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1. Introduction 

Background 

 This Non-Technical Summary (NTS) presents a summary of the findings of an Environmental 

Statement (ES) that was prepared on behalf of St William Homes LLP (the 'Applicant'). The 

ES accompanies a full (detailed) planning application submitted to Brighton & Hove City 

Council ('BHCC') for the redevelopment of the former Brighton Gasworks, Marina Way, 

Brighton (the 'Site'). The location of the Site is shown in Figure 1. 

 The proposed development would provide 553 new dwellings and 2,922 square metres (sqm) 

of Gross External Area (GEA) non-residential floorspace in buildings ranging between from 

three to twelve storeys in height. A full description of the Development is provided in Section 

5: Description of the Development.  

What is an EIA and ES? 

 Environmental Impact Assessment (EIA) is a process required by UK legislation, for certain 

development projects which are likely have significant impacts on the environment. The 

purpose of EIA is to ensure that decision makers and the public understand the environmental 

effects of a development before deciding whether to grant planning permission. The findings 

of the EIA process are reported in an ES which is submitted with the planning application. 

 The Development was subject to an EIA and the findings are reported in an ES. The EIA 

process was carried out by a team of competent experts who also prepared the ES. The ES 

was prepared in line with UK legal requirements (the EIA Regulations1 (as amended)2,3) and 

good practice. The ES comprises: 

▪ Volume I: Main Body;  

▪ Volume II: Heritage, Townscape, Landscape Visual Impact Assessment;  

▪ Volume III: Appendices; and 

▪ Non Technical Summary (this document). 

 The purpose of the ES is to inform decision making by identifying the likely significant effects 

that the Development may have on the environment. The ES sets out measures to prevent, 

reduce or offset any significant adverse effects identified, together with any monitoring that 

may be necessary. This document provides a non-technical summary of the ES.  

Commenting on the Planning Application 

 The above documents and all other planning application documents are available to view 

online at: https://planningapps.brighton-hove.gov.uk/online-applications/ 

 Copies of the ES can also be purchased from Quod. Please email reception@quod.com 

quoting Reference No. Q100642 for further details or contact 020 35971000. 

https://planningapps.brighton-hove.gov.uk/online-applications/
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Figure 1.1: Site Location Plan 
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2. Site and Setting 

Where is the Site? 

 The Site is located in Brighton, wholly within the administrative boundary of BHCC. It is situated 

approximately 2.5km east of Brighton town centre as shown in Figure 1.1. The Site covers an 

area of 2.02 hectares (ha) and is bound by Roedean Road to the north, Marina Way to the 

east, Marine Drive to the south and Boundary Road to the west.  

 The Site is in a predominantly residential area. Surrounding land uses also include a mix of 

light industrial, commercial, public service, education and leisure, as illustrated in Figure 2.2. 

A brick built electricity substation and vegetated road verge are located to the north of the Site, 

beyond which is Roedean Road (B2066), residential dwellings and The Brighton Waldorf 

School. The residential neighbourhood of Whitehawk is also located to the north beyond 

Roedean Road. Marina Way forms the Site’s eastern and southern boundaries. Residential 

properties are located to the north east of the Site across Marina Way, with Roedean Fire 

Station situated behind these residential dwellings. A nine-storey block of flats (Marine Gate) 

is located adjacent to the south eastern corner of the Site on Marine Drive. Marine Drive 

(A259), which follows the coast, is located to the south of Marina Way. 

 To the north east of the Site is the tip of the South Downs National Park which wraps around 

East Brighton Park, located approximately 65m north east of the Site. 

Figure 2.1: Surrounding Land Uses 
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What does the Site include? 

 Figure 2.3 provides an aerial photo depicting the current land uses on the Site. The north 

eastern part of the Site is occupied by two gasholders, which are now redundant. One 

gasholder frame remains. Directly south of the gasholders operational gas equipment is 

present across several small buildings. Below ground, low, medium and high pressure gas 

mains cross the Site. 

 The remaining land on the Site comprises largely hardstanding/bare ground occupied for short-

term uses mostly associated with vehicle parking, storage and maintenance. In the centre of 

the Site is a warehouse style building used in association with these uses.  

 Vehicular access to the Site from the western boundary of the Site is via three points on 

Boundary Road, and from the eastern boundary via one point on Marina Way. The Site is 

currently not publicly accessible.  A pedestrian bridge links Marine Drive to the south of the 

Site although this is not accessible.  

Figure 2.3: Aerial photograph of the Site and its current land uses (Source: EPR Architects) 

 

What are the environmental sensitivities? 

 Figure 2.4 identifies the key environmental sensitivities within and close to the Site. 

 The Site is located within the Brighton and Lewes Downs Biosphere Reserve which forms a 

central unit of the hills of the South Downs National Park.  

 There are four designated ecological sites within a circa 2km radius of the Site, the closest of 

which is Brighton to Newham Cliffs Site of Special Scientific Interest (SSSI) located 
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approximately 300m to the south east of the Site. There are ten Local Wildlife Sites (LWSs) 

within a circa 2km radius of the Site, the closest of which is Sheepcote Valley LWS 

approximately 130m to the north east. 

 The Site does not lie within an Archaeological Notification Area. The closest listed buildings to 

the Site are the Grade II listed French Convalescent Home and Attached Wall and Railings 

and the Boundary Stone on the corner with Roedean Road, situated approximately 50m and 

75m south west and north west, respectively. Kemp Town Conservation Area, the nearest to 

the Site, is located 100m west of the Site which includes several Grade I and II listed buildings, 

with the Kemp Town Enclosures Grade II Registered Park and Garden circa 130m south west 

of the Site boundary. 

 The Site is not located within an Air Quality Management Area (AQMA). The nearest AQMA is 

the Brighton Portslade & Rottingdean AQMA, declared for high levels of nitrogen dioxide (NO2), 

circa 800m west of the Site boundary.  

 There are no watercourses within or adjacent the Site. The Black Rock beach site is located 

approximately 190m south of the Site. The Site is located within Flood Zone 1, which means 

the Site is at a low risk of river and tidal flooding.  
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Figure 2.4: Environmental Sensitivities  
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3. EIA Methodology 

 Under the EIA Regulations, the Development falls within the type and scale of development 

that requires an Environmental Impact Assessment (EIA). An EIA has therefore been 

undertaken to meet the requirements of the relevant legislation which considers the impacts 

of the Development on the environment and ways to avoid or reduce adverse impacts and 

enhance beneficial impacts. 

 The EIA considers impacts during the construction and operation of the Development. 

Assessments of impacts during the construction phase consider temporary activities involved 

in building the Development including remediation, demolition and construction. Where 

relevant, these temporary effects are described separately below. Assessments are also 

undertaken of the impacts of the completed Development which is consider the situation when 

the Development is completed and being used. 

How was the content of the EIA scoped? 

 An EIA scoping study was undertaken to establish the ‘scope’ or focus of the EIA and the 

topics which should be included for detailed assessment. The scoping study included a review 

of relevant legislation, policy and guidance, the current environmental condition (referred to as 

the ‘baseline’ condition) and the potential effects of the Development.  

 An EIA Scoping Report was prepared which set out the proposed scope and content of the 

ES. This was submitted to BHCC in July 2020 alongside a request for an EIA Scoping Opinion 

from BHCC. In November 2020, BHCC issued their EIA Scoping Opinion, which provided 

feedback on the range of environmental topics should be scoped in and scoped out of the EIA.  

 This process concluded that the following topics should be included in the ES: 

▪ Socio-Economics ▪ Daylight, Sunlight and Overshadowing  

▪ Transport ▪ Ground Conditions  

▪ Air Quality ▪ Surface Water Flood Risk 

▪ Noise and Vibration  ▪ Biodiversity  

▪ Wind Microclimate ▪ Heritage, Townscape, Landscape and Visual Impacts 

 In their Scoping Opinion, BHCC agreed that archaeology, human health, waste, climate 

change and greenhouse gas emissions, vulnerability to major accidents or disasters, energy 

and sustainability, light pollution, solar glare, telecommunications and electromagnetic fields 

could be scoped out of the ES. However, BHCC and the Applicant agreed that a Health Impact 

Assessment should be prepared to be submitted as a standalone planning application 

document, therefore this has been submitted separately to the ES. 

