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2 Spatial strategy 
 

2.1 What is the vision for Shoreham Harbour? 

 This section sets out the vision, themes, 2.1.1

objectives and strategy for the 
regeneration of the Shoreham Harbour 
area up to 2031.  

 The vision is to maximise the potential 2.1.2

of the area for the benefit of existing 
and new residents, businesses, port-
users and visitors through a long-term 
regeneration strategy. This will be 
achieved through partnership working 
between local authorities and Shoreham 
Port Authority and with local 
landowners to facilitate the 
redevelopment of key sites. 

 The aim is to deliver a series of 2.1.3

appropriately located, high quality, 
sustainable, mixed-use developments 
including new housing, employment 
floorspace, leisure opportunities, 
improved public space and associated 
infrastructure including flood defences 
and transport improvements.  

Shoreham Harbour vision 
 
By 2031, Shoreham Harbour Regeneration Area 
will be transformed into a vibrant, thriving, 
waterfront destination comprising a series of 
sustainable, mixed-use developments alongside 
a consolidated and enhanced Shoreham Port 
which will continue to play a vital role in the 
local economy.  
 
The redevelopment of key areas of the harbour 
will provide benefits for the local community 
and economy through increased investment, 
improved leisure opportunities, enhanced 
public realm and the delivery of critical 
infrastructure that will help respond positively 
to climate change. 

Sustainable development 

 Sustainable development “meets the 2.1.4

needs of the present without 
compromising the ability of future 
generations to meet their own needs”24. 
The planning system contributes to 
achieving sustainable development25. 
The NPPF identifies three dimensions to 
sustainable development:  

 an economic role, contributing to 
building a strong, responsive and 
competitive economy 

 a social role, supporting strong 
vibrant and healthy communities 

 an environmental role, contributing 
and enhancing the natural, built and 
historic environment. 

 Sustainable development is an 2.1.5

overarching theme for this plan, and the 
local plans for both Adur and Brighton & 
Hove.  

                                            
24

 Resolution 42/187 of the United Nations General 
Assembly 
25

 NPPF (2012) paragraph 6 
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2.2 What are the objectives of the regeneration project?

 The partnership identified nine strategic 2.2.1

objectives to deliver the vision for 
Shoreham Harbour. These are set out 
below: 

Climate change, energy and sustainable 
building 

 

 Local plans are legally required to 2.2.2

include policies to ensure that 
development and the use of land 
“contribute to the mitigation of, and 
adaptation to, climate change”26. 

 Planning helps to shape places to secure 2.2.3

radical reductions in greenhouse gas 
emissions, minimise vulnerability and 
provide resilience to the impacts of 
climate change. It also supports the 
delivery of renewable and low carbon 
energy and associated infrastructure27. 

 Shoreham Port has EcoPort status from 2.2.4

the European Sea Ports Organisation. 
The regeneration partnership aims to 
maximise the harbour area’s potential 
as a hub for renewable energy.  

                                            
26

 Planning Act 2004 s.19 (1)(a) (as amended by Planning 
Act 2008 s.182) 
27

 NPPF (2012) paragraph 92 

Objective 1 – Climate change, energy and 
sustainable building: To minimise carbon 
emissions, address the challenges of climate 
change and create a renewable energy hub  
 
To ensure all new developments use energy and 
water as efficiently as possible, use energy from 
renewable technologies, use sustainable 
materials, reduce waste, incorporate innovative 
approaches to open space, biodiversity, and 
green infrastructure, encourage uptake of low 
carbon modes of transport and support 
sustainable lifestyles in existing and new areas.  
 
To maximise opportunities to deliver 
sustainability objectives through large-scale 
zero and low-carbon energy technologies to 
serve the harbour and wider area; particularly 
those that take advantage of the harbour’s 
coastal location. Shoreham Port will be 
supported in becoming an important hub for 
renewable energy generation for the benefit of 
the sub-region as well as locally. 

 

Shoreham Port 

 Shoreham Port is the largest commercial 2.2.5

port between Southampton and Dover, 
and the closest Channel port to London.  

 The port plays an important economic 2.2.6

role in the area. Around 1,700 people 
are employed in the port and a further 
1,000 nearby. It is an important location 
for the import and export of aggregates, 
timber, steel, oil and cereals. 

 Shoreham Port Masterplan sets out 2.2.7

SPA’s strategy for the growth and 
development of the port. The 
regeneration proposals in this plan 
provide an opportunity for 
consolidating, reconfiguring and 
enhancing the operations of Shoreham 
Port. 

