
 

 
 

 
REPORT TO: Special Planning Policy Committee - 21 February 2023 

SUBJECT: Chichester Local Plan Regulation 19 (Publication of a 
Local Plan) Consultation  

LEAD OFFICER: Neil Crowther, Group Head of Planning 

LEAD MEMBER: Councillor Richard Bower 

WARDS: All  
CORPORATE PRIORITY / POLICY CONTEXT / CORPORATE VISION:  
The recommendations supports:-  

• Improve the Wellbeing of Arun;  
• Delivering the right homes in the right places. 

 
DIRECTORATE POLICY CONTEXT: 
The proposals will help to enhance the quality of the natural and built environment, 
protect the district’s natural and heritage assets and to promote economic growth in a 
sustainable manner, striking a balance between the need for development and the 
protection of scarce resources. 
 
FINANCIAL SUMMARY:  
There are no financial implications arising from Chichester District Council’s Local Plan 
2021-2039 Regulation 19 Publication consultation.  
 

 
1. PURPOSE OF REPORT 

 
1.1. The report seeks the Planning Policy Committee’s agreement that representations 

be made (via delegated authority for officer representations) to Chichester District 
Council’s Regulation 19 (Publication Local Plan) consultation. This is because the 
Planning policy Committee will next meet in June 2023 beyond the 6-week 
consultation period which runs from 3 February – 17 March 2023. 

  
2. RECOMMENDATIONS 
 

That Planning Policy Committee resolve: 
 

i. Due to the significant level of concerns that remain outstanding, that officers 
and the Group Head of Planning in consultation with the Chairman of the 
Planning Policy Committee, submit necessary ‘soundness’ representations 
on Chichester’s Regulation 19 Publication Local Plan as identified in the 
conclusions to this report; 

ii. That these ‘soundness’ representations be withdrawn should continued 
engagement with Chichester under the ‘Duty to Cooperate’, resolve these 
concerns. 

 
 
 



 

 
 

3. EXECUTIVE SUMMARY  
 
3.1. Chichester District Council (CDC) are preparing their Local Plan for the period 

2021 to 2039 (18 years) which has now achieved Regulation 19 stage (Publication 
of a Local Plan) under the ‘Town and Country Planning (Local Planning) (England) 
Regulations 2012’. This involves a public consultation on the Publication Local 
Plan (R19 PLP) prior to submitting the plan to the secretary of state for 
examination. This stage invites representations that relate to only to legal and 
‘soundness’ issues with the R19 PLP (Appendix 1 Lists NPPF soundness matters). 
The R19 PLP (see Background Paper 1) sets out a constrained strategy to deliver 
a level of housing growth that is less that the idented local need for the planning 
authority area - based on the Government’s Standard Housing Methodology 
(SHM). The reason for this constrained approach is because the district is unable 
to support or deliver the necessary enabling and mitigation infrastructure to 
support this level of growth - particularly the capacity of the A27 and waste water 
treatment capacity. 

 
4. DETAIL 
 

Background 
 
4.1. The early review of Chichester’s adopted Local Plan (July 2015) was necessitated 

because the examining Inspector recognised that Chichester’s currently adopted 
Local Plan was unable to meet all of its Objectively Assessed Need (OAN) not 
least because of uncertainty over infrastructure delivery such as the A27 
Chichester bypass and waste water treatment capacity. 
 

4.2. Chichester’s Regulation 18 ‘Preferred Approach’ Local Plan (covering the period 
2016 – 2035) was consultation on in December 2018. The plan aimed to 
accommodate a requirement of 650 dwellings per annum (i.e. 12,350 dwellings 
across the plan area) including unmet need arising the South Downs National Park 
(SDNP) where it falls into Chichester District. However, no unmet need from other 
areas was accommodated to be as it was anticipated to be resolved though the 
Local Strategic Statement (LSS3) update under the ‘Duty to Cooperate’ (See 
Background Paper 2 which includes this Committees previous response). 

