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Sub-matter 8A
SUSSEX COAST
8Aii Housing and Infrastructure

1.0
Main Argument

1.1
The Council’s main argument is that the housing provision figure of 9,300 dwellings set for Arun District in draft Policy SCT7 is unrealistically high and takes insufficient account of the serious constraints imposed by transport infrastructure deficits and flood risk.  The severity of these constraints and the difficulty of overcoming them have become more apparent since the preparation of the draft Plan through detailed work undertaken by the Council for our LDF Core Strategy.  In particular, our ability to deliver the housing identified has been affected by two key policy developments:-

i. The recent decision by the Regional Transport Board (RTB) not to recommend the A27 Arundel improvements for regional funding before 2016 and instead only include it in an indicative programme for the period 2016-26.  The identification of Arun District as a location for major strategic development in the West Sussex Structure Plan 2001-2016, and subsequently in the Sussex Coast Sub-Regional Strategy, was explicitly linked to improvements to the A27.  However, it is now known that improvements at Arundel will not proceed until very late in the Plan period, if at all.  Combined with transport infrastructure problems elsewhere in the District (see below), this has serious implications for meeting the housing figure set out in the Plan, particularly since the Highways Agency has indicated that it would object to any major housing allocation which requires completion of the Arundel bypass to enable development.  The Council has provided more detailed evidence on this issue in our statement on Sub-matter 1D (Infrastructure and Demand Management). 
ii. The increased weight now being given to climate change and flood risk considerations in national policy.  As argued below, flood risk is a major constraint in Arun District and the increased restrictions on developing in such areas will significantly reduce the scope for additional housing development, both within and outside existing built-up areas.    
1.2
In view of the additional constraints now identified with regard to transport and flooding, the Council considers that the housing provision identified for Arun in Policy SCT7 should be reduced.  Alternatively, a more flexible approach should be adopted in the Sussex Coast sub-region, where strategic housing provision is explicitly linked to the provision of key infrastructure such as the A27 improvements.

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 SCT7, para 2.3)?

2.1
As noted above, the Council considers that the housing provision for Arun is too high and takes insufficient account of the major constraints and infrastructure deficits affecting the District.

2.2
We consider that there is currently a substantial imbalance between housing and employment, resulting in high levels of out-commuting and low economic activity rates.  The need to attract more local jobs and develop a more diverse economic base is a key priority for the Council, but this is held back by the problems of transport infrastructure referred to above.  Until these are addressed, there is limited scope for attracting major new investment to the area.  Provision of additional major housing development at this stage would only exacerbate this problem.  The Council believes that the SE Plan should provide greater recognition of the needs of the West Sussex coastal towns, and that priority should be given to economic regeneration rather than further large scale housing growth.  The Council has provided more detailed arguments and evidence on this in our statement on Sub-matter 8Ai (Sussex Coast – Role and Economy).

8Aii.2
Is a 40% affordable housing target appropriate in the Sussex Coast (Policy SCT8)?

3.1
The Council considers that a 40% target for affordable housing is unlikely to be achievable in Arun and would undermine the viability of housing developments in many parts of the District.  

3.2
Our main evidence for this view is drawn from a study undertaken for the Council by Adams Integra which looked at the impact on development viability of possible revisions to affordable housing policy in terms of site thresholds and proportion of affordable housing sought.  This followed a similar County-wide study undertaken by the same consultants.  Key study findings indicate that the Council should consider a graduated approach, seeking 20% affordable housing in developments of 15-24 dwellings, rising to 40% only on developments of 25 dwellings or more.  This approach was recommended due to the potential adverse impact on land values for developments where affordable housing had not previously been required.  Furthermore, the findings indicated that in the town centres of Bognor Regis and Littlehampton, it may be appropriate to retain the existing target of 30% due to lower value levels. 

3.3
Although Policy SCT8 provides flexibility for individual LDFs to set their own affordable housing targets, we are concerned that Districts will be expected to comply with the sub-regional target or that Councils which fail to achieve the target will be seen as under-performing.  We are also concerned that the target of 40% applies to all housing development, rather than to sites above defined affordable housing thresholds.  

3.4
These arguments are addressed more fully in the joint statement on this Sub-matter submitted by Worthing and Adur Councils.  

3.5
For these reasons, we consider the policy should be modified to read ’40% of new housing on qualifying sites over the indicative threshold of 15 dwellings’. 

8Aii.3
Has the potential for additional housing in the areas identified for development in structure plans been fully explored (Policy SCT7)?

