this part of the coast for sustainable greenfield 

 
development.

3.4 To the west scope for such development is confined to the area west of the River

  Arun in Arun and Chichester districts.  The area of search for additional housing 

  on greenfield sites up to 2026 will focus on similar strategic locations to those 

  identified for development in the period up to 2016.  Provision has been made for

  1350 homes as part of major mixed use development in Arun District north of

  Bognor Regis at Bersted/Felpham.  The proposed housing at Bersted was deleted

  from the adopted Arun District Local Plan after a High Court challenge but the

  principle of strategic scale development there continues to be acceptable and is

  supported by the Secretary of State.  Starting after 2011 strategic locations have

  been identified at Chichester City for 1250 homes and west of the River Arun for a 

  further 1000 homes.

3.5 The precise areas of land to be allocated and the amount and phasing of development at each strategic location, together with infrastructure requirements, will be decided by the District Councils following studies now being actively carried out.  Indeed, because the end date of these Local Development Frameworks will fall beyond 2016, the Districts are already having to consider how to make housing provision for the period beyond the end date of the Structure Plan.  This requirement will make the analysis needed to clearly establish the potential housing capacity at each strategic location an even more demanding exercise.

3.6 Progress on establishing the capacity of the strategic locations is well advanced.  The EiP into the Chichester DC LDF Core Strategy begins on 30th November 2006.  The detailed work on capacity and site options and the identification of the preferred options will be presented in the ‘Delivering the Development Options’ document to be published for consultation in January 2007.  Arun DC have been carrying out a series of studies to assess site capacity and potential and will publish their Core Strategy on preferred options in Summer 2007.  This will be followed by a more detailed document later in 2007.

3.7 Detailed analysis of site potential of strategic locations by the Districts allows a better appreciation of where development opportunities exist and where constraints impinge.  The lack of infrastructure will limit or delay development and act as an overriding brake on prospects for regeneration in the area.  Provision and timing of necessary infrastructure is therefore essential if the local capacity to accommodate and foster development is to be fully realised.  To ensure that the population in the additional housing is successfully assimilated in a sustainable manner sufficient jobs must be generated by the local economy.  The occupants of new development must also be well related to existing settlements and communities.

4. Question 8Aii. 4. – Have water supply and waste water treatment, flood risk and transport implications of the growth proposals been adequately considered (and is there a case for a more co-ordinated sub-regional approach to infrastructure) (Policy SCT 6, SCT9, para 11.1)?

5. Question 8Aii. 5 – Are the proposals in the implementation plan (including for social and green infrastructure) clear, justified and well related to the spatial strategy?  What are the priorities?

4.1 In drawing up the proposals for the sub region the approach to the assessment of   constraints, infrastructure and services is set out in the response by East Sussex County Council.  This included consultation and discussions undertaken with the relevant agencies.

4.2 Environmental, resource and infrastructure constraints have had a significant influence on conclusions at all stages in the development of the sub regional strategy.  The scale and disposition of these constraints in the area have resulted in there being limited options available for greenfield development in sustainable locations.  Furthermore, the conclusions for the sub region are subject to a more detailed analysis, including the appraisal of specific site alternatives, which must be undertaken by local authorities when producing their Local Development Frameworks.

4.3 The overall concern about water supply in the medium to longer term has been highlighted by recent weather conditions which have resulted in water restrictions being applied in some areas.  On the coast this emphasises the need for a cautious approach to the scale of additional development when reliance on additional capacity at Havant in South Hampshire and in East Sussex in parallel with moderated water usage cannot be guaranteed.

4.4 Among other constraints problems associated with wastewater treatment and water quality also affect development potential in a number of locations.  The Environment Agency has indicated limitations due to capacity and potential environmental impact, including the effects on habitats and the harbour, at Chichester, Pagham and Tangmere.  Water treatment and surface water problems also arise to the east in Arun District.

4.5 Full account was taken of flood risk information available for a strategic development assessment when the sub regional strategy was evolved.  The extent of flood risk area includes much of the coastal urban area, including the main towns, and has been a powerful influence on both the scale and location of new strategic development.  The conclusions on the sub region were dependent on more detailed appraisals taking place in discussion with the Environment Agency when LDFs were drawn up.  More recently there has been mounting concern about the impact of climate change and flood risk.  The possible tightening of constraints gives added importance to the Strategic Flood Risk Assessments to be undertaken as part of the LDF work.  A joint Strategic Flood Risk Assessment has been commissioned by Arun and Chichester District Councils.

4.6 Transport infrastructure constraints already limit the potential for sub regional growth by hampering economic regeneration in the area and by holding up progress on proposals which may otherwise be acceptable on transport as well as environmental and other grounds.  Strategic development locations have already been identified to meet housing requirements up to 2016.   They are being assessed in LDFs but significant sites cannot be brought forward until improvements to the A27 have been carried out.  At Chichester all greenfield site options adjacent or close to the city require this commitment to infrastructure.  In Arun District development of sites on a scale necessary to provide the required housing up to and beyond 2016 also relies on A27 improvements, including at junctions.  In particular further delays in bringing about any likely improvements at Arundel severely reduces future development options.

4.7 The problems on the A27 are reflected in the Highway Agency Regional Network Report which shows that existing capacity problems will be magnified by 2026 when significant sections of the road in West Sussex will be over capacity.  This assessment however relates to all day traffic flows along road links diluting the effect of peak-hour congestion and of problems at junctions within the links.

4.8 The scope for further development and improved communication must inevitably focus on the east-west corridor.  Schemes which have been identified will help to ensure an effective road and rail network along this corridor, will enable good accessibility to, from and within the sub region, and will encourage an essential model shift to public transport.

4.9 To make the most of these improvements, and ensure that they help stimulate economic regeneration and associated growth, resources will also be needed to maintain and improve the links which connect the sub region with the rest of the south east, in particular the road and rail links northwards from Brighton.

4.10 There are only limited options for sustainable development along the coast and further growth is already held back by an infrastructure deficit.  This will have to be addressed if real progress is to be made in reducing the disparity between the sub region and other parts of the south east.  Schemes included in the Implementation Plan are considered to be needed and urgent if the sub regional strategy is to be delivered.  However, the difficult task of identifying sites for development will be undertaken through the LDF process.  The detailed appraisals needed before the specific sites are agreed are likely to add further to what should be included in the Implementation Plan.
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