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1 Introduction 
Purpose 

1.1 The purpose of this report is to inform a request for an Environmental Impact Assessment (EIA) Scoping 

Opinion from Brighton & Hove City Council (‘BHCC’) in relation to St William Homes LLP (the ‘Applicant’) 

proposals for the redevelopment of the former Brighton Gas Works, Marina Way, Brighton (the ‘Site’).  

1.2 Proposals are being developed for a planning application for the redevelopment of the Site (hereafter 

referred to as the ‘Development’), which include demolition of buildings and structures, ground 

remediation (where required) and construction of a new residential-led development. 

1.3 An EIA is a systematic process that aims to prevent, reduce or offset the significant adverse environmental 

effects of development proposals and enhance beneficial effects. It ensures that planning decisions are 

made considering the likely significant environmental effects of the Development and with engagement 

from statutory bodies, local and national groups and the public.  

1.4 This report sets out the findings of an EIA scoping study undertaken by the project team and accompanies 

a request for a Scoping Opinion submitted to BHCC in accordance with Regulation 15 of the Town and 

Country Planning (Environmental Impact Assessment) Regulations 20171 (as amended)2 (the “EIA 

Regulations”). In line with the EIA Regulations, this report identifies the Site location, the nature and 

purpose of the Development (including its location and technical capacity) and the likely significant effects 

on people and the environment. The report also outlines the proposed content, approach and scope of the 

Environmental Statement (“ES”). The ES will present an assessment of the likely significant effects of the 

Development associated with demolition, remediation and construction works and once the Development 

is completed and operational. The ES will be ‘based on’ the Scoping Opinion from BHCC will .  

1.5 Figure 1.1 and Figure 1.2 show the Site’s location and indicative extent of the planning application 

boundary. The continuous solid red line on Figure 1.2 shows land owned by the Applicant and the dotted 

red line shows land outside of the Applicant’s ownership. It has not yet been decided whether the planning 

application boundary will include land outlined by the dotted red line as this land is outside of the 

Applicant’s ownership. The ES will assess the relevant boundary at the time of making the application.  For 

the purposes of this report, the Site includes the maximum extent of land within both the solid and dotted 

red lines in Figure 1.2. In addition to the Site extent shown in Figure 1.2, off-site improvement works may 

be proposed, including to Boundary Road, directly west of the Site. These would be described in the 

planning application and secured by the subsequent planning permission as necessary.  

1.6 Brief descriptions of the Site and the Development are provided within Sections 2 and 3 respectively. 
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Figure 1.1: Site Location  

 

Figure 1.2: Indicative Planning Application Boundary  
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Planning and EIA Context 

1.7 Brighton & Hove City Plan Part One3 (‘CPP1’) was adopted on 24th March 2016, superseding the Brighton & 

Hove Local Plan4 (‘BHLP’) which was adopted in July 2005. The CPP1 sets out the Council’s vision, objectives, 

strategy and policies to guide development within the administrative area of BHCC over the plan period up 

to 2030. The following local planning designations relate to the Site: 

• Development Area Boundary (CPP1); 

• Strategic Allocation Policy DA2.C.2 (CPP1 and draft CPP2); and 

• Identified Housing Sites Policy HO1 (BHLP). 

1.8 There are eight Development Areas allocated within the CPP1 which account for 45% of the planned new 

housing for BHCC. Within these Development Areas, the CPP1 makes strategic allocations to secure the 

delivery of approximately 3,235 new dwellings over the plan period.  

1.9 Policy DA2 ‘Brighton Marina, Gas Works and Black Rock Area’ refers to a designated Development Area 

within the vicinity of Brighton Marina and encompasses the Site. The CPP1 states that the aspiration of the 

Council is to facilitate the creation of a new mixed-use destination to include optimising brownfield sites 

with support for retail, leisure and commercial uses in addition to delivering substantial amounts of new 

homes. With respect to the Site, this has been allocated for redevelopment under Policy DA2.C.2 to provide 

“…approximately 2,000 sqm of business floor space to the north of the site, a minimum of 85 residential 

units and some ancillary retail development.” Under saved Policy HO1 of the BHLP, the southern half of the 

Site was allocated for housing and was expected to provide 80 units of which 30% would be allocated for 

affordable housing. On adoption of the BHCC City Plan Part Two (CPP2), the saved policies will be replaced, 

therefore the 85 unit allocation will fall away (Policy HO1). Within the CPP2, the Site remains within the 

DA2.C.2 boundary, albeit BHCC has also shown a ‘Waste and Mineral’ allocation. No further designations 

exist for the Site, although the Bell Tower Industrial Estate, located adjacent and to the west of the Site, is 

a protected employment site.  

1.10 The Development falls within Category 10(b) of Schedule 2 of the EIA Regulations, which is applicable to 

‘Urban Development Projects’. A formal screening opinion has not been requested from BHCC. Instead, the 

Applicant has committed to undertaking an EIA and submitting an ES with the planning application 

voluntarily. 

1.11 Under the EIA Regulations, the ES will be required to be “based on” the Scoping Opinion provided by the 

BHCC and will be prepared by competent experts (see below). 

Project Team 

1.12 In accordance with Regulation 18(5) of the EIA Regulations, it is confirmed that this Scoping Report has 

been prepared by competent experts from the organisations listed in Table 1.1. These specialists will also 

undertake the EIA and their relevant expertise and qualifications will be stated within each technical 

chapter of the ES.  
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Table 1.1: Project Team 

Organisation Role 

St William Homes LLP Applicant 

EPR Architects  Architect 

Andy Sturgeon Design Landscape Architect 

Quod 
Planning Consultant, EIA Project Manager, Socio-

Economic Consultant  

Royal Haskoning DHV Transport  

Gravity Flood Risk and Drainage 

Ecology Solutions Biodiversity  

Atkins Ground Conditions and Contamination 

RPS Archaeology  

WYG Air Quality and Odour 

WYG Noise and Vibration  

Anstey Horne Daylight, Sunlight and Overshadowing  

WindTech Wind Microclimate 

CityDesigner Townscape, Heritage and Visual 

Miller Hare Verified Views  

1.13 Quod will be the lead editor of the ES and author of certain chapters. Quod is a member of the Institute of 

Environmental Management and Assessment EIA Quality Mark Scheme, an accreditation scheme which 

sets high standards for EIA practice and demonstrates a commitment to excellence in EIA activities. 

Structure of the Report 

1.14 The remainder of the Scoping Report is structured as follows: 

• Section 2: Site and Setting; 

• Section 3: Description of Development; 

• Section 4: EIA Methodology; 

• Sections 5-12: Significant Effects to be Scoped in the EIA; 

• Section 13: Cumulative Effects; and 

• Section 14: Non-Significant Topics. 
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1.15 The following appendices are also provided: 

• Appendix A: Cumulative Schemes and Map; 

• Appendix B: Structure of ES Technical Chapters; 

• Appendix C: Ground Conditions Methodology 

• Appendix D: List of Townscape Viewpoints;  

• Appendix E: Archaeological Desk Based Assessment;  

• Appendix F: Existing Health Baseline Profile; and 

• Appendix G: Preliminary Ecological Appraisal. 



 

 

Quod | Brighton Gas Works, Brighton | EIA Scoping Report | July 2020 
 

  6 

2 Site and Setting  
Site Description  

2.1 The Site location is shown in Figures 1.1 and 1.2. The land within the continuous solid red line in Figure 1.2 

extends to approximately 1.46 hectares (ha), with the land to the north and south defined by the dotted 

red line approximately 0.56 ha. The maximum extent of the Site would therefore be approximately 2.02 ha 

and is wholly located within the BHCC administrative boundary. The Site is situated approximately 2.5 

kilometres (km) east of Brighton town centre, at Ordnance Survey (OS) National Grid Reference (NGR) TQ 

33566 03542. The Site is immediately north of the A259 coastal road and located in the vicinity of Black 

Rock, Brighton Marina and East Brighton Park. Marina Way forms the eastern boundary of the Site.  

2.2 The north eastern part of the Site is occupied by two gas holders, which are now redundant and have been 

purged of gas and isolated. One gas holder frame remains. Directly south of the gas holders, there is 

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

gas mains cross the Site. 

2.3 The wider 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. There are some areas of scrub and emerging vegetation on the Site. 

2.4 Vehicular access to the Site is via three points on Boundary Road to the west and one point on Marina Way 

to the east, although the Site is not currently publicly accessible.  

Planning Context of the Site 

2.5 A prior notification application was submitted to BHCC in September 2013 for the ‘demolition of the holders 

and associated structures’ (ref. BH2013/02188) and prior approval was granted on 30th September 2013. 

The prior approval expired on 30th September 2018. 

2.6 A second prior notification application was submitted to BHCC in August 2018 for the ‘dismantling of 

redundant gas holders and associated structures’ (ref. BH2018/02571). On 7th September 2018, BHCC 

noted that prior approval was required and the application was refused, as insufficient information was 

provided to the BHCC to assess the proposed method of demolition and the proposed restoration of the 

Site. 

History of the Site 

2.7 The Site has been occupied as a gas works since 1818 when it was developed for gas production and storage. 

Gas production ceased in 1860 and thereafter the Site was used for gas storage and distribution.  

2.8 The gas works and gas holders historically occupied a larger area of the Site than currently present on the 

Site, including the southern part, however, only gas holders No’s 5 and 7 remain. Gas holder No. 5, built in 

1935, comprises the below ground frame guided gas holder located in the north western corner of the Site. 

The tank is understood to have been built or replaced later in 1957. Gas holder No. 7, a more recent addition 

to the Site constructed in 1946/1947, comprises the below ground spiral guided gas holder located in the 

north eastern corner of the Site. Both gas works are later examples of their types. 

2.9 Due to changes in the way gas is now stored, the gas holders are now redundant and only a small area of 

the Site is now required for operational use. A small area of the Site is proposed to be retained for 

operational use as part of the Development.  
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Surrounding Context  

Land Uses  

2.10 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. Marina Way forms 

the Site’s eastern and southern boundary, with residential dwellings situated along the length of Marina 

Way to the east of the road, with Roedean Fire Station situated behind these residential dwellings. The 

coast road, Marine Drive (A259) is located to the south of Marina Way. The Site is separated from Marine 

Drive by retaining wall and significant difference in ground level. Boundary Road forms the Site’s western 

boundary, with Bell Tower Industrial Estate situated at the northern end of Boundary Road immediately 

adjacent to the Site with residential dwellings along the remaining length of Boundary Road. The closest 

residential properties are located along Boundary Road, east of Marina Way and north of Roedean Road. 

2.11 East Brighton Park is located approximately 145m north east of the Site. The South Downs National Park 

extends to the north eastern corner of the Site beyond Roedean Road, approximately 70m from the Site. 

2.12 At the closest point, the coast and English Channel is approximately 250m south of the Site. Brighton Marina 

is located approximately 345m south east of the Site.  

2.13 The Site is currently served by one vehicular access point from Marina Way to the east and three points of 

vehicular access from Boundary Road to the west. Both Boundary Road and Marina Way provide vehicular 

access onto the B2066 (Roedean Road), with Marina Way also providing access to the A259 (Marine Drive). 

The A259 is recognised as a sustainable transport corridor and bus priority route running along the Brighton 

seafront, linking the town centre with the port of Newhaven to the east and Shoreham to the west.  

2.14 The Site benefits from being close to a number of bus stops, although the closest train station is the Brighton 

Railway Station, located 3km north west of the Site. The main cycle route from the Site towards Brighton 

town centre is located to the south of Marine Drive and forms part of National Cycle Network (NCN) Route 

2. 

Site and Surrounding Sensitivities 

2.15 Figure 2.2 shows the key environmental sensitivities surrounding the Site. 

2.16 The Site does not lie within an Archaeological Notification Area (ANA) as defined by East Sussex County 

Council (ESCC). The Roedean Prehistoric and Roman funerary landscape (ANA DES9043), however, is 

located to the east of the Site on the other side of Marina Way.  

2.17 The Site does not contain any heritage assets designated as being of national importance, such as listed 

buildings or Parks and Gardens of Special Historic Interest. There are no Scheduled Monuments within the 

Site, with the closest being Whitehawk Camp causeway enclosure situated approximately 1.1km to the 

north west. There are also no Registered Parks and Gardens within the Site, however, the Grade II listed 

Kemp Town Enclosures Registered Park and Garden is located approximately 130m to the south west of the 

Site. The closest listed buildings 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 

to the 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.  

2.18 The locally listed Marine Gate is located adjacent to the south eastern corner of the Site on Marine Drive.  

2.19 South Downs National Park is situated approximately 70m to the north east of the Site beyond Roedean 

Road. The part of the South Downs National Park nearest to the Site comprises two football pitches. 
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2.20 The Site is located within the Brighton and Lewes Biosphere Reserve. However, the Site does not fall within 

any Special Areas of Conservation (SAC), Special Protection Areas (SPA), Ramsar sites, Sites of Special 

Scientific Interest (SSSI), Natural Nature Reserves (NNR) or Local Nature Reserves (LNR). There are four 

statutory designated sites within 2km of the Site boundary, the closest of which is Brighton to Newhaven 

Cliffs SSSI located approximately 50m south east of the Site and Beachy Head West Marine Conservation 

Zone located approximately 300m to the south of the Site. Whitehawk/Race Hill LNR is approximately 700m 

to the north west of the Site. There are ten non-statutory sites of nature conservation importance within a 

2km radius of the Site, the closest of which is Sheepcote Valley Local Wildlife Site (LWS) situated 

approximately 130m to the north east. 

2.21 In August 2013, BHCC established the Brighton Portslade & Rottingdean Air Quality Management Area 

(AQMA), which is an area identified as having poor air quality owing to exceedances of the annual mean 

nitrogen dioxide (NO2) objective and the 24-hour mean particulate matter (PM10) objective. The Site is not 

located within the AQMA, with the AQMA is located approximately 830m to the west of the Site at the 

junction of Eastern Road and Bristol Gate, at the closest point. 

2.22 The Site lies within Flood Zone 1, meaning the Site has a low probability of flooding from river/tidal sources. 

The Site is not located within a groundwater Source Protection Zone (SPZ). The Site is underlain by 

Newhaven Chalk, a Principal Aquifer. 

Future Development  

2.23 The Brighton Marina Outer Harbour development is proposed on land to the south of the Site within 

Brighton Marina where full (Phase Two) and outline (Phase Three) planning permission is sought for a 

residential led mixed use development (ref. No. BH2019/00964) (see Appendix A for further details). This 

mixed use development proposes up to 1,000 residential units and 1,561m2 of flexible commercial floor 

space in buildings ranging from 8 to 28 storeys in height, undercroft car and cycle parking; servicing; 

landscaping; public realm works; and infrastructure works. At the time of writing, no decision has been 

made on this application. Phase One has been built out.  

2.24 The Black Rock site to the south of the Site is allocated within the Council’s CPP1 for ‘7,000 sq.m of leisure 

and recreation use in addition to ancillary retail and café uses associated with the primary leisure use’. BHCC 

has secured funding for enabling works to prepare the Black Rock site for redevelopment, for which it 

received resolution to grant on 10 June 2020 (ref. No. BH2020/00442). 



 

 

Quod | Brighton Gas Works, Brighton | EIA Scoping Report | July 2020 
 

  9 

Figure 2.2: Environmental Sensitivities Map 
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3 Description of Development 
Overview of the Application 

3.1 The Applicant proposes the comprehensive redevelopment of the Site and, to facilitate construction of the 

Development, the buildings and structures on the Site will be demolished and ground remediation 

undertaken, where required. Permission for the works set out below may come forward under one or two 

applications although all works would be subject to EIA and covered by a single ES and the scope set out in 

this report.  

3.2 It is expected that a full (detailed) planning application will be submitted for the Development. The precise 

description of Development has not been finalised, however, is likely to include: 

• demolition of existing buildings and structures; 

• enabling works including but not limited to: ground remediation and decontamination; removal of 

below ground obstructions; consolidation of existing gas equipment including erection of a new 

Pressure Reduction Station (PRS)1 compound; 

• construction of: 

• up to 700 new dwellings and ancillary residential floorspace – this may be set out in the 

planning application by a number of homes or equivalent GEA figure; 

• circa 2,000sqm non-residential floorspace (use classes B1, A1-A4 and/or D1); 

• new public open space, and semi-private and private residential open space;  

• car and cycle storage predominately within podium(s); 

• pedestrian, car and cycle and access and circulation works; 

• landscape and public realm works; and 

• associated infrastructure and interim works. 

3.3 The buildings of the Development would range in heights and massing. Heights and massing have not been 

finalised but are anticipated that they could come forward within a range of between ground plus 3 and 

ground plus 16 storeys. 

3.4 The Development proposals are at an early stage of design and will be developed further with input of 

technical analysis as part of the EIA process and in consultation with BHCC and other stakeholders. 

Mitigation measures will be incorporated and designed into the Development, where possible, to avoid or 

reduce likely significant adverse effects on the environment and local community. 

Demolition, Remediation and Construction  

3.5 Demolition of the existing structures on the Site and ground remediation will be required to facilitate 

construction and such works may overlap. An indicative of the likely demolition, remediation and 

construction programme and methodology will be provided in the ES once the proposals have been further 

developed. Timescales and methods are likely to be comparable with other developments of a similar 

nature and scale. At this point in time, we estimate the overall construction programme could last 

approximately 8-10 years but a worst case scenario of circa 15 years may be assessed, with works likely to 

commence in 2021/2022 subject to planning permission. This may be updated in the ES.  

 

 
1 A Pressure Reduction Station is required as part of the gas network to regulate gas pressure. 



 

 

Quod | Brighton Gasworks | Scoping Report | July 2020 
 

  11 

3.6 The ES will include measures necessary to mitigate construction effects. The nature of these documents 

and other measures would be discussed further with BHCC through pre-application discussion. 
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4 EIA Methodology 
Introduction 

4.1 The ES will be prepared in accordance with the EIA Regulations and reference will be made to current EIA 

good practice guidance.  

4.2 A single ES will be prepared to accompany the planning application(s). The assessment of likely significant 

effects in the ES will set out the effects associated with the demolition and remediation works, construction 

works and once the Development is completed and operational. The general approach to the EIA process 

is outlined below, although some assessments may deviate from the general approach owing to 

methodologies and technical guidance specific to the topic.  

