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WORTHING BC - EiP 2010 

 

Statement of Common Ground agreed between Worthing Borough Council and 

the West Durrington Consortium 

 

Affordable Housing Policy 10 and West Durrington Policy 1 

 

1. Introduction 

 

1.1 At the Pre-Hearing Meeting (“PHM”) regarding the independent examination 

of the Worthing BC Core Strategy (“CS”) the Inspector raised various initial 

points for discussion about the CS amongst which specific reference was made 

to the proposed policies in respect of affordable housing:- 

 

 Affordable Housing (AH) 

 The evidence base establishes the very high level of AH need in the 

Borough. Furthermore, the viability study suggests that on larger 

sites higher levels of AH may be able to be provided. Although this 

study was undertaken in 2007 at the height of the market the Council 

clearly expects “normal” market conditions to return in time. When 

this happens the CS makes no provision for the higher levels of AH 

that the evidence base indicates could be supported. Worthing’s level 

of provision seems to be out of kilter with other West Sussex coastal 

boroughs despite its level of need. I have seen no evidence to justify 

the Council’s assertion that a higher level of AH would be 

incompatible with regeneration objectives. 

 Furthermore, the largest site of all (West Durrington) seeks only 25% 

AH (the 5% low cost market housing is not counted as AH in PPS3). 

This is a large Greenfield site and there is no justification given as to 

why the contribution should be decreased. Indeed I would have 

expected that a higher level of contribution would have been sought 

rather than a lower one. 
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(Inspector’s Briefing Note for the Pre-Hearing Meeting, 11th August 

2010) 

 

1.2 This Statement of Common Ground, jointly prepared by Worthing Borough 

Council and the West Durrington consortia, therefore briefly addresses the 

following questions which arise from the Inspector’s discussion points:- 

 

1. are the levels of affordable housing provision ‘out of kilter’ with other 

West Sussex coastal boroughs? 

2. are the proposed policies in respect of affordable housing compatible 

with the Council’s regeneration objectives? 

3. are the proposed policies in respect of affordable housing compatible 
with the Council’s regeneration objectives? 

4. does the ‘low cost market housing’ sought on the West Durrington site 
accord with PPS3? 

5. is the 25% level of affordable housing sought on the West Durrington 
site justified? 

6. would it be reasonable to seek a higher level of affordable housing on 
the West Durrington site because it is a Greenfield site? 

 
 
2. Are the levels of affordable housing provision ‘out of kilter’ with other 

West Sussex coastal boroughs? 
 
2.1 To interpret the levels of affordable housing provision in Worthing and other 

coastal boroughs in West Sussex it is important to examine what is actually 
achieved as well as what is sought and to ensure that any comparison is made 
on a like-for-like basis. 

 
2.2 In that respect the last comparable statistics can be found in the 2008-2009 

Annual Monitoring Report and this confirms that whereas 19.7% of all 
housing developed in Worthing was delivered as affordable housing the other 
West Sussex coastal boroughs delivered 10.4% (Adur), 25% (Arun) and 
32.8% (Chichester) respectively. 

 
2.3 Worthing, Adur and Arun all utilise 30% affordable housing targets for 

development control purposes (on sites of 15 or more dwellings) whereas 
Chichester have sought to introduce a 40% target – albeit the Inspector found 
their Core Strategy to be unsound and recommended work be undertaken to 
ensure a 40% level of provision would not act as a deterrent to sites of 10 or 
more dwellings coming forward. 

 
2.4 The Viability Study (“VS”) jointly undertaken on behalf of the Boroughs 

concluded that Worthing falls into the lower value, A and B, Band areas where 
30% “looks to be a viable target” whereas it also concluded a 40% target was 
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only likely to be viable in Bands C (coastal plain and other areas of Chichester 
District, higher value areas of Adur and large parts of Horsham) and Band D 
(Chichester City and north, Haywards Heath, East Grinstead and Mid Sussex 
rural, and Horsham rural).    

 
2.5 Bearing in mind the differing sizes of the boroughs, and that Chichester has 

(proportionately) very little coastal area, it would be reasonable to conclude 
that - rather than being ‘out of kilter’ – Worthing’s level of affordable housing 
provision is appropriate for its size and location. 

 
 
3. Are the proposed policies in respect of affordable housing compatible 

with the Council’s regeneration objectives? 
 
3.1 The Regional Economic Strategy recognises that a particular challenge faced 

by the Coastal West Sussex sub-region is the need to improve economic 
performance and raise earnings. The overall aim is to secure sustainable 
economic regeneration and substantially reduce the social and economic 
disparities with the rest of the region. 