How were potential likely significant effects identified? 

 For each of the topics included in the EIA, the ES provides a description of the current 

environmental conditions (the ‘baseline condition’), as well as a description of how the 

environment may change in the future without the Development (the ‘future baseline’). Each 
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assessment identifies receptors which could be sensitive to impacts of the Development such 

as local residents, designated sites, habitats and species, communities, road users and the 

local economy.   

 The ES predicts the potential environmental effects of demolition and construction activities 

and once the Development is complete and operational. Construction of the Development is 

expected to commence in 2022, with completion in 2029 (see Section 6 for more details). The 

Development is expected to be fully complete and occupied by 2029. These years were taken 

as the assessment scenarios for the EIA. 

 Potential environmental effects were identified and assessed using a variety of methods, 

including computer modelling and calculations. Effects were then assessed as being significant 

or not significant. Each assessment attaches a level of ‘significance’ to the effects that were 

identified, i.e. either major, moderate, minor or negligible. Generally, residual effects defined 

as major or moderate significance would be considered ‘significant’ while those with a minor 

or negligible significance would be ‘not significant’. ‘Not significant’ effects would not be 

considered material to the planning decision and ‘significant’ effects could be considered 

material to the planning decision process. 

 The significance of potential effects was determined using best practice and published 

standards and typically reflect the relationship between the scale of change taking place 

compared to the baseline (magnitude of the impact) and the sensitivity or value of the resource 

or receptor being affected. The nature of effects is expressed as being either adverse 

(negative), negligible or beneficial (positive). The assessment of potential effects are based on 

likely worst-case assumptions.  

 The EIA was undertaken in parallel with the design process and, where possible, measures to 

avoid or minimise adverse environmental effects were ‘built into’ the Development. However, 

where significant adverse effects are identified, additional measures (‘mitigation measures’) 

are proposed by the Applicant to reduce the significance of the effect. ‘Residual effects’ are 

those that remain after mitigation measures have been implemented.  

 The assessments also consider ‘cumulative’ effects which are those that can arise from 

individual effects of the Development interacting, such as traffic and air quality on the same 

receptor (intra-project effects). In addition, the ES considers cumulative effects which are those 

that could result from the Development in combination with other development schemes in the 

vicinity of the Site (inter-project effects). These development schemes are shown in Figure 3.1. 
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Figure 3.1: Cumulative Schemes  
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4. Alternatives 

Introduction 

 This section provides a summary of the reasonable alternatives to the Development that were 

considered by the Applicant. These include alternative site boundaries, designs and also the 

scenario that no development takes place.  

 The reasonable alternatives that were considered by the Applicant include: 

▪ Alternative sites / Site boundaries; 

▪ The ‘No Development’ alternative (i.e. ‘do-nothing’ scenario); and 

▪ Alternative designs (e.g. layout, heights, massing and other aspects).  

What alternative site boundaries have been considered?  

 The Site boundary initially included the potential for two small BHCC owned parcels of land to 

be included within the Site area. However, these were not taken forward as part of the 

Development and the remainder of the Site boundary has remained unchanged throughout 

design development.  

What if ‘No Development’ were to come forward on the Site? 

 If no development were to come forward on the Site, it would remain in its current state as a 

redundant gasworks site. The existing land uses including vehicle parking, storage and 

maintenance would likely continue.    

 If the Site is not developed, temporary adverse environmental effects relating to the 

construction of the Development would not arise. For example, traffic, noise and landscape 

and visual effects. These effects are considered temporary and not significant. In addition, the 

Applicant has committed to measures to reduce adverse effects during construction as far as 

practicable through implementing a Construction Environmental Management Plan (CEMP) 

and a Construction Traffic Management Plan (CTMP). In the absence of development, 

temporary beneficial effects associated with construction employment and local spending by 

contractors would not occur, nor would the site benefit from remediation.  

 If the site were not redeveloped, the potential permanent beneficial effects of redevelopment 

would not be realised. This includes the provision of new homes, the creation of up to 185 new 

job opportunities, and local spending as a result of new residents and jobs. In addition, if the 

Development is not built, biodiversity enhancements would not be delivered.  

What alternative designs have been considered and how have they been 

informed by environmental considerations? 

 The development design has evolved over several iterations since August 2019 through 

consultations with various stakeholders and interested parties, including BHCC and two public 
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consultation events held in June 2020 and February 2021. Environmental testing of scheme 

designs was also undertaken to inform the design.  The main alternatives to the submitted 

scheme considered by the Applicant were as follows: 

▪ 2019 Concept Scheme - comprised a six-block residential led scheme accommodation 

circa 600-700 new homes and circa 1000sqm of commercial floorspace in buildings up 

to 15 storeys in height.  

▪ June 2020 Scheme - following consultation with stakeholders, including BHCC, four 

alternative iterations of the scheme were considered. These built on the Concept 

Scheme and comprised nine blocks ranging in height from 4-15 storeys (see Figure 4.3 

below). Of the four iterations, ‘Option 3’ was selected as the preferred option as it best 

addressed the consultation feedback and offered the optimal alignment of the Green Link 

away from Marina Way and through the central public square. 

Figure 4.3: June 2020 Scheme - Design Options 

▪ February 2021 Scheme – ‘Option 3’ was further developed in response to public 

consultation and stakeholder engagement. Refinements to the scheme made included 

reducing the heights of Buildings A and B (fronting Roedean Road), Building E (adjacent 

to Boundary Road) and Building F (the tallest building), and setting back Buildings A and 

B from the road, as illustrated in Figure 4.4.  

Figure 4.4: Reduction in Building Heights/Massing 

 

 

 

June 2020    February 2021    Proposed 
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▪ October 2021 (Preferred Scheme) - further consultation resulted in additional height 

reductions to Buildings A to F to refine the scheme in townscape views. Three storey 

townhouses were introduced into Building E to create a residential street environment 

on Boundary Road and introduce a range of housing typologies to meet more diversity 

of local housing need.  

 Overall, the design evolution of the Development has resulted in the following environmental 

improvements to the Development:  

▪ Improved permeability through the Site;  

▪ Improved wind microclimate comfort and safety within the Site;  

▪ Improved heritage, townscape, landscape and visual impacts and improved design 

quality; and 

▪ Reduced daylight, sunlight and overshadowing impacts to neighbouring properties. 
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5. Description of the Development  

What would the Development deliver? 

 The Applicant is seeking detailed planning permission for a residential-led mixed use 

development which will bring forward:  

▪ 553 residential units and ancillary floorspace within eleven buildings (Buildings A to I and 

ten townhouses) ranging between six and twelve storeys and ten townhouses of three 

storeys; and 

▪ 2,922 sqm Gross External Area (GEA) of non-residential floorspace (Use Class E).  

 Table 5.1 sets out the key components and land uses of the Development and Figure 5.1 

shows the layout of the Development.  

 For the non-residential floorspace, two potential land uses class scenarios are being 

considered for the Development depending on the nature of non-residential use that comes 

forward.  

Table 5.1: Proposed Uses and Floorspace 

Land Use Type Proposed Amount  

Residential Uses (Class C3) 

Total Units 553 

Unit Mix 36 (Studio) 

162 (1-bedroom apartments) 

306 (2-bedroom apartments) 

39 (3-bedroom apartments) 

10 (townhouses) 

Non-residential Use (Class E (a-giii)) – GEA including ancillary  

 Scenario 1 Scenario 2 

Business space (Use Class E(g), Formerly 

B1) 

2,000 sqm 1,500 sqm 

Flexible commercial land use (Use Class 

E(a-g) such as retail, indoor recreation and 

sale of food and drink including ancillary 

697 sqm 1,197 sqm 

Sub-Total 2,697 sqm 2,697 sqm 
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 The Development layout is presented in Figure 5.1.  

Figure 5.1: Development Layout 
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How tall will the buildings be? 

