Objection to APP/26/00324 by Emsworth Residents Forum

The Emsworth Residents Forum objects to the planning application in its current form. While the Forum has previously engaged constructively with the principle of development at Southleigh, that engagement has always been conditional on the timely delivery of essential infrastructure before occupation. The current application does not provide any assurance that such infrastructure will be in place, and therefore fails to address the principal concerns raised by local residents.

The 2017 Southleigh Master Plan included a north-south spine road linking the site to the A27 to the south and Bartons Road to the north. That link road was a fundamental element of the original masterplan and was central to residents’ cautious acceptance of the development concept. Its omission from the current proposal is a material change which substantially weakens the transport strategy now relied upon by the applicant.

A recent survey of Forum members identified two infrastructure requirements as essential prerequisites to any development: firstly, adequate transport provision, including the previously proposed link road; and secondly, sufficient wastewater capacity to prevent pollution of the harbour through the discharge of untreated wastewater, particularly following periods of heavy rainfall.

Although the application refers to other infrastructure requirements, local experience demonstrates that land allocation alone does not guarantee delivery of the necessary services. Residents are particularly concerned that existing medical facilities will be placed under further pressure unless additional provision is secured within the Southleigh development itself. The absence of such facilities would also increase travel demand to surrounding settlements, compounding the transport impacts identified below.  

The  “vision and validate” approach proposed in this case – or “wait and see” – may be appropriate in cases where incremental changes can be meaningfully monitored and managed.  But this development does not fall into that category.   Its scale is such that it will immediately lead to severe problems for the surrounding settlements for which solutions will need to be designed, then funding allocated, which will simply mean that the surrounding area will be subject to intolerable pressure for years to come. 

For these reasons, the Forum considers that key infrastructure elements should be secured by appropriate Grampian planning conditions. Without such conditions, the development would place a totally unacceptable pressure on neighbouring settlements from the first occupation of homes on the site.  	
1	Transport Infrastructure

It is submitted that the planning application does not demonstrate, through robust evidence, that the proposed development can be accommodated without unacceptable transport and highways impacts.

The primary basis for this objection is that the development is entirely unviable in its current form due to the lack of a dedicated vehicle link road to the A27, which was previously deemed a critical component of local infrastructure planning for this sector.  Proceeding without this infrastructure will result in a severe residual cumulative impact on the local highway network, violating Paragraph 111 of the National Planning Policy Framework (NPPF) and relevant Havant Borough Council Local Plan policies. 
 
Lack of Evidence Supporting the Exclusion of the A27 Link Road from the Planning Application

The application fails to provide a robust, evidence-based justification for omitting a vehicular link road to the A27, relying instead on a switch to active travel to cater for an increase in demand for personal mobility.  But the existing evidence base includes the assertion of Havant Borough Council in its A27 Junction Feasibility Study (2018).   It stated that, “the existing road network is unlikely to provide the capacity that would be required of it with the 2100 additional homes and new retail and businesses to be provided within the Southleigh development area. It is therefore necessary to consider how additional capacity in the road network can be provided and one way this could be done is by providing a new access onto the A27. This new access could potentially offer additional road network resilience and offer opportunities to reduce traffic and improve air quality on nearby routes.”  Other than relying on the national policy directive to shift towards active travel, there is no evidence presented to support the rejection of the previous argument in favour of the new road.  The applicant has provided no credible, data-driven counter-evidence to prove that local roads can safely handle this burden alone without incurring unmanageable traffic scenarios.  

The application assumes an unrealistically high level of foot, cycle, bus and train transit to absorb commuting patterns.  This ignores the geographic reality of regional commuting in South Hampshire, which setting aside the employment node of Portsmouth, is very dispersed.  It fails to provide empirical evidence that thousands of new residents will not disproportionately rely on private vehicles to reach places of work across South and East Hampshire and West Sussex. 