4.1
As part of our LDF preparation, Arun DC has undertaken detailed work to assess how the 9,300 dwelling requirement set in the draft SE Plan could be met.  Our work indicates that existing Local Plan allocations and additional housing potential in urban areas could provide up to 6,800 dwellings.  This estimate is supported by an urban housing potential study, but may need to be revised downwards given increased concerns about flood risk affecting the coastal urban areas (see below).  

4.2
This would leave a further requirement to provide at least 2,500 dwellings through greenfield land allocations.  The Council has undertaken detailed work to identify and evaluate potential strategic locations for new development.  Our work has involved a range of studies (see Appendix 1) examining the constraints and infrastructure requirements associated with different locations and development scenarios.  
4.3
Appendix 2 sets out our summary assessment for each location (subject to the conclusions of the recently commissioned Strategic Flood Risk Assessment).  The analysis shows that all identified strategic development locations are subject to significant constraints and would require the provision of substantial infrastructure improvements.  Requirements for transport infrastructure/road improvements and flood mitigation are likely to be particularly significant in terms of potential costs and impact on development viability.  
4.4
In accordance with national and regional policy, the Council would expect infrastructure and mitigation costs directly associated with development to be borne by the developer.  However, planning obligations cannot be expected to fund the existing backlog of infrastructure improvements required in Arun District or to fund major schemes of regional significance such as the A27 Arundel improvements (the estimated cost of which is over £100m).  The potential scope for developer contributions will also be restricted by additional requirements to provide affordable housing and other community infrastructure needed to create sustainable developments.  
4.5
The Council therefore believes that the potential for additional housing in Arun District is severely limited at present, and that the SE Plan target of 9,300 dwellings cannot be achieved without major increases in public funding to address infrastructure issues.
8Aii.4   Have the 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) (Policies SCT6, SCT9, para11.1)?

5.1
The Council considers that insufficient background work was undertaken in preparing the Sub-Regional Strategy.  As a result, the scale of the development constraints affecting Arun District has been under-estimated.  As noted above, there were particular gaps in the information about transport and flood risk, which the Council has sought to address.  

Transport infrastructure 

5.2
The Council commissioned MVA to undertake modelling to assess the potential impacts on the District’s highways network of providing for 9,300 additional homes plus supporting employment development by 2026.  The main study conclusions are presented in Appendix 3.  Their key findings include:
i. At the study base date of 2001, several sections of the existing road network were shown to be already over capacity or approaching capacity for morning peak flows, including the A27 at Arundel and much of the A259 through Bognor Regis and between Littlehampton and Worthing.  

ii. By 2026, major problems of congestion are expected to occur across much of the District’s highway network, even assuming a ‘Baseline’ scenario, where only existing housing commitments and brownfield windfall sites are developed (thus falling well short of the SE Plan requirement).  

iii. All the strategic development options modelled had the overall effect of worsening the congestion problems already predicted in the ‘Baseline’ scenario for 2026.  
iv. Whilst development funded road improvements could, in some cases, help to address capacity issues in the immediate vicinity of the proposed development location, these would create greater bottlenecks elsewhere.
5.3
As indicated in Appendix 2, all potential strategic development locations in the District would require provision of substantial new road infrastructure and/or junction improvements.  Such requirements would be likely to affect the viability of development, unless additional resources are provided from the national or regional level.   
Flood risk

5.4
Most of Arun District outside the South Downs AONB is at some risk from coastal, fluvial or groundwater flooding and approximately 50% of this area falls within areas of high risk (Environment Agency Flood Risk Zones 2 and 3).  This includes most of the coastal urban area, including the main towns of Bognor Regis and Littlehampton.  

5.5
Since the SE Plan was drafted, climate change and flood risk concerns have been given increased weight at the national level.  
i. The forthcoming PPS25 will require a sequential approach, applying more rigorous tests for development in flood risk areas than before

ii. Defra has recently issued new guidance for scheme design and project design assuming increased rates of sea level rise.

iii. Amendment to the Town and Country Planning General Development Procedure has introduced additional requirements to consult the Environment Agency on the flood risk associated with development proposals.
5.6
In addition, further evidence on levels of flood risk and their implications have become available through the Environment Agency’s draft Arun and Western Streams Catchment Flood Management Plan and draft Beachy Head to Selsey Bill Shoreline Management Plan (although these studies will have to be amended in light of the recent Defra guidance).  
5.7
The sub-regional work on housing provision did not involve a Strategic Flood Risk Assessment (SFRA).  The Council and Chichester DC have recently commissioned a joint SFRA which will rectify this omission.  The study will look in detail at the risks associated with all types of flooding and their implications for land use planning.
5.8
The overall effect of flood risk considerations when applied to the District’s housing potential is difficult to assess until the results of the SFRA are known.  However, it should be noted that flood risk issues affect all of the potential strategic locations identified in Appendix 2 and also several sites identified in the Council’s urban housing potential study.  It is likely that flood risk considerations will effectively rule out development in many locations, either because flood risks cannot be compensated for, or because the costs of mitigation are too high.