 The buildings will vary in height, ranging from three to twelve storeys. The lowest buildings are 

situated along the western boundary of the Site and the height of the buildings generally 

increases eastward across the Site. The tallest building element is Building D on the eastern 

boundary of the Site adjacent to Marina Way (twelve storeys / 64.850m Above Ordnance 

Datum (AOD). The lowest buildings are the townhouses (three storeys) ranging from 33.525m 

AOD and 34.750m (AOD). Figure 5.2 provides an illustration showing the heights of each 

building with Table 5.3 providing a summary of the buildings heights.  

Figure 5.2: Proposed Storey Height of the Development (Source: EPR Architects) 

 

Table 5.3: Summary of building heights 

Building  Maximum building height (AOD) Maximum building height in storeys 

A 47.150m 6 

B 63.950m 11 

C 61.700m 11 

D 64.580m 12 

E1 40.225m 4 

Townhouses 34.075m 3 

E4 45.175m 6 
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Building  Maximum building height (AOD) Maximum building height in storeys 

F 62.350m 10 

G 57.700m 10 

H 57.850m 10 

I1 and I2 57.975m 10  

 

What will the buildings look like? 

 The appearance of the Development has been influenced by the surrounding area, including 

the local architecture which is reflected within the proposed façade treatment of each building. 

The buildings in the south of the Site (Buildings E4, H, I1 and I2) take strong inspiration from 

the Regency architecture that makes up the prevailing visual character of the Kemptown area 

to the west. The Site's coastal location has led to the use of durable, brick-led materials.  

What landscape and wildlife improvements are proposed? 

 A variety of soft landscaped areas will be provided within the Site within three main character 

areas, as follows: 

▪ The Green Link: A pedestrian focused green space running through the Site from north 

east to south west. The Green Link is lined by non-residential uses and residential 

entrances;  

▪ The Circus: The central heart of the Development, inspired by gasholder geometry and 

providing a flexible space for community and events use. It is overlooked by the 

communal residents' facilities and non-residential uses; and,  

▪ The Yard: A flexible industrial space designed to facilitate more industrial and creative 

businesses.  

 Figure 5.3 shows the landscape masterplan of the Development with the Green Link, Circus 

and Yard labelled.  

 In addition to the key public realm spaces, new podium gardens and communal terraces are 

proposed at first, second and seventh floors, providing further amenity space and play 

provision (see below for further details).  

 Biodiverse (brown) roofs are proposed across the Development and will be seeded with local 

provenance chalk grassland and coastal species to connect the Site with surrounding habitats.  
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Figure 5.3: Illustrative Landscape Masterplan 

 

What amenity and play space is proposed? 

 The Development includes areas of public realm and amenity space in order to provide a 

diverse range of public open space and private amenity space for future residents and the 

community. The Development includes 665 sqm of dedicated playspace for young children (0-

5 years). The areas of the public realm and amenity space are detailed in Table 5.1. Each 

residential unit will have private amenity space either in the form of balconies, private terraces 

or gardens demised to individual homes. Communal residential amenity space will also be 

provided in the form of podium/roof gardens and communal private terrace areas. 
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 The Development will provide a total of 7,705 sqm public open space or amenity space 

including landscaped areas. 

What access and parking provision is made?  

 Site access will be provided to the public realm from two existing accesses on Boundary Road 

and one access on Marina Way. Entrance to two podium car parks will also be provided from 

Boundary Road, making use of one existing site access and creating one new site access. The 

Marina Way access point will be used predominantly for servicing. Figure 5.4 illustrates the 

proposed access arrangements. 

Figure 5.4: Site Access and Circulation 

 

 The Development will make provision for 160 car parking spaces including one per accessible 

dwelling and with electric vehicle charging for all car parking spaces (50% to be installed 

initially, with provision for an additional 50% charging points to be installed in the future). 18 

motorcycle parking spaces will also be provided.  
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 632 long stay and 76 short stay cycle parking spaces will be provided. A cycle route is provided 

to/from the north east corner of the Site towards the south west corner and the Seafront.  

 Provision has been made for servicing for the Development by delivery and refuse vehicles 

and other large vehicles. These are provided for in dedicated service bays and managed 

access will be facilitated to the Development to cater for any additional servicing needs. 

 Subject to further consultation with the local highway authority, highway improvements will be 

made on Boundary Road to allow sufficient road width for cycles along it. Improved 

connections would also be sought between the Site and Marine Drive including a new Toucan 

Crossing and improved landscape on Marina Way. 

How is waste to be managed? 

 Waste and recycling storage within each building has been designed with consideration of 

BHCC’s design guidance. Bins are provided at ground level within the building envelope, and 

easily accessible to all residents and located within 10m distance of the servicing bays.  

How will flood risk and drainage be managed on the Site? 

 The Development has been designed to operate safely and without significantly increasing 

flood risk elsewhere. The Development site lies in a low flood risk zone and will benefit from a 

sustainable drainage system on-site including incorporating the use of attenuation crates, 

permeable paving, and blue roof attenuation to restrict off-site run off as far as reasonable 

practicable. 

How will the Development address climate change and sustainability?  

 All commercial units will be designed and built to achieve a BREEAM ‘Excellent’ rating. A range 

of advanced energy efficiency measures and a heat network are proposed for the 

Development. 

 Measures to minimise energy consumption in residential and commercial units would include 

the use of energy efficient lighting, installation of an air source heat pump-led energy strategy, 

water efficient fixtures, and full provision of electric vehicle charging points for all car parking 

spaces. Travel Plans will be in place to encourage sustainable travel measures to/from the 

Development. Energy and Sustainability Statements have been prepared for the Development 

and accompany the planning application. 

 The Development will include measures aimed at adapting to potential climate change effects 

including soft landscaped areas and sustainable drainage design to enhance biodiversity and 

tackle risks from storm water.  

 

How will the Development connect to the local utilities?  

 Connection points for utility infrastructure for the Development have been identified and 

consultation with the respective service providers is ongoing to ensure that there will be 



 

Quod  |  Brighton Gasworks  |  Non-Technical Summary |  November 2021  

 

 

20 

adequate provision to service the Development at the time of occupation. Connections for gas, 

electricity, foul and portable water will be made and sub-stations will be located within the 

ground floor of the Development. 

Will the Development contribute to Biodiversity Net Gain? 

 The Site is currently of limited biodiversity value. Proposed landscaped areas will include a 

variety of habitats including wildflower grassland meadow and chalk grassland, and areas of 

ornamental planting designed to complement the local landscape. The Development will also 

include native and ornamental tree planting, terrace gardens and brown roofs. The 

Development will lead to an overall net increase in biodiversity habitat units which represents 

a 1,128% increase over the existing Site condition. 
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6. Demolition and Construction  

How long will construction of the Development take? 

 It is anticipated that the Development will be constructed over a period of approximately 6.5 

years, with demolition and construction works anticipated to commence in 2022 (subject to 

securing planning permission) and completion in 2029. Construction of the Development will 

begin with site set up, demolition, remediation and site wide enabling works before a phased 

approach is used for the construction of the buildings. An indicative phasing programme is 

provided in Table 6.1. For the purposes of the EIA, a worst-case assumption was taken that 

all phases of construction phase activity would be carried out concurrently in one continuous 

phase. 

Table 6.1: Indicative Phasing Programme 

Activity  Year 

2022 2023 2024 2025 2026 2027 2028 2029 

Demolition, remediation 

and enabling works 

                

Phase 1 - Buildings E1, 

Townhouses, E4, F, G & H 

                

Phase 2 - Buildings A, B, C 

& D 

                

Phase 3 - Buildings I1 & I2                 

 

What works will be carried out during the construction phase? 

 Demolition works will comprise the demolition and removal of ground obstructions and the 

remaining buildings and structures on-site including the remaining gasholder frame. Ground 

reduction and remediation of any areas of contamination will also be completed during this 

stage. 

 Following demolition of the existing structures and remediation of the Site, construction works 

will commence. Construction works will begin with the foundations followed by construction of 

the sub-structure of the buildings. Once the façades of the buildings have been constructed, 

fit-out and the installation of mechanical and electrical fittings will commence. Public realm and 

landscaping would then be completed. 