 
3.2 In that regard it can be noted, from the English Indices of Deprivation 2007, 

that whereas Worthing ranks 172 out of 354 local authorities there are 
significant disparities within different areas of the town and three wards 
including Northbrook (where the West Durrington site is located) fall within 
the lowest 20% deprived areas. As part of the Local Area Agreement in West 
Sussex a number of the most disadvantaged areas in the County were 
identified for targeted action to improve the quality of life for those living in 
what have been defined as ‘Local Neighbourhood Improvement Areas’ 
(LNIAs). Six wards in Worthing fall within a LNIA, these include Northbrook 
and Durrington itself. 

 
3.3 Furthermore, whilst the rate of crime in Worthing lies just below the national 

average it is above the average for West Sussex and violent crime in public 
places is a particular concern, with much of this concentrated within identified 
crime and anti-social behaviour ‘hotspots’ around the town centre and within 
the Northbrook and Durrington Wards. 

 
3.4 The proportion of affordable housing to market housing in Northbrook and 

Durrington wards is currently 18 % (over 800 dwellings) twice the percentage 
across the rest of the Borough (9%) and many of these are concentrated in 
estates adjoining the land at West Durrington.  The local concerns in relation 
to current levels of affordable housing compared to the rest of the town 
prompted a different approach towards the level of affordable housing and a 
higher percentage of owner occupied housing (shared ownership and 
intermediate or ‘low cost’ housing). 

 
3.5 Therefore, the proposed new development at West Durrington has an 

important role to play in the social regeneration of this area whilst integrating 

with the existing community. This delicate balance would be made more 
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difficult to achieve if excessive levels of affordable housing are required as 

one of the key development aims is to reduce existing levels of deprivation 

rather than reinforce it by ‘importing’ disproportionate numbers of households 

with below-average incomes from across the Borough bearing in mind, not 

only will West Durrington deliver 20% of the total new housing supply 2009-

2026, but more importantly provide a significant proportion of the total new 

affordable housing supply.   

 

3.6 Furthermore, the proposed development will also particularly help to develop 

a more rounded housing offer across the Borough bearing in mind the SHMA 

confirmed the current dwelling stock is focused on smaller dwellings with 

almost 1/3 of existing dwellings in the Borough being flats and 84% of new 

homes developed in the last 5 years have had only 1 or 2 bedrooms. One of the 

main objectives is therefore to redress the imbalance in the housing mix and 

consequently it is anticipated more than 90% of the new dwellings at West 

Durrington will be houses. 

 

3.7 The development at West Durrington is expected to fulfil many objectives. 

Whilst the provision of affordable housing is important there is potential for 

increased levels of provision to jeopardise the regenerative benefits associated 

with the development; for example, if all the dwellings on the site were 

delivered as affordable housing one might say it would satisfy, numerically, 

all of the affordable housing need for the Borough. However such a large 

concentration of households who are unable to access suitable housing without 

financial assistance would do nothing to alleviate the pre-existing levels of 

deprivation. 

 

3.8 The level of affordable provision sought is therefore a matter of balance as 

well as need. There are competing priorities and it has been concluded the 

proposed 30% level of affordable housing is the maximum which is 

compatible with the overarching regeneration and housing offer objectives.  

 

4. Does the ‘low cost market housing’ sought on the West Durrington site 

accord with PPS3? 
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4.1 It is recognised that for the ‘low cost’ element to be regarded as affordable the 

housing will need to meet the definition set out in PPS3 and ‘Delivering 

Affordable Housing’ the accompanying document which sets out good 

practice and guidance. The legal agreement negotiated in connection with the 

previous planning application for 875 dwellings set out the mechanism for 

ensuring that the ‘low cost’ housing could be regarded as affordable and 

provide some additional benefit in meeting housing need. The particular 

circumstances at West Durrington, as stated previously, required a slightly 

different approach in terms of the provision of affordable housing and the 

requirement by the Council for 5% ‘low cost’ housing provides an opportunity 

to secure a wide choice of housing mix and tenure to meet the needs of the 

local community and ensure the appropriate social mix for the neighbourhood. 

 

4.2 The ‘low cost market housing’ on the West Durrington site would be made 

available to households proposed by the Council thus ensuring it is available 

to suitably qualifying local households who are unable to access appropriate 

market housing without financial assistance. Furthermore, ‘low cost market 

housing’ would be sold for 80% of open market value and this discount would 

be preserved for subsequent purchasers by the imposition of a covenant 

requiring future sales to be for not more than 80% of open market value. 

 

4.2 The 5% ‘low cost market housing’ sought on the West Durrington site, 

therefore, accords with PPS3 in every respect (i.e. provision of subsidy, nature 

of recipient household, re-cycling of subsidy, successive occupiers etc) and the 

total level of affordable housing provision sought on the development is 

consequently 25% social rent and shared ownership plus 5% subsidised low 

cost market housing i.e. 30% affordable housing in total.  

 

5. Is the 25% level of affordable housing sought on the West Durrington site 

justified? 