Consultation and Scoping Opinion  

4.3 A programme of consultation with key stakeholders will be undertaken with statutory and non-statutory 

consultees throughout the design and in the lead up to submission of the planning applications. Key 

stakeholders include BHCC, South Downs National Park Authority and the Environment Agency. 

4.4 In line with the EIA Regulations, the ES will be ‘based on’ the Scoping Opinion provided by BHCC in light of 

this report. Each ES technical chapter will set out key points made during the scoping and consultation 

process between the project team and stakeholders and will clearly explain how these have been addressed 

by the EIA process. 

Alternatives 

4.5 In accordance with the EIA Regulations, the ES will provide “a description of the reasonable alternatives…. 

relevant to the proposed project and its specific characteristics which have been considered by the Applicant 

and an indication of the main reasons for selecting the chosen option, including a comparison of the 

environmental effects”. 

4.6 The ES will describe the reasonable alternatives to the Development which have been considered by the 

Applicant, including: 

• the ‘do-nothing’ scenario - this will outline the consequences of no Development taking place and 

the Site remaining in its current form; and 

• alternative designs – for example, alternative uses, building layouts, heights and massing, together 

with the main reasons for selecting the final design, including a comparison of effects. 

4.7 Alternative sites have not been considered by the Applicant and as such will not be considered in the ES. 

EIA Methodology 

Significant Effects and Scope of the EIA  

4.8 As highlighted by the UK Government Online Planning Practice Guidance5 (PPG), when considering the 

scope of EIA, local planning authorities “should limit the scope of the assessment to those aspects of the 

environment that are likely to be significantly affected”. 
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4.9 With respect to identifying the likely significant environmental effects associated with the Development, 

consideration will be given to potential effects associated with the demolition and remediation works, 

construction works and the Development once completed and operational. These effects could be both 

beneficial and adverse and deemed to be ‘significant’ on the basis of: 

• the value/importance of the resources and receptors that could be affected; 

• the predicted magnitude of environmental change and/or impact experienced by these resources 

and receptors, accounting for their size, duration and spatial extent;  

• the susceptibility or sensitivity of resources/receptors; and 

• options for avoiding, reducing, offsetting or compensating for any potentially significant adverse 

effects and the likely effectiveness of such mitigation measures. 

4.10 Sections 5 to 12 set out those aspects of the environment that are likely to be significantly affected by the 

Development. Potential effects deemed to be non-significant within topics that are scoped into the ES are 

also included within these sections. Section 14 sets out those likely effects on the environment that are 

unlikely to be significant and therefore the topics that will clearly be scoped out of the relevant chapter of 

the ES. 

Determining the Significance of Effects 

4.11 Determining the significance of environmental effects is intended to inform decision making. The 

significance of effects will be determined by specialists with reference to generic assessment criteria or 

specific criteria for each environmental topic being considered. These criteria will apply a common 

terminology, classifying whether the effects are major, moderate or minor, as well as, adverse, negligible 

or beneficial, temporary or permanent, in line with standard practice. In general, likely residual effects 

reported as moderate or major significance are considered to be ‘significant’. Where there is deviation from 

this owing to specific criteria or guidance relating to an environmental topic, this will be set out in the ES. 

Study Area 

4.12 The study area for each environmental topic will be based on the geographical scope of the potential for 

significant effects relevant to the topic or the information required to assess the likely significant effects, 

as well as specific guidance and consultation with stakeholders. 

Baseline and Future Baseline Conditions  

4.13 Baseline environmental conditions need to be established to enable an accurate assessment of potential 

changes to such conditions that may occur and to assess the likely significant environmental effects of the 

Development. Understanding baseline conditions is also important for the identification of the most 

appropriate mitigation which could be employed to reduce any likely significant adverse effects. 

4.14 Baseline conditions will be taken as the current conditions on the Site. Baseline information will be gathered 

through desk-based research and Site surveys undertaken in 2020 to define and describe the existing 

environmental characteristics and receptors for each environmental topic that will be provided within the 

ES. Where environmental information and data is not available for 2020, it will be necessary to use data 

which pre-dates 2020. The ES will set out what year the baseline data is sourced from. 
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4.15 In addition to the current baseline conditions, the EIA Regulations require an outline of the likely evolution 

of the baseline condition without implementation of the Development, as far as natural changes from the 

baseline scenario can be assessed with reasonable effort on the basis of the availability of environmental 

information and scientific knowledge (i.e. future baseline). The future baseline will also take into account 

climate change and other developments that will be built out that may affect the Site. The future baseline 

conditions will be described in each chapter of the ES.  

Demolition and Remediation Assessment 

4.16 The ES will outline the likely demolition and remediation activities and provide an indication of the likely 

duration of works. The likely significant effects of the demolition and remediation works will be presented 

in the ES. For some environmental topics, potential effects are not considered likely during the demolition 

and remediation works and therefore these have been scoped out (see Sections 5 to 12). Appropriate 

mitigation measures will also be defined to avoid, reduce or mitigate potential adverse effects. 

Construction Assessment 

4.17 An indicative construction programme for the Development will be presented in the ES. This will include all 

parts of construction including preparation, construction and landscaping works.  

4.18 The ES will outline the main activities associated with the construction works, together with the likely 

duration of the main activities. Topics which have identified likely significant effects from construction 

activities are outlined in the sections below.  Mitigation measures will be set out in the ES to avoid, reduce 

or mitigate potential adverse effects. 

4.19 In line with Institute of Environmental Management and Assessment (‘IEMA’) best practice6, ‘tertiary’ 

mitigation is defined as that which “will be required regardless of any EIA assessment, as it is imposed, for 

example, as a result of legislative requirements and/or standard sectoral practices. For example, considerate 

contractor practices that manage activities which have potential nuisance effects”. As such, the ES will rely 

on standard practice in the management of the demolition and construction works of the Development 

that will be detailed in the ES. These measures will therefore be taken into account and form the basis of 

the assessment of likely significant effects. As such, any effects that might have arisen without this 

mitigation will not be identified as ‘likely effects’, as there should be no potential for them to arise. This 

should result in a simpler and more proportionate ES. Where such measures have been taken into account 

this will clearly be identified within the ES.  

4.20 An interim assessment of construction works, which considers the effects of the Development partway 

through construction is not proposed, although the assessment will consider the effects of construction on 

future receptors. 

Completed Development Assessment 

4.21 The likely significant effects of the completed Development will be assessed for the anticipated year of 

completion. The assessment will assume that the Development is fully completed and occupied and will 

take into account environmental design that has been embedded into the Development.  

Cumulative Effects Assessment 

4.22 Cumulative effects can occur either when different effects from the Development interact to exacerbate 

effects on sensitive receptors, or, when the magnitude of an effect is exacerbated by other future 

neighbouring developments, thus creating a more significant effect, on a receptor. 
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4.23 The potential for cumulative effects to arise will be considered in each technical chapter for demolition and 

remediation, construction and once the Development is completed and operational. Further details 

including the proposed cumulative schemes are provided in Section 13 and Appendix A. 

Structure of the ES Technical Chapters 

4.24 Each environmental topic scoped into the EIA will be structured as set out in Appendix B. 

Scoping Summary 

4.25 This scoping exercise has been informed by desk-based research, Site visit, professional judgement and 

other information available for the Site and surrounding area. Table 4.1 provides a summary of the scoping 

exercise. In accordance with the EIA Regulations, all assessments will be prepared by consultants 

considered to have competent expertise in their discipline.  

Table 4.1: EIA Scoping Summary 

Technical Topics 

Potential Significant 

Demolition/Remediation 

Effects 

Potential Significant 

Construction Effects 

Potential Significant 

Completed 

Development Effects 

Comments 

Socio-Economic ✓ - T ✓ - T ✓ - P 

ES Chapters to 

be prepared 

Transport  ✓ - T ✓ - T ✓ - P 

Air Quality and 

Odour  
✓ - T ✓ - T ✓ - P 

Noise and Vibration ✓ - T ✓ - T ✓ - P 

Wind Microclimate  X X ✓ - P 

Daylight, Sunlight & 

Overshadowing 
X X ✓ - P 

Ground Conditions 

and Contamination 
✓ - T ✓ - T X 

Townscape, 

Heritage and Visual 

Impact Assessment 

✓ - T ✓ - T ✓ - P 

Archaeology X X X 

Topics scoped 

out of the ES 

Biodiversity  X X X 

Water Resources, 

Flood Risk & 

Drainage 

X X X 

Human Health X X X 

Waste X X X 

Climate Change and 

Greenhouse Gas 

Emissions 

X X X 
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Technical Topics 

Potential Significant 

Demolition/Remediation 

Effects 

Potential Significant 

Construction Effects 

Potential Significant 

Completed 

Development Effects 

Comments 

Vulnerability to 

Major Accidents or 

Disasters 

X X X 

Energy and 

Sustainability 
X X X 

Light Pollution X X X 

Solar Glare X X X 

Telecommunications X X X 

Electromagnetic 

Fields 
X X X 

Key:  ✓ Likely Significant Effect / x No Likely Significant Effect. T – Temporary Effect / P – Permanent Effect 
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5 Socio-Economics  
Establishing Baseline Conditions and Study Area 

5.1 The Site is located within Rottingdean Coastal ward within Brighton and Hove, and comprises two 

(redundant) gas holders, a warehouse, vehicle service centre and car parking.  

5.2 A baseline review will be undertaken as part of the socio-economic assessment within the ES to establish 

the existing socio-economic conditions in the area surrounding the Site. Demographic, housing and 

economic baseline data for the Local Area (defined as Rottingdean Coastal ward and East Brighton ward as 

shown in Figure 5.1) will be put in context against the wider district (Brighton and Hove) and regional (South 

East) profile.  

5.3 Assessment of existing social infrastructure will be assessed based on the provision within reasonable travel 

times of the Site: 

• within 720m for open space and play space in line with the accessibility standards set out within 

Policy CP16 of BHCC’s City Plan Part 1 (2016);  

• within 1km for primary schools and primary healthcare services (General Practitioner (GP)); and 

• District wide for secondary schools. 

 Figure 5.1: Socio-Economics – Local Area 
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5.4 The socio-economic baseline will utilise data from sources including (but not limited to): 

• 2011 Census; 

• Business Register and Employment Survey (2018);  

• Claimant Count (2020); 

• Indices of Multiple Deprivation (2019); 

• Annual Schools Census (2019) data and information from relevant Local Education Authority school 

admission documents; and 

• Data on healthcare services from NHS Choices (2020).  

5.5 Where more up to date data is available than stated above, this will be utilised.  

5.6 The future baseline will establish projected population growth using Office for National Statistics (ONS) data 

and will consider any planned future provision/capacity of social infrastructure e.g. school places. 

Potential Effects  

Likely Significant Effects  

5.7 On the basis of the proposed uses, the Development is expected to generate a range of socio-economic 

effects during the demolition and remediation works, construction works and once the Development is 

completed and operational.  

Demolition, Remediation and Construction: 

5.8 For the purposes of the assessment of socio-economics, demolition, remediation and construction phases 

will be considered together, as follows:   

• displacement of existing on-Site employment; and 

• generation of temporary employment during the demolition and remediation works and during the 

construction works.  

Completed Development: 

5.9 The assessment of the Development once completed and operational will consider the following:  

• net effect on permanent employment opportunities;  

• delivery of new homes;  

• the effects of the population accommodated by these new homes on social infrastructure – 

specifically primary healthcare, education, open space and play space provision; and 

• spending effects associated with the residents and net employees brought to the Site by the 

Development.  

Non-Significant Effects 

5.10 In line with the 2017 EIA Regulations, the impacts of human health have been considered. The 2017 EIA 

Regulations require the consideration of the potential effects on population and human health where 

significant effects are likely to occur. The assessment should be proportionate to the project being 

considered. It is proposed that human health is scoped out of the ES for reasons set out in Section 14. 
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Assessment Methodology 

5.11 The assessment of the likely significant effects will be undertaken using the following methodology and/or 

tools: 

• displacement of existing employment - if data on existing employment levels for the Site is not 

available, standard job density ratios from the Homes and Communities Agency Guidance (2015) will 

be applied to the existing floorspace in order to assess the potential employment capacity of the 

Site; 

• demolition and construction-related employment effects will be assessed using the Construction 

Industry Training Board (CITB) Labour Forecasting Tool; 

• operational employment effects will be assessed by applying standard job density ratios from the 

Homes and Communities Agency Guidance (2015). The assessment will also consider the net 

employment effect over the baseline position on the Site; 

• delivery of housing will be assessed against policy targets for Brighton and Hove;  

• total population will be calculated using the occupancy levels set out within BHCC’s Developer 

Contributions Technical Guidance (2017);  

• demand for education will be assessed by considering primary and secondary age child yield against 

existing capacity in schools surrounding the Site. Child yield will be calculated by the applying the 

pupil yield assumptions set out in BHCC’s Developer Contributions Technical Guidance (2017); 

• the Healthy Urban Development Unit (HUDU) benchmark of 1,800 registered patients per NHS GP 

will be used to assess existing GP capacity against demand arising from the Development; 

• play space and open space will be assessed in line with the open space standards set out in Policy 

CP16 of BHCC’s CPP1 (2016); and 

• an estimate of spending generated from the completed Development will be calculated using 

average household spending figures for the south east of England and an average figure for daily 

worker spending. 

5.12 The assessment of socio-economic effects will be made in line with the standard EIA significance criteria 

terminology. The socio-economic assessment will also include a cumulative assessment in line with the 

methodology set out in Section 13. 

5.13 It is not envisaged that any specific socio-economic consultation with stakeholders will be required in 

addition to what is carried out as standard as part of the pre-application process. 
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6 Transport 
Establishing Baseline Conditions and Study Area 

6.1 The Site is currently served by one point of vehicular access from Marina Way (to the east) and three points 

of access from Boundary Road (to the west). The land is bound by Roedean Road to the north and the A259 

Marine Drive to the south. The A259 is recognised as a sustainable transport corridor and bus priority route7 

(see Gas Works Marina Development Site Schedule update, 2014) running along the Brighton seafront, 

linking the town centre with the port of Newhaven to the east and Shoreham to the west. 

6.2 The Site is located in the vicinity of Black Rock and Brighton Marina, of which all three sites (the Site, Black 

Rock and Brighton Marina) are earmarked for redevelopment within CPP18. The Site is surrounded by 

primarily residential land uses; however, there are some small industrial units located to the north west of 

the Site associated with Bell Tower Industrial Estate. The Site has excellent access to public transport links 

and is well situated with regards to potential connections with local walking and cycling infrastructure. 

6.3 The baseline conditions of the Site and surrounding area will be appraised by undertaking a combination of 

a desk-based study and Site visits. The study area and scope of the baseline conditions appraisal will be 

confirmed following pre-application discussions with BHCC Highways Officers and will consider: 

• existing Site land uses, including quantum of parking; 

• local demographic, employment and economic information; 

• local highway network layout, connections, traffic flows and accident analysis; 

• pedestrian and cycle amenities layout, connections, flows and footway capacities; and 

• public transport accessibility, connections, service frequencies and capacities. 

Potential Effects  

Likely Significant Effects 

6.4 The following likely significant transport and access related effects have been identified and will be 

addressed in the ES: 

Demolition, Remediation and Construction  

• temporary disruption to pedestrians, cyclists and road vehicle users during the demolition and 

remediation works and during the construction works; and 

• temporary increase of heavy goods vehicles (HGV) and worker vehicle movements during the 

demolition and remediation works and during construction works.  

Completed Development 

• effects of the Development once completed and operational upon traffic flows and capacities of the 

local highway network; 

• effects of the Development once completed and operational upon pedestrian and cycle journeys, 

accessibility and facilities; and  

• effects of the Development once completed and operational upon public transport capacity and 

accessibility. 
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Assessment Methodology 

6.5 The transport chapter will consider the likely significant effects, as described above, which could arise on 

the transport network as a result of the Development during the demolition and remediation works, 

construction works and once the Development is completed and operational. The assessment will draw on 

details from the Transport Assessment (TA) which will be submitted with the planning application. The TA 

will be based on a separate TA Scoping Report that will be submitted to BHCC for discussion to agree the 

study area and scope of the TA. The Development would accord with cycle and vehicle parking standards 

in line with the requirements of BHCC Supplementary Planning Document 14 (SPD14)9. 

6.6 Due to COVID-19 restrictions, it is possible that representative traffic surveys may not be able to be 

undertaken to establish the typical baseline traffic flows within the planning application submission 

timescales. As such, an alternative methodology will be agreed with BHCC Highways to obtain baseline 

traffic data to allow for this possibility. Manual classified traffic count data surveyed in 2018 at nearby 

junctions associated with the adjoining Brighton Marina planning application (ref. No. BH2019/00964) 

would be utilised in the first instance. 

6.7 It is anticipated that traffic flows from demolition and remediation works from the Development will be 

derived from a first principles approach and from information provided by the wider project team. The 

construction traffic flows would be calculated from the TRICS Construction Traffic – Research Report10. 

6.8 A multi-modal trip assessment will be undertaken based upon a review of appropriate comparable TRICS 

and 2011 Census (Brighton ward travel to work data). A review of National Travel Survey data will also be 

undertaken to establish mode share by journey type. The TA will contain detailed operational analyses of 

travel characteristics associated with the Development. 

6.9 The methodology follows current best practice by assessing the impacts on the hierarchy of transport 

modes: pedestrians; cyclists; public transport users; and vehicle drivers and passengers. The approach 

adopted for the transport assessment in the ES will be based on the Institute of Environmental Assessment 

(now IEMA) Environmental Assessment of Road Traffic (1993) (IEMA Guidance)11, which recommends 

screening criteria of: 

• roads where traffic flow would increase by more than 30% as a consequence of a proposed 

development; or 

• roads where traffic flows would increase by 10% and pass close to or through sensitive areas. 

6.10 For the purposes of the assessment, the majority of the routes in the vicinity of the Site are considered to 

be sensitive as there are residential properties fronting onto the carriageways and there is also the potential 

for high volumes of pedestrian and cycle movements within the urban area. The significance of each effect 

will be considered against the criteria within the IEMA Guidance, where possible. However, this states that: 

“…for many effects there are no simple rules or formulae which define the thresholds of significance and 

there is, therefore, a need for interpretation and judgement on the part of the assessor, backed-up by data 

or quantified information wherever possible. Such judgements will include the assessment of the numbers 

of people experiencing a change in environmental impact as well as the assessment of the damage to 

various natural resources”. 