 
Regulation 19 Publication Plan 

 
4.3. Following the Regulation 18 consultation in 2019 Chichester District Council 

(CDC) undertook further plan evidence preparation over 2020-2022 and, 
considered infrastructure delivery and viability, informed by sustainability 
appraisal. This work was also informed by extensive meetings under the ‘Duty to 
Cooperate’ with infrastructure providers (e.g. National Highways and Southern 
Water) and adjacent local authorities. Subsequently, the Regulation 19 Publication 
Local Plan, now proposes an ‘infrastructure constrained’ development strategy to 
accommodate lower housing numbers:- 

 
• 575 dpa from 2021 – 2039 (i.e. 10,350 dwellings):- 
• 535 dpa in the southern plan area; and 
• a further 40 dpa in the northern plan area 



 

 
 

• over half of the requirement is sourced from known completions and 
existing commitments. 

 
4.4. This translates into a potential shortfall of 1,134 dwellings over the plan period 

compared to the Governments SHM metric for CDC (i.e. 11,484 dwellings). 
 

4.5. As a result, CDC is now unable to accommodate any unmet need from that part 
of the South Downs National Park within Chichester District or indeed from 
elsewhere. In fact, the plan generates unmet need that will need to be considered 
either in other authority plan making or as is anticipated by CDC, to be addressed 
via the Local Strategic Statement update being coordinated by the West Sussex 
and Greater Brighton Strategic Planning Board. 

 
4.6. The reasons for the CDC R19 PLP accommodating lower housing numbers is 

supported by evidence on infrastructure constrains and a sustainability appraisal 
which examined ‘reasonable alternatives’:- 

 
• 7 growth scenarios testing to the south - identified scope for growth at some 

location choices (e.g. Southbourne) but there are delivery limitations due to 
timing of Waste water meaning the constrained scenario in the plan is a 
‘justified approach’ 

• 3 growth scenarios tested to the north of Chichester) which is constrained 
by small, remote character villages, available services and Nutrient 
Neutrality issues. 
 

4.7. The most significant constraint on numbers is posed by the required A27 junction 
improvements and current unaffordability of the Stockbridge Link Road (see 3.8 
below). The scheme cannot be afforded by development while alternative funding 
is not currently available, yet it is needed to support higher numbers. 
 

4.8. The estimated cost of the remaining A27 junction improvements are also 
significant and the plan proposes that because of the viability and funding 
uncertainties for these improvements, they be implemented and funded following 
a ‘monitor and manage’ process based on identifying a package of potential 
highway improvements (including enhanced walking, cycling and public transport) 
that will define the actual demand on the network and the requirement for the 
following schemes:- 

 
• Fishbourne Roundabout with the Terminus Road Link between £9.5 and 

£12.9 million  
• Bognor Road Roundabout (4 arm ‘hamburger’ signalised roundabout) with 

the diverted Vinnetrow Road Link between £19.4 and £30.4 million  
• Stockbridge Roundabout and Whyke Roundabout signalised junctions 

banning right turns (with Stockbridge Link Road) between £57.23 and 
£82.79 million 

 
4.9. The infrastructure constrained spatial strategy consequently focuses most of the 

growth on the areas around the A27 close to Chichester as a sustainable strategic 
hub, with the key strategic development locations at:- 
 
 



 

 
 

Carried forward from the existing Local Plan 2015 
• Land West of Chichester (1,600 dwellings)  
• Land at Westhampnett/North East Chichester (500 dwellings) 
• Tangmere Strategic Development location (1,300 dwellings) 
• Land at Shopwhyke carried forward from the 2015 Local Plan (585 

dwellings) 
 
New allocations 
• Land East of Chichester – a new allocation (680 dwellings) 
• Land at Highgrove Farm Bosham (245 dwellings) 
• Land at Maudlin Farm (265 dwellings) 
• Southern Gateway (180 dwellings) 
• Broad location at Southbourne A259 (1,050 dwellings) 
 

4.10. The reduced number has adjusted some of the housing within these allocations 
(and for Parishes) with increases east of Chichester and new site at Maudlin Farm 
while reductions include Southern Gateway and deletions of allocations Land to 
south west of Chichester and at Selsey. 
 