What environmental management and mitigation measures will be in place? 

 Environmental effects associated with construction of the would be minimised and controlled 

through a CEMP which will be agreed with BHCC prior to works taking place. This will set out 

the strategy, standards, control measures and monitoring procedures that will be implemented 
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to manage and mitigate any adverse environmental effects of the construction process in 

accordance with industry standards, good practice and guidance.   

 The principal contractor(s) will be registered with the ‘Considerate Constructors Scheme’ 

(CCS) ensuring contractors carry out their operations in a safe and considerate manner with 

due regard to passing pedestrians, road users and surrounding properties. 

How will material be managed and reused? 

 Construction of the Development will adhere to the principles of the Waste Hierarchyi  and all 

legislative requirements. Where possible, excavated materials (e.g. soil and hard core) would 

be placed in stockpiles for reuse on the Site, such as for landscaping purposes. If the soil or 

secondary aggregate material is contaminated then it will be kept separate from clean material 

and sent for either treatment, recycling or recovery, where appropriate, or disposal at 

appropriately permitted facilities. 

What measures will be in place to manage construction works and traffic? 

 The prescribed hours of work would be agreed with BHCC. It is anticipated that the core 

working hours for the Development will be as follows: 

▪ 08:00 – 18:00 hours weekdays; 

▪ 08:00 – 13:00 hours Saturday; and, 

▪ No working on Sundays or Bank Holidays. 

 Approval from BHCC will be required for any works that need to be undertaken outside of 

permitted hours. Typically, works that may need to be undertaken out of hours would be for 

the delivery and removal of abnormal loads, for which the Principal Contractor will be expected 

to make the necessary road closure applications to BHCC, if required. 

 A CTMP will be prepared and agreed with BHCC prior to construction works commencing to 

outline the most appropriate routes for the Site traffic with an aim to minimise disruption. The 

primary construction route to and from the Site is expected to be via Wilson Avenue, Warren 

Road and Falmer Road to reach the A27. The CTMP would enable and manage all types of 

HGVs to and from the Site during construction. This would improve the safety and reliability of 

deliveries to the Site, reducing congestion and minimise environmental effects during the 

construction phase.  

 During construction it may be necessary to implement temporary road closures to facilitate 

demolition and construction works, notably on Boundary Road where enhancements are 

proposed. This would be confirmed in due course, however alternative routes would be 

provided for pedestrians or traffic.  

 

 

i Reduce; Reuse; Repair; Recycle; Recover; Dispose. 
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7. Socio Economics 

Introduction  

 The Socio-Economic ES chapter provides an assessment of the likely effect of the 

Development on the baseline social and economic conditions within the local and wider area. 

The key areas of potential impact that have been considered as part of the assessment include: 

▪ Effects arising from housing delivery and the new resident population including demand 

for social infrastructure e.g. schools, GP services, open space and playspace; and, 

▪ Economic effects such as displacement of existing employment, job creation and 

spending generation.  

 The Site is currently occupied by two redundant gasholders, hardstanding used for parking, 

storage and maintenance and a warehouse building. It is estimated that the existing Site 

supports approximately 25 full time equivalent (FTE) jobs.  

What are the potential effects during demolition and construction? 

 The demolition and construction phase of the Development will result in the temporary 

displacement of employment from the Site - this is assessed to have a temporary minor 

adverse effect.  

 During the demolition and construction period it is estimated that the Development will also 

generate an average of 235 FTE construction jobs. This effect is considered at the Regional 

scale due to the mobility of construction workers. Whilst generating additional construction 

employment opportunities will be beneficial, at the Regional level, the effect will be negligible 

(not significant).   

What are the potential effects of the completed Development? 

 The Development would include 553 new homes and non-residential floorspace which would 

support business, retail, community and leisure uses.  

 The new homes would contribute 4.2% towards BHCC's minimum housing requirement 

(13,200 homes) which would have a moderate beneficial effect (significant).  

 The new homes could accommodate an estimated population of 1,220 residents including 33 

primary age children and 29 secondary age children. There is significant surplus capacity 

within both the local primary schools and district secondary schools, therefore the scale of 

demand for school places generated by the Development is likely to result in a negligible effect 

on both primary and secondary schools (not significant).   

 The new residents of the Development would result in the need for the equivalent of 0.7 GPs. 

Local GP practices are currently operating above the average benchmark therefore the 

additional demand generate by the Development is assessed to have a minor adverse effect 

on primary healthcare (not significant).  
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 The Development will provide 10,774sqm of open space on Site (7,705sqm of public realm 

and 3,069sqm of communal residential gardens). The Site is also within BHCC's accessibility 

standards for all types of open space. It is therefore assessed that the Development would 

have a negligible effect on open space (not significant). 

 The Development provides 665sqm of playspace on Site, meeting the demand created by the 

new residential units. The effect on playspace would be negligible (not significant).  

 Taking into consideration the existing jobs on Site, the non-residential floorspace provided by 

the Development could accommodate a net increase of between 17 - 197 FTE jobs, depending 

on the nature of the end uses. Considering the worst-case (15 FTE jobs), this is considered to 

have a negligible effect on the local economy (not significant).  

 The new residential population and new employees on-site would have a beneficial effect on 

the local economy through increased spending, which is estimated to be in the region of £8.6 

million for annual household spending and £48,000 to £550,000 per annum for annual 

employee spending (depending on actual levels of employment). Overall, this is considered to 

have a moderate beneficial effect on the local economy (significant), a minor beneficial effect 

on the economy at the District level (not significant) and a negligible effect at the Regional level 

(not significant).  

 Overall, the residual socio-economic effects of the Development are deemed to be minor 

adverse to moderate beneficial during the demolition, construction and operational phases. 

There are no likely significant adverse effects identified in this assessment. 

What would be the cumulative effects with other developments? 

 The cumulative schemes, along with the Development, would deliver new housing, generate 

employment and have a beneficial impact on the local economy through additional spending, 

which together would have a negligible to major beneficial effect in terms of socio-economics.  
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8. Transport and Access 

Introduction 

 The ES includes a study of the effects of the Development on traffic flows and traffic conditions 

on the highway network. In particular, the assessment considers the effects of the change in 

traffic levels on severance (i.e. the change in ease of movement/accessibility caused by 

physical barriers); pedestrian and driver delay (including public transport); amenity, fear and 

intimidation; accidents and safety; and hazardous loads. The assessment considers the 

transport effects associated with the Development together with those from identified 

consented development schemes in the local area, as agreed with BHCC. The ES is 

accompanied by a Transport Assessment (TA) report and a Framework Travel Plan (FTP). 

 Highway and access conditions surrounding the Site were assessed for the baseline year of 

2021, the busiest construction year (expected to be 2024) and 2029 (the expected completed 

year). The assessment was informed by review of existing traffic data and traffic surveys 

carried out on Boundary Road and Marina Way in June 2021, and parking surveys in July 

2021. 

 To allow the level of trip generation to be forecast, industry standard databases were used to 

determine growth factors which were applied to forecast future baseline year traffic for the 

modelling area. An industry standard database (TRICS) was also used to obtain appropriate 

and representative trip rates which were applied to the proposed Development floor areas.  

 The Site is located on Roedean Road (the B2066) with Marine Drive (the A259) directly to the 

south beyond Marina Way. The Site currently accommodates a number of commercial and 

light industrial uses with extensive car parking across the Site. Pedestrian access is available 

on a number of nearby streets and off-road cycle routes (two-way) are provided on Marine 

Drive to the south of the Site and on the eastern side of Marina Way and Wilson Avenue.  

National Cycle Network Route 2 also runs to the south of the Site, to the south of Marine Drive. 

 Bus stops around the Site provide access to fourteen bus routes as well as one night bus 

service. The nearest bus stops to the Site, on the immediately surrounding streets, provide 

access to 29 bus services per hour each way. Brighton Rail Station is a circa 3.3km walk or 

cycle from the Site or station can be reached by bus from the Site. This provides local and 

regional rail links, including to London and Gatwick Airport.  