6.11 The degree of each potentially significant effect will be considered and an assessment will be made as to 

whether the Development would result in minor, moderate or major adverse impacts or would be 

beneficial. The criteria used to determine the significance of each of the traffic-related environmental 

effects will be based on the advice given in the IEMA Guidance as summarised below. 



 

 

Quod | Brighton Gasworks | Scoping Report | July 2020 
 

  22 

Severance 

6.12 Severance is the perceived division that can occur within a residential area if it becomes separated by a 

major traffic artery and is used to describe the factors that separate people from other people and places. 

For example, severance may be created as a result of an increase in traffic that could affect the difficulty of 

crossing a road. The effects of severance can be applied to motorists, pedestrians or residents. 

6.13 The IEMA Guidance suggests that changes in traffic flow of 30%, 60% and 90% are regarded as producing 

”minor”, ”moderate” and “major” changes in severance respectively. However, there are no predictive 

formulae which give simple relationships between traffic factors and levels of severance. The IEMA 

Guidance states that marginal changes in traffic flow are unlikely to create or remove severance. 

Driver Delay 

6.14 Delays to existing traffic can occur at several locations within the local highway network as a result of the 

additional traffic that would be generated by a development. The IEMA Guidance states that delays are 

only likely to be significant when the traffic on the network surrounding the development is already at, or 

close to, the capacity of the system. The theoretical capacity of a particular junction can be determined by 

assessing the Ratio of Flow Capacity (RFC) for priority-controlled junctions and Degree of Saturation for 

signal-controlled junctions. When an RFC value of 0.85 or more is experienced, or a degree of saturation of 

90%, queuing and congestion are likely to occur during busy periods. 

Pedestrian Delay 

6.15 Changes in the volume, composition or speed of traffic may affect the ability of people to cross roads, and 

therefore increases in traffic levels are likely to lead to greater increases in delay. Delays are dependent 

upon the general level of pedestrian activity and general physical conditions of the crossing location. Given 

the range of local factors and conditions which can influence pedestrian delay, the IEMA Guidance does not 

recommend that thresholds be used as a means to establish the significance of pedestrian delay but 

recommends that reasoned judgements be made instead. However, the IEMA Guidance does note that, 

when existing traffic flows are low, increases in traffic of around 30% can double the delay experienced by 

pedestrians attempting to cross a road. 

Pedestrian Amenity 

6.16 Pedestrian amenity is broadly defined as the relative pleasantness of a journey and is considered to be 

affected by traffic flow, traffic composition and pavement width/separation from traffic. The IEMA 

Guidance notes that changes in pedestrian amenity may be considered significant where the traffic flow is 

halved or doubled, with the former leading to a beneficial effect and the latter to an adverse effect. 

Fear and Intimidation 

6.17 The scale of fear and intimidation experienced by pedestrians is dependent on the volume of traffic, its HGV 

composition, its proximity to people or the lack of protection caused by such factors as narrow pavement 

widths, as well as factors such as the speed and size of vehicles.  

6.18 There are no commonly agreed thresholds by which to determine the significance of this effect. However, 

the IEMA Guidance notes previous work that has been undertaken which puts forward thresholds that 

define the degree of hazard to pedestrians by average traffic flow, 18 hour/day heavy vehicle flow and 

average speed over an 18 hour day in miles per hour.  
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6.19 The IEMA Guidance also notes that special consideration should be given to areas where there are likely to 

be particular problems, such as high speed sections of road, locations of turning points and accesses. 

Consideration should also be given to areas frequented by school children, the elderly and other vulnerable 

groups. 

Accidents and Safety 

6.20 Where a proposed development is expected to produce a change in the character of the traffic on the local 

road network, as a result of increased HGV movements for example, the IEMA Guidance states that the 

implications of local circumstances or factors which may elevate or lessen risks of accidents, such as 

junction conflicts, would require assessment in order to determine the potential significance of accident 

risk. 
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7 Air Quality and Odour  
Establishing Baseline Conditions and Study Area 

Study Area 

7.1 Although there is no set guidance to determine the extent of the study area for an air quality assessment, 

there are factors within guidance which aid in defining the study area. Table 6.2 within the Institute of Air 

Quality Management, Land Use Planning and Development Control: Planning for Air Quality, January 

201712, provides the criteria for undertaking an air quality assessment. Air quality assessments should be 

undertaken where there is expected to be a change in light development vehicles of 100 annual average 

daily traffic (AADT) within or adjacent to an AQMA, or 500 AADT elsewhere. The air quality assessment 

study area should also include locations where there are expected to be changes in heavy duty vehicle 

(HDV) movements of 25 AADT within or adjacent to an AQMA, or 100 AADT elsewhere. Understanding the 

additional traffic flows from the Development informs the judgement to determine the road networks 

which need to be modelled as part of the air quality assessment and the extent of the study area. 

7.2 Additionally, in order to create a robust model, verification will be undertaken to compare the results of 

modelling against those from monitoring. As a result, the modelled road network will extend out to include 

the nearby monitoring undertaken by BHCC.  Figure 7.1 provides an illustration of the study area for the air 

quality assessment, which extends approximately 3km across the local area.
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Figure 7.1: Air Quality Assessment Area 
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Baseline Conditions  

Local Air Quality Management (LAQM) 

7.3 As required under Section 82 of the Environment Act 1995, BHCC reviews and assesses air quality within its 

area of jurisdiction. Due to high pollutant levels of NO2, BHCC has designated two AQMA within the city 

which are listed below: 

• Brighton & Hove, Portslade AQMA No. 1: an area encompassing the A259 (along the beachfront) and 

the A270. It also extends to Brighton Railway Station and London Road. 

• Brighton & Hove, Rottingdean AQMA No. 2: a smaller AQMA which incorporates a junction off the 

A259, High Street. 

7.4 The closest AQMA to the Site is Brighton & Hove, Portslade AQMA No. 1 which is located approximately 

830m west of the Site boundary. As part of the air quality assessment, receptors within the AQMA will be 

assessed to determine any effects on air quality as a result of the Development. 

Air Quality Monitoring 

7.5 Monitoring of air quality within BHCC is undertaken through both continuous and non-continuous 

monitoring methods. These have been reviewed in order to provide an indication of existing air quality in 

the area surrounding the Site. Monitoring locations are shown in Figure 7.1. 

Continuous Monitoring 

7.6 BHCC operated five automatic monitoring stations in 2018. The closest automatic monitoring stations to 

the Site are BH6 and BH10, which are located just over 2.5 km north west and west of the Site boundary 

respectively. The most recently available automatic monitoring data is from 2018, which is presented in 

Table 7.1. 

Table 7.1: Monitored Annual Mean NO2 Concentrations at Automatic Monitoring Stations 

Site ID Location Site Type 

Distance 

from Kerb 

(m) 

Inlet Height 

(m) 

2018 Annual 

Mean NO2 

Concentration 

(µg/m3)  

2018 Annual 

Mean PM2.5 

Concentration 

(µg/m3) 

BH6 
Lewes 

Road 
Roadside 1.5 3 37.8 5.8 

BH10 

North 

Street 

Near Ship  

Street 

Roadside 6 3.5 49.5 10.3 

BH0 

Preston 

Park 

AURN 

Urban 

Background 
200 5.0 16.3 8.9 

LL 

Lulington 

Health 

AURN 

Rural N/A 3 7.6 - 

UB 
University 

of Brighton 
Suburban ~150 3.5 - - 
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7.7 As indicated in Table 7.1, all identified NO2 automatic monitoring stations monitored a concentration below 

the air quality objective for NO2 (40 µg/m3 annual mean) during 2018, other than BH10. BH10, BH6 and BH0 

monitored a concentration below the air quality objective for PM10 (40 µg/m3 annual mean) during 2018. 

Non-Continuous Monitoring 

7.8 BHCC operated a network of 61 diffusion tubes during 2018. Reference should be made to Figure 7.1 for 

the locations of the diffusion tubes within the extent of the air quality study area. The closest diffusion tube 

to the Site is E18-07, which is located 850m west of the Site boundary. The most recently available diffusion 

tube monitoring data is from 2018, which is presented in Table 7.2 below.  

Table 7.2: Monitored Annual Mean NO2 Concentrations  

Site ID Location Site Type 
Distance from 

Kerb (m) 

Inlet Height 

(m) 

2018 Annual 

Mean NO2 

Concentration 

(µg/m3)  

C02-

09* 
Old Steine Roadside 5.2 2.7 30.8 

E07-

12* 

Lewes Road Elm Grove 

Junction 

 

Roadside 2.9 2.8 55.5 

E16-

96* 

Grand 

Parade Middle 
Roadside 4.4 2.6 41.4 

E16-

15* 

37 Grand Parade 

Middle West 

Façade 

Roadside 5.0 3.2 44.8 

E17-

03* 

Grand Parade 

University Building 
Roadside 3.2 2.8 46.8 

E17-

18* 

181 Edward Street 

North 

Facing Façade 

Roadside 2.9 2.7 40.4 

E18-

07* 

Astern Road near 

Hospital 
Roadside 3.5 2.9 35.0 

*Located within the AQMA 

7.9 As indicated in Table 7.2, all diffusion tubes monitored exceedances of the NO2 air quality objective 

(40µg/m3 annual mean) in 2018, except for CO2-09 and E18-07; the latter of which is closest to the Site. 

The diffusion tubes above are considered worst case within the study area.  
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Potential Effects 

Likely Significant Effects 

Demolition and Remediation 

7.10 The effects during the demolition and remediation works have the potential for dust nuisance complaints 

and surface soiling from deposition, as opposed to the risk of exceeding any air quality objectives. The 

impacts will be direct as they occur as a result of activities associated with the Development, temporary as 

they will only potentially occur during demolition and remediation activities, short-term because these will 

only arise at particular times when certain activities and meteorological conditions for creating the level of 

magnitude predicted combine, and will be reversible.  

7.11  Temporary vehicle movements (particularly HGV movements) associated with the demolition and 

remediation works have the potential to generate exhaust emissions, such as NO2, PM10 and PM2.5 on the 

local road network.  

7.12 The level of significance of each likely effect will be determined by combining the magnitude of change with 

the sensitivity of the receptor. Table 7.3 shows how the interaction of magnitude and sensitivity produces 

the significance of an environmental effect. This table has been developed by WYG, but the matrix 

combinations and terms used correlate with the significance matrix recommended by the Land Use 

Planning and Development Control: Planning for Air Quality (2017) guidance. If the magnitude of change is 

moderate or substantial, then the change is considered to have a significant effect on the local air quality.  

 Table 7.3: Impact Significance Matrix 

Sensitivity of 

Receptor 

Magnitude of Impact 

Large Medium Small Imperceptible Neutral 

Very High Substantial Substantial Substantial Moderate Negligible 

High Substantial Substantial Moderate Moderate Negligible 

Medium Substantial Moderate Moderate Slight Negligible 

Low Moderate Moderate Slight Negligible Negligible 

Negligible Moderate Slight Negligible Negligible Negligible 

 

7.13 The likely significant effects identified for the demolition and remediation works for assessment in the ES 

are as follows: 

• temporary generation of dust arising from demolition and remediation works leading to potential 

impacts on dust soiling/deposition within 500m of the Site boundary;  

• temporary localised increases in traffic-related emissions (NO2, PM10 and PM2.5) during demolition 

and remediation works and as a result of any temporary vehicles operating on the Site and/or local 

road network, should HDV movements be greater than 25 AADT within or adjacent to an AQMA, or 

100 AADT elsewhere; and 

• odour from the excavation and remediation works, albeit short term and temporary, owing to the 

historical uses of the Site and ground contamination (see Section 11). 
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Construction 

7.14 The effects during the construction works also have the potential to result in dust nuisance complaints and 

surface soiling from deposition, as opposed to the risk of exceeding any air quality objectives. The impacts 

will be direct as they occur as a result of construction activities associated with the Development, temporary 

as they will only potentially occur during the construction works, short-term because these will only arise 

at particular times when certain activities and meteorological conditions for creating the level of magnitude 

predicted combine, and will be reversible. 

7.15 Temporary vehicle movements (particularly HGV movements) associated with the construction works have 

the potential to generate exhaust emissions, such as NO2, PM10 and PM2.5 on the local road networks.  

7.16 The level of significance of each likely effect will be determined by combining the magnitude of change with 

the sensitivity of the receptor. Table 7.3 above shows how the interaction of magnitude and sensitivity 

produces the significance of an environmental effect.  

7.17 The likely significant effects identified for the construction assessment in the ES are as follows: 

• temporary generation of dust arising from construction works leading to potential impacts on dust 

soiling/deposition within 500m of the Site boundary; and 

• temporary  localised increases in traffic-related emissions (NO2, PM10 and PM2.5) during construction 

works and as a result of any temporary vehicles operating on the Site and/or local road network.  

Completed Development 

7.18 Vehicle movements associated with the Development once completed and operational will generate 

additional exhaust emissions, such as NO2, PM10 and PM2.5 on the local road network. Any likely significant 

changes will be a result of long-term changes in local air quality due to emissions from vehicles associated 

with the operation of the completed Development.   

7.19 In accordance with the Institute of Air Quality Management Guidance ‘A Guide to the Assessment of Air 

Quality Impacts on Designated Nature Conservation Sites 2019’, the following ecological designated sites 

located within 2km of the Site boundary will be reviewed as part of the air quality assessment: 

• Brighton to Newhaven Cliffs SSSI; 

• Whitehawk/Race Hill LNR; and  

• Sheepcote Valley LWS.  

7.20 The level of significance of each likely effect identified above will be determined by combining the 

magnitude of change with the sensitivity of the receptor. Table 7.3 above shows how the interaction of 

magnitude and sensitivity produces the significance of an environmental effect.  

7.21 The likely significant effects identified for assessment of the Development once completed and operational  

are as follows: 

• long term increase in traffic related emission (NO2, PM10 and PM2.5) from the completed 

Development from additional trips on the road network in relation to air quality on human health 

and ecological designated sites identified above (if required). 
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Non-Significant Effects 

Demolition, Remediation and Construction 

7.22 The Institute of Air Quality Management (IAQM) ‘Guidance on the Assessment of the Impacts of Dust from 

Demolition and Construction’ states that “…any receptors outside of 500m are not expected to experience 

a significant impact from the proposed development and the impacts considered ‘negligible’”.  

7.23 During the demolition, remediation and construction works only road links and receptors adjacent to road 

links where there is a potential increase in 25HGV and 100AADT in the AQMA or 100HGV and 500AADT 

outside the AQMA will be scoped into the assessment. All other road links that do not fall within the criteria 

determined by the IAQM Land-Use Planning and Development Control: Planning for Air Quality guidance 

will not require assessment. 

7.24 Likely significant odour effects on the nearby sensitive receptors during the construction works are not 

anticipated because the Site would have been remediated and be suitable for use. The assessment of odour 

is therefore scoped out in relation to the construction works. 

Completed Development 

7.25 The following potential effects of the Development once complete are not likely to be significant and 

therefore will not be considered for further assessment: 

• receptor locations outside the road modelled network where there is not expected to be an increase 

in AADT of 25 HGV and 100 AADT in the AQMA or 100 HGV and 500 AADT outside the AQMA will not 

be included within the air quality assessment; 

• any ecological designated sites located beyond 2km from the Development or beyond 200m from an 

affected road network;  

• Air Source Heat Pumps (ASHP) are proposed to be installed at the Development with gas boilers as 

worst case. Emergency back-up boilers will only be used in the event of emergencies and therefore 

will not be in use short to long term. The installation of ASHP will result in no building emissions and 

no further assessment required; and 

• odour effects on the nearby sensitive receptors once the Development is completed and operational 

are not anticipated because the Site would have been remediated and be suitable for use. 

Assessment Methodology 

7.26 The existing NO2 monitoring network described above, which is undertaken by BHCC, is considered 

sufficient for determining air quality conditions at the Site for the purposes of the air quality assessment 

and therefore, no independent NO2 diffusion tube monitoring will be undertaken for the purposes of the 

ES.  

Demolition, Remediation and Construction  

7.27 A semi-quantitative assessment of the air quality effects of the demolition and remediation works and 

construction works of the Development will be undertaken in accordance with the Institute of Air Quality 

Managements (IAQM) ‘Guidance on the Assessment of the Impacts of Dust from Demolition and 

Construction’13. For the purposes of the demolition, remediation and construction works, a worst-case 

assessment will be undertaken with regard to demolition, earthworks and track out. 
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7.28 Appropriate Site-specific mitigation will be recommended in accordance with IAQM. Appropriate mitigation 

measures in line with this guidance will be determined based on the significance of the dust generating 

activities. The implementation of this mitigation will ensure that the overall dust generating activities will 

have a negligible effect on the surrounding sensitive receptors. 

7.29 Computer based modelling of the predicted changes of traffic emissions from demolition, remediation and 

construction traffic within the study area will be undertaken using an approved atmospheric dispersion 

modelling package (ADMS Roads 4.1), should the demolition, remediation and construction traffic exceed 

the criteria of HDV movements of greater 25 AADT within or adjacent to an AQMA, or 100 AADT elsewhere.  

The model will provide predicted annual average concentrations of NO2, PM10 and PM2.5 at receptors within 

the study area. Specifically, the air quality assessment will be undertaken with reference to the UK Air 

Quality Standards and will describe the significance of the air quality changes within the Development with 

reference to non-statutory guidance.  

7.30 Specific locations will be assessed along the modelled road network including the B2066, Boundary Road, 

Eastern Road, Edward Street, Grand Parade, Gloucester Place, Marina Way, A270 and any additional roads 

where there is expected to be an increase of AADT based on the criteria above. As a worst-case assessment, 

locations on junctions and roads where there is expected to be an increase in AADT will be included within 

the model. The assessment will take into account the impact on Royal Sussex County Hospital, residential 

and educational receptors on the roads mentioned above. 

7.31 The odour screening assessment for the likely excavation and remediation works will be undertaken 

qualitatively using the following guidance:  

• Guidance on the assessment of odour for planning, IAQM, July 201814; and  

• H4 Odour Management, How to comply with your environmental permit, March 2011.15 

7.32 The odour screening assessment will be informed by a review of historical land quality reports, where 

available and odour complaints will also be obtained, where available. It is unlikely the residual odour will 

cause adverse odour effects and a detailed odour assessment is considered to be able to be scoped out of 

the assessment. 