4.11. The remainder smaller scale/non-strategic Parish numbers are distributed east-
west along A259 and limited but also some necessary development contributions 
to the north beyond the SDNP within Chichester District and within Chichester City. 

 
4.12. The R19 PLP plans positively for sustainable economic growth over the plan 

period identifying and meeting the anticipated employment needs with an 
allowance for flexibility for:- 

 
• Between 108,000 and 115,000 sqm of employment floorspace is provided 

comprised of  
• Between 36,500 and 43,000sqm of office space, 50,500sqm of industrial 

space and 21,000sqm of warehousing; 
 
4.13. This provision comprises a mix of completions and pipeline supply as well as 

unimplemented allocations being carried forward into the plan although a new 
allocation of Land South of Bognor Road is to provide 28,000 sqm (15 ha – see 
Appendix 2) which partly compensates for lost employment provision (33 ha) in 
deleted allocation ‘Land to the south west of Chichester’. 

 
Transport model evidence 

 
4.14. The Chichester Transport Study 2023 (CTS 23) shows that most of the network is 

operating at or close to design capacity. It goes on to say that mitigation is required 
to increase the capacity of the A27. The modelled impact from the Reg 19 ALP 
strategic allocations points to individual sites impacting on the A27 traffic growth 
within the range of up to 28% for individual allocations but of more significance, is 
level of background growth impacting on the A27 particularly, with key cross 
boundary destinations and origins from the north and north west (Surrey, Horsham 
etc).  
 

4.15. The cost of the junction improvements is estimated at approximately £90 – £135 
million and cannot be met through developer contributions alone because 



 

 
 

developments will not be viable. This generates the need for a ‘monitor and 
manage’ approach but also demand management through policies seeking 
sustainable transport alternatives to reduce emissions and improve road capacity. 

 
4.16. The Chichester Area Transport Model (CATM) used by the CTS 23 work includes 

network links and local plan assumptions from surrounding authorities, including 
the Arun Local Plan 2018 developments (Background Paper 1 CTS 23 paragraph 
10.1.1.). In the Regulation 18 version of the Chichester’s plan – cross boundary 
mitigation was identified as necessary affecting:- 

 
• The A27 Bognor Road Roundabout; 
• A27 Whyke Roundabout; 
• Including A259 junctions  
 

4.17. This was based on delivering the Reg 18 plan full housing target (12,350 
dwellings). However, in contrast, the CTS 2023 and R19 PLP tests an 
‘infrastructure constrained’ approach with emphasis on the monitor and manage 
process and demand management, such that only the following A27 junction 
improvements are included for the plan period to be provided via developer 
contributions arising from housing growth, subject to the monitor and manage 
process :- 

 
• Fishbourne Road roundabout and Terminus Road Link (A259) 
• Bognor Road Roundabout and Vinnetrow Road Link (A259) 
• Above two schemes £43.32m (less receipts of £15.877m) requires 

developer contributions towards £27.442m for 3,551 dwellings = £7,728 per 
dwelling 

 
4.18. The R19 PLP also makes reference to other local transport schemes identified in 

West Sussex County Councils Local Transport Plan LTP.  
 
4.19. Given the funding constraints, delivering the two A27 schemes above and local 

improvements within the plan period are considered to give certainty to provide 
sufficient interim capacity for safety of residential and employment developments 
with the infrastructure constrained approach. However, the CTS 23 considers that 
the lower cost A27 Fishbourne improvements can be afforded to be delivered first 
by 2026 to allow ongoing development to proceed (delivering earlier benefits) with 
funding funded by 2028 (Background Paper 1 paragraphs 10.4.1 and 4.4.4), 
followed by the higher cost A27 Bognor improvements by 2031 (which may not be 
fully funded until 2036), but subject to the monitor and manage process to 2031 to 
assess any additional scope for development and mitigation. 

 
4.20. To oversee the delivery of the monitor and manage process a Traffic and 

Infrastructure Management Group (TIMG) will be set up, consisting of 
representatives from Chichester District Council, West Sussex County Council and 
National Highways. 

