


8Di.1/8Di.2 /Lydd Airport Action Group/(701)
East Kent and Ashford
8Di.1 Does the proposed strategy appropriately identify and respond to the differing circumstances within the sub-region, within the context of its environmental attributes?
We broadly support the principle of concentrating development and investment in the urban areas cited and the policy to promote Manston (Kent International Airport) as the regional airport hub for Kent. But there remains a strong case for making adjustments to better reflect local environmental conditions and the need to make concessions to reconcile the conflicts created by development and the need to preserve the environment. 
(1) Romney Marsh should be specifically designated as a low growth area/green buffer to counterbalance the high growth node of Ashford. A clear policy statement for Romney Marsh would make it less vulnerable to inappropriate development. . 
Romney Marsh is not a suitable area for development being a major flood plain (Flood Zone 3). The area contains many unique environmental features and popular historic beach resorts which will become increasingly sort after as the population of the surrounding area increases. In the Dungeness to Pett Level area much of the land is designated and protected under UK and European laws. By contrast, large areas of agricultural land remain unprotected particularly near Hythe where the development pressure is greatest. Equally, the beach resorts of Camber, Dymchurch, St Mary’s Bay and Greatstone are vulnerable to inappropriate development and should also be preserved for future generations. 
Inappropriate development is currently taking place within the framework of the statutory Local Plan and other planning guidance, highlighting the need for additional protective measures. For example, Shepway District Council has recently sanctioned a development of 85 houses on the beachfront at St Mary’s Bay (subject to a section 106 agreement) (Y06/0003/SH). Apart from the severe flood risk this development will irreversibly blight the sense of place of the Dymchurch/St Mary’s Bay beach resort. The land for this development was allocated in the local plan for housing as it was deemed brown land, being originally the site of a motel (long demolished), illustrating that unless special status is granted to Romney Marsh these types of inappropriate development will continue.

Tougher guidance is needed on the issue of development on flood planes on Romney Marsh. Too often the Environment Agency strongly opposes housing developments on the basis of vulnerability to flooding, yet its concerns are ignored by the planning authorities and permissions granted. This is a common occurrence on Romney Marsh and this can be verified by the Environment Agency. Once precedents are set, inappropriate development can be replicated across the area. By giving Romney Marsh special status as a low growth area, these conflicts would be less likely to arise. 
Policy Adjustment: (a) Romney Marsh’s special status should be accommodated in the South East Plan by adapting Policy WCBV8 for the Colne Valley Park in the Western Corridor and Blackwater Valley Sub-Region (page 311) for Romney Marsh. This policy subset acknowledges the need to restrict development, protect and enhance the natural environment and increase accessibility for country side recreation.
(b) The housing allocations in EKA1 should be reduced for Ashford and for Shepway in Policy EKA1 and Hastings in Policy SCT7 to ensure limited development on Romney Marsh. Point ii in Policy SCT4 should be eliminated. There is no justification for this statement and particularly no justification for its application to Romney Marsh. 

(2) We endorse the South East Plan’s policy to support Manston Airport (Kent International Airport) as the regional airport hub and we believe all attempts to have Lydd Airport reinstated as a regional airport in the Plan should be vigorously resisted. Manston is an established airport with a 2750m runway giving it maximum flexibility to be a successful short haul and long haul operator.  Lydd Airport only has a run way-length of 1505m - even after its proposed runway extension of 444m it will not be a position to operate long haul schedules. Both airports are substantially underutilised. More importantly Lydd airport is not appropriately sited, being surrounded by protected habitat, located less than 3 miles from the Dungeness nuclear power station complex and less than 2miles and 8 miles respectively from important Lydd (D044) and Hythe (D141) military ranges.  Expansion is very clearly not in the public interest – the nuclear safety consultant John Large believes Lydd Airport’s proposed development (up to 2million passengers per annum (2mppa)) would exceed the nuclear regulator’s minimum acceptable risk criteria by a factor of twenty. 

Since the Draft South East Plan was published in March 2006 and the second South East Plan consultation which ended on June 23rd 2006, two further developments have emerged which reinforce our view that Lydd Airport should remain a local airport.  

(a)  LAAG commissioned the aviation consultant Malcolm Spaven of Spaven Consulting to analyse flight paths at Lydd Airport after the new Instrument Landing System (ILS) was signed off by the CAA in June 2006. The consultant revealed that Lydd Airport is the only civil airport in the UK operating an ILS with a 5 degree offset from the centre line (offset required to avoid the Hythe Military Ranges). This means a manual flight path adjustment must be made 900metres from touchdown to ensure the aircraft is centred on the runway. Thus Lydd Airport has a more difficult ILS landing procedure than other airports, making a missed approach more likely. 