Objective 2 – Shoreham Port: To support a 
growing, thriving port  

To facilitate the delivery of the adopted Port 
Masterplan, the provision of a modernised, 
consolidated and sustainable port and to 
promote the important role of the port in the 
local and wider economy. 
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 Economy and employment 

 Local planning authorities must plan to 2.2.8

meet the development needs of 
business and support economic 
growth28. The proposals in this plan will 
contribute to providing employment 
space in the local area. 

 For Adur, an Employment Land Review 2.2.9

(2014) identified the following land 
requirements for the district29: 

 15,000 to 20,000m2 office and 
research and development 
floorspace (use classes B1a and B1b)  

 35,000 to 40,000m2 warehouse 
floorspace (use class B8)  

 For Brighton & Hove, the Employment 2.2.10

Land Review (2012) identified the 
following requirements for the city30: 

 112,240m2 office floorspace (use 
classes B1a and B1b)  

 43,430 m2 industrial floorspace (use 
classes B1c, B2 and B8)  

                                            
28

 NPPF (2012) paragraph 20 
29

 Adur Local Plan area (excluding parts of the district in 
the South Downs National Park) 
30

 Brighton & Hove City Plan area (excluding parts of the 
city in the South Downs National Park) 

Objective 3 – Economy and employment: To 
stimulate the local economy and provide new 
jobs 

To provide new, high quality employment 
floorspace and improve the business 
environment to support the needs of local 
employers. To equip local communities with the 
training and skills required to access existing 
and future employment opportunities 

Housing and community 

 Local planning authorities must plan to 2.2.11

meet objectively assessed needs for 
new housing31 and identify deliverable 
sites or broad locations with potential 
for new housing. Local plans must also 
include policies to deliver community 
infrastructure and local facilities32.  

 Shoreham Harbour is identified as a 2.2.12

broad location in both the Adur Local 
Plan and Brighton & Hove City Plan. The 
proposals in this plan will contribute to 
delivering housing in the local area. 

                                            
31

 NPPF (2012) paragraph 47 
32

 NPPF (2012) paragraph 156 

 Adur needs 6,825 homes up to 203233. 2.2.13

This is 325 homes per year. The full 
objectively assessed housing need 
cannot be met and the Adur Local Plan 
aims to deliver 3,609 dwellings over the 
plan period. 

 Brighton & Hove needs 30,120 homes 2.2.14

up to 203034. This is 1,506 homes per 
year. The full objectively assessed 
housing need cannot be met and the 
Brighton & Hove City Plan aims to 
deliver 13,200 dwellings over the plan 
period. 

Objective 4 – Housing and community: To 
provide new homes and contribute to meeting 
housing need 

To address shortfalls in local housing provision 
through delivering new homes of a range of 
sizes, tenures and types, including affordable 
and family homes as well as associated 
supporting community infrastructure. 

                                            
33

 Objectively Assessed Need for Housing: Adur District (GL 
Hearn: 2016) 
34

 Objectively Assessed Need for Housing: Brighton & Hove 
(GL Hearn: 2015) 
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Sustainable travel 

 Local plans should promote 2.2.15

development at locations that minimise 
trip generation and encourages the use 
of sustainable modes of transport35. 
Transport policies can support 
reductions in greenhouse gas emissions, 
as well as contribute to wider 
sustainability and health objectives36. 

 The Shoreham Harbour Transport 2.2.16

Strategy includes a programme of 
transport infrastructure improvements, 
transport services and travel behaviour 
change initiatives. 

Objective 5 – Sustainable travel:  To improve 
connections and promote sustainable transport 
choices 

To promote sustainable transport choices 
through ensuring that new developments are 
well served by high quality, integrated and 
interconnected networks, improved pedestrian, 
cycling and public transport routes and seeking 
to reduce demand for travel by private car in 
innovative ways. 

                                            
35

 Circular 02/2013 The Strategic Road Network and the 
Delivery of Sustainable Development 
36

 NPPF (2012) paragraph 29 

Flood risk 

 Local plans should direct development 2.2.17

away from areas at high risk of flooding. 
This is determined through the 
Sequential Test, and if necessary, the 
Exception Test37.  

 Both Adur and Brighton & Hove councils 2.2.18

have carried out sequential and 
exceptions tests for the regeneration 
area. These have found the wider 
sustainability benefits of development 
at Shoreham Harbour outweigh the 
flood risk38. Development must be safe, 
without increasing the flood risk 
elsewhere. 

Objective 6 – Flood risk: To reduce the risk of 
flooding and adapt to climate change 

To ensure that development avoids and reduces 
the risks from flooding and impacts on coastal 
processes and that risks are not increased 
elsewhere as a result. To ensure that 
appropriate and comprehensive flood 
infrastructure is delivered. 