What are the potential effects during demolition and construction? 

 Construction HGV traffic will approach and leave the Site via the strategic road network, using 

Boundary Road (North), Marina Way or Wilson Avenue to reach the A27. Construction traffic 

during the busiest periods of construction is predicted to result in a small change in traffic flows 

on the surrounding roads.   

 Construction staffing and HGV traffic would fluctuate through the construction phase, however 

the level of activity is forecast to be modest and not perceptibly different to existing traffic 

generated by the Site uses. The change in traffic due to construction works is not expected to 
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be perceptible on the road network, especially in the context of the existing levels and 

composition of flow on Marina Way or Wilson Avenue which will accommodate the majority of 

construction traffic, or on the northern end of Boundary Road which will accommodate a small 

proportion of construction traffic in the early phases.  

 The Principal Contractor(s) will be required to implement measures to manage construction 

phase traffic through CTMPs which would be secured by planning condition. These will control 

matters such as HGV delivery scheduling to avoid peak times, routing agreements and matters 

such as wheel-washing. 

 With these good practice measures in place and given that the predicted peak levels of 

construction traffic movements represent a very small percentage of typical hourly flows 

surrounding the Site, the demolition and construction traffic effects of the Development would 

be minor adverse to neutral. 

What are the potential effects of the completed Development? 

 The Development will be served by new access junctions onto surrounding roads, designed 

fully in accordance with relevant technical standards. Car (including electric vehicle) and cycle 

parking will be provided in accordance with BHCC standards. Using industry standard 

databases for trip generation, the completed Development could generate in the order of 74 

vehicle trips in AM peak and 54 vehicle trips in the PM peak; taking account of the existing 

vehicles movements on the Site, this generates no net change in the AM peak and +3 vehicle 

trips in the PM Peak. Neutral to minor adverse effects (i.e. not significant) are expected on 

driver and bus delay resultant from the completed Development. 

 The Development would introduce new routes through the Site and improved off-site highway 

infrastructure including new and/or upgraded pedestrian routes and crossings, as follows: 

▪ New route between the north east and south west corners of the Site connecting 

Roedean Road to Marine Drive; 

▪ Improved highway and public realm on Boundary Road; and 

▪ New controlled toucan crossing on Marine Drive. 

 The Development will also be supported by a Travel Plan with the objective of reducing the 

reliance on the private car to make journeys to work, with a FTP provided as part of the ES. 

These measures are expected to provide minor beneficial (non-significant) effects on 

pedestrian and cyclist delay, severance, and fear and intimidation. 

What would be the cumulative effects with other developments? 

 The cumulative traffic impacts of the completed Development have been inherently assessed 

within the traffic modelling. As such, the assessment of the completed Development effectively 

comprises a cumulative assessment and no further assessment is provided. 
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9. Air Quality 

Introduction  

 To determine existing air quality levels around the Site, an air quality assessment was 

undertaken to assess construction phase and road traffic emissions. Potential air quality 

impacts (nitrogen dioxide (NO2) and particulate matter (PM10 and PM2.5)) on existing sensitive 

residential receptors, proposed residential receptors (future occupiers) and ecological 

receptors have been assessed.  

 Baseline air quality conditions were determined based on BHCC monitoring data from 2019 

and other publicly available data. The closest AQMA to the Site is Brighton and Hove AQMA 

No. 6 which is located approximately 800m west of the Site boundary. 

What are the potential effects during demolition and construction? 

 If left unmitigated, the potential effects during the demolition and construction phases include 

dust emissions from site activities, such as demolition, earthworks, construction and trackout.  

 During the construction phase, site-specific mitigation measures will be implemented. These 

include physical measures designed to reduce the generation and transport of dust emissions, 

and may include monitoring of dust deposition, dust flux, real time PM10 continuous monitoring 

and/or visual inspections. With these mitigation measures in place, effects on air quality from 

the construction phase are not predicted to be significant. 

What are the potential effects of the completed Development? 

 The impact of exhaust emissions from road traffic associated with the Development has been 

assessed through traffic modelling of the local road network. Whilst the Development is not 

anticipated to be fully complete and occupied until 2029, some elements could be occupied by 

2025. Therefore, to assess a worst-case assessment scenario in relation to traffic flows, 

emissions factors for 2025 (which assume a relatively lower projected mix of electric vehicles 

in the national fleet) have been applied to the 2029 fully operational year scenario. 

 The long-term (annual) assessment of the effects associated with the Development with 

respect to NO2 is determined to be negligible. With respect to PM10 and PM2.5 exposure, the 

effect is determined to be negligible at all identified existing sensitive receptor locations. As 

such, no significant effects are predicted. 

What would be the cumulative effects with other developments? 

 It is unlikely that there will be any overlap during the construction phase of the Development 

with other committed developments. However, should this occur, it is expected that standard 

good site practice mitigation measures would be implemented on each construction site such 

that significant cumulative effects would not arise. 
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 Given the transport data has inherently considered cumulative schemes, the potential effects 

on air quality as a result of traffic generated by the completed Development and cumulative 

schemes has been considered in the assessment and would be negligible.  
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10. Noise and Vibration 

Introduction  

 The potential effects of the Development associated with noise and vibration during the 

construction works, building services and fixed plant noise, and operational traffic have been 

assessed. 

 Baseline noise surveys were undertaken between May and June 2021 to inform an 

understanding of the baseline noise levels at locations representative of the closest receptors.  

 To calculate the effects of noise related to the Development, a 3-dimensional noise model was 

built using computer modelling software to determine the effects of construction noise and 

operational noise on both existing and proposed sensitive receptors in the vicinity of the Site. 

What are the potential effects during demolition and construction? 

 Construction noise levels have been calculated using industry standard spreadsheet-based 

noise models, adopting calculation methodologies from British Standards. Likely construction 

vibration levels have also been informed by formula presented within British Standards. 

 Given the nature of the demolition and construction works there is the likelihood that during 

certain periods of the construction phase that noise would be noticeable at nearby sensitive 

receptors. Any impacts would be temporary in nature and adverse.  

 The level of noise and vibration will be dependent on the location of the construction activities 

on each Site on a daily basis and the equipment being used, with noise and vibration levels 

being attenuated as the distance between the source and receptor increases. The most 

notable noise and vibration impacts would be during construction of Site infrastructure and 

substructures (i.e. Site preparation, demolition, remediation and enabling works and piling 

works). As these activities would have been completed prior to the first residents occupying 

the Development, significant construction noise and vibration effects are also not expected on 

future receptors. 

 Through the use of standard noise control measures and managing the location and screening 

of these activities, as set out in the CEMPs, construction noise could be limited within fixed 

noise limits and potential effects could be reduced to insignificant levels at all receptors. To 

mitigate the potential for disruption occurring as a result of vibration from demolition and 

construction works, a monitoring scheme will be in place on-site. With this mitigation in place, 

minor adverse (non-significant) effects are predicted during demolition and construction. 

What are the potential effects of the completed Development? 

 An assessment of fixed plant and equipment and operational traffic associated with the 

Development has been undertaken to establish the maximum external noise levels from the 

Development. This is supported by a noise model developed using sound modelling computer 

software to determine the likely sound emissions at each receptor. This modelling 
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demonstrates that the completed Development is likely to have a low impact at all residential 

receptors and no significant effects are expected.  

 An operational road traffic assessment has been undertaken to determine the change in noise 

levels from vehicle trips generated by the completed Development. As with the air quality 

assessment, an assessment year of 2025 has been assessed for the purposes of the road 

traffic assessment as a worst-case scenario. This is due to partial occupation and the 

introduction of new sensitive receptors potentially occurring in 2025. Changes in noise levels 

would be less than 1.0 dB at all receptors which would be a minor adverse effect (not significant 

in accordance with applicable noise thresholds).  

 Given the proposed glazing specification and provision of mechanical ventilation, future on-

site receptors (i.e. new homes) are also not predicted experience any significant adverse noise 

effects (i.e. minor adverse significance). 

What would be the cumulative effects with other developments? 