 
Duty to Cooperate 

 
4.21. Under the requirements of the ‘Duty to Cooperate’ in 2021 and 2022 CDC 

approached Arun and neighbouring authorities to see whether any authorities may 



 

 
 

be able assist with Chichester’s unmet housing needs but most are unable to 
assist because of similar constraints or are too remote. Arun has paused its plan 
update and does not yet have a housing need to test capacity and so cannot 
provide assistance at this time. 

 
4.22. CDC comment that at the same time, they have attempted to address unmet need 

though the West Sussex and Greater Brighton Planning Board via the LSS 3 
update. “A draft SoCG was circulated earlier this year for officer comment. 
However, despite chasing for details about a timeline for completion of the SoCG 
and formal signing off, this remains outstanding. Whilst this would have been a 
beneficial statement to have progressed, any risks of not having an agreed SoCG 
is reduced through the production of the bi-lateral SoCG with neighbouring 
authorities”. While preparation of content has been discussed in principle, Arun 
officers are yet to see and agree any draft or indeed see any other published SCG 
from other bodies other than the LSS3 draft SoCG. 

 
4.23. Arun have, on several occasions in response to CDC’s requests for assistance, 

asked for clarification that the emerging transport model evidence and 
development strategy behind the R19 PLP will not constrain Arun’s currently 
planned housing delivery or indeed future scope to update its local plan (See 
Background Paper 3 Arun Duty to Cooperate Web page):- 

 
• Arun response 11 January 2022 to CDC letter 10 December 2021 seeking 

assistance with an indicative 1,900 dwelling unmet need; 
• Arun response 25 March CDFC letter seeking a response to an 

Infrastructure Development Plan; 
• Arun coordination meeting with WSCC, National Highways and CDC 31 

March 2022 on ‘Cross Boundary Transport Matters’; 
• Arun response 26 September 2022 CDC letter 6 July 2022 – requesting to 

progress a joint Statement of Common Ground; 
• The notes of a Duty to Cooperate meeting on meeting on 28 October 2022; 
• Arun response 16 January 2023 to CDC letter 12 December 2022 seeking 

assistance with an indicative 1,134 dwelling unmet need. 
 

4.24. Based on the evidence prepared and shared with ADC to date, we are unable to 
confirm whether the proposed R19 PLP will result in adverse impacts on Arun’s 
ability to deliver growth and whether this growth would, as a result, be constrained. 
 

4.25. CDC have in good faith promised to respond on these matters and have been 
apologetic but to date, Arun has received no clarifications or specific 
reassurances, presumably because CDCs plan timetable has been demanding. 
CDC however, acknowledge that when Arun lifts the current pause to its local plan 
update, and identifies an Arun housing need figure, it may address the matter of 
meeting unmet housing need but recognise that Arun will also faces similar issues 
with the capacity of the A27. 
 
Conclusions 
 

4.26. Arun welcomes the opportunity to make legal and soundness representations on 
Chichester’s R19 PLP consultation document. Arun is sympathetic with and 
understands the reasons for the proposed constrained infrastructure approach that 



 

 
 

is being taken which is matching housing numbers to infrastructure that is 
deliverable and affordable, subject to a monitor and review process for numbers 
and infrastructure beyond 2026 for the plan period to 2039. However, this leaves 
a significant level of unmet need unresolved and potentially has significant cross 
boundary implications. Whilst it is true that Arun has paused its plan preparation 
which is not helpful to Chichester in this regard, it is the responsibility of that 
authority to do all it can on the matter in order to meet the soundness tests - for 
example via the LSS3 process – although it is also accepted that process is not 
within Chichester’s control and timescales. 
 

4.27. Indeed, Arun may find itself in a similar position with respect to development and 
infrastructure viability and unmet need in its evidence preparation when its plan 
making resumes. Recent updates to the Arun Transport Apportionment Study 
attest to the significant impact of inflation and other factors driving up the cost of 
significant infrastructure projects. Arun also has relatively weaker land values than 
neighbouring areas.  
 

