PART C – CONCLUSIONS

9
Key messages and policy directions
9.1
From the work undertaken the following conclusions have emerged which suggest directions for policy that should be considered and developed in further work.

9.2
There is a broad consensus that the sub-region needs to increase the priority given to economic regeneration by taking a more positive approach to economic growth. However there is less agreement about the scale of employment growth necessary or possible to achieve this.

· To help the coastal towns regenerate new economic development sites and activity need to be located close to them, but the scope to achieve this without affecting environmental constraints varies across the sub-region.

9.3
Much better standards of transport infrastructure and services are seen as vital in delivering improvements in economic development both now and in the future. 

· Existing deficiencies, particularly on the A27/A259, are already holding up the delivery of development in current structure and local plans.

· Further major infrastructure investment, particularly on east-west road and rail routes, will be needed to achieve the step change in economic performance that is sought. In conjunction with demand management measures and local transport schemes (including improved support for buses, walking and cycling whilst encouraging more sustainable travel behaviour), this should help the area achieve a better balance of labour supply and demand within the sub-region by reducing the impact of its peripherality and increasing its attractions as a prospective business location.

9.4
There is very little scope for further development in sustainable locations close to the coastal towns and the environmental constraints surrounding them are tightening.

· The sub-region is highly constrained by the sea to the south and extensive environmental constraints to the north and around edges of most towns. Because of this development has been forced to take place in an east-west direction, but maintaining the separate identity of the towns linked by the A27/A259 and railway.

· The proposed South Downs National Park would add more new land than it would remove from the AONB and the longer term impact of climate change may well extend the areas exposed to flood risk and increase the level of risk. 

9.5
Priority should be given to economic development over housing development to achieve a better balance between the quality and quantity of jobs and labour supply.

· The sub-region as a whole is a substantial net exporter of labour. Almost all areas experience more out-commuting than in-commuting, although the detailed patterns of movement are not yet known. 

· In the sub-region overall, more households are dying than are being formed amongst the existing population. Therefore, the area has virtually no locally generated demand for additional housing development – in strict numerical terms, all the demand to provide extra housing arises as a consequence of the net inflow of people wanting to move into the sub-region to live.

· The sub-region needs to find or create some scope to provide better sites and premises for economic development close to towns in order to retain, grow and attract business. This process will have to address the issue of whether this may need to be at the expense of some environmental constraints in some locations.

9.6
As far as further housing development is concerned, the priority must be addressing the issue of affordability.

· Whilst in quantitative terms the demand for additional housing is generated by people who want to move to the sub-region, the fact that private housing costs are very high relative to local earnings gives rise to significant problems of access to decent, affordable housing for some existing and newly forming households.

· Additionally, a shortage of skilled workers has been identified as an important constraint facing some local businesses, whilst similar difficulties in attracting key workers to essential public services is also a major concern for the sub-region. In both cases, the (lack of) affordability of housing in the coastal towns is a major factor.

9.7
It would be very difficult to accommodate even a continuation of RPG9 rates of housing development to 2026 in any sustainable way without encroaching into environmentally protected areas or pushing development further inland to the Low Weald.

· Opportunities in the central part of the sub-region are extremely restricted, but some scope in the east and west is evident. However, more detailed assessments would be necessary to quantify this.

· We do not believe there is a case for relaxing environmental constraints to accommodate further housing provision, but there is an issue as to whether they should be relaxed for economic development.

· Focussing development further inland is considered more likely to damage the coastal towns than help their regeneration by siphoning off economic development and enterprises that might otherwise choose to locate, start up or remain in the coastal towns.

· Because of the constraint imposed by the High Weald further north, the inland Low Weald itself will come under pressure for development from areas such as Crawley/Gatwick in addition to its own local needs. 

9.8
We have serious doubts about the sub-region’s long-term ability to continue to deliver housing development within the towns at the same rate as in the recent past.

· As a result of the tightness of environmental constraints, the towns have been intensifying within their boundaries for many years and densities are already high.

· More aggressive policies and even higher densities would be necessary to maintain these rates to 2026, but there are concerns about the quality of life and congestion in towns that would result.

· There is a need to protect existing employment sites from development for other uses, especially housing.

· Urban capacity needs to be carefully assessed. 

9.9
The impact of climate change questions the wisdom of intensifying development within urban areas already at some risk to flooding and also begs the question about what remedial measures or actions we should be taking to adapt to these changes.