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? 

6.1
For the reasons above, the Council considers there is insufficient recognition of the need to address existing infrastructure deficits, before planning for new housing.  We also consider that the cost of providing necessary infrastructure has been under-estimated, particularly with regard to road improvements and flood defence measures.  There is also an over-reliance on developer funding to provide essential infrastructure.  Recent decisions at the regional and national level regarding the A27 Arundel improvement and the Coastal Expressway TIF bid do not indicate any real commitment to make public funding available for essential infrastructure needed to support major housing development in Arun District.  

6.2
The Council has provided more detailed evidence on these issues in our statement on Sub-matter 1D.  We also endorse the comments submitted by Adur and Worthing Councils in their joint statement on Sub-matter 8Aii.5.
6.3
Within the Sussex Coast sub-region we consider that priority should be given to: 

i. Addressing major outstanding infrastructure shortfalls – e.g A27 Arundel improvements;

ii. Providing infrastructure needed to support economic regeneration – e.g. improving access to Bognor Regis and Littlehampton town centres;

iii. Providing infrastructure to support identified strategic development locations;
iv. Addressing infrastructure deficiencies in deprived areas;
v. Protecting areas at highest risk from climate change – e.g flood risk areas.
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APPENDIX 1
LDF Work Undertaken to Assess Strategic Development Options

	Study/Evidence
	Description of work undertaken

	Settlement sustainability analysis
	Assessment of accessibility to everyday facilities - GP surgeries, pharmacies, primary schools, secondary schools, food stores, post office, petrol stations, banks, community centres and halls, places of worship, further education institutions, regular bus services (3 or more per hour at peak times) and rail stations.  

Also included assessment of access to employment opportunities through examination of commuting flows from 2001 Census.

Analysis undertaken in-house in Spring/Summer 2006.

	Strategic transport modelling
	Study to model potential transport impacts resulting from different scenarios, involving strategic development in one or more locations in Arun District.  Study modelled morning peak flows on highways network in 2026, using the County Transport Model developed by West Sussex County Council.  Model assumed road improvements where these are already committed (e.g Bognor Regis Relief Road) and service improvements to the 700 Coastliner bus route.  Consultants’ work examined effect on highways network of each development scenario, comparing these against a ‘Baseline’ scenario, which assumed only housing development from existing commitments and windfall development.

Report by MVA Consultancy, Oct 2006.

	Flood risk analysis
	Information on potential flood risk and surface water drainage has been gathered through discussions with the Environment Agency and Arun DC Engineers.  
A Strategic Flood Risk Assessment study has now been commissioned covering Arun & Chichester Districts.  The study results should be available by end March 2007.

Report by Capita Simmons, forthcoming.

	Physical infrastructure requirements
	Meetings held with Portsmouth Water, Southern Water and electricity suppliers.  Providers were asked to specify additional infrastructure needed to support strategic housing development in different potential locations and to provide a rough costing where possible.  

	Landscape sensitivity
	Study assessing landscape sensitivity covering the whole area between the southern boundary of the Sussex Downs AONB and the coast, excluding built up areas.  The main purpose of the study was to identify the capacity of the landscape to accept change based on landscape character sensitivity and visual sensitivity.  
Report by Hankinson Duckett consultants, Oct 2006.

	Social and community infrastructure requirements
	Meetings held with Local Education Authority (LEA), Primary Care Trusts (PCTs), Fire Service, and Cultural and Leisure Services.  Providers were asked to specify additional provision needed to support strategic development in different potential locations and to provide a rough costing where possible.

	Local housing needs
	Analysis from Housing Needs Survey undertaken in 2003 which provided District-wide data sub-divided into 5 sub-areas.  This was supplemented with up to date information from the Council’s Housing Register which provides data at parish level. 
Housing Needs Survey report by David Couttie Associates, 2003.