4.28. However, Arun remains concerned and disappointed that while the supporting 
evidence base and draft R19 PLP states that the planned allocations (including in 
Arun and elsewhere) have been modelled, it does not explicitly clarify or give 
assurances that the development impact south east of Chichester around the A27 
bypass and specifically at the Bognor Regis roundabout (serving the corridor that 
extends to West of Bersted joining the A259), will be mitigated sufficiently and in 
time, without impacting on Arun’s existing planned developments which are 
making cross boundary contributions towards this scheme (and indeed other 
schemes that now appear not to proceed). It also does not make any broad 
assumption for growth within Arun up to 2039. 

 
4.29. Arun’s key concerns are therefore, set out as follows:- 
 

• That promised answers and reassurances to questions raised by Arun officers 
on a number of occasions since 2021 have not been provided by Chichester 
District Council in advance of issuing its proposed Publication Local Plan and, 
unless these are adequately addressed, Arun will have no choice but to raise 
‘soundness’ objections; 

 
Up to 2026 and to 2031  
• Within the ‘constrained infrastructure’ approach delivering only the two 

scheme improvements on the A27 at Stockbridge Roundabout and Bognor 
Regis Roundabout (with local LTP schemes), will Chichester’s ‘constrained 
infrastructure’ approach for the A27 delivering their reduced housing numbers, 
result in the need for additional mitigation scheme costs and a consequent 
uplift from Arun planned and committed developments in order for Arun 
developments to proceed (e.g. West of Bersted)? 

• Given the Arun developments are also contributing towards Whyke 
Roundabout improvements it is unclear whether the omission of this 
improvement (because of the prohibitive cost of associated Stockbridge link 
road) will impact on Arun developments (e.g. West of Bersted and at Pagham 
North and South). 

 
 



 

 
 

Beyond 2031 to 2039 
• a) What assumptions or allowances have been made regarding Arun’s future 

growth and A27 capacity? 
• b) will the ‘constrained infrastructure’ approach only serve Chichester’s 

Developments for this period and therefore, cap the A27 capacity and any 
scope for Arun’s future plan making for additional growth? 

• c) or indeed make developments in Arun unviable because of the need for 
additional mitigation improvements?  

 
4.30. Arun seeks specific clarification of the following schemes which Arun 

developments are contribution towards in particular:- 
 

• A27/A257 Bognor Road Roundabout (West of Bersted £12m) 
• A27 Whyke Road roundabout (West of Bersted £2.073m; Pagham South 

£0.395m; Pagham North £0.493m) 
• A27/B2233 Nyton road (Barnham Eastergate/Westergate £0.327) 

 
4.31. Arun would also like to understand whether the ‘constrained infrastructure’ 

approach means that there are no longer additional mitigation contributions 
needed from Chichester developments towards mitigation within Arun e.g. on the 
A259 or whether this will arise should the monitor and manage process realise 
increased housing numbers over the plan period? 

 
4.32. Finally, only legal and soundness issues can be raised at this stage. Officers 

consider that the points identified above can be raised under ‘soundness issues 
(i.e. not ‘positively prepared’ or ‘effective’) which may support appropriate 
modifications to the R19 ALP following examination. Under the ‘Duty to Cooperate’ 
which should be active and ongoing these points may still be resolved allowing 
representations to be withdrawn prior to examination. 

 
5. CONSULTATION 
 
5.1. No consultations have been undertaken as this plan is being prepared by 

Chichester District Council. 
 
6. OPTIONS / ALTERNATIVES CONSIDERED 

 
6.1. The Council can choose submit representations or not to submit representations 

on the Regulation 19 Publication Local Plan. 
 
7. COMMENTS BY THE GROUP HEAD OF COPRORATE SUPPORT/SECTION 

151 OFFICER 
 
7.1. There are no direct financial implications arising from this report which seeks to 

make representation on a neighbouring plan. Any resource implications for under 
the ‘Duty to Cooperate’ have been budget for. However, there may be a need for 
additional resources in responding to the plan, where representations are not 
satisfactorily dealt with e.g. legal advice. 

 
 
 



 

 
 

8. RISK ASSESSMENT CONSIDERATIONS 
 
8.1. Submitting representations will minimise the risk that a neighbouring Local Plan 

result in development proposals that adversely impact on Arun and its residents. 
 