Unrealistic assumption of achievable level of modal shift

The transport case relies heavily on an assumed reduction in private car use through modal shift to other means of transport. However, the application does not demonstrate that the conditions necessary to achieve that shift will exist at Southleigh, including high-quality active travel connections, frequent and attractive public transport serving the destinations required, and effective measures to reduce reliance on private car travel.

Such assumptions may be more credible in more densely populated urban locations where sustainable transport alternatives are already well established, though even in those locations the move from private cars to other forms of transport has been limited and achievable only if both push and pull factors are co-ordinated to achieve this aim.   They have not been demonstrated for a suburban development of this scale and no precedents are cited which give confidence that it could be achieved.    Even if the 6% reduction in car journeys were achieved, this would account for only approximately 600 of the estimated 10,000 daily car trips generated by the development. The proposed mitigation focuses on junctions close to the site and does not appear to assess or significantly mitigate the cumulative impact of this and other significant local developments on the wider local road network, including routes through Emsworth and Warblington to the A27.

Inadequate modelling of traffic assessments

By excluding the link road, traffic from 1,800 properties will be forced directly onto constrained local roads like Southleigh Road, Bartons Road, Horndean Road and residential areas through Denvilles and Emsworth.   The Warblington Level Crossing is an obvious constraint which acts as a barrier to traffic moving south toward the strategic road network.  The applicant has failed to provide a modelled solution for the inevitable gridlock which will ensue without an independent link out of the site to the A27.  

The transport modelling submitted by the applicant is incomplete. Multiple key access routes intended to feed the development’s traffic into the wider network, such as North Street and Havant Road (A259) in Emsworth, have completely omitted rigorous modelling for real-world traffic flows on this broader network 

The Transport Assessment fails to account for commercial growth, most obviously the impact of the new Amazon depot in New Road with a sharp recent increase in both HGV traffic and light commercial van traffic.   Neither has there been a full evaluation of the cumulative impact of all committed developments affecting the local and strategic road networks. 

Conclusion

Southleigh will generate traffic which will feed into the strategic road network and cannot be viewed in isolation from it.  The applicant’s rejection of the original link road proposal for this site to ensure that it is adequately linked to the strategic network without causing unmanageable increases in traffic to existing settlements, is an over-optimistic stance.   

No evidence has been presented which could lead to the conclusion that no link road is required and that the existing road network can absorb the additional traffic without an unacceptable impact on the existing community.   It is illogical simply to plan on the basis of a “vision” of what might be achievable, but for which there is no credible evidence.    Indeed there is no compelling evidence that the modal shift required to ease the additional traffic can be achieved in this location at all.  In this instance the application fails to demonstrate that the development can be sustainable.   The decision to drop the A27 link road places a severe infrastructure burden on the existing community.   Because the applicant has failed to present adequate evidence proving the network can survive without the link road, the application fails the test of sustainability

2	Foul Water Infrastructure Assessment

It is submitted that the planning application does not demonstrate, through robust evidence, that sufficient foul water drainage and wastewater treatment capacity exists now or will exist in the future to accommodate the proposed development of up to 1,800 dwellings.
While the application contains a foul drainage strategy describing how foul flows would connect to Southern Water’s sewerage network, there appears to be no comprehensive assessment of the capacity of the entire wastewater system, including:
· the receiving foul sewer network;
· pumping stations;
· the receiving wastewater treatment works (assumed to be Budds Farm);
· cumulative flows from other committed developments; and
· the timing of any infrastructure upgrades required before occupation

Accordingly, the Local Planning Authority cannot be satisfied that adequate wastewater infrastructure exists, or will exist when required.
National Planning Policy Framework
Paragraph 180 of the National Planning Policy Framework requires planning decisions to ensure that development is appropriate for its location, taking account of pollution risks and infrastructure constraints.
Paragraph 183 further requires that planning decisions should ensure that development is suitable for its proposed use, taking account of ground conditions, pollution and environmental impacts.
For a development of this scale these policies require more than simply identifying a sewer connection.   They require confidence that wastewater can be conveyed and treated without causing environmental harm.