 The cumulative schemes are all considered to be of a proximity from the Site such that 

cumulative noise effects would not occur during demolition and construction works. In addition, 

it is expected that each construction site would apply good site practice measures and 

appropriate noise and vibration mitigation techniques such that significant cumulative effects 

would be avoided. 

 As the traffic modelling incorporates traffic flows associated with cumulative developments, the 

effects reported for the operational development inherently include those associated with the 

cumulative schemes. Furthermore, building plant noise would be controlled during the 

operations phase at each of cumulative schemes, as necessary. No cumulative effects 

assessment has therefore been provided.  
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11. Wind Microclimate  

Introduction 

 Computer-based wind tunnel modelling has been carried out to provide a detailed assessment 

of wind conditions at ground level in and around the Site. This has been undertaken in 

accordance with the industry standard and best practice Lawson Comfort criteria1 for 

pedestrian safety and comfort. The potential impact of vegetation was also included in the 

mitigation testing. An image of the computer model is provided in Figure 11.1. 

Figure 11.1: Illustration of Wind Model 

 

 Details of the wind climate of the Brighton region have been determined from a detailed 

statistical analysis of measured mean wind speed data from Shoreham Airport which indicates 

that the most prevalent winds occur from the south west. Wind modelling demonstrates that 

there is no area within and around the Site in its existing condition that is unsafe for pedestrian 

use in any season and it is suitable for current use.  

What are the potential effects during demolition and construction? 

 An assessment of wind microclimate during the demolition and construction phase was scoped 

out of the EIA. The demolition of existing buildings on the Site is not expected to significantly 

increase the exposure of sensitive surrounding receptors and potential effects on the local 

wind microclimate during the construction phase would develop to those of the completed 

Development. 
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What are the potential effects of the completed Development? 

 The Development is of a modest scale in terms of wind effects, but is exposed to prevailing 

south westerly winds. The landscape features have therefore been developed to help alleviate 

the channelling of winds through and around the Development, with the introduction of 

additional soft landscaped area and balustrades and canopies at specific locations on the 

Development through the design process.  

 Resulting conditions in and around the Site remain safe for all users throughout the year and 

the effect of the Development on pedestrian safety is negligible. Further wind testing would be 

undertaken as part of the development of the detailed landscape design and verify the 

effectiveness of the wind mitigation strategy. 

 In terms of pedestrian comfort, wind conditions on thoroughfares within the Site are considered 

suitable for pedestrian access to, and passage through, the Site. Main entrances to the 

Development are also suitable for pedestrian ingress / egress. The effects on the 

Development’s thoroughfares and building entrances are therefore considered negligible. 

 The wind conditions at the Circus area of the public realm to the north of Building D and at the 

ground level play area, located between Buildings F and D, are likely to be comfortable for the 

intended use during the summer season, representing a negligible effect. Wind conditions in 

the residential gardens and other areas of ground level seating are also expected to be suitable 

for use, with a negligible residual effect.  

 At the elevated levels, the wind conditions at all the private terraces are suitable for intended 

occupant activities.  

 The Development has no significant impact on surrounding conditions in terms of suitability for 

existing uses. The effect of the Development on surrounding conditions is therefore considered 

negligible. 

What would be the cumulative effects with other developments? 

 No cumulative schemes are in close enough proximity to the Site to have potential for 

cumulative effects. As such, a cumulative wind assessment was scoped out of the EIA. 
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12. Daylight, Sunlight and Overshadowing 

Introduction 

 An assessment has been undertaken to determine the effects of the Development on the 

daylight and sunlight amenity to the occupiers of neighbouring sensitive properties and 

overshadowing to existing sensitive amenity areas in the vicinity of the Site. 

 The assessment has applied methodology as set out in the guidance written by the Building 

Research Establishment (BRE)2. This is undertaken by comparing the levels of daylight, 

sunlight and overshadowing in the baseline scenario to those with the Development in place.  

 Before taking into consideration the Development, close to a third of the windows and a tenth 

of the rooms within the existing receptors surrounding the Site fail to achieve target daylight 

values and close to one fifth of the south facing windows fail to achieve target sunlight values, 

as per BRE Guidance. Other properties enjoy levels well above the recommended levels as 

they look out onto a low rise and relatively undeveloped site. In terms of overshadowing, two 

thirds of the amenity spaces tested achieve BRE target values. 

What are the potential effects during demolition and construction? 

 Similar to the wind assessment, an assessment of daylight, sunlight and overshadowing 

effects during the demolition and construction phase was scoped out of the EIA. Construction 

plant (e.g. cranes) are not expected to give rise to significant effects. Furthermore, potential 

daylight, sunlight and overshadowing effects would change over time as massing is built out 

and gradually develop to those of the completed Development, which is considered 

representative of the worst-case assessment of the construction phase.  

What are the potential effects of the completed Development? 

 With the completed Development, major to moderate adverse daylight effects are predicted on 

fifteen properties on Arundel Street and on Marine Gate, with minor adverse to negligible 

daylight effects predicted on a further 27 properties in the vicinity of the Site. 

 Major to moderate adverse sunlight effects are predicted on thirteen properties on Arundel 

Street, with minor adverse to negligible sunlight effects predicted on a further 29 properties in 

the vicinity of the Development. 

 Major to moderate adverse overshadowing effects are predicted on six amenity spaces on 

Arundel Street, with minor adverse to negligible overshadowing effects predicted on a further 

32 amenity spaces in the vicinity of the Development. 

 Overall, the effects on the daylight, sunlight and overshadowing levels as a result of the 

Development would vary in significance from negligible to major adverse. However, when 

considering these conclusions, account needs to be taken of the urban location of the Site and 

that the proposals introduce new built form onto a relatively undeveloped and low-rise site.  
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What would be the cumulative effects with other developments? 

 No cumulative schemes are in close enough proximity to the Site to have potential for 

cumulative effects. As such, cumulative effects were scoped out of the EIA.
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13. Ground Conditions 

Introduction 

 Under the UK’s planning framework there is a requirement to consider the potential effects of 

ground conditions and land contamination on human health and the environment. If necessary, 

the developer or landowner is required to take mitigation measures, such as land remediation, 

to ensure the development is safe and legally the land should not be capable of being 

determined as contaminated land once the measures have been implemented. 

 Potential effects of the Development have been considered by assessing the existing Site 

conditions and the potential effects that could arise during construction and operation phases. 

The receptors considered in the assessment are existing and future long-term human health, 

construction workers, future residential and commercial users, the built environment and 

controlled waters (i.e. groundwater).  

 Ground conditions and potential contamination risks relevant to the Development have been 

established by completing a review of multiple historic reports and previous remediation works 

on-site. This has been supplemented by borehole investigation and three rounds of 

groundwater and ground gas monitoring carried out in 2021.  

 Made Ground (ground where natural soils have largely been replaced by man-made or artificial 

materials) is present across the majority of the Site. This is underlain by Head Deposits (silt, 

clay, sand and gravel) over the Newhaven Chalk Formation – classified as a Principal Aquifer. 

Evidence of groundwater has been identified in the Chalk deposits.  

 Historical mapping and historical records indicate that a coal-gas manufacturing gasworks was 

located on the Site from at least 1818 and operated until the late 1800s. Three gasholders 

were initially located in the south-west of the Site and were removed in the late 1880s when 

the coal-gas manufacturing ceased. From the late 1800s, the Site was used for gas storage in 

four gasholders located in the north and east of the Site. Two disused water-filled gasholders 

remain on the Site, with the others infilled between 1980 and 2004. 

 Site investigation, groundwater monitoring and remediation has been completed at the Site 

over the past 20 years. These works, as evidenced by the 2021 site investigation, demonstrate 

that contamination is not widespread across the Site but may be found in limited and isolated 

pockets, akin to other brownfield sites in relation to the extent, amount and nature of 

contaminates found on the Site.  

What are the potential effects of the Development? 

