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Panniné Policy Context
Introduction

This chapter provides the national, regional and local planning policy
context pertlnent to the Proposals.

It is necessary to consider advice contalned in Planning Policy
Guidance/Statements (PPG/PPS). This in some circumstances these can
hold greater weight than development plan policy (for example, where the
development plan is not adopted, the PPG/PPS has been issued since the
plan was adopted or where the PPG/PPS provides more detailed guidance
than the pIan)

Further regard is also made to Regional Plannlng Guidance/Spatial
Strategy (RPG/RSS), as this provides overall strateglc guidance for a
region and represents a ‘ink' between PPG's/PPS’s and development
plans. The policies of development plans are required to reflect guidance
contained in RPG/RSS. Therefore, RPG/RSS can jalso override the policies

. of the development plan, particularly if it has been published after the

adoption of the development plan.
National Policy Guidance

In assessing the Proposals, consideration must be|given to national policies
contained within Planning Policy Guidance Notes (PPGs) and Planning
Policy Statements (PPSs). These documents set out the Government's

underlying principles for land use planning. They form the strategic context

and set the foundations for formulating developmer'n plan policies.

of particula}' relevance to the proposal is:
= PPS 1: ‘Delivering Sustainable Development’
= PPG 4: ‘Ihfdustrial, Commercial Development and Small Firms'
= PPS 6: ‘Planning for Town Centres’
n PPG 13: ‘ﬁ'ransport'
= PPS 25: ‘bevelopment and Flood risk’

PPS 1 - Deiiveﬁng Sustainable Development

PPS 1 outlines the Government's vision for planning, and the key policies
and prmcnples ‘which should underpin the planning system.

The key pomtsi, are the promotion of:
» Sustainable development
m Brownfield development
s Urban regéneration
a  Higher densities
= Mixed use development.

Planning should facilitate and promote sustainable and inclusive patterns of
urban development by:

= making suitable land available for development in| line with economic, social
and envxronmental objectives to improve people's quality of life;

L] contnbutmg to sustainable economic development;
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a  ensuring ‘high quality development through good a
efficient use of resources; and

|

1
B ensuring Ithat development supports existing communities and contributes to
the creation of safe, sustainable, liveable and mixed communities with good
access to  jobs and key services for all members of the community.

29

210

Under the headmg of sustainable economic development, it advises that:

(i)

(ii)

(ii)

(iv)

(x)

Sustainable development is a key focus and plann

i “The Government is committed to promot/ng a strong,

stable and productive economy that aims to bring jobs and

prospfarlty for all. Planning author/tles should:

Recognise that economic development can deliver environmental

and social benefits;

Recognise the wider sub-regional, regional or national benefits of
economic development and consider these alongside any adverse

local impacts;

Ensure that suitable

locations are available for

industrial,

commercial, retail, public sector (e.g. health and education) tourism

and leisure developments, so that the econ

|
Prowde for improved productivity, ch
partlcularly when technological and other
business are changing rapidly;

Recogjnise that all local economies are sut
authorities should be sensitive to the
implications for development and growth;

|
Active:Iy promote and facilitate good qualit
sustainable and consistent with their plans;

Ensure the provision of sufficient, goo
(mcludmg an appropriate mix of housing
affordable housing) in suitable locations
development or the conversion of existi

should be to ensure that everyone has the

home, in locations that reduce the need to

Ensure that infrastructure and services are

omy can prosper;

oice and competition,
requirements of modern

dject to change; planning
ose changes and the

y development, which is

d quality, new homes
and adequate levels of
, whether through new
ng buildings. The aim
opportunity of a decent
ravel;

provided to support new

and existing economic development and housing;

Ensure that development plans take account of the regional

economic strategies of Regional Development Agencies, regional

housing strategies, local authority commu
economic strategies; and,

nity strategies and local

Identiffy opportunities for future investment to deliver economic

objectives.”

to achieve the following specific objectives:

ing policies should seek

JANUARY 2008

15



OLDLANDS FARM BUSINESS PARK, BOGNOR REGIS
ENVIRONMENTAIL;_STATEMENT VOLUME 1

i

“Promote national, regional, sub-regional and local
economies by providing, in support of the Regional
Economic Strategy, a positive planning framework for
sustainable economic growth to support eﬁﬁcient, 4
competitive and innovative business, commercial and
industrial sectors” (Paragraph 27 (i)).