9. COMMENTS OF THE GROUP HEAD OF LAW AND GOVERNANCE & 

MONITORING OFFICER 
 
9.1. Committee is being asked to agree that officers in consultation with Chairman of 

the Planning Policy Committee, submit necessary ‘soundness’ representations on 
Chichester’s Regulation 19 Publication Local Plan as identified in the conclusions 
to this report; and (2) That these ‘soundness’ representations be withdrawn should 
continued engagement with Chichester under the ‘Duty to Cooperate’, resolve 
these concerns. 
 

9.2. It is recommended that the outcome of the duty to cooperate discussions be 
reported to the June Planning Policy committee meeting. 

 
10. HUMAN RESOURCES IMPACT  
 
10.1. There are no direct implications arising from making representations. 
 
11. HEALTH & SAFETY IMPACT 
 
11.1. No direct health and safety impacts have been identified from the proposals. 

Submitting representations may help to improve Chichester’s Local Plan and 
secure clarifications and assurances for Arun’s interests - having a positive impact 
on health and wellbeing. 

 
12. PROPERTY & ESTATES IMPACT 

 
12.1. There are no direct implications for Council property. 
 
13. EQUALITIES IMPACT ASSESSMENT (EIA) / SOCIAL VALUE 
 
13.1. Submitting representations may help to improve Chichester’s Local Plan and 

secure clarifications and assurances for Arun’s interests - having a positive impact 
on health and wellbeing. 

 
14. CLIMATE CHANGE & ENVIRONMENTAL IMPACT/SOCIAL VALUE 
 
14.1. Submitting representations may help to improve Chichester’s Local Plan and 

secure clarifications and assurances for Arun’s interests - having a positive impact 
on sustainable development in and adjacent to Arun, its communities and 
environment and carbon emissions. 

 
15. CRIME AND DISORDER REDUCTION IMPACT  

 
15.1. There are no direct adverse implications for crime and disorder. 
 
 



 

 
 

16. HUMAN RIGHTS IMPACT  
 
16.1. There are no direct adverse implications for human rights. 
 
17. FREEDOM OF INFORMATION / DATA PROTECTION CONSIDERATIONS  
 
17.1. There are no implications. 

 
  
 
CONTACT OFFICER:   
Name:   Kevin Owen 
Job Title:   Planning Policy & Conservation Manager 
Contact Number:  01903 787853 
 
 
BACKGROUND DOCUMENTS: 
 
Background Paper 1 Chichester Transport Study 2023 
 
Background Paper 2: Chichester Local Plan Regulation 18 (Preferred Approach) 
public consultation - Report to Planning Policy Sub-Committee 27 February 2019 
 
Background Paper 3 Arun Duty to Cooperate Web page 

https://www.chichester.gov.uk/media/37767/Chichester-Transport-Study-Local-Plan-Review-Transport-Assessment/pdf/_CDCLocalPlanTransportAsessment_2039.pdf
https://democracy.arun.gov.uk/ieListDocuments.aspx?CId=182&MId=711
https://democracy.arun.gov.uk/ieListDocuments.aspx?CId=182&MId=711
https://www.arun.gov.uk/duty-to-cooperate


 

 
 

Appendix 1 Soundness Matters:- 
 
Paragraph 35 of the NPPF states:  
 
“Local plans and spatial development strategies are examined to assess whether they 
have been prepared in accordance with legal and procedural requirements, and whether 
they are sound. Plans are ‘sound’ if they are:  
 
a) Positively prepared – providing a strategy which, as a minimum, seeks to meet the 

area’s objectively assessed needs; and is informed by agreements with other 
authorities, so that unmet need from neighbouring areas is accommodated where it 
is practical to do so and is consistent with achieving sustainable development;  

b) Justified – an appropriate strategy, taking into account the reasonable alternatives, 
and based on proportionate evidence;  

c) Effective – deliverable over the plan period, and based on effective joint working on 
cross-boundary strategic matters that have been dealt with rather than deferred, as 
evidenced by the statement of common ground; and  

d) Consistent with national policy – enabling the delivery of sustainable development in 
accordance with policies in this Framework and other statements of national planning 
policy, where relevant”. 
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