	Economy and regeneration
	Potential strategic development locations were assessed in terms of their potential impact on the local economy and regeneration objectives for the coastal towns.  Analysis incorporated the conclusions of an Employment Study undertaken for the Council by Atkins in 2005.

Employment Study report by Atkins consultants, 2005.

	Assessment of other constraints
	Other major constraints affecting development in specific locations include:-

· Pagham Harbour Special Protection Area (SPA);

· Proposed location for waste facilities at Ford identified in draft Waste Local Plan.  


APPENDIX 2

Potential Strategic Development Locations in Arun District

Identified Constraints & Major Infrastructure Requirements

	Potential strategic development location
	Housing capacity assumed
	Major development constraints
	Transport infrastructure requirements
	Other infrastructure requirements

	Ford area
	Up to 5,000 dwellings
	No existing provision of facilities in the area & access to facilities poor.

Development would create capacity problems on A27, A259, Bognor Regis Relief Road & local road network.

Much of area subject to high flood risk from River Arun.

Disposal of surface water difficult due to flat terrain & lack of water courses.

Potential conflict with existing uses - industrial estates, sewage & waste water works.

Possible conflict with other development proposals - Ford MRF/land safeguarded for waste uses (24 hour operation), Ford Prison expansion.
	A27 Arundel bypass essential, including high capacity junction to Ford Road (on line Arundel improvement inadequate).

Rail bridge on Ford Road.

Improvements to A259.
	Improved flood defences, drainage & other mitigation measures likely to be required.

Reinforcement of water mains.
Expansion of Ford waste water works.

Major social & community infrastructure (school, health centre, shops etc) needed to support new settlement.

	NW of Bognor Regis urban area
	Up to 1,500 dwellings
	Development would create capacity problems on A259 & B2166 Bognor - Chichester routes & on A259 through Bognor urban area.

Area subject to groundwater & surface water flooding.
	A27 Chichester bypass improvements essential.

A259-B2166 link road serving development (Bognor Relief Road extension).

A259 dualling to Merston.
	Pumping or major land raising would be required to address groundwater flooding issues.

Expansion of Ford waste water works.

Measures to mitigate impact on Pagham Harbour Special Protection Area (SPA).

Significant social & community infrastructure required to support major urban expansion.


Development would create capacity problems on A284, A259 & local roads.


Improvements to A259/A284 junction needed.


Improvements to A27 Crossbush junction assumed.


New water supply trunk infrastructure required. 


Expansion of Ford waste water works.

	Significant social & community infrastructure required to support major urban expansion.

	West of Westergate
	Up to 1,500 dwellings
	A29 Westergate bypass assumed.
Would cause capacity problems on B2233 link to A27 & local road network.

Area on spring line & has high water tables.  Large scale development could create surface runoff problems.
	A29 Westergate bypass essenetial, including bridge over railway.

Improvements and/or traffic management measures on A29 Lidsey - Shripney.

Improvements to A27 junctions may be required.
	Water drainage/runoff measures.

Significant social & community infrastructure required to support major village expansion.

	North of Middleton- on-Sea
	Up to 800 dwellings
	Development would create capacity problems on A259, Bognor Regis Relief Road, B2132 & local roads.

High groundwater levels in area which is prone to flooding.

Waste water works floods due to infiltration of ground water in Barnham area. 
	North-south link from Flansham Road to Bognor Regis Relief Road.

Improvements to A259/B2132 junction (Comet Corner).

Traffic management/ improvements to B2132 Middleton Road.
	Water drainage/runoff measures.

Reinforcement of mains.

Provision of new primary school & expansion of health centre would be required.

	Barnham/Eastergate area
	Up to 1,500 dwellings
	Development would create capacity issues on A29 Westergate - Eastergate section, A27/B2233 junction & local road network.

Groundwater problems (high water table & poor drainage) affect parts of area.
	Improvements to B2233 Eastergate - Climping section, including junctions.

Improvements to A27 junctions may be required.
	Water drainage/runoff & flood mitigation measures.

Significant social & community infrastructure required to support major village expansion.


Development would add to capacity problems on already congested A259 & local roads in central Bognor & Felpham areas.


North-south link from Felpham Way to Bognor Regis Relief Road.


	Improvements to local road network & provision of sustainable transport.
	Major flood mitigation measures required as high flood risk area.
Marina development would involve substantial engineering costs.


APPENDIX 3

Arun District Strategic Transport Study (Sept 2006) – Summary

� updated by SEERA prior to EiP and available online at http://www.southeast-ra.gov.uk/southeastplan/key/infrastructure.html
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