 

6.1 As established above the level of PPS3 compliant affordable housing sought 

on the West Durrington site is 30% not 25%. 
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6.2 The 30% level of affordable housing sought is consistent with that sought in 

the Core Strategy from all sites with 15 or more dwellings albeit the West 

Durrington site has, in addition, to fulfil overarching regeneration objectives 

and provide considerable levels of infrastructure and community facilities. 

 

6.3 The SHMA records that this level of provision, i.e. 30%, is more than three 

times the existing level of affordable housing in Worthing (9%) and more than 

double the existing level of private rented housing (13%). Bearing in mind the 

scale of the proposed development (which will be a community in its own 

right even though it is an urban extension to the town) it is therefore essential 

that the levels of affordable housing delivered don’t unbalance the housing 

offer to the extent the development is rendered unsustainable. 

 

6.4 The level of affordable housing sought is identical to that sought by the 

adjoining Borough’s and, in addition, the development will be the single most 

important contributor to re-balancing the dwelling stock in the Borough during 

the life of the LDF. 

 

6. Would it be reasonable to seek a higher level of affordable housing on the 

West Durrington site because it is a Greenfield site? 

 

6.1 As established above the proposed development at West Durrington is being 

promoted for a number of reasons and to meet a number of objectives. 

 

6.2 Whilst the VS suggested that more than 30% affordable housing provision 

might be achievable it was undertaken at a point in the market cycle when 

prices/values were increasing and there was no hint of economic recession; 

furthermore, the VS did not specifically contemplate the additional demands 

that are placed upon a strategic site of this nature. 

 

6.3 That the site is Greenfield does mean that the development can subsidise 

community facilities and planning obligations which are not required of 

smaller sites however that does not mean it would be considered a sustainable, 
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or appropriately mixed, community if it was to contain higher levels of 

affordable housing than any other site in the Borough or the adjacent existing 

community.  

 

7. Conclusion 

 

7.1 The requirement for affordable housing to be provided as a consequence of 

residential development is founded upon a series of Housing Needs Studies, an 

up-to-date Strategic Housing Market Assessment, and a Viability Study. 

7.2 Thus the proposed policies are ‘justified’ by a robust and credible evidence 

base (as required by national guidance) although it is acknowledged that much 

of the background statistical evidence may not precisely reflect the impact of 

the economic recession.  

 

7.3 However, such studies can only ever be a snapshot of circumstances and it 

would not be reasonable to regard housing market conditions at either the 

height of the boom or the depths of the recession as “normal”. The proposed 

policies therefore seek what can realistically be achieved based upon a broad 

interpretation of the evidence base rather than either of the extremes. 

 

7.4 The CS should be considered as the ‘lead’ development plan document and it 

is evident from PPS3 that it should set out the housing development approach 

to be followed and how the local planning authority propose to plan, monitor 

and manage a 5 year supply of sites with the emphasis upon deliverability. 

Furthermore, the guidance in PPS3 – as recently re-affirmed by the revisions 

published by the Coalition Government – reflects the Government’s 

commitment to improving the affordability and supply of houses in all 

communities. 

 

7.5 This is within the context of PPS1 which exhorts the creation of sustainable, 

mixed communities and local planning authorities are specifically required by 

PPS3 to focus, as a priority, on managing the delivery of key outcomes 

amongst which are:- 
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“…A mix of housing, both market and affordable, particularly in terms 

of tenure and price, to support a wide variety of households in all 

areas, both urban and rural. 

A sufficient quantity of housing taking into account need and demand 

and seeking to improve choice…” 

(paragraph 10, PPS3) 

 

7.6 A balance has to be struck when formulating policies between extracting the 

maximum contributions to infrastructure and affordable housing and meeting 

regenerative social objectives whilst still encouraging landowners and 

developers to bring forward sites in a timely fashion. It is important that the 

development itself constitutes a mixed community but it must also address 

imbalances in the existing community.  

 

7.7 The proposed development at West Durrington must, first and foremost, 

deliver a community which is sustainable and that objective will be 

jeopardised if the level of affordable housing sought is not sympathetic to the 

pre-existing circumstances in the adjoining Wards. There is a significant level 

of need for affordable housing across the Borough but it would not be 

sustainable to require a large number of such vulnerable households to move 

across the Borough to an area where they may have no local connections nor 

family support. This would simply compound existing problems and intensify 

the levels of deprivation in the Northbrook and Durrington Wards. 

 

7.8 The creation of a successful, sustainable development necessitates a focus 

upon qualitative as well as quantitative aspects and simple pursuance of the 

latter would not reflect local housing market circumstances nor the importance 

of priority local objectives. 

 

7.9 Worthing BC has worked alongside the interested parties at West Durrington 

for more than a decade to formulate development proposals which will satisfy 

the many overlaying objectives. It is therefore our conclusion that the 

affordable housing aspects in proposed Policy 1 and Policy 10 are justified, 

reasonable and deliverable.  


