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TECHNICAL NOTE 

 

Proposed S106 Contributions to Mitigate Development Impact at Comet Corner 

1. Introduction 

1.1. This Technical Note has been prepared in response to a request by West Sussex County Council (WSCC) 

for more information regarding the level of contributions the applicant is willing to provide towards 

improvements at the Comet Corner junction.  

1.2. This report is therefore supplementary information to the Transport Assessment (TA) submitted as part 

of planning application Ref: Y/3/22/OUT, a Hybrid Application comprising Phase 1 (Full application) 30 

residential dwellings, new access from Bilsham Road, public open space, landscaping, sustainable urban 

drainage and associated works and Outline planning application for further phases of up to 110 

dwellings and associated infrastructure (with all matters reserved) on land located west of the B2132 

Bilsham Road, Yapton. 

2. Expected Development Impact 

2.1. As set out in the TA, for which the trip generation, assignment & distribution and impact study area was 

agreed with WSCC at the pre-application stage, the development is expected to result in 50% of the 

two-way traffic generated by the development to route via Comet Corner during the AM and PM peak 

periods.  

2.2. As a Hybrid application this equates to an increase of 7 and 8 two-way vehicle movements during the 

AM and PM peak respectively for the first phase (30 dwellings), with the overall development (140 units) 

generating 35 and 33 two-way vehicle movements when fully built out.   

2.3. It is noted in the TA however, “that the mainline arms along the A259 remain clear in all scenarios with 

queues being confined to the minor arm approaches. As such the impact upon the Major Road Network 

itself can be reasonably considered to be only marginal as traffic remains free flowing through the 

junction up to the end of the local plan.” 

3. Comet Corner Mitigation 

3.1. The TA also noted that currently there is no scheme in place to improve capacity at the Comet Corner 

junction to which a proportional contribution can be calculated against. There is however a scheme in 
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place to improve highway safety at the junction, which according to WSP Report 0165-DR-D, December 

2019 carries an estimated cost of £740,000, see extracts in Appendix A. 

3.2. As such contributions provided by other recently approved developments on land to the north of the 

site (Y/91/17/OUT and Y/92/17/OUT) totalling 550 dwellings have been used as a basis for calculating a 

reasonable contribution amount. 

3.3. Table 3.1 summarises the agreed contributions, while the full S106 documents and extracts have been 

included in Appendix B. 

Table 3.1 – Previously Agreed S106 Contributions 

Application Ref No. Units 
Total S106 
Highway 

Contributions 

Ringfenced 
Contributions for 
Specific schemes 

Remaining S106 Monies 
for other WSCC Schemes 

inc. Comet Corner 
£ per unit 

Y/92/17/OUT 300 £895,952 £590,500 £305,452 £1,018 

Y/91/17/OUT 250 £746,625 £496,250 £250,375 £1,002 

Total 550 £1,642,577 £1,086,750 £555,827 £1,010 

 

3.4. As can be seen the two approved developments, provided a combined sum of £555,827 for use by WSCC 

on local improvement schemes, including Comet Corner once specific ‘Ring fenced’ contributions are 

deducted. This equates to £1,010 per dwelling when calculated based upon the combined contributions 

from both developments.  

3.5. Following further investigations, it remains unknown if any other developments in the area have 

provided contributions towards this scheme at Comet Corner and so at this stage it is assumed therefore 

there is a deficit of £184,173.  

3.6. Further to this however, it is important to note that contributions are sought from developments on an 

equitable basis.  The contributions from the development of site SD7 had no element of contribution 

from the community infrastructure levy.  There was a deliberate NIL rating on strategic development 

sites allocated in the local plan, whereas this application site will be fully CIL liable.   

3.7. The receipts collected from CIL are allocated as follows:  After 25% of the receipt is apportioned to 

Yapton Parish Council the remaining 75% is allocated for strategic infrastructure as follows: 

▪  70% - West Sussex County Council 

▪  20% - Arun District Council 

▪  10% - other 

3.8. The WSCC Infrastructure Funding Statement 20/21 confirms at Section 9.1 “Highways and Transport 

Contributions will be secured for sustainable transport improvements to mitigate the impact of 

development which could include pedestrian and cycle improvement schemes, traffic calming, safer 

routes to school schemes, bus infrastructure improvements to include real time passenger information, 
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traffic regulation orders and public rights of way improvements. For strategic development, larger 

infrastructure improvements will be sought alongside sustainable measures which may include 

roundabout and junction improvements, relief roads, major cycle ways and access to public transport.”  