Further, aircraft taking off towards the South West (over Lydd town) would be required to make a sharp right hand turn to avoid the Lydd Military Ranges and the Dungeness Nuclear Power Complex. This procedure will be challenging for fully loaded passenger aircraft because of the requirement to simultaneously meet the CAA’s noise abatement procedures while avoiding the Lydd Ranges 4000ft height restriction. These more difficult landing and take-off procedures at Lydd Airport raise the risk of pilot error in the vicinity of nuclear power stations. 
(b) In August 2006, Natural England (English Nature) designated a new enlarged Site of Special Scientific Interest (SSSI) called The Dungeness, Romney Marsh and Rye Bay SSSI. This designation was created by consolidating eight existing Sites of Special Scientific Interest (SSSIs) and by extending boundaries in a number of important areas including Lydd Airport. The enlarged SSSI now completely surrounds the runway at Lydd Airport including the entire area where Lydd Airport’s management propose to build a 444 metre runway extension. 
Policy Adjustment:  All attempts to reinstate Lydd Airport as a regional hub to Policy EKA4 should be vigorously resisted. Under no circumstances should the target 2mppa be reinstated. Lydd Airport should remain designated as a local airport. 

-------------------------------------------------------------------------------------------------------

8Di.2 Does draft RSS make an appropriate provision for significant growth in economic activity (policies EKA3-7, RE5)?

Romney Marsh is already contributing a disproportionately high level of employment per head of population to the Shepway District employment pool via the Dungeness Nuclear Complex, beach resorts, leisure activities, tourism and nursing homes. These industries will continue to provide employment but the long term goal for Romney Marsh should be to sustain the region as a green buffer to counterbalance the accelerated development in surrounding areas and to provide open spaces and leisure facilities for people living in the designated higher growth areas. The new development emphasis for Romney Marsh should be on upgrading the coastal beach resorts and promoting green tourism and this should be specifically stated. Failure to specifically delineate a strategy for Romney Marsh will lead to ambiguity and ultimately inappropriate development.
(1) Hythe should ONLY be included as a MAJOR SITE for employment land in Policy EKA7 (iv) if it is stipulated that the development land at Hythe is NOT located on Romney Marsh. EKA7 (iv) should read Folkestone-Hythe ex Romney Marsh. Under no circumstances should the small industrial and retail estates that are currently blighting Romney Marsh villages be allowed in future Local Development Frameworks. (Witness the small industrial estates on the A259 between Brenzett and Brookland and Brenzett and Old Romney and Haguelands Farm retail centre outside Dymchurch which masquerades as a farm shop but is a standard retail centre competing directly with the shopping outlets in Dymchurch.) Only limited Employment land allocations should be allowed on Romney Marsh itself and these should be concentrated in New Romney - the largest town on Romney Marsh.
(2) EKA4 (viii) takes too pessimistic a view of the outlook for the Dungeness Nuclear Complex with the danger that District Councils will overact by prescribing high levels of employment development land on Romney Marsh in their Local Development Frameworks in the belief that the complex is being run down as a power generation centre and a source of employment. Although Dungeness A is being decommissioned from the end of December 2006, the nuclear complex will continue to be a major source of employment this century for the following reasons: 
(a)  During the decommissioning phase of Dungeness A, high levels of labour will remain on site for at least 15 years as the decommissioning phase is labour intensive- up to 465-555 people until 2021 (see below). (b) The government is taking steps to resuscitate the nuclear power industry where the emphasis will be on building new reactors on existing sites. Dungeness is a particularly valuable site because it is the only site in the South East of England.  Dungeness C is therefore a strong possibility - despite the increased risk of flooding in the area as this is a resolvable issue. Based on the employment characteristics of the new reactor currently being built in Finland this will mean 1100 people employed on site for 5-6 years during the construction period. When constructed, Dungeness C will have more than double the output of Dungeness B and will employ broadly the same number of people as Dungeness B (circa 600 people) 
The existing power stations have the following employment characteristics

Dungeness B – active until 2018

633 full time employees: The incidence of outages is likely to increase with the age of the reactors. Outages generally span 6 weeks - employment on site increases to around 1000 over these periods (Source: British Energy).

Dungeness A – Decommissioned - end of December 2006
According to the EIA for the decommissioning of Dungeness A, published in October 2005, the number of employees will remain at around 475 people including 100 permanent contract workers until the end of December 2006 (when Dungeness ceases generating).  The ex contract numbers will fall to around 255 until about mid 2009 and then to about 165 until 2021, and thereafter to 0, with the contract numbers also declining to 0 over the same period. However, over the period 2007-2021 numbers on site will be boosted by up to 300 additional temporary contract personal who will assist with various aspects of the decommissioning process. This means that there will be up to 465-555 people on site until 2021. 
Dungeness Employment Projections – No Employed*
	
	2006
	2008
	2018
	2021
	2025

	Dungeness A
	
	
	
	
	

	Permanent
	375
	255
	165
	165
	0

	Permanent Contract (a)
	100
	75
	 30
	5
	0

	Total Permanent
	475
	330
	195
	170
	0

	Temporary Contract (a)
	
	300
	150
	5
	0

	Total Dungeness A
	475
	630
	345
	175
	0

	
	
	
	
	
	

	Dungeness B 
	
	
	
	
	

	Full Time (b)
	633
	633
	633
	430
	280

	Temporary Contract (c)
	
	
	