Completed Development 

7.33 Although there is no set guidance to determine the extent of the study area for an air quality assessment, 

there are factors within the guidance which aid in defining the study area. Table 6.2 within the Institute of 

Air Quality Management, Land Use Planning and Development Control: Planning for Air Quality, 2017 

provides the criteria for undertaking an air quality assessment. Air quality assessments should be 

undertaken where there is expected to be a change in light vehicles of 100 AADT within or adjacent to an 

AQMA, or 500 AADT elsewhere. The air quality assessment study area will include locations where there 

are expected to be changes in HDV movements of 25 AADT within or adjacent to an AQMA, or 100 AADT 

elsewhere. Understanding the additional traffic flows helps inform judgements to determine the road 

networks which need to be modelled as part of the air quality assessment and the extent of the study area. 
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7.34 Computer based modelling of the predicted changes of traffic emissions from the Development once 

completed and operational within the study area will be undertaken using an approved atmospheric 

dispersion modelling package (ADMS Roads 4.1). The model will provide predicted annual average 

concentrations of NO2, PM10 and PM2.5 at receptors within the study area for the Development once 

completed. Specifically, the air quality assessment will be undertaken with reference to the UK Air Quality 

Standards and will describe the significance of the air quality changes within the Development with 

reference to non-statutory guidance.  

7.35 Specific locations will be assessed along the modelled road network including the B2066, Boundary Road, 

Eastern Road, Edward Street, Grand Parade, Gloucester Place, Marina Way, A270 and any additional roads 

where there is expected to be an increase of AADT based on the criteria above. As a worst-case assessment, 

locations on junctions and roads where there is expected to be an increase in AADT will be included within 

the model. Only sensitive receptors in line with Local Air Quality Management Technical Guidance16 will be 

assessed as part of the air quality assessment, including the Royal Sussex County Hospital, residential 

properties and educational facilities on the roads mentioned above. 

7.36 A baseline air quality dispersion model will be developed for the study area and verified using the latest 

monitoring data published by BHCC for 2018. The following monitoring locations from the BHCC monitoring 

network are proposed to verify the air quality dispersion model: 

• Monitoring Location BH6 (37.80 µg/m3); 

• Monitoring Location E18-07 (35.00 µg/m3); 

• Monitoring Location C02-09 (30.80 µg/m3); 

• Monitoring Location E17-18 (40.4 µg/m3); 

• Monitoring Location E16-96 (41.40 µg/m3); 

• Monitoring Location E07-12 (55.5 µg/m3); 

• Monitoring Location E17-03 (46.80 µg/m3); and 

• Monitoring Location E16-15 (44.80 µg/m3). 

7.37 The verification will be undertaken in accordance with guidance in Section 7 of the LAQM Technical 

Guidance TG(16). The baseline and assessment year of the Development once completed and operational 

will include traffic data for the local road network and representative local meteorological data. 

Additionally, the background concentrations used within the verification and assessment will be 

determined through an analysis of the background pollution data from the Department for Environment, 

Food and Rural Affairs (DEFRA) and local monitoring. The most representative background concentration 

will be utilised throughout the assessment. 

7.38 Traffic data will be used in the assessment with emissions factors for the 2018 baseline year and anticipated 

completion year of the Development will be obtained from the Emissions Factor Toolkit v9 from the DEFRA 

website. Should additional traffic data be required, any traffic will be sourced from the Department for 

Transport (DfT) website. 

7.39 Meteorological data to be used in the assessment will be from Shoreham Weather Station during 2018, 

which is considered representative of conditions at the Site. Additionally, a review of the Sussex Air Quality 

and Emissions Mitigation Guidance will be undertaken to determine the extent and level of mitigation 

required. 
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7.40 The methodology to review ecological designated sites will be in line with the IAQM ‘A Guide to the 

Assessment of Air quality Impacts on Designated Nature Conservation Sites 2019’16.  The computer model 

will provide predicted annual average concentrations of NOx at receptors within the study area for the 

Development once completed. The potential increase in emissions as a result of the Development will be 

quantified to determine the significance of impacts (if any). This significance will be in line with Table 7.3 

above.  

7.41 As requested by the EHO and stated within the Sussex Air Quality and Emissions Mitigation Guidance17, a 

damage costs assessment will be undertaken to calculate the costs of emission from the Development, 

which will be provided separately and standalone from ES. 
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8 Noise and Vibration  
Establishing Baseline Conditions and Study Area 

8.1 The predominant noise sources in the vicinity of the Site are from vehicle traffic on the surrounding road 

network, notably from Roedean Road (B2066), Marine Drive (A259) and Marina Way. Additional noise 

sources include operational noise from the existing PRS on the Site, the electricity substation to the north 

of the Site and operational noise from existing businesses at Bell Tower Industrial Estate to the north west 

of the Site. Roedean Community Fire Station is also to the north east of the Site. There are no significant 

existing sources of vibration in the vicinity of the Site.  

8.2 Existing noise sensitive residential receptors are located on Marina Way to the east, Boundary Road to the 

west and north of Roedean Road and include the Brighton Waldorf School to the north east. 

Potential Effects  

Likely Significant Effects 

Demolition, Remediation and Construction 

8.3 Noise levels from demolition, remediation and construction works will be assessed in accordance with BS 

5228-1: 2009 +A1:2014 criteria, which indicates if a significant effect is likely to occur at noise sensitive 

receptors. The noise emissions for any plant likely to be used during the works will been obtained from 

Annex C of BS 5228-1: 2009 + A1:2014 Code of Practice for Noise and Vibration Control on Construction 

and Open Sites – Part 1: Noise. 

8.4 The assessment will be undertaken to establish the maximum external noise levels at neighbouring 

properties from the proposed activities within the Site and whether typical plant, along with the demolition 

and construction traffic and other activities will be within criteria. In order to present a worst-case 

assessment, the model will assume all sources will be operating together on the Site. 

8.5 Vibration from potential demolition activities and construction works will be assessed in accordance with 

BS 5228-2: 2009 +A1:2014 fixed limit criteria. 

Completed Development 

8.6 Operational traffic associated with the Development once completed and operational will potentially result 

in significant effects on noise sensitive receptors surrounding the Site and residents within the 

Development. Effects are considered likely to be most significant on ‘local’ roads feeding into the Site, 

particularly where roads pass close to existing noise sensitive receptors, such as residents along Boundary 

Road, Roedean Road and Marina Way.  
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Non-Significant Effects 

Completed Development – Plant 

8.7 Given the separation distances between the Development and off-Site receptors, and relative ease with 

which process/plant noise can be controlled with conventional noise control engineering techniques, it is 

considered unlikely that new process or fixed plant installations within the Development will have the 

potential for significant effects on noise sensitive receptors within or adjacent to the Development. 

Furthermore, it is considered entirely appropriate that full planning control over future process/plant 

installations can be effectively retained through the use of planning conditions (e.g. imposition of an 

operative noise limit or imposing a need for details of plant and any attendant noise control to be submitted 

to BHCC for their approval prior to use). The baseline noise data will be used to establish appropriate noise 

control limits compatible with the aims of paragraph 180 of the National Planning Policy Framework 

(NPPF)18. Therefore, it is not anticipated that new process or fixed plant installations within the 

Development will result in significant effects on noise sensitive receptors and therefore noise from 

operational plant within the Development will be scoped out of the EIA. 

Completed Development - Vibration 

8.8 Owing to no likely significant sources of vibration within the Development once completed or near to the 

Site to create significant levels of vibration, vibration effects on residents within or surrounding the 

Development will likely not be significant and, as such, will be scoped out of the ES. 

8.9 It is considered unlikely that vibration associated with traffic generated by the Development will have any 

significant effect on surrounding residents or buildings. This is primarily informed by the following 

considerations: 

• the majority of additional traffic generated by the Development will be “light” vehicle movements 

(i.e. passenger cars and vans). Such vehicles do not generally result in significant vibration effects; 

and, 

• higher vibration levels are generated by HGV movements. However, traffic vibration is considered 

unlikely for a situation where HGV traffic already exists, where additional HGV traffic generation will 

constitute a small percentage of additional vehicular activity and where such activity is not near to 

existing vibration sensitive receptors. 

8.10 Guidance in the Highways Agency’s ‘Design Manual for Roads and Bridges’ (Part 7: HD213/11 – Revision 1: 

Noise and Vibration) states “If ground-borne vibration on existing routes is considered to be a potential 

problem, calculations or measurements of vibration at the foundations of typical buildings considered to be 

at high risk may be taken in order to establish whether increasing vibration levels would be likely to exceed 

the threshold values (see 3.5). Based on these results at a sample of dwellings, an estimate can be made of 

the number of buildings likely to be exposed to perceptible vibrations along the affected route. This will only 

apply in rare cases where, for example, traffic is expected to pass very close to buildings. The number of 

buildings and an estimate of peak vibration levels (PPVs) should be included in the assessment”. There are 

no vibration sensitive receptors located ‘very close’ to the local or strategic road network. As such, the 

special circumstances for a vibration assessment of road traffic is not considered to be triggered. 

8.11 New process and fixed plant installations of the Development could generate localised sources of vibration. 

Notwithstanding this, it is considered that there is a low risk of such effects occurring in practice and that 

any risk could be readily controlled through the use of appropriate management provisions within the lease 

agreements for the Development to prevent adverse impacts from one tenant on an adjoining tenant. 
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8.12 In light of the above, it is intended that an assessment of vibration effects of the Development once 

completed and operational is scoped out of the EIA.  

Assessment Methodology 

8.13 The assessment of noise will be undertaken to the requirements of the Government noise policy as outlined 

in the Noise Policy Statement for England (NPSE) and PPG – Noise (2014) and relevant British Standards. 

The assessment of noise effects will include the following key work stages: 

• a detailed baseline noise survey will be undertaken to ascertain existing background noise levels 

across the Site and identify existing sources of transportation and commercial noise. This data will 

be processed, analysed and used to identify the constraints for the Site and mitigation that is likely 

to be required to ensure good acoustic conditions are achieved in line with the NPPF, BS 8233: 

20141920, World Health Organisation (WHO) Guidelines21 and other relevant polices, to avoid 

significant effects, where possible; 

• although a number of local noise sources may have been affected by the restrictions related to 

COVID-19, baseline noise measurements will be undertaken following the resumption of activities at 

non-essential businesses. However, the assessment process will consider the joint Institute of 

Acoustics (IOA) and the Association of Noise Consultants (ANC) guidance note22 with respect to 

combining a set of baseline measurements with other sources of data such as published DfT traffic 

flow data or local planning applications that have been submitted and in the public domain and 

library noise measurements of commercial sources (where appropriate); 

• as the package of construction works is not yet finalised, details of construction activities can only 

be estimated; therefore a semi-quantitative assessment of construction noise and vibration activities 

and associated traffic will be undertaken to identify the effects of typical construction activities and 

suitable mitigation measures to be implemented at the Site with reference to methodologies within 

BS 5228+A1:2014 Parts 1 and 2; 

• construction of a computational noise model of the Development (utilising CadnaA® noise modelling 

software), which will be verified against the results of the baseline environmental noise monitoring; 

existing baseline noise levels will be modelled across the existing Site configuration and the proposed 

layout of the Development will be used within the model to undertake an assessment of the 

suitability of the Site for the Development will be undertaken. Reference will be made to the 

guidance of BS 8233: 2014 and WHO Guidelines to determine the likely effects and if any mitigation 

is required to achieve the requirements of the criteria and reduce the likely effects;  

• the Development will incorporate the re-design and relocation of some existing noise sources within 

the Site (including the existing gas PRS); the results of the baseline survey and noise modelling will 

be analysed to determine appropriate design targets for any noise mitigation measure, taking into 

account the identification of existing and future noise sensitive receptors within and neighbouring 

the Site. These will be agreed with BHCC through consultation; and 

• an assessment of changes in road traffic noise levels as a result of traffic generated by the 

Development will be undertaken. The long-term change in noise levels will be assessed by comparing 

existing baseline traffic flows with future traffic flows for all road links identified in the Transport 

Assessment. The significance of any noise change will be assessed in accordance with Part 7: LA 111 

Noise and Vibration of the ‘Design Manual for Roads and Bridges’23. 

8.14 The ES chapter will explain the categorisations used to determine receptor sensitivity, how the magnitude 

of impacts will be assessed, and how the significance of effects will be defined. 



 

 

Quod | Brighton Gasworks | Scoping Report | July 2020 
 

  37 

9 Wind Microclimate  
9.1 Due to the scale of the Development and its location within an established urban area close to the coast, it 

is possible that undesirable wind speeds could be generated. Therefore, the wind microclimate assessment 

will consider potential changes to the wind environment in terms of pedestrian amenity, considering all 

areas both within, and immediately surrounding the Site that the public and users of the Site would be 

reasonably expected to utilise. This includes, but is not limited to: 

• thoroughfares; 

• entrances; 

• balconies and amenity spaces; 

• podium/roof top terraces; 

• pick-up/drop-off points; 

• bus Stop/other public transport infrastructure; 

• cycle lanes/roadways; and 

• pedestrian crossings. 

Establishing Baseline Conditions and Study Area 

9.2 The baseline conditions across the Site and the immediate surroundings will be quantified as part of the 

assessment. The study area will include a radius of 375m from the centre of the Site, but locations will be 

focused on the Site and its immediate surrounding areas.  

9.3 The Site currently comprises two (redundant) gas holders, low-rise buildings and associated surface-level 

car parking. There is limited massing with which winds could interact. Surrounding the Site is also 

predominantly low-rise buildings, providing little to no shielding from south-westerly or northerly winds. 

9.4 For the Brighton area, the prevailing winds generally occur from a south westerly direction and are 

strongest in the winter. There is a secondary peak of northerly winds that occur throughout the year. During 

the summer season, winds are lighter. 

Potential Effects  

Likely Significant Effects 

Completed Development 

9.5 Tall buildings and certain other building forms can induce wind effects that increase local wind speeds. The 

primary effects that may lead to increased wind speeds include downwash, side streaming and funnelling. 

Due to the size and form of the Development, it is possible that these effects may lead to uncomfortable 

or unsafe conditions and this will be investigated in the studies proposed.  

9.6 The assessment of likely significant wind effects of the Development once completed and operational will 

include: 

• increased wind speeds on pedestrian areas within or surrounding the Development; 

• a change in the pedestrian activity/comfort within or around the Development; and 

• an impact on the safety and comfort of pedestrians using the Development, notably within new areas 

of public realm, private outdoor spaces and at building entrances. 
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Non-Significant Effects 

Demolition, Remediation and Construction 

9.7 Potential wind effects during demolition, remediation and construction works are not likely to be significant 

and therefore proposed to be scoped out of the assessment owing to: 

• temporary and transitory conditions with wind being highly variable as existing buildings and 

structures are demolished and the Development is constructed;  

• the wind effects will be lessened by building façades that are incomplete and therefore have greater 

porosity; and  

• buildings will be at a lower height compared to when the Development is completed and therefore 

wind conditions for the completed Development can be considered the worst-case scenario. 

Assessment Methodology 

9.8 A pedestrian comfort wind assessment will be undertaken through a fully quantitative computational fluid 

dynamics (CFD) testing methodology to provide an accurate and quantifiable assessment of wind comfort 

conditions prevailing in the critical outdoor areas within and adjacent to the Development. For project of 

this scale, it is considered that a study carried out through CFD would be suitable and can provide accurate 

and robust assessment on wind conditions in terms of pedestrian safety and comfort. 

9.9 A 1:1 scale detailed 3D model, comprising the buildings that comprise the Development and surrounding 

buildings, shall be modelled for the pedestrian wind comfort and safety assessment. The buildings shall be 

modelled with the Development located near the centre of a circular domain of 375m radius.  CFD 

Simulations will be used to model the airflows for the external and elevated areas of the Development. The 

wind velocity inside and outside the Development will be evaluated. 

9.10 The study will be conducted initially in the absence of any hard or soft landscaping to provide a conservative 

result. The results of this analysis will then be compared with the well-established Lawson Comfort Criteria 

to determine the suitability of the wind environment at critical outdoor areas, including criteria for sitting, 

standing and walking. The potential for strong winds in excesses of Beaufort Scale 6 will also be assessed.  

9.11 Climatology data for the Site is not available so data will be taken from nearby meteorological stations at 

Shoreham Airport and Brighton City Airport and transposed for local conditions, considering the effect of 

changes in the upwind terrain roughness for each wind direction.  

9.12 The CFD assessment will include the following scenarios: 

• the Baseline; and 

• the Development with existing surrounding buildings.  

9.13 Should mitigation measures be required, the areas requiring mitigation can be identified through further 

testing, and measures can be developed so wind microclimate in all area is suitable for the intended use. 

The residual likely significant effects after mitigation will be provided and the assessment summarised.  
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Table 9.1: Table of Lawson Comfort and Safety Criteria  

Activities (Comfort 

Category for 

Assessment) 

Mean and Gust 

Equivalent Mean Wind 

Speed (5% exceedance) 

Description 

Frequent Sitting < 2.5 m/s 
Acceptable for frequent outdoor sitting use, e.g. 

restaurant, café. 

Occasional Sitting < 4.0 m/s 
Acceptable for occasional outdoor seating, e.g. 

general public outdoor spaces. 

Standing < 6.0 m/s 
Acceptable for entrances, bus stops, covered 

walkways or passageways. 

Walking < 8.0 m/s Acceptable for external pavements, walkways. 

Uncomfortable > 8.0 m/s Not comfortable for regular pedestrian access. 

Safety Category Threshold* Description 

Unsafe >15 m/s 

Winds above this threshold will pose safety risks, 

particularly for more vulnerable pedestrians (elderly, 

cyclists, etc.). 

* Safety threshold is set for the wind speed exceeded once a year (0.022% of the time) from any wind direction. 
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10 Daylight, Sunlight and Overshadowing  
Establishing Baseline Conditions and Study Area 

10.1 The Site currently retains two existing (redundant) gas holders, which are both currently collapsed to their 

lowest height save for the remaining gas holder frame, in the north east of the Site. The remainder of the 

Site is currently covered in hardstanding/bare ground, with some areas of scrub and emerging vegetation, 

and a warehouse and yard, vehicle service centre and a large open vehicle storage yard/car park. As a result, 

the Site currently receives virtually all the sunlight and daylight that is available and therefore very little 

existing overshadowing occurs. There is no existing residential accommodation on the Site. 