 Before accounting for the proposed mitigation measures, groundwater within the Newhaven 

Chalk is considered to be of moderate sensitivity while the English Channel is considered of 

low sensitivity. Controlled waters may be affected by oil/fuel spills, infiltration of polluted runoff, 

leaching of contaminants into the drainage network and creation of a contaminant pathway 

during piling and ground disturbance works. However, suitable implementation of proposed 

mitigation measures, such as the Remediation Strategy, will result in a net reduction of Site 
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contamination. A detailed Remediation Strategy will be developed and agreed in consultation 

with BHCC and other relevant statutory consultees, to be secured by planning condition.  

Furthermore, groundwater monitoring will be undertaken from five sampling locations during 

the earthworks, remediation and piling activities for up to six months after completion of the 

ground floor slabs. As such, it is anticipated that there will be negligible to minor beneficial 

effects on controlled waters. There is the potential that the migration of contaminants in surface 

or groundwater could adversely impact nearby ecological receptors (i.e. designated sites). 

However, with the implementation of mitigation measures, negligible effects are also predicted. 

 In the absence of proposed mitigation measures, there is a risk of potential detrimental health 

effects from ground contamination including dust inhalation or digestion of contaminated 

materials for construction workers and the general public. Adherence to a CEMP, including 

waste management protocols and a Materials Management Plan, and immediate ceasing of 

activity in the area should contamination be identified during construction works will mitigate 

the potential for harm. As such, potential effects are considered to be negligible.   

 Migration of ground gases or chemical release could damage on-site buildings or structures in 

the absence of proposed mitigation measures. The Remediation Strategy will include odour 

monitoring requirements and gas protection measures are also recommended at locations 

above infilled gasholders or ventilated ground floor parking areas. As such, negligible to minor 

beneficial effects are expected on existing and future commercial and residential properties 

and occupiers.  

What would be the cumulative effects with other developments? 

 Due to the expected implementation of best practice, appropriate design and mitigation 

measures for the Development and cumulative schemes in accordance with UK guidance and 

planning requirements, no significant cumulative impacts are expected during the construction 

or operational phase. 
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14. Surface Water Flood Risk  

Introduction 

 The potential effects of the Development on surface water flood risk and drainage have been 

assessed, in accordance with the EIA Scoping Opinion. The assessment is accompanied by a 

Flood Risk Assessment which includes a surface water drainage strategy for the Development. 

 Except for the English Channel approximately 300m south of the Site, there are no water 

bodies on or in proximity of the Site.  The underlying Newhaven Chalk Formation is classified 

as a Principal Aquifer but the Site is not in a source protection zone for groundwater. 

 The Environment Agency’s flood map for planning shows that the Site lies entirely within Flood 

Zone 1 (low probability of flooding from rivers and seas) with a predominant low risk of surface 

water flooding (with limited areas of high surface water flood risk within the Site). 

What are the potential effects during demolition and construction? 

 Prior to accounting for any mitigation, demolition and construction works could temporarily 

divert or displace overland flow paths that could exacerbate flooding to downslope locations, 

and/or worsen flooding on the Site. This presents a risk to surrounding residential units along 

with their residents, surrounding commercial units and adjacent roads during construction. 

 With effective implementation of a CEMP, the residual effect on flood risk during the 

construction phase would be negligible. 

What are the potential effects of the completed Development? 

 The impermeable surface area of the Site will not increase significantly as a result of the 

Development and there will be no overall increase in surface water flood risk to the Site. 

However, the occurrence of intensive rainfall events is expected to become more frequent due 

to climate change potentially leading to overland flow, surface water flooding or the Site's 

drainage system capacity being exceeded. 

 The Development layout has avoided locating any built form in areas highly susceptible to 

surface water flooding and all habitable accommodation is set at least 300mm above the Site 

levels. This would mitigate flood risk against all but a 1 in 1000-year event which is not 

expected to be likely in the Development's lifetime. To ensure flood risk is not worsened at 

other off-site receptors, the drainage strategy proposes Site levels are engineered to ensure 

flow is directed away from buildings and towards less vulnerable receptors, reducing the 

likelihood of water ingress. As such, there would be no significant residual effects (i.e. 

negligible) following completion of the Development at any receptors.  
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What would be the cumulative effects with other developments? 

 The cumulative schemes are all considered to be of a proximity from the Site such that there 

is no potential surface water connectivity. Additionally, each development would be required 

to implement a drainage strategy that would ensure that off-site flooding and water quality are 

not adversely affected by the proposed scheme. As such, the assessment of cumulative effects 

has been scoped out. 
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15. Biodiversity  

Introduction 

 The ecological interest of the Site has been investigated through a background data search, a 

site walkover survey in May 2020, and bat surveys in August 2020. The evaluation of baseline 

and impact assessment has been undertaken with reference to published guidance on 

ecological impact assessments.  

 The Site falls within Brighton and Lewes Biosphere Reserve. The closest ecological 

designated site is Brighton to Newhaven Cliffs Site of Special Scientific Interest (SSSI) located 

approximately 65m south of the Site boundary. Castle Hill Special Area of Conservation (SAC), 

SSSI and National Nature Reserve is located approximately 4km north-east of the Site, Beachy 

Head West Marine Conservation Zone (MCZ) is located approximately 0.3km south of the Site, 

and four Local Nature Reserves are located within a 4km radius of the Site. There are 21 Local 

Wildlife Sites (LWSs) located within a 3km radius of the Site, with the closest being Sheepcote 

Valley LWS, approximately 0.1km to the east. The closest ancient woodland lies 4.3km north 

of the Site boundary at its closest point. The location of these sites is shown in Figure 15.1. 

Figure 15.1: Location of Designated Ecological Sites 
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 Habitats present within the Site itself includes hardstanding, buildings / structures, scrub and 

disturbed ground. These habitats are of limited ecological value. Potential presence of species 

on and in the vicinity of the Site is limited and just restricted to consideration of breeding birds. 

What are the potential effects during demolition and construction? 

 Effects would largely be confined to the Site and its immediate vicinity. 

 Prior to consideration of safeguards and mitigation, the demolition and construction phase has 

the potential to give rise to adverse effects from laden silts and surface runoff on the Brighton 

to Newhaven Cliffs SSSI, specifically from clearance and activities that have a high risk of 

increasing construction dust and surface run-off. Airborne dust also has the potential to give 

rise to adverse effects on Whitehawk/Race Hill LNR, and Blackrock Beach, Brighton Marina, 

Sheepcote Valley & Volks Railway LWSs. However, through adherence to the measures set 

out in the CEMP and CTMP, including storage of aggregate on away from the designated sites, 

spraying of dry materials to limit airborne movement and standard engineering safeguards 

such as installation of interceptor fencing to negate the risks from laden silts and surface water 

runoff, the residual effect on the designated sites is considered to be negligible. 

 Mitigation measures will also be in place during the construction phase to minimise damage 

and disruption to wildlife and habitats, including controls to minimise noise, lighting and dust 

disturbance, as set out in the CEMP.  Bird nesting habitat will be cleared outside of the nesting 

bird season (typically March to July inclusive) or checked by an ecologist prior to its removal. 

Furthermore, nest boxes will be provided on new buildings and new compensatory habitat will 

be provided within the Site. With the proposed mitigation in place, residual effects on birds is 

considered to be negligible. 

What are the potential effects of the completed Development? 

 In the absence of proposed mitigation measures, the completed Development has the potential 

to give rise to adverse effects through surface run-off, whilst air pollution from increased vehicle 

movements could also lead to adverse effects. 

 Air quality modelling of road traffic emissions demonstrates that the potential effects of the 

completed Development on designated sites is negligible for all pollutants assessed. A Travel 

Plan will also be in place to encourage sustainable modes of travel to/from the Development. 

 The drainage strategy makes provision for surface water from the Development to be subject 

to the necessary screening and cleaning prior to any discharge off-site and prevent any 

potentially contaminated surface run-off. Consequently, negligible effects are predicted in 

relation to pollution from surface water runoff to on designated sites. 

What would be the cumulative effects with other developments? 