	300
	275

	Total Dungeness B
	633
	633
	633
	730
	555

	
	
	
	
	
	

	Dungeness C (d)
	
	
	
	
	

	Construction 
	
	
	1100
	1100
	0

	 Operational 
	
	
	
	
	600

	Total Dungeness C
	
	
	1100
	1100
	600

	
	
	
	
	
	

	Total Dungeness
	1108
	1263
	2078
	2005
	1155


(a) Rate of decline to 0 estimated (b) Rate of labour decline after decommissioning is estimated
(c) Based on numbers for Dungeness A- decline estimated (d) Assumed construction starts 2016
* Takes no account of employment increases caused by outages
EKA4 (viii) should be eliminated or replaced with the following statement. New measures to increase local employment will be encouraged if the Dungeness Nuclear Complex ceases to be a source of long term employment OR New measures to increase local employment will be encouraged if Dungeness is not designated as a preferred site for new nuclear power stations
(3) We agree with the South East Plan’s view that Lydd Airport should NOT be developed as a regional airport. Arguments that Lydd Airport should be reinstated to EKA4 because of the employment it will generate locally should be strongly resisted.  
Lydd Airport would be a prime destination for low cost airlines as it has a short haul infrastructure, low cost parking and is sufficiently far from major conurbations to be unattractive to full service airlines enabling operators like Ryanair to exert maximum pressure to gain a low cost deal for landing fees. By contrast Manston Airport has the capability to service long haul flights so that the labour component is potentially higher at this airport. 

The table below shows the labour characteristics of four airlines including British Airways, a full service, long haul operator, and at the other extreme, Ryanair, Europe’s most cost effective low cost operator. This contrast in the labour characterises of the airlines is reflected in the staffing of the airports that support them. Stansted Airport, for example, serves a variety of airlines but is also the main hub for Ryanair. It employs around 500 people per million passengers using the airport and is moving towards its goal of 350 employed per 1000 passenger carried, while Heathrow Airport which is the main hub for British Airways employs over 1000 people per million using the airport. The employment generated at Lydd Airport will reflect the low staffing numbers of a low cost operator such as Ryanair and the numbers employed at the airport will be very substantially lower than at Stansted as it will be a marginal airport dedicated solely to low cost operators. 
   Airline Employment –Number per Million Passengers Carried

	                    Airline                 
	        Nature
	Staff per million of passengers 

	
	
	

	                British Airways
	Full service – long haul
	      1386

	                Aerlingus
	Mixture
	       561

	                EasyJet
	Low cost
	       150

	                Ryanair
	Low cost
	         85

	
	
	

	Source: Report & Accounts
	
	


Further, the additional employment generated by Lydd Airport must be offset by the loss of employment locally caused directly by the growth of the airport. 
(a) High quality employment at Dungeness could be lost as the establishment of a regional airport with 2mppa by 2014 beside the Dungeness Nuclear Complex could jeopardize the granting of planning permission for Dungeness C due to safety issues.
 (b) The leisure industry along the coast of Romney Marsh will suffer being directly under a flight path - particularly from Hythe to Greatstone, for example, there are at least 6 caravan parks in this region alone, located under the incoming flight path where planes will be passing at heights from 2500 to 500 ft. In addition to the direct loss in employment - the largest park employs 30 people permanently and takes on 50 extra part time staff in the summer - any reduction in the demand for caravans will have a large multiplier impact on employment over Romney Marsh and surrounding areas as local pubs and guesthouses will suffer from the reduction in spending power as will the Romney Hythe and Dymchurch Railway.  Other facilities that will suffer from being directly under a flight path include the Championship Links golf course at Littlestone which employs 24 people and will lose members and status when large jets are descending to land 600-800 ft above the players.
Summary: Policy Adjustments: 
Give Romney Marsh special status by adapting Policy WCBV8 for the Colne Valley Park in the Western Corridor and Blackwater Valley Sub-Region (page 311) for Romney Marsh. 

EKA1 & SCT7, SCT4: The housing allocation should be reduced for Ashford in Policy EKA1. To ensure limited development on Romney Marsh the housing allocation for Shepway in Policy EKA1 and Hastings in Policy SCT7 should be reduced.  Point ii in Policy SCT4 should be eliminated. There is no justification for this statement and particularly no justification for its application to Romney Marsh.
EKA7: Hythe should ONLY be included as a MAJOR SITE for employment land in Policy EKA7 (iv) if it is stipulated that the development land at Hythe is NOT located on Romney Marsh. EKA7 (iv) should read Folkestone-Hythe ex Romney Marsh. 
EKA4: All attempts to reinstate Lydd Airport as a regional hub to EKA4 should be vigorously resisted. Under no circumstances should the target 2mppa be reinstated. Lydd Airport should remain designated as a local airport.  

EKA4 (viii) should be eliminated or replaced with the following statement. New measures to increase local employment will be encouraged if the Dungeness Nuclear Complex ceases to be a source of long term employment OR New measures to increase local employment will be encouraged if Dungeness is not designated as a preferred site for new nuclear power stations
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