10.2 The existing buildings surrounding the Site are low rise in nature, with one medium rise development 

(Marine Gate) located to the south east. There is a mixture of residential, commercial and industrial uses 

surrounding the Site. Residential properties and open space close to the Site that could potentially be 

affected by the Development include residential units located along Boundary Road (adjacent to the west 

and south west), Marina Way (adjacent to the east), B2066 (adjacent to the north), and the Marine Gate 

development (adjacent to the south east). 

Potential Effects  

Likely Significant Effects 

Completed Development 

10.3 The Development will introduce new buildings onto the Site of various heights and massing, that could 

range between ground plus 3 and ground plus 16 storey in height. These new buildings will have the 

potential to affect levels of daylight and sunlight to existing surrounding buildings, as well as overshadowing 

to amenity spaces. As such, the likely significant effects to be considered are the potential loss of daylight 

and sunlight to the surrounding residential buildings, and potential overshadowing of amenity areas. 

Non-Significant Effects 

Demolition, Remediation and Construction 

10.4 The effects of demolition and remediation within the Site and construction-related works such as the 

presence of tower cranes and construction activity would not have long-term daylight, sunlight or 

overshadowing effects on sensitive receptors and therefore will not be assessed within the ES. Effects 

would only be temporary and short term and as such are unlikely to be significant. 

10.5 In addition, potential effects on daylight, sunlight or overshadowing during construction of the buildings 

that form the Development would gradually transition from the existing Site conditions to those of the 

completed Development and therefore would not be specific to construction. As such, construction effects 

would be scoped out of the ES. 

Completed Development 

10.6 The levels of daylight and sunlight experienced by new residents would be carefully considered as part of 

the design process for the Development, as would the overshadowing of proposed amenity spaces. 

Commentary on the alternative designs and influence of initial daylight and sunlight analysis would be 

included in the ES. However, the analysis of the levels of daylight, sunlight and overshadowing within the 

Development (internal) will not be included in the ES but will be presented as a stand-alone Internal 

Daylight, Sunlight and Overshadowing report which will accompany the planning application(s). 
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Assessment Methodology 

10.7 Desk top analysis, using mapping and online resources, will be undertaken in accordance with scoping 

guidance provided in the BRE Guidelines24 to identify the existing sensitive receptors which need to be 

considered by the assessment. The baseline levels of daylight, sunlight and overshadowing to the relevant 

existing surrounding receptors will be quantified to inform the design and to allow the likely effects of the 

Development to be measured against that baseline. 

10.8 Daylight and sunlight amenity tests will be carried out in accordance with the BRE Guidelines to assist in 

the consideration of the relationship of new and existing buildings. 

10.9 The criteria for protecting daylight and sunlight to existing buildings are contained in the BRE Guidelines 

where it sets out various methods for measuring and assessing daylight and sunlight. The BRE Guidelines 

suggest that all windows and rooms within habitable dwellings should be assessed. The BRE Guidelines 

place particular emphasis on daylight and sunlight availability to main habitable spaces which include living 

rooms and kitchens, with a lower emphasis on bedrooms. The BRE Guidelines state that circulation spaces 

and bathrooms need not be tested as they are not considered to require good levels of daylight. In addition, 

for rooms with more than one window, secondary windows do not require assessment if it is established 

that the room is already sufficiently lit through the main principal window. However, it is often sensible to 

consider secondary windows which will contribute to the distribution of light within the space. 

10.10 The assessment undertaken by the consultant will establish the usage of each of the properties surrounding 

the Site to ascertain whether the neighbouring properties require assessment in accordance with the 

methodology explained above. 

10.11 A 3D computer model will be constructed of the baseline and Development scenario, which will be based 

on land survey information, floor plans for the relevant existing surrounding properties (where publicly 

available) and the architect’s 3D model and 2D drawings of the Development. Where plans of the 

neighbouring buildings are not available the internal layouts will be based on reasoned assumptions. 

10.12 Cumulative schemes which are under construction or have received planning permission are set out in 

Section 13 and Appendix A. The cumulative schemes identified are considered too far removed from the 

Site to interact with the daylight and sunlight availability to the neighbouring properties and therefore no 

assessment of a cumulative scenario will be undertaken.  

10.13 Using computer analysis, the levels of daylight, sunlight and overshadowing to the existing surrounding 

residential buildings and amenity spaces will be quantified using the following tests recommended in the 

BRE Guidelines: 

• vertical sky component (VSC) at the centre point of windows; 

• no-sky line/daylight distribution inside the rooms; 

• percentage of annual probable sunlight hours (APSH) achieved on both an annual and winter basis 

at the centre point of windows that face within 90 degrees of due south; and 

• two-hours sun-on-ground contour for main back gardens and amenity spaces. 

10.14 The assessment will be carried out in both the baseline and Development scenario, so the magnitude of 

impact can be quantified, and the significance of effect can be assessed. 
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11 Ground Conditions and Contamination  
11.1 This section considers the potential effects the Development in relation to ground conditions and 

contamination. In accordance with best practice the following aspects have been considered: 

• physical effects of the Development e.g. changes in soil compaction, soil erosion, ground stability 

etc; 

• effects on mineral resources: e.g. mineral resource sterilisation, loss or damage to Local Geological 

Sites (formerly known as Regionally Important Geological Sites (RIGS)), geological SSSI etc; 

• effects on soil as a valuable resource: e.g. loss or damage to soil of good agricultural quality; 

• effects associated with ground contamination that may already exist on Site: e.g. 

introducing/changing pathways and receptors; 

• effects associated with the potential for polluting substance used (during construction/ operation) 

to cause new ground contamination issues on Site e.g. introducing/changing the source of 

contamination and/or pathways; and 

• effects associated with re-use of soils and generation of waste soils: e.g. re-use of Site-sourced 

materials on or off the Site, disposal of Site sourced materials off the Site, importation of materials 

to the Site etc.  

Establishing Baseline Conditions and Study Area 

11.2 The Site currently retains two existing (redundant) gas holders, which are both currently collapsed to their 

lowest height save for the remaining gasholder frame, in the north east of the Site. The remainder of the 

Site comprises a warehouse and yard, vehicle service centre and a large open vehicle storage yard/car park, 

together with areas of hardstanding/bare ground.  

11.3 A review of historical land quality reports for the Site has been undertaken which has enabled a robust 

conceptual model and evaluation of land condition risks and constraints for the Site to be developed. The 

previous reports include exploratory boreholes, trial pits and remedial excavation information as well as 

soil, soil leachability and groundwater sampling data from multiple phases of investigation dating between 

1993 and 2019.  

11.4 The majority of exploratory holes (57 of 69) progressed outside of the known gas holder footprints indicate 

an average Made Ground thickness of approximately 1m, although deeper thicknesses of Made Ground is  

present at the southern boundary and at the position of infilled relict gas works structures. The Made 

Ground across the Site, excluding the material in the former gas holders’, was not described as stained or 

odorous, but does include slag, ash, clinker, metal fragments and/or coke chips. A number of exploratory 

holes refused on buried concrete and it is likely that relict gas works structures, foundation and pipes would 

be uncovered during more extensive earthwork excavations. 

11.5 The bedrock comprises the Newhaven Chalk Formation, which was encountered at depths of between 0.3 

and 4.7m below ground level (bgl) and was proven in previous investigations to a depth of 32.5m bgl. The 

stratum comprised orange to off-white coloured, weak to moderately weak, weathered chalk at shallow 

depth, with occasional flint overlying moderately strong, blocky chalk, with flint cobbles at depth. 
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11.6 The historical investigations found odours and staining in Chalk fractures in the deep boreholes, 

predominantly in the south of the Site and at depths between 15 m and 20 m bgl. This contamination 

appears to have originated from tarry contaminated material used to infill gas holders 1 to 3 in the south-

west corner of the Site. Gas holder details are presented below: 

• Gas holders 1 to 3 (south-west corner): excavated to between 6.5m and 8m below the pre-existing 

ground surface in 2004. Infill is indicated to be imported roadstone material. The bases and side walls 

remain; 

• Gas holder No.4 (beneath PRS compound on SGN land): Made Ground thickness approximately 6.5m 

underlain by Chalk. No free phase tarry material identified in the fill; 

• Gas holders 5 and 7 remain and likely to be water-filled; and 

• Gas holder No.6 (SGN leased compound north-west corner): likely concrete base at 10.2m bgl.  

11.7 The soils from the multiple phases of investigation have been compared to up-to-date generic assessment 

criteria (GAC) for a residential with open space use. A total of 417 samples from across the Site were 

screened and the parameters exceeding the GAC are limited to benzo(a)pyrene (13 samples), lead (14 

samples) and asbestos (19 samples). The soil quality information shows that the area where the most 

elevated chemical concentrations was detected was the fill material in gas holders 1 to 3 in the south-west 

corner.  

11.8 The Chalk is a Principal Aquifer and groundwater monitoring has measured the groundwater level to be 

approximately 20.5m to 22.5m bgl. The inferred groundwater flow is to the south and towards the English 

Channel. The groundwater is likely to be saline given the proximity to the coast and the Site is not within a 

groundwater source protection zone for a potable water supply. 

11.9 The most recent groundwater sampling round at the Site was undertaken in 2019, which followed eleven 

previous phases of groundwater sampling dating back to 2001. The 2019 results indicated concentrations 

of ammonium, sulphate, complex cyanide, iron, naphthalene and benzene exceeded UK drinking water 

standards and ammonium, chromium, zinc, aromatic hydrocarbons C5 to C7, C10 to C12, naphthalene and 

benzene exceeded Environmental Quality Standards for coastal waters in three or more samples. The 2019 

results are within the within the range of the historical dataset and similar to those from 2016 and 2017. It 

was acknowledged that residual hydrocarbon and ammonia concentrations existed in the Chalk and the 

fluctuating concentrations recorded may be attributable to seasonal groundwater level variations. The 

results supported the continued approach that betterment of groundwater quality by natural attenuation 

was occurring.  

11.10 Atkins previous correspondence with the Environment Agency (dated 28 November 2018) confirms their 

agreement that, based on the available monitoring information and the commercial land use, that no 

further monitoring was required, no further remediation was required, and the monitoring wells should be 

decommissioned. The Environment Agency close their correspondence indicating there may be a 

requirement for further investigation, monitoring and assessment if redevelopment is proposed.  

11.11 During WWII, the Site and surrounding area was subject to bombing. The Archaeological Desk  Based 

Assessment (Appendix E) indicates that the Site was recorded as being bomb damaged in August 1942, and 

possibly also in 1944.  

11.12 The Site is not within a mineral safeguard zone. However, the Brighton to Newhaven Cliffs, located 50m 

south, are a SSSI, the main interest being geological. 
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Potential Effects  

Likely Significant Effects and Non-Significant Effects 

11.13 Table 11.1 outlines potential effects and the topics to be included within the assessment and those scoped 

out.  

Table 11.1: Ground Conditions and Contamination  

Effect Description Discussion 

Physical 

Effects 

Physical effects of the Development e.g. 

changes in soil compaction, soil erosion, 

ground stability etc. 

The Development has the potential to cause 

physical effect as such this will be assessed 

within the assessment.  

Mineral 

Resources 

Effects on mineral resources: e.g. mineral 

resource sterilisation, loss or damage to 

Local Geological Sites (formerly known as 

Regionally Important Geological Sites 

(RIGS)), geological Sites of Special Scientific 

Interest (SSSIs) etc. 

No mineral resources or local geological sites or 

SSSI are noted within the Site. However, the 

Brighton to Newhaven Cliffs located 50m south 

of the Site are a SSSI. The Development will not 

affect the stability of the cliffs or the visual 

landscape. Furthermore, significant existing 

development has occurred immediately 

adjacent to the cliffs at Brighton Marina. Effects 

on mineral resource or sites of geological 

significance have been scoped out and will not 

be assessed further. 

Agricultural 

Resource 

Effects on soil as a valuable resource: e.g. 

loss or damage to soil of good agricultural 

quality. 

The Site has legacy gas works use and is 

currently used for commercial purposes. The 

Site does not  have the potential to be used as 

agricultural land, therefore, the effects on 

agricultural land has been scoped out and will 

not be assessed further. 

Ground 

Contamination 

Effects associated with ground 

contamination that may already exist on 

site: e.g. introducing/changing pathways 

and receptors. 

Potential effects to human health and 

groundwater from ground contamination have 

been identified based on the legacy site use. This 

will be assessed within the EIA. 

Polluting 

Substances 

Effects associated with the potential for 

polluting substance used (during 

construction/ operation) to cause new 

ground contamination issues on site: e.g. 

introducing/changing the source of 

contamination and/or pathways. 

The Development has the potential to introduce 

new sources of contamination associated with 

the accidental loss/spillage of fuels and oils.  This 

will be assessed within the EIA. 

Soils Re-Use 

and Waste 

Effects associated with re-use of soils and 

generation of waste soils: e.g. re-use of 

site-sourced materials on- or off-site, 

disposal of site-sourced materials off-site, 

importation of materials to the site etc.  

The Development intends to re-use soils within 

the Site and has the potential to create waste 

depending on the remediation strategy. This will 

be assessed within the ground conditions 

assessment but not as a standalone waste 

chapter.  
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11.14 Although a remediation strategy is yet to be confirmed, it is likely that the Site will require some reprofiling 

and the excavation and removal of buried relict gas works structures and foundations. This will generate 

soil material that can be reused to infill the two deep existing gas holder voids. Excavated material found 

to be contaminated can likely be pre-treated on the Site to stabilise and reduce leachability before 

deposition and capping within the gas holders. A number of studies and regulatory approval are required 

to support this approach, which has been successfully adopted on many gas works’ regeneration schemes. 

This remediation methodology therefore means that significant soil waste would not be removed from the 

Site but predominantly retained as engineering fill. The resulting Site surface would be capped with 

buildings, paving and constructed landscaping. Groundwater sampling indicates that natural attenuation 

remediation approach will likely be the most appropriate option. 

11.15 Based on the findings of historical and recent Site investigation and the location of the Site, it is considered 

appropriate to scope out the need for a Water Framework Directive (WFD) assessment given that: 

• the groundwater at the Site has been sampled on many occasions and therefore the groundwater 

chemistry and hydraulic conditions are known to a high level of certainty. The potential for the 

ground conditions to impact controlled waters will be assessed by performing a detailed quantitative 

risk assessment that will inform the remediation strategy; 

• the Site is located at an elevation of >20m AOD and is not in a flood risk zone; and 

• the nearest surface water to the Site is the English Channel, which is located approximately 250m 

south-south east of the site.  

Assessment Methodology 

11.16 The baseline conditions are already well established and understood to a high degree of certainty based on 

the available historical information. Therefore, an Environmental Review document will be produced to 

collate the existing information, evaluate potential contaminant linkages and to construct a conceptual 

model. The detailed Environmental Review will be used to inform the assessment of the likely significant 

effects on people and the environment during the demolition, remediation and construction works and will 

be undertaken qualitatively and accordance with best practice and guidance.  

11.17  A supplementary Site investigation is also proposed to collect up to date ground conditions information 

and geotechnical information for civil engineering design. The Environmental Review and supplementary 

Site investigation findings will inform the Site remediation strategy, environmental protection and waste 

management measures during remediation and determine whether a controlled water detailed 

quantitative risk assessment is required. The supplementary Site investigation will not inform the EIA, 

however, as stated above baseline conditions are well established and  is deemed sufficiently up-to-date 

and comprehensive to allow a robust assessment of the likely significant effects of the Development to be 

undertaken. 

11.18 The EIA will assess the potential impacts of the Development on ground conditions and contamination over 

two stages as detailed in Appendix C. 
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12 Townscape, Landscape, Heritage and Visual Impact 
Assessment  
Establishing Baseline Conditions and Study Area 

12.1 The townscape surrounding the Site is varied in scale, age, and urban and architectural quality. It is 

characterised predominantly by two-three storey 19th century terraced housing and low rise light-

industrial sheds to the west of the Site. To the immediate north, is a two-storey pitch roofed courtyard 

development set down on lower levels. Further north is a mix of 19th and 20th century terraced, semi-

detached, and flatted residential development. The three-storey Brighton Waldorf School is directly to the 

north west of the Site. There are two higher rise residential blocks of around eight storeys in height flanking 

the Site to the south east and south west along the sea front. 

12.2 To the south of the Site lies Brighton Marina located beneath the sea cliffs. It comprises a substantial ASDA 

car park and multi storey car park, together with the marina village with commercial, leisure, supermarket 

and residential accommodation. The latter takes the form of three and four storey apartment blocks.  

12.3 Vehicular infrastructure dominates the periphery of the Site to the east and the south, where Marina Way 

drops in levels to form an underpass beneath the A259 coastal road (Marine Drive), providing access to 

Brighton Marina. To the north east, the South Downs National Park provides a green backdrop to the Site. 

12.4 The vacant Black Rock site, Brighton beach and the Kemp Town esplanade and slopes are located to the 

south west of the Site, forming the base to the Regency set piece of Arundel Terrace, Chichester Terrace, 

Lewes Crescent and Sussex Square. These groups of Grade I listed terraced houses forming a crescent and 

square are largely four storeys in height and enclose the Kemp Town Enclosures, a Grade II listed registered 

historic park and garden. 

12.5 The Site falls within the East Brighton neighbourhood according to the Brighton and Hove Characterisation 

Study25 (2009), specifically within the ‘Bristol Gardens’ Character Area. It also adjoins the Black Rock 

neighbourhood to the south and east.  

12.6 The Site is not within a conservation area, however the eastern most boundary of Kemp Town Conservation 

Area is less than 100m to the west of the Site. The East Cliff Conservation Area is located further to the west 

of the Site, as shown on the map at Appendix D. The character and appearance of these conservation areas 

will be assessed, owing to potential changes to their setting.  

12.7 The following Grade I and II listed buildings and non-designated heritage assets are located within the 

vicinity of the Site which will be relevant to the assessment, with their location in relation to the Site shown 

in the map at Appendix D. 

Groups of Listed Buildings and Structures: 

i. Lewes Crescent, Sussex Square, Arundel and Chichester Terraces (Grade I); 

ii. Kemp Town Place (Grade II) 

iii. Arundel Place (Grade II); and 

iv. The Esplanade (Grade II). 
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Listed Buildings: 

v. Madeira Terrace, Madeira Walk, Lift Tower and related buildings (Grade II*); 

vi. The Palace Pier (Grade II*); 

vii. Church of St Mark;  

viii. St Mary’s School Hall (Grade II); 

ix. 9, Bristol Gardens (Grade II); 

x. Secret Gardens; boundary stone (Grade II); 

xi. French Convalescent Home (Grade II); 

xii. Roedean School (Grade II);  

xiii. St Dunstan’s (Grade II). 