                                            
37

 NPPF (2012) paragraph 100 
38

 Sequential and Exception Test for the Proposed 
Submission Adur Local Plan 2014 (Adur District Council: 
2014); Brighton & Hove Sequential and Exception Tests for 
the Brighton & Hove City Plan Update (Brighton & Hove 
City Council: 2014) 

Natural environment, biodiversity and 
green infrastructure 

 Local plans should contribute to and 2.2.19

enhance the natural and local 
environment. Local plans should 
encourage the reuse of brownfield land. 
Local plans should include policies for 
the creation, protection, enhancement 
and management of networks of 
biodiversity and green infrastructure39. 

Objective 7 – Natural environment, biodiversity 
and green infrastructure: To conserve and 
protect the natural environment, enhance 
biodiversity and create a green infrastructure 
network 

To conserve and improve the area’s important 
environmental assets and wildlife habitats and 
to enhance the biodiversity of the area by 
creating new habitats. To minimise and mitigate 
impacts on the natural and local environment 
from soil, air, water or noise pollution. 

To support the objectives of the Brighton & 
Lewes Downs Biosphere Management Strategy 
through the creation of green links within and 
beyond the harbour area, changes in the design 
and management of spaces to create a 
functioning green infrastructure network, 
including new green spaces and biodiverse 
green roofs and walls.  

                                            
39

 NPPF (2012) paragraphs 109; 114 
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Recreation and leisure 

 Local planning authorities should plan 2.2.20

for recreational and leisure facilities and 
services to meet the needs of new 
development. Planning plays an 
important role in promoting healthy and 
active lifestyles. This includes the 
provision of open space, sports and 
recreation facilities40. 

 Local plans should also include policies 2.2.21

to protect and enhance public rights of 
way and access41. 

Objective 8 – Recreation and leisure: To 
enhance and activate the harbour for leisure, 
recreation and tourism and encourage active, 
healthy lifestyles. 

To create places that promote healthy and 
enjoyable living by improving existing and 
providing new green infrastructure including 
open spaces and green links as well as leisure 
and recreation opportunities. To improve 
connections to and use of the waterfront, coast 
and beaches as attractive destinations for both 
locals and visitors. 

                                            
40

 NPPF (2012) paragraph 73 
41

 NPPF (2012) paragraph 75 

Place making and design quality 

 Local plans should include policies that 2.2.22

set out the quality of development 
expected in the area. New development 
should: 

 function well 

 establish a strong sense of place 

 optimise the potential of the site 

 respond to local character and 
history 

 create safe and accessible 
environments 

 be visually attractive42  

Objective 9 – Placemaking and design quality: 
To promote high design quality and improve 
townscape 

To promote developments of high design 
quality that maximise the waterfront setting, 
respect local character and form and enhance 
key gateways and public spaces.  

To protect and enhance the area’s historic 
assets including the Scheduled Monument at 
Shoreham Fort, listed buildings and 
conservation areas. 

                                            
42

 NPPF (2012) paragraph 58 

2.3 What is proposed in the plan? 

 This plan splits the regeneration area 2.3.1

into seven character areas. These are 
shown in Map 3. The areas are: 

CA1 South Quayside  

CA2 Aldrington Basin 

CA3 North Quayside and South 
Portslade 

CA4 Portslade and Southwick Beaches 

CA5 Fishersgate and Southwick 

CA6 Harbour Mouth 

CA7 Western Harbour Arm 

 Section 4 of this plan includes specific 2.3.2

policies and proposals for each of these 
areas. This includes four allocations for 
new development. The allocations are: 

SS1 Aldrington Basin 

SS2 South Portslade 

SS3 Southwick Waterfront 

SS4 Western Harbour Arm Waterfront 
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Map 3 - Character areas 
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 Map 4 illustrates the key proposals in 2.3.3

the plan. These include: 

CA1 – South Quayside 

 South Quayside is mostly a port-2.3.4

operational area. Port facilities will be 
safeguarded and improved.  

 The area also includes a waste water 2.3.5

treatment works, power stations and 
renewable energy generation. These 
uses will be safeguarded.  

CA2 – Aldrington Basin 

 Aldrington Basin includes a mixture of 2.3.6

port operations, employment space and 
some residential areas. Port facilities 
will be safeguarded and improved.  

 The area includes proposed 2.3.7

development at allocation SS1 – 
Aldrington Basin. Together, allocations 
SS1 and SS2 will deliver a minimum of 
7,500m2 employment generating 
floorspace and 300 new homes.  

CA3 – North Quayside and South 
Portslade 

 North Quayside is mostly a port-2.3.8

operational area. Port facilities will be 
safeguarded and improved.  

 South Portslade is mostly an 2.3.9

employment area. It includes proposed 
development at allocation SS2 – South 
Portslade. Together allocations SS2 and 
SS1 will deliver a minimum of 7,500m2 
employment generating floorspace and 
300 new homes.  