 Given the distance of the Site to the cumulative schemes and the expectation that each 

development would implement their own appropriate mitigation strategies to avoid any 

potential effects on identified ecological features / receptors, no significant cumulative effects 

are expected on ecological receptors.  
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16. Heritage, Landscape, Townscape and 

Visual Impacts 

Introduction 

 A Heritage, Townscape, Landscape and Visual Impact Assessment (HTLVIA) has been 

undertaken which describes the existing heritage, townscape, landscape and visual baseline 

environments and assesses the magnitude and significance of the changes from demolition 

and construction works and operation of the Development. 

 Published townscape and landscape character assessments, relevant guidance and policy, 

computer modelling of the extent of visibility of the Development and field surveys have 

informed the baseline assessment. The baseline assessment identified existing built heritage, 

townscape, landscape and visual receptors.  

 The Site is located within a suburban area of Brighton, in close proximity to Black Rock, 

Brighton Marina and East Brighton Park. The prevailing townscape surrounding the Site is 

characterised by two-three storey residential buildings and light-industrial sheds, with higher 

rise residential blocks located to the east and west of the Site.  

 There are no on-site designated heritage assets. The flint wall along Boundary Road, on the 

western edge of the Site, has been identified as an undesignated heritage asset in BHCC’s 

Scoping Opinion. To the north-east, the South Downs National Park provides a green 

backdrop. The Site is located outside its boundary, but in close proximity to it. The Grade II 

listed French Convalescent Home is situated approximately 50m south west of the Site 

boundary and Marine Gate (approx. 30m east of the Site boundary) is a locally listed building. 

A number of Conservation Areas are located in proximity to the Site, the closest of which is 

Kemp Town, to the west, that contains a number of Grade I and II listed buildings and a Grade 

II Registered Park and Garden. The East Cliff Conservation Area is located further west of 

Kemp Town. The location of built heritage assets relative to the Site is illustrated in Figure 

16.1. 

 The assessment was informed by a desk study and analysis of 47 photographic images 

overlaid with the massing of the Development as proposed by the application drawings. Winter, 

summer and night-time views were assessed. These photographic images are known as 

Accurate Visual Representations (AVRs). Photographs were taken from a selection of 

viewpoint locations, shown in Figure 16.1, selected to be representative of sensitive receptors. 

Figure 16.2 illustrates a selection of views of the Development. 
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Figure 16.1: Viewpoint and Built Heritage Asset Plans 
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 Figure 16.2: Selection of AVRs 

View 8 – Eastern Road (North Side) (Development illustrated in blue wireline) 

 

View 35 – Red Hill (Development is illustrated in fully rendered detail) 
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What are the potential effects during demolition and construction? 

 Landscape and townscape effects during the demolition and construction phase would result 

from the loss of existing structures within the Site and groundworks to create level building 

platforms. There would be no direct impact on heritage assets, with the exception of the loss 

of the undesignated wall on Boundary Road. Visual effects would result from views of 

construction activities and stockpiles of materials and lighting.   

 Mitigation relating to construction activities would include good construction site practice 

measures set out in the CEMP, such as hoarding, the protection of trees and hedgerows 

wherever possible, a sensitive construction lighting strategy, and the use of temporary earth 

bunds and hoardings around the Site. 

 Demolition and construction works would have minor to moderate adverse effects on closer 

townscape views, with minor adverse effects on medium distance and minor to negligible 

neutral effects on long distance townscape and landscape views. Long distance townscape 

receptors and the key characteristics of long distant areas of the South Downs National Park 

would not be affected by demolition and construction activities on the Site. 

What are the potential effects of the completed Development? 

 The completed Development would include the introduction of new residential-led 

development and change the density, height and character of the Site. This has the potential 

to lead to changes in townscape and landscape character, the setting of built heritage assets 

and the fabric of the undesignated flint wall on Boundary Road, and views of the completed 

Development.  

 Mitigation was embedded in the design process. Through an iterative design process,  

modifications and improvements in the design of the Development were incorporated in 

relation to its effects on heritage, the townscape, landscape and visual receptors, e.g. the 

diversity of heights of the proposed buildings. Potential adverse effects have therefore been 

considered and, as far as possible, mitigated through changes to the design.  

 The only potential effect on heritage from the completed Development is the loss of the 

undesignated wall on Boundary Road. This is a permanent significant effect. No effects are 

predicted on other heritage assets. 

 The completed Development will have minor beneficial effects on townscape receptors in the 

surrounding context of the Site. It will have no effect on the special qualities of the South Downs 

National Park as the are listed in the National Park Authority’s Local Plan, with the exception 

of the special quality of ‘breathtaking views’ towards the city, the effect on which will range 

from no change to moderate beneficial. The moderate beneficial effects would relate to three 

(of the 16) views from the Park – all in close proximity to Roedean Road and the southern edge 

of the National Park from where the city is already visible  

 In visual terms, the completed Development will mostly lead to beneficial effects, with no 

adverse effects identified.  
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What would be the cumulative effects with other developments? 

 No adverse cumulative effects were found on townscape receptors, all of which will be minor 

beneficial. The cumulative effect of the Development on the South Downs National Park would 

be no greater than its potential effect in isolation.  

 The majority of views will have no cumulative effects as the Development would be seen in 

isolation to the cumulative schemes. When the Development is observed in combination with 

other emerging developments, most cumulative effects are considered minor or moderate 

beneficial. 
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17. Effect Interactions  

 This section summarises the likely significant effect interactions of the Development. Effect 

interactions are where individual effects of the Development affect the same receptor. 

 The EIA has identified a number of beneficial and adverse residual effects during the 

demolition and construction phase as being of minor to major significance. The receptors that 

would potentially experience cumulative impacts from an interaction of technical topics are 

limited to residents of surrounding properties (notably those along Boundary Road) and users 

of the local road network, in relation to noise and vibration, transport and visual effects. 

Although effects have been identified as potentially acting on a receptor group for a specific 

period of time, the nature of these effects means that they are not expected to interact. Given 

the lack of interaction and the varying source location and intensity during construction, effect 

interactions are unlikely to result in effects greater than individual residual effects identified. 

Furthermore, standard good site construction practice measures will be in place to mitigate 

potential adverse effects through adherence to a CEMP and CTMP. As such, no significant 

effect interactions have been identified during the demolition and construction works. 

 The completed Development is likely to lead to effect interaction on users of the local road 

network and local residents. These groups would potentially experience localised beneficial 

changes in views when in close proximity to the completed Development. They would also be 

subject to beneficial effects from new employment, housing delivery, local spending (by new 

residents and employees), and new infrastructure within and in proximity of the Site increasing 

pedestrian and cyclist access and permeability. 

 Overall, it is considered that the significance of effect interactions of the Development during 

the operational phase is beneficial and not significant. 
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18. Summary of Mitigation, Monitoring and 

Likely Residual Effects  

 The section summarises the key mitigation and monitoring measures that will be implemented 

to minimise potential adverse effects during construction and operational phases of the 

Development. 

Demolition and Construction 

 The demolition and construction works will adhere to a range of good practice site procedures 

and protocols to minimise environmental effects, such as noise, dust and light pollution. These 

include: 

▪ Adherence to the CEMP, including the erection of construction hoarding, site lighting 

control, emissions management plans; 

▪ Remedial works in line with the Remediation Strategy; 

▪ Construction Traffic Management Plan (CTMP); and 

▪ Timing of habitat clearance (if required) avoiding seasonal constraints on birds and/ or 

in the presence of a certified ecologist. 

 Outside standard good practice environmental monitoring requirements, which will be adhered 

to via the CEMPs, no further environmental monitoring requirements were identified. 

Completed Development 

 Embedded design and mitigation measures will include: 

▪ A site-specific drainage strategy incorporating sustainable drainage systems (SuDS); 

▪ On and off-site improvements to public realm and the local highway infrastructure;  

▪ Travel Plan – to encourage sustainable modes of travel by future Site users; 

▪ Sustainability and Energy Strategy - to reduce greenhouse gas emissions and improve 

energy efficiency; 

▪ BREEAM ‘Excellent’ target for new commercial units - to avoid / minimise natural 

resource use; and 

▪ Landscaping and scheme management. 
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