Non-Designated Heritage Assets: 

xiv. Marine Gate, Marine Drive; and 

xv. Nos.40 and 40a White Lodge. 

12.8 The Kemp Town Enclosures are designated as a Grade II registered historic park and garden and will be 

assessed accordingly.  

12.9 The Site is located within proximity to the South Downs National Park; its location is shown in Figure 2.2.  

Potential Effects  

Likely Significant Effects 

Demolition and Remediation 

12.10 Demolition and remediation effects are temporary and short-term and will be associated with removing 

the structures and buildings on the Site. This would typically be adverse in terms of townscape, landscape 

and visual receptors and potentially harmful to the setting of heritage receptors, as there will be the visible 

use of heavy machinery. The demolition and remediation effects will vary according to their temporary 

nature and some operations may have more perceptible effects than others. The assessments will be based 

on a worst-case scenario when demolition and remediation activities are at their peak. 

Construction 

12.11 Construction effects are likely to vary according to their temporary nature and some operations may have 

more perceptible effects than others. The assessments in the Townscape, Landscape, Heritage and Visual 

Impact Assessment (TLHVIA) of the ES will be based on a worst-case scenario when construction activities 

are at their peak. The effects are likely to vary according to the distance between the receptors and the 

Site, with those receptors located closer to the Site more exposed to a higher visibility of machinery and 

infrastructure (e.g. scaffolding around the lower buildings under construction) and likely to experience a 

larger effect than those located at greater distance. The assessment will be organised according to 
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receptors located at close, medium and long distances from the Site. The effects will be applicable to 

townscape and visual receptors.  

Completed Development 

12.12 Heritage effects will depend principally on the level of visibility of the Development from within the setting 

of receptors, including conservation areas, listed buildings, registered parks and gardens and the South 

Downs National Park, as set out above. It is expected that, owing to their location and potential height, the 

taller elements of the Development will be visible from the setting of, or in conjunction with, a wide range 

of heritage receptors. The most sensitive of these receptors is expected to be the groups of Grade I listed 

buildings: Lewes Crescent, Sussex Square, Chichester and Arundel Terraces; the Grade II listed French 

Convalescent Home; and the National Park. 

12.13 The Development will bring about change in the character, massing and height of the Site, which will be 

transformed into a high density mixed use development. It is therefore expected that the Development will 

have effects, on the surrounding townscape, landscape, heritage and visual receptors. These effects will be 

analysed in full in the TLHVIA. 

Assessment Methodology 

12.14 The TLHVIA will be undertaken by Citydesigner with reference to relevant policy and guidance relating to 

the ES, design, tall buildings, townscape and heritage at a national, regional and local level. 

12.15 The potential visual impacts of the Development from specific viewpoints within the South Downs National 

Park will be assessed in accordance with the South Downs Integrated Character Assessment26 (2011) and 

the South Downs National Park View Characterisation and Analysis27 (2015), including the potential impact 

of lighting in night-time and long distance views. 

12.16 The potential visual impacts of the Development from local views will be assessed in accordance with the 

requirements set out in BHCC SPG 15 - Tall Buildings28 (2004).  

12.17 The TLHVIA will be produced as a volume of the ES (Volume II). The assessment will consider the potential 

impacts and likely significant effects of the Development on the built heritage (above ground) and the 

townscape and landscape character of the Site and surrounding area, and the visual amenity of people 

experiencing views from representative viewpoints. Archaeology will not form part of the TLHVIA and is 

considered separately in Appendix E. 

Approach to Assessments 

12.18 The assessment will consider the likely effects on close, medium and long distance views across Brighton, 

along the coast and from the South Downs National Park, as well as effects on the character, appearance 

and setting of conservation areas and the setting and significance of listed buildings and registered parks 

and gardens. The assessment of these effects will be undertaken using Accurate Visual Representations 

(AVRs) of the Development produced by visualisation specialists Miller Hare. The AVRs will be either verified 

‘wireline’ or photo-realistically ‘rendered’ views (see Appendix D), depicting the Development on a 

surveyed photograph of the existing situation. The NPPF (February 2019)18 provides guidance on 

development affecting such assets. This guidance is also supported in regional and local planning policy. 

The design and visual relationships of the Development in relation to the settings of nearby listed buildings 

and relevant conservation areas will, therefore, need to be considered by reference to the tests set out in 

the NPPF. 
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12.19 The evolving assessment will be used during the design process to assist the architects in the progress of 

their designs in order to mitigate, where possible, any potential adverse effects that may arise from 

Development.  

Spatial Scope 

12.20 The spatial scope of the assessment will be defined on the basis of visibility of the Development from 

viewpoints in the surrounding area. The set of viewpoints to be agreed with BHCC will cover a range of 

points of the compass from which the Development will be visible, a range of distances from the Site and 

different types of townscape areas.  

12.21 Citydesigner has considered the use of Zone of Visual Influence (ZVI) and Zone of Theoretical Visibility (ZTV) 

studies to inform the visual impact assessment but concluded that AVRs would provide greater accuracy 

and more detail with which to determine the likely effects of the Development within the existing visual 

context. ZVI approaches to identifying viewpoints can be less effective in urban townscape and areas with 

tree coverage and so need to be used critically and in combination with other methods. This is because ZVI 

modelling tools do not include accuracy in regard to trees and are often not accurate in relation to built 

structures, as acknowledged in the GLVIA and Historic England’s ‘The Setting of Heritage Assets’29 (2nd 

Edition, 2017). It may however be relevant in relation to the South Downs National Park.  

12.22 A series of viewpoints have been chosen to illustrate the maximum visual conjunction between the 

Development and the townscape, including heritage assets. The views are taken from and within various 

environments, some urban and others rural, and include long distance panoramas and up close views. They 

do not include every position from which the Development will be visible, but are representative views 

showing the most likely significant effects. Some viewpoints selected have been informed by relevant 

planning policy and guidance.  

12.23 The precise balance of ‘wireline’ and ‘rendered’ AVRs to be assessed in the TLHVIA will need to be finalised 

in discussion with BHCC’s planning officers, once each view has been fully surveyed and the level of visibility 

of the Development is confirmed in each case. ‘Rendered’ AVRs are generally preferred, unless the distance 

between the viewpoint and the Site is too large to allow for details to be clearly read. There will be at least 

two night -time views to be assessed. It is suggested that one should be from the South Downs National 

Park and one should be from the Palace Pier. This will be subject to consultation with BHCC’s planning 

officers.  

12.24 The location of each viewpoint, conservation area and the South Downs National Park in relation to the Site 

is shown in Appendix D.  

Effect Prediction and Assessment of Effect Significance 

12.25 The methodology used to undertake the assessment will be based on the best practice set out in the 

relevant policy and guidance, including the GLVIA30 (3rd Edition). An assessment of the likely significant 

effects of the Development on townscape and visual receptors will be made on the basis of quantitative 

and qualitative information collated as part of the assessment. It includes: 

• identification and description of townscape character areas, including consideration of their 

sensitivity. Reference will be made to any assessments carried out by the local authority, including 

appraisals and management guidelines for conservation areas etc.; 

• consideration of the design of the Development in detail, including its performance in terms of 

mitigation and enhancement;  
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• assessment of the effects of Development during demolition and remediation, construction and 

operation phases, by way of considering: the sensitivity of the receptor, which will be assessed as 

high, medium or low, depending on the importance, value and quality of the receptor, and the visual 

amenity of the viewer; and the magnitude of the change resulting from the Development, which will 

be assessed as large, medium or small depending on the change to the townscape or view. These 

two measures are combined to provide a measure of the significance of the effect on a receptor, 

whether major, moderate, minor or negligible. The qualitative nature of the effect, on balance, is 

then assessed as beneficial, adverse, or neutral or balanced; 

• where cumulative schemes e.g. consented developments as yet unbuilt, in the wider area would be 

visible in combination with the Development to a significant extent, a cumulative assessment of 

visual effects will be undertaken; and 

• there are two ways in which Development can affect the significance of heritage assets: a) by direct 

changes to the fabric of heritage assets; and b) by changes to the setting of designated heritage 

assets located in the vicinity of the Site. Only the latter will occur in this case. The effects on the 

significance of the setting of designated heritage assets can range between enhancement and harm 

and are rated according to the following criteria, where the Development can: 

o ‘Better reveal its significance’ or ‘enhance its significance’; 

o cause no change to the significance of the heritage asset, hence ‘no effect on its significance’; 

o cause ‘less than substantial harm’ to the significance of the heritage asset; or 

o cause ‘substantial harm’ or ‘loss of significance’ to the heritage asset (not applicable).  

12.26 With the exception of ‘no effect’, all the above are considered significant effects in terms of EIA.  

12.27 Non-designated heritage assets include built heritage of some historical, architectural or townscape value, 

though not of sufficient interest to merit designation as a statutory listed building or a conservation area. 

The effects on these are assessed following the same approach described above for designated heritage 

assets. 
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13 Cumulative Effects  
13.1 The EIA Regulations specify the information to be included in an ES (Schedule 4) and require that in 

assessing the effects of a particular development, consideration should be given to cumulative effects. 

Potential cumulative effects can be categorised into two types: 

• combined effects - occur when two or more different environmental effects from the Development 

(e.g. dust, noise, traffic) act together to produce a different level of effect/ impact experienced by a 

particular receptor. These combined effects (or ‘Intra-Project’) can be additive or synergistic such 

that the sum of the impacts can be less or more than the individual impacts (i.e. because they may 

exacerbate or neutralise one another); and 

• cumulative effects - are those that accrue over time and space from a number of different 

development activities and projects in geographical proximity to one another, which individually 

might be insignificant, but when considered together, could create a significant cumulative effect 

(also referred to as ‘Interproject’ effects). 

13.2 The cumulative assessment is important to ensure that the combined effects of other schemes with the 

Development are understood appropriately for decision making. The cumulative effects of the 

Development and cumulative schemes in the local area will be considered on a topic-by-topic basis with 

the cumulative assessment methodologies and the cumulative effects reported in a subsection of each ES 

chapter, along with mitigation measures where necessary. Combined effects will be considered in a 

separate chapter titled ‘Effect Interactions’. 

13.3 A set of screening criteria has been developed to identify which cumulative schemes in the area should be 

subject to assessment, as follows: 

• expected to be built-out at the same time as the Development and with a defined planning and 

construction programme; 

• spatially linked to the Development (within 3km of the Site); 

• considered an EIA development and for which an ES has been submitted with the planning 

application; 

• those which have received planning consent from the planning authority (granted or resolution to 

grant) and for robustness and best practice, consideration has also been given to schemes that are 

reasonable foreseeable (currently being determined); and/or, 

• introduces sensitive receptors near to the Site (but are not EIA development). 

13.4 A planning search was undertaken considering the above criteria and the cumulative schemes identified 

are outlined within Appendix A.  
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14 Non-Significant Topics 
Introduction 

14.1 As stated within the EIA Regulations, an ES is required to identify only the ‘likely significant environmental 

effects’ of a development. The rationale for this scoping exercise has been guided by the current PPG, which 

highlights the expectation that the ES should focus on the ‘main’ or ‘significant’ environmental effects only. 

The PPG states: 

“Whilst every Environmental Statement should provide a full factual description of the development, the 

emphasis should be on the “main” or “significant” environmental effects to which a development is likely to 

give rise. The Environmental Statement should be proportionate and not be any longer than is necessary to 

assess properly those effects. Where, for example, only one environmental factor is likely to be significantly 

affected, the assessment should focus on that issue only. Impacts which have little or no significance for the 

particular development in question will need only very brief treatment to indicate that their possible 

relevance has been considered”. 

14.2 For the following topics, ‘significant’ effects are unlikely to arise from the Development. These topics will 

therefore not be assessed in the ES. Non-significant effects have also been identified within previous topics 

sections where relevant. 

Archaeology  

14.3 To inform the archaeological potential of the Site, an archaeological desk-based assessment has been 

prepared by RPS (Appendix E) in line with the NPPF and local planning policies. This establishes the 

significance and value of known buried heritage assets and the potential for the presence of unknown 

buried heritage assets. 

14.4 No Scheduled Monuments, World Heritage Sites, Historic Battlefield or Historic Wreck sites have been 

identified on or within the vicinity of the Site. In addition, there are no listed buildings within the Site. The 

nearest above ground designated heritage assets are the Grade II listed French Convalescent Home and 

Attached Wall and Railings and the Boundary Stone on the Corner with Roedean Road, situated 50m and 

75m to the south west and north west respectively (see Appendix E). The Development therefore does not 

include the demolition of any structures that are designated. As such, there would be no direct effects of 

the Development on above ground designated heritage assets and is proposed to be scoped out. The likely 

effects of the Development on the setting of heritage assets will be considered in the THVIA (see Section 

12).  

14.5 With respect to potential archaeological assets, the Site is not located within any Archaeological 

Notification Area. The available information indicates a low to moderate archaeological potential for the 

prehistoric, Roman, Post Medieval and Modern periods, which on the basis of the available information is 

considered likely to be of a generally low significance. Past post-depositional impacts within the Site are 

considered likely to have had a severe, negative archaeological impact.  

14.6 It is considered that given the archaeological potential for the prehistoric, Roman, Post Medieval and 

Modern periods is considered of low significance and the negative impact of past development on the Site 

over the 19th and 20th centuries, the Development would be unlikely to have either a significant or 

widespread archaeological impact on below ground assets and it is therefore proposed that archaeology 

should be scoped out of the EIA and ES.  
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Biodiversity  

14.7 An Ecological Assessment, dated June 2020, has been prepared by Ecology Solutions (Appendix G). A desk-

based study was undertaken to gather baseline ecological data for the Site and surrounding study area to 

inform the Ecological Assessment. An ecologist has also visited the Site in May 2020 to establish the main 

habitats on the Site and potential for fauna. 

14.8 The majority of the habitats present within the Site are of limited intrinsic nature conservation value, 

including the buildings, hardstanding, amenity grassland, disturbed ground and tall ruderal. The areas of 

scrub are of some ecological interest in the context of the Site for the foraging and nest-building 

opportunities they offer faunal species, as opposed to any significant intrinsic ecological value. Two 

buildings on the Site, as shown in Appendix G, have low potential to support roosting bats. Further bat 

surveys of these two buildings will be carried out to confirm the likely absence of any bat roosts. 

14.9 The Site offers some opportunities for nesting and foraging birds in the form of scrub, the roofs or suitable 

buildings and the gas storage tank guide frame. Any potential for conflict with bird nesting during the 

demolition, remediation and construction works can be avoided by the removal of habitat outside of the 

bird nesting period (nesting season is typically between March to July inclusive) where possible. Where this 

cannot be achieved, a check survey for nesting birds should be undertaken by an ecologist immediately 

prior to clearance, with any confirmed nests left in situ. 

14.10 No significant potential effects upon biodiversity within the Site have been identified in the Ecological 

Assessment. Any potential effects would be avoided or reduced by adherence to legislation and good 

practice measures during the demolition, remediation and construction works and incorporation of design 

measures (to be informed by ecological input into the design for the Development, such as lighting 

orientation, bird boxes and/or habitat creation). Biodiversity enhancement of the Site could also be 

achieved through landscape planting. Therefore it is proposed that biodiversity is scoped out of the EIA. 

14.11 The Site is located in the Brighton and Lewes Biosphere Reserve and falls within the Impact Risk Zone of the 

Brighton to Newhaven Cliffs SSSI. The Site is not subject to any statutory or non-statutory ecological 

designations. There are four statutory designated sites within 2km of the Site. Brighton to Newhaven Cliffs 

SSSI is located approximately 50m south east, Beachy Head West Marine Conservation Zone is 400m to the 

south and Whitehawk/Race Hill LNR is approximately 480m to the north west. There are ten non-statutory 

sites of nature conservation importance within a 2km radius of the Site, the closest of which is Sheepcote 

Valley LWS, situated approximately 100m to the north east.  Standard mitigation measures would be 

implemented during the demolition, remediation and construction works with regard to pollution control 

and dust that would prevent potential effects on statutory and/or non-statutory ecological designations 

and therefore it is proposed that this is scoped out of the EIA.   

14.12 As set out in Section 7, based on the IAQM ‘A Guide to the Assessment of Air Quality Impacts on Designated 

Nature Conservation Site, 2019’ ecological designations within 2km of the Site and within 200m of the road 

network will be included within the air quality assessment for operational traffic.  

14.13 Should the air quality modelling identify potential effects that are of likely significance from traffic emissions 

on these ecological designations, then an assessment of traffic emissions on ecological designations will be 

included in the ES. Similarly, should bat roosts be identified through further surveys, this will be considered 

in the ES.  However, should potential effects not be considered significant following the air quality 

assessment and no bat roost found, biodiversity will be entirely scoped out of the ES for the reasons above.  
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Water Resources, Flood Risk and Surface Water Drainage  

14.14 There are no fluvial or surface watercourses in the vicinity of the Site. The south coast and English Channel 

is located approximately 250m to the south of the Site. The Environment Agency’s flood risk map locates 

the whole of the Site within Flood Zone 1. This means that there is a 0.1% (1 in 1000) probability of annual 

flooding at the Site. Environment Agency maps indicate the majority of the Site is at very low or low risk of 

surface water flooding. A small parcel in the south west corner of the Site is at a high risk. The Site is also 

at a low risk of reservoir flooding.  

14.15 The Site is currently largely covered in hardstanding. The impermeable area of the Site will not increase 

significantly following the Development and therefore there will be no increase in flood risk arising from 

the discharge of surface water drainage from the Site. Surface water runoff will be attenuated using 

underground attenuate crates and permeable paving. The proposed surface water drainage strategy is to 

discharge to the public sewer; it is not intended to use infiltration as a drainage solution. Therefore flood 

risk and the effects on water quality from the completed and occupied Development would be reduced. 

14.16 The completed Development will lead to an increased demand for potable water and foul water discharge 

as a consequence of the residential and employees on the Site, although this is not considered to be 

significant. In accordance with the Brighton & Hove City Plan, water efficiency measures will be 

incorporated within the Development, which may include such features as rainwater harvesting, reduced 

flow taps, smaller cistern sizes and the use of rainwater or grey water for toilets. 