CA4 – Portslade and Southwick Beaches 

 Access to Portslade and Southwick 2.3.10

Beaches for pedestrians and cyclist will 
be improved. Habitats and biodiversity 
will be created and protected. 

CA5 – Fishersgate and Southwick  

 Fishersgate and Southwick include a 2.3.11

mixture of port operations, employment 
space, residential areas and green 
space. Port facilities will be safeguarded 
and improved. 

 The area includes proposed 2.3.12

development at allocation SS3 – 
Southwick Waterfront. This will deliver a 
minimum of 4,000m2 employment 
generating floorspace. 

 Lady Bee Marina will be expanded and 2.3.13

improved. Green space will be improved 
and connected to create wildlife 
corridors and linear open spaces. 

 Improvements to existing housing 2.3.14

estates will be supported. This includes 
the retrofit of energy efficiency 
measures. 

CA6 – Harbour Mouth 

 Harbour Mouth includes port-2.3.15

operational areas, existing housing and 
employment space, and Kingston Beach. 
Port operational areas will be 
safeguarded and improved. 

 The area includes the historic buildings 2.3.16

of Kingston Buci lighthouse and 
Shoreham Fort. These will be protected. 

CA7 – Western Harbour Arm 

 Western Harbour Arm is mostly an 2.3.17

employment area. It includes proposed 
development at allocation SS4 – 
Western Harbour Arm Waterfront. This 
will deliver a minimum of 1,100 new 
homes and 12,000m2 employment 
generating floorspace. 

 New flood defences will be built. A new 2.3.18

waterfront route will improve 
connections for pedestrians and cyclists 
between Shoreham-by-Sea town centre 
and Kingston Beach. Habitats and 
biodiversity will be created and 
protected.  
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Map 4 - Regeneration proposals 
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Map 5 - Planning constraints 
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2.4 What are the constraints in the 
regeneration area? 

 Map 5 shows some of the main planning 2.4.1

constraints in the regeneration area. 
Development and regeneration 
proposals need to consider these 
constraints. 

Slipways and hards 

 There are several historic slipways and 2.4.2

hards in the Western Harbour Arm area. 
Many of these are in a poor state of 
repair and are unusable for modern 
craft. However they are an important 
part of the heritage and character of 
Shoreham-by-Sea. 

Historic buildings and conservation 
areas 

 The regeneration area includes part of 2.4.3

the Shoreham-by-Sea Conservation Area 
and the Riverside section of the 
Southwick Conservation Area.  

 Shoreham Fort is a Scheduled 2.4.4

Monument. There are three Grade II 
Listed Buildings: 

 Royal Sussex Yacht Club 

 Sussex Arms Public House 

 Kingston Buci Lighthouse 

Nature reserves 

 The Adur Estuary Site of Special 2.4.5

Scientific Interest (SSSI) is close to the 
regeneration area. The Western 
Harbour Arm, in particular, is within the 
impact risk zone for this site. Parts of 
the SSSI are also an RSPB nature 
reserve. 

 There are Sites of Nature Conservation 2.4.6

Importance (SNCIs) at Shoreham Beach 
and Basin Road North. Shoreham Beach 
is also a Local Nature Reserve. 

Open space 

 Kingston Beach is a Village Green. This 2.4.7

safeguards the beach as a public space. 

 Other public open spaces include: 2.4.8

 Fishersgate Recreation Ground 

 The Ham, a small recreation ground 
and skate park in the Western 
Harbour Arm area 

 The Garden, a pocket park at Coates 
Court, Southwick 

 The Sanctuary, a pocket park at 
Laylands Court, Fishersgate 

 The regeneration area is also close to 2.4.9

Hove Lagoon and Vale Park. 

Air quality 

 There are two Air Quality Management 2.4.10

Areas (AQMAs) that are partly within 
the regeneration area. The Brighton & 
Hove and Portslade AQMA in the east. 
And the Shoreham AQMA in the west. 

 These AQMAs have been designated 2.4.11

due to the high level of pollutants from 
road vehicle emissions. Each AQMA has 
an Air Quality Action Plan which sets out 
how this is managed. 

Hazardous substances 

 There are three Health and Safety 2.4.12

Executive (HSE) Consultation Zones in 
the regeneration area. These limit the 
types of development that are allowed 
close to sites where hazardous 
substances are handled. There is also a 
Development Proximity Zone at the 
Fishersgate site. 

 The South Quayside site is no longer 2.4.13

active. Adur District Council is currently 
seeking to revoke the hazardous 
substances consent for this site 

 The Western Harbour Arm site will 2.4.14

become inactive during the plan period. 
Adur District Council will seek to revoke 
the hazardous substances consent for 
this site at that time.