Southern Water’s Consultation Response
Southern Water has not provided an unequivocal statement that sufficient foul drainage capacity already exists.
Instead, its consultation response indicates that:
· hydraulic modelling of the sewer network is required;
· monitoring may be necessary;
· reinforcement of the network may be required; and
· occupation should be phased so that any necessary upgrades are completed before development proceeds. 
This is materially different from confirming that adequate capacity presently exists.

Evidence of Existing Strategic Constraints
Southern Water’s own Drainage and Wastewater Management Plan identifies the Budds Farm wastewater system as one of the highest-risk systems in the East Hampshire catchment.
The published plan identifies:
· very significant risks in multiple planning objectives;
· increasing rainfall-related flooding risk;
· pressures from future growth;
· the need to reduce storm overflow discharges;
· nutrient reduction requirements; and
· investment requirements affecting both the sewer network and Budds Farm treatment works; 
This background evidence makes it particularly important that the planning application demonstrates available treatment capacity.

Cumulative Development
The application also appears not to demonstrate how cumulative wastewater flows have been assessed.
Major developments are either committed or proposed across:
· Southleigh;
· Havant;
· Waterlooville;
· the wider Budds Farm catchment.
The application should therefore demonstrate:
· cumulative foul flows;
· cumulative loading on Budds Farm;
· interaction with Southern Water’s investment programme.
No such assessment has been identified.

Environmental Effects
Failure to demonstrate wastewater treatment capacity creates uncertainty regarding:
· increased storm overflow operation;
· pollution risks;
· impacts upon Langstone Harbour;
· impacts upon Chichester Harbour;
· nutrient loading;
· compliance with environmental permits;
· compliance with the Conservation of Habitats and Species Regulations.
Given the internationally designated environmental sites in close proximity to Budds Farm, these issues are particularly significant.

Further Information Required
Before determination, the applicant should provide:
1. Confirmation of the receiving wastewater treatment works.
2. Existing average dry weather flow.
3. Existing consented treatment capacity.
4. Existing utilisation of treatment capacity.
5. Additional dry weather flow generated by Southleigh.
6. Cumulative flows from all committed developments linked to Budds Farm WTW.
7. Details of all sewer reinforcement works.
8. Details of all wastewater treatment works upgrades.
9. Programme for completion of upgrades.
10. Confirmation from Southern Water that sufficient sewerage and treatment capacity will exist before occupation of any dwelling.

Conclusion
The submitted planning application fails to demonstrate that the two critical infrastructure elements will be sufficient to support a development of this scale.   It is essential that:
1 The applicant can demonstrate with robust empirical real-life evidence that the development as proposed can be accommodated without unacceptable traffic and highways impact on surrounding settlements.   Furthermore, hard evidence including real-life case -study data needs to be supplied that a significant modal shift away from private cars can be achieved in a suburban setting in order to justify the exclusion of a new highway link to the main strategic network.  Without that clear evidence, the original proposed link road must be restored to any plan for this site.

2 Since the Budds Farm Wastewater Water Treatment Works requires further investment to increase its capacity to receive and treat the wastewater from the proposed development together with the cumulative growth from other developments, a definitive timeline for the required work to be implemented is needed from Southern Water
The Local Planning Authority therefore cannot safely conclude at this time that either the transport infrastructure or the foul water infrastructure necessary to support a development of this scale will be available and effective before occupation.  Since the support of the local community has always been conditional on the required infrastructure being in place prior to occupation, we would expect these two issues to be included as Grampian planning conditions attached to any future planning consent.
In the absence of the relevant evidence, there is insufficient information for the Local Planning Authority to conclude that the proposed development can be served by adequate major infrastructure without creating unacceptable environmental, transport, and highways impacts.   These are material considerations which should lead to a refusal of consent for this application.