14.17 A surface water drainage strategy will form part of the planning application and will set out how the 

Development will reduce the risk of flooding and restrict all outflows to an acceptable rate of runoff. 

Consultation with Southern Water will be carried out to know if the capacity of the existing sewers are 

adequate and what upgrading works are required, if any. These measures would ensure the Development 

results in no significant effects on flood risk, local watercourses and road or sewer networks. 

14.18 In conclusion, the Development is not expected to have a significant effect on local water resources, flood 

risk or drainage and therefore is intended to be scoped out of the EIA. A Flood Risk Assessment and drainage 

strategy will be submitted as a standalone document as part of the planning application and will give further 

consideration to flood risk and drainage. This will outline the drainage control measures incorporated in 

the Development. 

Human Health  

14.19 In line with the 2017 EIA regulations, the impacts of human health and wellbeing have been considered in 

this Scoping Report. The 2017 EIA Regulations require the consideration of the potential effects on human 

and population health where significant effects are likely to occur. The assessment should be proportionate 

to the project being considered. 

14.20 Where people live and work could have indirect impacts on their personal state of wellbeing. Therefore, 

new developments could potentially have a beneficial or adverse effect on health, particularly in areas of 

existing poor health conditions. Poor health outcomes could arise from, for example, construction impacts 

such as dust or pollution from construction traffic. Poor design and access in end uses could also have 

effects on health outcomes. However, through appropriate mitigation and design, these effects can be 

managed and potentially give rise to either neutral or indirect beneficial effects on human health. 

14.21 At the system level, greater access to adequate housing and employment may be positively correlated with 

good health, but these effects will be uncertain and not measurable at the level of an individual site. The 

incidence of any such health effects will be widely dispersed through marginal changes to the wider housing 

and employment markets, and so the effect is not significant at any level. 
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14.22 Despite the indirect links that have been identified between new development and health and wellbeing, 

the potential effects of a new development on the health and well-being of new and existing residents and 

workers would be largely determined by the way the development’s buildings and spaces are used (rather 

than constructed) and by lifestyle factors which cannot be accurately quantified or controlled at the 

planning stage.  

14.23 New development cannot enforce how people ultimately use a development. These ‘lifestyle factors’ 

cannot be accurately quantified or controlled and are therefore considered to sit outside the role and scope 

of planning and EIA. 

14.24 Appendix F establishes the existing health baseline profile for Brighton and Hove, and the Local Area (where 

data is available) and indicates that the district has a slightly lower level of good health compared to the 

region and nation as a whole; although physical activity among adults in Brighton and Hove is higher than 

the regional and national averages and obesity among both adults and children is lower.  

14.25 The following assessments within the EIA will consider the Development’s indirect or secondary impacts 

which could have an effect on health and well-being: 

• transport;  

• air quality and odour;  

• noise and vibration;  

• daylight, sunlight and overshadowing; and 

• wind; and 

• socio-economics. 

14.26 Specifically, the socio-economic chapter will consider elements such as housing, employment creation, 

access to health and education facilities and access to open space and play space. These areas are those 

which can have the most significant direct socio-economic effects on health arising from a Development.  

14.27 Furthermore, the Applicant would implement appropriate environmental management controls to manage 

the construction of the Development addressing issues related to health and wellbeing, including public 

safety, noise and vibration controls, and air, dust and odour management. 

14.28 The indirect health and well-being effects are therefore already considered comprehensively in the ES as a 

whole where their assessment has been identified as being proportionate and/or potentially require 

mitigation. The inclusion of the requirement to consider population and human health effects in the EIA 

Regulations is met by the robust assessment of the topics listed above. Therefore, a separate health and 

wellbeing assessment is proposed to be scoped out of this EIA. 

Waste  

14.29 Waste generation will occur as a result of the demolition, remediation and construction of the Development 

and once the Development is completed and operational. Waste produced during all activities on Site will 

be subject to the ‘Duty of Care’ under the Environmental Protection Act31. 
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14.30 It is anticipated that ground remediation would be undertaken on the Site, with contaminated soils and 

water treated and reused on the Site as engineering fill, although this will be subject to the remediation 

strategy and regulatory approval.  Soil reuse during remediation will be considered in the ground conditions 

and contamination assessment (see Section 11).  

14.31 Demolition and construction waste would be managed by the contractor in line with current legislation and 

best practices. Waste management will be dealt with in line with legislative requirements, good practice 

and BHCC policy standards which would ensure that measures are in place to reduce waste generation and 

minimise material going to landfill.  

14.32 A waste and recycling strategy will be implemented for the Development to reduce waste and facilitate 

recycling in accordance with CPP1 and adequate waste and recycling storage facilities will be provided 

having regard to the ‘Design Guidance for the Storage and Collection of Recyclable Waste’ (PAN05, 2007)32 

and other relevant sector guidance. 

14.33 Whilst the Development will result in an increase in waste arisings compared to the baseline, waste will be 

appropriately manged through the measures secured by the planning permission (precise details to be 

confirmed in the ES) once the Development is completed and operational. Given these measures, it is 

considered that there would be no significant waste effects and as such, the topic of ‘waste’ would be 

scoped out of the EIA.  

Climate Change and Greenhouse Gas Emissions 

14.34 The 2017 EIA Regulations require consideration of the impact of the project on climate (for example the 

nature and magnitude of greenhouse gas (GHG) emissions) and the vulnerability of the project to climate 

change.  

14.35 The Development will likely result in an increase in GHG emissions compared to the baseline conditions 

during demolition and construction works and once the Development is completed and operational, 

although GHG emissions will already be generated from the current uses and traffic associated with the 

Site. Primary GHG emission sources during the demolition and construction are likely to be associated with 

embodied carbon within construction materials, construction traffic, construction plant and energy use. 

Primary sources of GHG emissions during operation are likely to be associated with the energy use, 

operational traffic and building maintenance.  

14.36 During the design of the Development, consideration will be given to passive design and orientation, 

biodiversity, use of sustainable materials, energy efficiency measures and low carbon solutions to reduce 

GHG. Given this and, owing to the size of the Site and Development, it is unlikely that any increase in GHG 

will have material impact on the Government’s target for carbon reduction.  The ES will include a section in 

the project description about climate change adaption and resilience and how the design of the 

Development has incorporated such measures. A sustainability statement will be submitted in support of 

the planning application, which will set out the sustainability measures committed to by the Applicant. 

14.37 Projected changes to average climatic conditions, as a result of climate change, and an increased frequency 

and severity of extreme weather events (such as heavy and/or prolonged precipitation, storm events and 

heatwaves) have the potential to impact the ability of the environment to adapt to climate change. The 

main impact of the climate change on the Development is considered to be in relation to sea level rise and 

changing rainfall patterns (increase in surface water run-off), which along with mitigation measures, will be 

considered in the Flood Risk Assessment and surface water drainage strategy. 
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14.38 The impacts of temperature change have been scoped out as the Development is within an existing urban 

area and is unlikely to significantly affect the ability of the surrounding land to adapt to climate change. The 

impact of climate change may have on the Development in terms of flood risk will be considered in the 

Flood Risk Assessment and drainage strategy that will be submitted with the planning application. It is 

considered that a climate change and GHG assessment can be scoped out of the EIA and ES.  

Vulnerability to Major Accidents or Disasters 

14.39 With reference to Regulation 4(4) and Schedule 4 of the EIA Regulations, this Scoping Report also considers 

whether there are likely to be any significant effects on the environment or the project arising from the 

vulnerability of the Development to major accidents or disasters. The EIA Regulations require the ES to 

consider the inclusion of: 

“a description of the expected significant adverse effects of the development on the environment deriving 

from the vulnerability of the development to risks of major accidents and/or disasters which are relevant to 

the project concerned”. 

14.40 Available guidance (IEMA Quality Mark Article ‘Assessing Risks of Major Accidents / Disasters in EIA’33) 

defines major accidents and disasters as: 

“man-made and natural events which are considered to be likely, and are anticipated to result in substantial 

harm that the normal functioning of the project is unable to cope with / rectify”.  

14.41 Overall, the vulnerability of the Development to risks of major accidents and/or disasters is considered to 

be low. The most likely foreseeable vulnerability of the Development relates to flood risk, but the Site lies 

entirely within Flood Zone 1 which is the lowest flood risk. Risks to fire can also be assumed to be low 

provided the detailed design and fire strategy is developed in line with the latest fire safety guidance. No 

other significant effects relating to the vulnerability of the Development to major accidents and disasters 

have been identified and therefore it is proposed that major accidents and disasters is scoped out of the 

ES. 

Energy and Sustainability 

14.42 The planning application will be supported by a standalone Sustainability Statement in accordance with 

BHCC policy. This negates the need for a further sustainability assessment within the ES and accords with 

the Department of Communities and Local Government’s (DCLG) consultation paper on EIA Good Practice34 

(2006) which states:  

“there is no requirement to include a sustainability appraisal within the Environmental Statement. If such 

an assessment is required by the Local Planning Authority, it should be provided as a separate document 

supporting the planning application.” 

14.43 The main sustainability commitments of the Development will be summarised in the ES. As such, all 

technical assessments will inherently test the principle sustainability design features sought as part of the 

planning application.  
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Light Pollution  

14.44 The Development would provide a modern, efficient and controlled lighting design, which is expected to 

reduce any potential adverse effects (taking into account design standards and guidance, but assuming no 

additional mitigation). Principles of the lighting design would be set out within the Design and Access 

Statement. Consequently, through mitigation introduced during construction) and completed 

Development (through targeting the light pollution limitations for an appropriate lighting zone) and best 

practice design including Guidance Notes for The Reduction of Obtrusive Light35), it is unlikely that new 

lighting installations will result in significant adverse effects. It is therefore considered that light pollution 

will not be significant and as such would be scoped out of the ES. 

14.45 As set out in Section 12, there will be two night-time views assessed in the TLHVIA  that will consider lighting, 

one from the South Downs National Park and one from the Palace Pier.  

Solar Glare 

14.46 There is no specific criterion for assessing the significance of solar glare and professional judgment has 

therefore been used in establishing whether the Development is likely to give rise to significant effects. 

Sensitive receptors would include road users of the adjacent highway network. 

14.47  Should the facades of the Development be highly reflective in design, there is a possibility, at certain times 

of the year, certain times of the day and in particular weather conditions, of significant instances of solar 

glare. However, based on the emerging design of the Development, the façade treatment of the 

Development is proposed to be largely brick or similar, which does not include high reflectivity façades. 

Solar glare is therefore unlikely to be significant and can be considered without the need for detailed 

technical analysis. Consequently, it is considered that solar glare can be scoped out of the EIA. 

Telecommunications 

14.48 As no navigational aids or major telecommunication relay stations have been identified in the immediate 

vicinity of the Site, it is considered unlikely that there will be any significant telecommunications effects as 

a result of the Development. Analogue television broadcast has now been phased out and replaced by 

digital television, which is largely unaffected by atmospheric conditions. Given the switch to digital 

television broadcast, the Development would be unlikely to give rise to significant effects on digital 

television. In addition, EIA best practice is increasingly recognising that telecommunication issues do not 

raise environmental considerations which need to be addressed as part of the EIA process and can be 

addressed through standard mitigation measures, such as adjustment of satellite dishes. Given this, it is 

considered that telecommunications can be scoped out of the EIA. 

Electromagnetic Fields 

14.49 All new electrical plant will be designed in accordance with the current British Standards (e.g. BS EN 

62041:2010) which set the specific limits for electro-magnetic fields. 

14.50 No major sources of electro-magnetic fields (such as high voltage transformers or electricity transmission 

line/cable) are proposed as part of the Development. An electricity sub-station is located to the north of 

the Site and therefore the Development will be required to comply with relevant guidelines on public 

exposure to electric and magnetic fields published by the 1998 Internal Commission on Non-Ionizing 

Radiation Protection (ICNIRP) relating to development close to substations. 

14.51 As such, no significant electromagnetic field effects are likely therefore this issue will not be considered 

further within the ES. 
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Appendix A – Cumulative Schemes and Map 
 

Table 1: Cumulative Schemes 

Ref. Project 
Planning 
Reference 

Description of Project Status 

1 

Brighton 

Marina Outer 

Harbour  

BH2019/00964 Hybrid planning application for the phased residential-led mixed-use development of Brighton 

Marina Outer Harbour. Full Planning Permission for Phase Two of the development comprises: 

480no residential units (C3) in 3 buildings ranging from 9-28 storeys plus plant levels, 761 sqm 

of flexible commercial floor space (A1-A4, B1, C3 Ancillary, D1/D2), works to existing cofferdam, 

undercroft car and cycle parking, servicing, landscaping, public realm works and infrastructure 

(harbour wall) works. Outline Planning Permission (all matters reserved apart from access) for 

Phase Three of the development comprises: up to 520no residential units (C3) in 6 buildings 

ranging from 8-19 storeys, up to 800 sqm of flexible commercial floor space (A1-A4, B1, C3 

Ancillary, D1/D2), construction of engineered basement structure to create a raised podium 

deck over Spending Beach, installation of Navigation Piles, undercroft car and cycle parking, 

servicing, landscaping and public realm works. 

 

The application is submitted in accordance with extant planning permission BH2006/01124. 

The extant planning permission was lawfully implemented in August 2008, with Phase 1 of the 

development completed in 2013. Phase 1 included two buildings on West Quay, made up of 

195 flats, a Royal National Lifeboat Institution building and seven restaurants. 

 

It is proposed that the above application is considered in the EIA for Brighton Gas Works rather 

than the extant permission. This is because the ES for Brighton Marina Outer Harbour indicates 

that the Consented Scheme is not viable and not a reasonable alternative. 

Planning 

Application 

Submitted.  

 

 

2 

Royal Sussex 

County 

Hospital 

BH2011/02886 

(as amended by 

BH2011/01558 

and 

BH2014/03449) 

Demolition of existing hospital buildings located to the north of Eastern Road and to the south 

of the existing children's hospital building and Thomas Kemp Tower. Addition of a helicopter 

landing pad and associated trauma lift on top of Thomas Kemp Tower. Erection of new hospital 

buildings incorporating Stage 1: Part 10, 11 and 12 storey building including reinstatement of 

the interior of the Chapel; Stage 2: 5 storey building; and Stage 3: Service yard with single 

Implemented. 

Construction 

ongoing until 

winter 2024. 
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Ref. Project 
Planning 
Reference 

Description of Project Status 

storey building. Site wide infrastructure including substation, energy centre and flues, 2 floors 

of underground parking (390 spaces) with new access from Bristol Gate and associated highway 

works. Cycle parking, external amenity spaces including roof gardens and landscaping on 

Eastern Road. 

3 

Preston 

Barracks 

BH2017/00492 

(as amended by 

BH2018/00636 

and 

BH2018/01002) 

(Full application) Preston Barracks Parcel: Demolition of existing buildings and construction of 

(B1) 7 storey Central Research Laboratory, Student Accommodation (Sui Gen) providing 534 

bed spaces within 3 blocks of 13, 11 and 15 storeys, 369 (C3) residential units in 8 Blocks with a 

range between 2 and 10 storeys, 264sq.m workshop space (B1), 301sq.m flexible commercial 

space (A1/A3/B1), 334sq.m retail space (A1/A3), parking, public realm works and landscaping. 

Mithras Parcel: Demolition of existing building (Steam House) and construction of a mixed use 

Campus Development consisting of Student Accommodation (Sui Gen) providing 804 bed 

spaces within five blocks, Block 1 (10 storeys), Block 2 (18 Storeys), Block 3 (10 storeys), Block 4 

(12 storeys) and Block 5 (9 storeys), 596 sq. m of student services including students union and 

welfare facilities (Sui Gen), 898 sq. m gymnasium (D2), and associated ancillary development, 

including provision of 13 disabled parking spaces serving the student accommodation, cycle 

parking, public realm works and landscaping improvements. Lewes Road: Installation of new 

signalised crossroads and T Junction, pedestrian crossings and footway improvements, erection 

of pedestrian and cyclists bridge crossing Lewes Road. (Outline Application) Watts Parcel: 

Removal of existing Watts House temporary building and erection of a 6 storey (D1) Academic 

Building for a Business School of 6,400 sq. m of floorspace, linked canopy and provision of 551 

space multi storey car park to the rear (maximum 8 storeys) with associated ancillary 

development, including provision of cycle parking, access and servicing road, public realm and 

landscaping improvements. 

Implemented.  

Construction 

ongoing until 

2020/2021. 

4 

Circus Street BH2013/03461 

(as amended by 

BH2015/03076 

and 

BH2015/04299) 

Demolition of existing buildings and replacement with a mixed use development comprising of: 

a part 5 (6 storey equivalent)/part 7 storey University of Brighton Library and Academic 

Building (Use Class D1); a 3 storey (4 storey equivalent) Dance Space building (Use Class D2); a 7 

storey office building (Use Class B1 incorporating a maximum of 1,360 sq. m Gross Internal Area 

(GIA) of office Class B1 office, research and development space); student accommodation (Sui 

Generis) providing up to 450 bed spaces in 4 buildings (Student Cluster E and G part 6/part 8 

storey, Student Cluster F part 6,7 and 8 storey and Student Cluster H part 6/part 13 storey (with 

Implemented.  

Construction 

ongoing until 

2020/2021. 
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Ref. Project 
Planning 
Reference 

Description of Project Status 

recessed top 13th storey)); 142 residential apartments (Class C3) consisting of 57 x 1 bed, 81 x 2 

bed and 4 x 3 bed units in 4 buildings (Building A part 7/part 10 storey, Building B part 7/part 8 

storey and Buildings C and D both 6 storey); with ancillary retail (A1) café/restaurant (A3) 

and/or commercial (B1) within the ground floor of part of student cluster buildings G and H, 

part of office building and part of residential buildings A, B, C and D; new public realm and 

associated infrastructure including provision of 38 undercroft parking spaces below the student 

cluster buildings (including 16 on-site disabled parking spaces), on site cycle parking, and 

highway works including a narrowing in width of Circus Street. 

5 

Black Rock 

enabling 

works 

BH2020/00442 Replacement of existing sea wall with a realigned free-standing structure; the formation of an 

access route from Black Rock extending to Brighton Marina; enhancement of highways 

infrastructure for Duke's Mound at its junctions with Marine Parade and Madeira Drive; 

restoration of The Old Reading Room and The Temple and change of use for flexible A1, A3, D1 

or D2 Use; widespread enhancement of public realm for pedestrians and cyclists via new 

amenities, facilities and landscaping, with associated ecological enhancement. 