3.9. It is necessary therefore to introduce a discount to the current application against the SD7 site 

contributions, based on part of the scheme being funded from CIL as without such a discount the 

applicant will in effect be paying for the same mitigation twice.   

3.10. The CIL receipt for each dwelling is not yet known as the scheme is not fixed in its entirety.  However, 

an estimate based on the 30 dwellings for which detailed consent is requested would generate a CIL 

receipt on average of £6,345/ dwelling.   

3.11. Taking account of the other recipients of CIL, WSCC would retain £3331.25 per dwelling.  A proportion 

of this is available for transport schemes and a proportion of the transport budget could be used for 

junction improvements.  

3.12. The split between WSCC CIL projects for education, transport and libraries is currently unknown and will 

vary according to needs at each location, however for this exercise it is assumed that transport would 

receive at least a third of the receipt i.e. £1,111 per dwelling.  

3.13. The list on page 24 of the 2020/21 WSCC infrastructure statement identifies schemes where S106 

contributions have been secured, most of which are for bus shelters, footway improvements and cycle 

routes in Arun.  The average contribution per dwelling for the schemes listed, all of which were 

consented prior to CIL, is c.£327 per dwelling. We therefore calculate that there would be approximately 

£784 per dwelling available for junction improvements which in this instance would total £109,76.   

3.14. Based upon these previously agreed contributions from site SD7 of £1,010 per dwelling and deducting 

£784 collected via CIL, this leaves £226 per dwelling to be made up via this additional S106 payment.  

3.15. Therefore, the proposed development of 140 dwellings seeking to mitigate its impact at Comet Corner 

via the current improvement scheme lead by WSCC would be £31,640, bringing the total S106 and CIL 

contributions from this development potentially available for Comet Corner to £697,227. 

4. Proposed S106 Contributions  

4.1. Based on the above calculations the proposed level of S106 contributions the applicant is willing to pay 

towards a WSCC improvement scheme at Comet Corner in addition to CIL is £31,640. 
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5. OUTLINE COST ESTIMATE

5.1. PREAMBLE

An outline cost estimate has been prepared for the proposed layouts and a detailed cost breakdown

is included in Appendix E. A cost summary is shown in Table 5 below.  Exclusions and

assumptions have been revised to take account of requests from WSCC in order to ensure all

elements are priced to some extent, although such items would not normally be considered at this

stage of scheme development.

Table 5: Cost Summary

Ref Scheme Cost

1 Oystercatcher Junction £5,800,000

2 Comet Corner Junction £740,000

5.2. ASSUMPTIONS

Due to the nature of this work being at a very early stage in the design process, a number of high

level assumptions have been made.  At WSCC’s request, these are broad assumptions based on

limited available information.  It is possible that there is an element of double-counting, and the cost

of these schemes will reduce following more detailed consideration. Areas of uncertainty are

expected to be covered by a detailed Quantitative Costed Risk Analysis in the next phase of scheme

development, which would replace the current 20% risk contingency.  The following additional

assumptions should be noted in response to comments raised by WSCC.

Ø The outline cost estimates are based at 1st Q 2019

Ø VAT has not been included

Ø Wider resurfacing in the locality of the site as not been included, since this is undefined, and is

considered to be covered by the risk allowance

Ø The outline cost estimates have been based upon WSP’s drawings No. 0165-SK-100 – P01,

0165-SK-200 - P01 dated January 2019 and use of Google maps.

Ø Site compound and welfare facilities are included in the 45% prelims allowance

Ø The earthworks estimate includes an allowance for disposal of some tarbound materials

Ø Kerbs are assumed to comprise 50% precast concrete and 50% Beany Kerbs

Ø Use of traffic management is assumed in the rates for working in a live carriageway

Ø An allowance of 25% has been included for future surveys and investigations

Ø Optimism bias is assumed at 44%

Ø A land cost risk of 20% is included
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