9.10
Any strategy for the regeneration of the Sussex coastal towns must also meet communities’ social and environmental needs for the provision of green/open space and community centres etc.
· The importance being afforded economic regeneration objectives should not obscure the need to simultaneously promote social and environmental well-being to achieve lasting improvements in residents’, employees’ and visitors’ overall quality of life.

9.11
No panacea is seen at Crawley/Gatwick for resolving the economic problems of the coastal towns and there is sufficient long-term uncertainty over growth rates at Crawley/Gatwick that it would be unwise to build a strategy for the coastal towns that relies upon it. 

· Crawley/Gatwick cannot provide the employment to solve the deficiencies in the coastal towns’ economy and neither is there scope in the coastal towns sub-region to provide more housing to supply labour for the Crawley/Gatwick economy.

· The north-south transport links remain important in facilitating the existing two-way flow of labour between Brighton & Hove and the Crawley/Gatwick area and for helping to develop business links.

· Each sub-region needs its own distinctive strategy to address its own issues, though opportunities for each to complement the other should be taken. However, it is probably in implementation where the most co-ordination between sub-regions is needed.

Towards a strategy

9.12
The combination of development constraints, the commuting imbalance and the lack of local housing demand imply that the sub-region needs more jobs than housing to achieve a better, more sustainable balance. The vulnerability of the economy strongly suggests that any strategy should be economic development led with housing development pegged to a level that the economy can sustain. 

9.13
It is difficult to see how economic development can be stimulated sufficiently without some compromise of environmental constraints and better transport investment. 

9.14
Although the characteristics, problems and opportunities of the sub-region are common, their degree and extent does vary across the coastal towns. This suggests the need for a strategic approach that can apply subtly different emphases in policy but within a common strategic framework, that includes: 

· giving greater priority for economic development;

· consideration of how far environmental constraints may have to be sacrificed to achieve it;

· reducing the contribution sought of the sub-region to accommodate housing to meet regional requirements; 

· further improvements to east-west transport links (road & rail) to help balance labour supply and demand and increase attractiveness for business; and

· help with viability issues to enable difficult sites to be developed and others to ripen as part of continuous urban renewal, especially for economic development.

9.15
This may lead to tensions in travel patterns, some compromise of environmental constraints and residual housing affordability issues that will need to be tackled along the way. 

Further work

9.16
Much of this study has been produced at speed to meet the very short timescale given and has relied as much on professional judgements, experience and local knowledge as on statistical evidence. Whilst more detailed information from both the 2001 Census and SEERA’s own research programme should become available shortly, further work will also be needed to refine the above conclusions in the further development of a sub-regional strategy and related policies. 

9.17
Although the analysis presented in this report may in some respects appear rather gloomy, there is clearly a genuine mood and determination amongst key partners to improve the economic performance of the sub-region. We are therefore keen to continue joint working and help develop a sub-regional strategy whilst recognising there will be tough decisions and choices to be faced ahead.

10
The need for a sub regional strategy
10.1
We strongly believe a sub-regional strategy is essential for the Sussex coastal towns because the area is so dramatically different from the rest of the region. It is the combination and cumulative impact of unusual circumstances acting together that makes the area unique and raises a distinct set of issues that need to be addressed sub-regionally. 

· How can the economies of the towns be regenerated when so little physical development opportunities adjoining them remain that are not covered by major environmental designations and urban densities are already high through years of intensification?

· How can we pitch the relative scale and distribution of housing and employment development to achieve a better balance of labour supply and demand in the towns when more than 50,000 workers travel out of the area as a whole to work elsewhere and virtually every district has net out-commuting?

· In the face of this how can we ensure that the housing that is provided does not aggravate the affordability problems of local people when demand from migrants outside the areas seem to remain stronger than our ability to meet it, both in environmental terms and with corresponding job growth?

· How do we cope with environmental constraints that are becoming more extensive and arguably more aggressive in preventing or limiting development in an area where there is already so little room for manoeuvre? The impact of climate change exacerbates this as the extent and incidence of flood risk increases and cliffs erode into the sea. 

· How can we ensure the right level of infrastructure investment to integrate the coastal towns more effectively into a fully functioning sub-region with good east-west transport links serving it and connections linking it with the rest of the region to overcome the isolation of peripherality? 

· What policies and action can we take to reduce the substantial social and economic disparities with the rest of the region both in spatial planning and wider  “softer” terms that will change the culture, raise aspirations and develop entrepreneurship? 

10.2
Nowhere else in the South East region is faced with the same pressures, problems and limitations as confronting the Sussex coastal towns.
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