Resolution to 

Grant at 

Committee (10 

June 2020). 

6 

Longley 

Industrial 

Estate New 

England 

Street & Elder 

Place,  

Brighton 

BH2018/02598 

 

BH2019/03113 

Demolition of existing buildings and redevelopment to provide: 3,270sqm of 

office/research/development floorspace (B1 (a)/(b) use), 308sqm of flexible commercial/retail 

floorspace fronting Elder Place (B1 (a)/(b) and A1-A4 use), 201 residential units (C3 use) in 

buildings ranging between 3 and 18 storeys plus roof plant level, together with associated car 

and cycle parking, further plant at lower ground level, supporting facilities and landscaping. 

MMA: Minor Material Amendment to Planning Permission BH2018/02598 (for mixed use 

development of up to 18 storeys plus roof plant level including 3,270sqm of B1 use, 308sqm of 

flexible B1/A1-A4 use and 201 residential units) to allow substitute drawings for: internal layout 

changes; reduction in shoulder heights; additional floor in the tower whilst maintaining the 

same overall height; revised external amenity areas and elevational changes. To provide a 

revised total of 209 residential units (C3 use) and 3,109 sqm of B1 (a) and (b) 

office/research/development use and 352 sqm of flexible B1 (a) and (b)/A1-A4 retail use. 

Approved  

26 Sep 2019 

 

MMA – Pending 

Determination.  
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Figure 1: Map of Cumulative Schemes  
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Appendix B – Structure of ES Technical Chapters 
Introduction 

The introduction will provide a brief summary of what is considered in the chapter and will state the author and/or 

relevant technical contributor and their competence. 

Legislation, Planning Policy and Guidance  

This section will summarise the relevant planning policy, legislation and guidance that form the context for the 

topic in bullet point form to minimise length. A detailed review of relevant planning policy, legislation and 

guidance will be provided as an appendix to the chapter or within the supporting technical report within Volume III 

of the ES.  

Assessment Methodology 

The assessment methodology section in each chapter will provide an explanation of methods used in undertaking 

the technical assessment and the prediction of effects. Reference will be made to published standards, 

professional guidelines and best practice of relevance to the topic.  

This section will also describe any topic-specific significance criteria applied in the assessment, particularly where 

these differ from common or generic criteria applied elsewhere in the ES. However, wherever possible, a common 

scale and language for assessing effects will be applied. 

Consultation undertaken as part of the assessment to agree scope or methodology will be set out in the chapter. 

Where appropriate, it will describe the assumptions and limitations related to the assessment of the topic and 

any constraints to undertaking the assessment. 

Baseline Conditions 

A description of the environmental conditions that exist in the absence of the Development both now and, where 

relevant, those that are projected to exist in the future will be provided. The results of baseline surveys and desk 

based research will be summarised in this section.  

Relevant receptors to the specific topic-based effects (e.g. noise, air quality) will be described, together with an 

indication of the relative sensitivity of these receptors to such effects. Comment will also be made on the future 

baseline conditions as required by the EIA Regulations. 

Environmental Design and Management 

This section will present the embedded design and/or management measures that will form part of the 

Development to prevent, reduce or offset environmental effects. These measures will be clearly defined to ensure 

transparency and to ensure that the impact assessment does not assess a scenario that is unrealistic in practice. 

Demolition and Remediation 

This section will present the assessment of the likely impacts and effects that are predicted to occur during the 

demolition and remediation works. Mitigation and monitoring measures will also be presented, together with 

likely residual effects. 

Construction  

This section will present the assessment of the likely impacts and effects that are predicted to occur during the 

construction phase. Mitigation and monitoring measures will also be presented, together with likely residual 

effects. 
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Completed Development  

This section will present the assessment of the likely significant effects that are predicted to occur once the 

Development is complete and occupied, together with the mitigation over and above embedded design and the 

likely residual effects. 

Cumulative Effects 

This section will present the assessment of potential cumulative effects with other projects in the vicinity that are 

predicted to occur during both the construction and completed Development phases together with the mitigation 

and likely residual effects.  

Summary 

This section will include a tabulated summary of the likely significant effects, mitigation measures and likely 

residual effects. The potential mechanisms by which the proposed mitigation measures will be implemented (e.g. 

specific planning conditions or Section 106 obligations) will be specified, where appropriate.  
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Appendix C – Ground Conditions and Contamination 
Methodology 
The EIA will assess the potential impacts of the development on ground conditions and contamination and will be 

undertaken over two stages: 

• Stage 1 - land contamination risk assessment (potential impacts). 

• Stage 2 - land contamination and physical environment potential effects. 

Stage 1 – Land contamination risk assessment methodology 

The approach adopted for the land contamination risk assessment (potential impacts) is based on guidance 

document LCRM36 and CIRIA C55237. These documents are considered key guidance in the United Kingdom and 

provide a technical framework for the application of a risk management process through the steps described in 

this section. 

The risk assessment applies the principles given in the NHBC and Environment Agency report R&D Publication 

6638, which provides guidance on the development and application of the consequence and probability matrix (as 

presented in Tables 1, 2 and 3 below) for contaminated land risk assessment. 

The potential risk to a receptor is a function of the probability and the consequence of a SPR. Probability (likelihood 

of an event occurring Table 1) considers both the presence of the hazard and receptor, and the integrity of the 

exposure pathway. Consequence (Table 2) considers the potential severity of the hazard and the sensitivity / value 

of the receptor  

Table 1: Classification of probability 

Classification Definition of the probability of harm/pollution 

occurring 

High Likelihood The contaminant linkage exists and it is very likely to be 
realised in the short term, and/or will almost inevitably 
be realised in the long term, and/or there is current 
evidence of it being realised. 

Likely The source, pathway and receptor exist for the 
contaminant linkage and it is probable that this linkage 
will be realised. Circumstances are such that realisation 
of the linkage is not inevitable, but possible in the short 
term and likely over the long term. 

Low Likelihood The source, pathway and receptor exist, and it is possible 
that it could be realised. Circumstances are such that 
realisation of the linkage is by no means certain in the 
long term and less likely in the short term. 

Unlikely The source, pathway and receptor exist for the 
contaminant linkage but it is improbable that it will be 
realised even in the long term. 
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Table 2: Classification of consequence  

Classification Definition of consequence 

Human health receptors 

Severe Acute damage to human health based on the potential effects on the critical human health 
receptor. 

Medium Chronic damage to human health based on the potential effects on the critical human health 
receptor. 

Mild Minimal short-term effects on human health based on the potential effects on the critical human 
health receptor. 

Minor No appreciable impact on human health based on the potential effects on the critical human 
health receptor. 

Controlled water receptors 

Severe Pollution of a Principal aquifer within a groundwater Source Protection Zone (inner and outer) or 
potable supply characterised by a breach of drinking water standards. Pollution of a surface water 
course characterised by a breach of an Environmental Quality Standard at a statutory monitoring 
location or resulting in a change in Generic Quality Assessment grade of river reach. Discharge of a 
List I or List II substance to groundwater. 

Medium Pollution of a Principal aquifer outside a groundwater Source Protection Zone (inner and outer) or 
a Secondary A aquifer characterised by a breach of Drinking Water Standards. Pollution of an 
industrial groundwater abstraction or irrigation supply that impairs its function. Substantial 
pollution but insufficient to result in a change in the Generic Quality Assessment grade of river 
reach. 

Mild Low levels of pollution of a Principal aquifer outside a groundwater Source Protection Zone or an 
industrial abstraction, or pollution of a secondary A or Secondary B aquifer. Low levels of pollution 
insufficient to result in a change in the Generic Quality Assessment grade of river reach, pollution 
of a surface water course without a quality classification. 

Minor No appreciable pollution, or pollution of a low sensitivity receptor such as a Secondary 
(undifferentiated) aquifer or a surface water course without a quality classification. 

Ecosystem receptors 

Severe For sites with designations as follows - Site of Special Scientific Interest, National Nature Reserve, 
Special Protection Area (and potential sites), Special Area of Conservation (and candidate sites) or 
Ramsar.  Irreversible adverse change in the functioning of the ecological system or any species of 
special interest that forms part of that system. 

Medium For sites with designations as follows - Site of Special Scientific Interest, National Nature Reserve, 
Special Protection Area (and potential sites), Special Area of Conservation (and candidate sites) or 
Ramsar. Substantial adverse change in the functioning of the ecological system or any species of 
special interest that forms part of that system. 

Mild Harm to ecosystems of a low sensitivity such as sites of local importance. No appreciable harm to 
ecosystems with statutory designations. 

Minor Limited harm to ecosystems of low sensitivity such as sites of local importance. 

Property receptors - buildings, foundations and services 

Severe Collapse of a building or structure including the services infrastructure from explosion. 

Medium Significant damage to a building or structure including the services infrastructure impairing their 
function. 

Mild Damage to buildings/structures and foundations but not resulting in them being unsafe for 
occupation. Damage to services but not sufficient to impair their function. 

Minor No appreciable damage to buildings/structures, foundations and services. 
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Table 3: Land contamination estimation of the level of risk by comparison of consequence and probability 

 Consequence 

Severe Medium Mild Minor 

P
ro

b
ab

ili
ty

 

High Likelihood Very high risk High risk Moderate risk 
Moderate/low 
risk 

Likely High risk Moderate risk 
Moderate/low 
risk 

Low risk 

Low Likelihood Moderate risk 
Moderate/low 
risk 

Low risk Very low risk 

Unlikely 
Moderate/low 
risk 

Low risk Very low risk Very low risk 

Table source: based on R&D6638 

Risks will be classified for demolition, remediation and construction and completed development.  

Stage 2 – Land contamination and physical environment assessment of effects methodology 

Land contamination assessment of effects methodology 

The land contamination impact assessment is based on the change of risk (identified in Stage 1) between the 

baseline and the different phases of the Development (i.e. demolition, remediation and construction and 

completed development). The calculated increase or decrease in risk identifies the significance of effect, as 

described in Table 4, however professional judgement has been used in instances where a receptor is not present 

during every phase of the Development. 

Table 4: Land contamination impact assessment (significance of effects)  

Classification of 
significance 

Effect 

Major adverse  
An increase in contamination risk from the existing baseline conditions of four or five risk 
levels in the risk matrix, e.g. land that has a very low contamination risk in the baseline 
becomes a high or very high risk.  

Moderate adverse  
An increase in contamination risk from the existing baseline conditions of two or three risk 
levels in the risk matrix, e.g. land that has a low contamination risk in the baseline becomes 
a moderate or high risk. 

Minor adverse  
An increase in contamination risk from the existing baseline conditions of one risk level in 
the risk matrix, e.g. land that has a low contamination risk in the baseline becomes a 
moderate/low risk. 

Negligible Negligible change in contamination risks. 

Minor beneficial 
A reduction in contamination risk from the existing baseline conditions of one risk level in 
the risk matrix, e.g. land that has a moderate/low contamination risk in the baseline 
becomes a low risk. 

Moderate 
beneficial 

A reduction in contamination risk from the existing baseline conditions of two or three risk 
levels in the risk matrix, e.g. land that has a high contamination risk in the baseline becomes 
a moderate/low or low risk.  

Major beneficial 
A reduction in contamination risk from the existing baseline conditions of four or five risk 
levels in the risk matrix, e.g. land that has a very high contamination risk in the baseline 
becomes a low or very low risk.  

Table source: Atkins bespoke system for assessing impacts associated with land contamination 

Following the classification, a clear statement is made as to whether the effect is 'significant' or 'not significant'. 

As a general rule major and moderate effects are considered to be significant, and minor and negligible effects 

are considered to be not significant. 
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The time-period in which the land contamination impacts may have effect has been prescribed (temporary or 

permanent).  

Physical environment assessment of effects methodology 

The value / sensitivity of a geology/physical environment baseline condition has been considered when 

determining consequence of an effect in geology/physical environment assessment of effects. The sensitivity has 

been determined using the classifications and criteria given in Table 5. 

Table 5: Criteria for classifying the value / sensitivity of physical environment features 

Value / 
Sensitivity 

Criteria Examples  

High 

Attribute possesses key characteristics 
which contribute significantly to the 
distinctiveness, rarity and character of the 
site / receptor. 
Attribute has a very low capacity to 
accommodate the proposed change. 

Sensitive topographic features. 
Major ground stability, soil compaction or erosion 
hazards present at the site.  
High potential for encountering unexploded 
bombs. 

Medium 

Attribute possesses key characteristics 
which contribute significantly to the 
distinctiveness, rarity and character of the 
site / receptor.  
Attribute has a low capacity to 
accommodate the proposed change. 

Moderate sensitivity topographic features. 
Moderate, ground stability, soil compaction or 
erosion hazards present at the site. 
Moderate potential for encountering unexploded 
bombs. 

Low 

Attribute only possesses characteristics 
which are locally significant. 
Attribute has some tolerance to 
accommodate the proposed change. 

Low sensitivity topographic features. 
Low ground stability, soil compaction or erosion 
hazards present at the site. 
Low potential for encountering unexploded 
bombs. 

Table Source: Based on DMRB Volume 1123 

Following determination of the sensitivity of physical environment baseline conditions, the magnitudes of 

potential impacts during the construction phase and operational phase have been determined based on the 

criteria defined in Table 6. Classification of magnitude has been assigned assuming geotechnical design and 

mitigation measures are implemented. 

Table 6: Classification of magnitude of impact of physical environment  

Classification of 
magnitude 

Criteria 

High Total loss of major alterations to one of more of the key elements, features or 
characteristics of the baseline. The post-development situation will be fundamentally 
different. 

Medium 
Partial loss or alteration to one of more of the key elements or characteristics of the 
baseline. The post-development situation will be partially changed.  

Low 
Minor loss or alteration to one or more of the key elements, features or characteristics 
of the baseline. Post-development, the change will be discernible but the underlying 
situation will remain similar to the baseline.  

Negligible 
Very minor loss or alteration to one of more of the key elements, features or 
characteristics of the baseline, such that post-development, the change will be barely 
discernible, approximating to the “no change” situation.  

Table Source: Based on DMRB Volume 1123 

The overall significance of effects has been defined using the matrix presented in Table 7 which describes the 

relationship between the value/sensitivity of the feature (Table 5) and potential magnitude of impact (Table 6).  
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Table 7: Physical environment assessment of effects (significance of effects) 

 
Magnitude of Impact 

High Medium Low  Negligible 

Value / 
Sensitivity of 
feature 

High Major 
Major / 
moderate 

Moderate 
Moderate / 
minor 

Medium 
Major / 
moderate  

Moderate 
Moderate / 
minor 

Minor 

Low Moderate 
Moderate / 
minor 

Minor Negligible 

Table Source: Based on DMRB Volume 1123 

The classification of effect for physical environment impacts are described in Table 9 

Table 8: Classification of effect for physical environment 

Classification Example of Effect 

Major adverse  
Major/complete change in topography which negatively impacts the local community. 
Significant increase in soil erosion, soil compaction or ground instability. 

Moderate adverse  
Moderate change in topography which negatively impacts the local community. 
Moderate increase in soil erosion, soil compaction, or ground instability. 

Minor adverse  
Minor change in topography which negatively impacts the local community. 
Limited increase in soil erosion, soil compaction, or ground instability. 

Negligible 
No measurable impact/no change to geomorphology or ground stability baseline 
conditions. 

Minor beneficial 
Minor change in topography which has a positive impact on the local community. 
Minor reduction in existing soil erosion, soil compaction, or ground instability issues.  

Moderate 
beneficial 

Moderate change in topography which has a positive impact on the local community. 
Moderate reduction in existing soil erosion, soil compaction, or ground instability 
issues.  

Major beneficial 
Major/complete change in topography which has a positive impact on the local 
community. 
Significant reduction in existing soil erosion, soil compaction or ground instability issues.  

Table Source: Based on DMRB Volume 1123 

Following the classification of an effect, a clear statement has been made as to whether the effect is 'significant' 

or 'not significant'. As a general rule, major and moderate effects are considered to be significant, and minor and 

negligible effects are considered to be not significant. However, professional judgement has also been applied 

where appropriate including the classification of the time period of the effect (temporary or permanent).
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Appendix D – List of Townscape Viewpoints 



CANDIDATE  VIEWPOINT STUDY: 
BRIGHTON GASWORKS
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MAY 2020
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1.0	 INTRODUCTION

1.1 	 This preliminary Candidate Viewpoint Study by Citydesigner (the 
consultancy) was commissioned by St William to assess the townscape, 
landscape, built heritage and visual effects of their proposed development 
at Brighton Gasworks, designed by EPR Architects. The development site is 
located within the Brighton and Hove City Council (BHCC).This document 
provides an indication of current designations and; an exploration of 
important viewpoints.

Fig. 1.1:	 Aerial photograph of Brighton Gasworks, looking north.
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2.0	 DESIGNATIONS

	 Groups of Listed Buildings and Structures:

1.	 Lewes Crescent, Sussex Square, Arundel and Chichester Terraces 
(Grade I);

2.	 Kemp Town Place (Grade II)

3.	 Arundel Place (Grade II); and

4.	 The Esplanade (Grade II).

Listed Buildings:

1.	 The Palace Pier (Grade II*);

2.	 Church of St Mark; 

3.	 St Mary’s School Hall (Grade II);

4.	 9, Bristol Gardens (Grade II);

5.	 Secret Gardens; boundary stone (Grade II);

6.	 French Convalescent Home (Grade II);

7.	 Roedean School (Grade II); 

8.	 St Dunstan’s (Grade II).

Registered Parks and Gardens:

1.	 Kemp Town Enclosures (Grade II)

Non-designated heritage assets:

1.	 Marine Gate, Marine Drive; and

2.	 Nos.40 and 40a White Lodge.

Conservation Areas

1.	 Kemp Town Conservation Area

2.	 East Cliff Conservation Area

	 South Downs National Park 
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2.0	 DESIGNATIONS (CONTD.)

HERITAGE ASSETS LOCATION MAP









































































































































































































































































































PHOTOGRAPH 5: Exterior of Building B5 

PHOTOGRAPH 6: Amenity Grassland 



APPENDICES



APPENDIX 1

Information downloaded from Multi-Agency 

Geographic Information for the Countryside (MAGIC)
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