211 Achieving the highest quality of design and lncluswe design are important
objectives of  PPS1. The approach taken to deSIgnmg Oldlands Farm
Business park is explained in the Design and Access Statement.

212  Additionally, PPS1 places great emphasis on communlty involvement in the
planning process. The outcome of ASDA’s consultation exercise is
explained in the statement of pre-application consultation prepared by
Local Dialogue.

213 The proposed business park and retail development accord with the
guidance in PPS1 as it is a high quality, well designed and sustainable
development.

PPS 6 - Planning For Town Centres (March 2005)

214  Planning Policy Statement 6 (PPS6) sets out the! Government’s approach
to the provision of town centre uses. The key |objective of PPS6 is to
promote the vitality and viability of town centres, [both by planning for the
growth of existing centres and by promoting and enhancing existing
centres. This can be achieved by focusing development in such centres |-
and encouraging a wide range of services in a good quality environment,
which are accessible to all.

215  The Statement sets out further objectives which s1ould be addressed as a
means by which to achieve the overall key objectlve

s Enhancing consumer choice by making provision for a range of shopping,
leisure and local services, which allow genuine ch0|ce to meet the needs of
the entire community, and particularly socially exclided groups;

= Supporting efficient, competitive and innovative [retail, leisure, tourism and
other sectors, with improving productivity; and

= Improving accessibility, ensuring that existing or new development is, or will
be, accessible and well served by a choice of means of transport.

it A R A e T Ay g 1 P

216  Given these key objectives, paragraph 1.7 confirms that thé objectives of
PPS6 should not conflict with the interests of business. It states that:

§ “It is not the role of the planning system to restrict
competition, preserve existing commercial linterests or to
§ prevent innovation.” !

S Amnr ek

217  Section 3 of PPS6 sets out the considerations which should be taken into
account by Local Planning Authorities in determmmg planning applications
for all proposals relating to main town centre uses. !

218 Paragraph 3.1 of PPS6 confirms that the considerations apply to the
redevelopment of existing facilities as well as to ‘the development of new
facilities and at 3.4 that applicants should be required to demonstrate the

following: |

(a) The need for the development; ; e S

(b) That the development is of an appropriate scale;

-
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219

2.20

221

222

2.23

2.24

2.25

2.26

2.27

‘ {
(c) That ‘_there are no more central sites for the development;

(d) That fhere are no unacceptable impacts OT existing centres; and

(e) That locations are accessible. o

Paragraph 37 however, highlights that: ;

§ “The level of detail and type of evidence and analysis
required to address the key considerations should be
proportionate to the scale and nature of the proposal.”

These requirements are considered in more detall below. Further details
are contained within the Planning and Retail Statement submitted as a
separate document alongside this planning application.

a) The need for the development

PPS6 requireé that need must be demonstrated ffor any application for a
main town centre use which would not be in a tlown centre location and
which is not in accordance with an up-to-date development plan document.

In the case of retail development, need assessments should relate directly
to the class of goods to be sold from the develop“ment. We outline below
that the proposals accord with an up-to-date development plan and in
Section 6 that there is a quantitative need for the type of goods proposed to

be retailed from the application site. |

In assessing ‘the need and capacity for addltlc!)nal retail development,
greater weight should be placed on quantltatlve need for additional
floorspace for the specific types of retail development proposed. PPS6
does however acknowledge that account 'should also be taken of qualitative
considerations. We demonstrate in Section 8 of the Planning -& Retail
Statement that there is a quantitative and quahtatlve need for a new store
of the size proposed.

In summary, the proposal will result in an improved range and choice of
grocery floorspace within Bognor Regis, substantlally reduce outflows of
trade to Chichester and Littlehampton, provide residents with lower prices
and thereby assist in social regeneration. All |of these benefits were
recognised and welcomed by residents at the consultatlon event.

b) The scale of development

The guidance ‘states that the scale of development proposed should relate
to the role and function the centre will play within the wider hierarchical
network of centres. Scale should also relate to the catchment population
that the development proposes to serve.

PPS6 acknowledges that some larger retail |proposals will not be
appropriate in smaller local centres. In particular, paragraph 2.42
comments: :

i "Giver? their characteristics, local centres will generally be
inappropriate locations for large-scale new [development,
even when a flexible approach is adopted.’

We consider that the retail proposals will be of a [scale appropriate to the
retail hierarchy in Bognor Regis and will enhance the retail provision in
Bognor Regis to the benefit of the local community. This is addressed in
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|
|
more deta|l m the Planning and Retail Statement accompanying the
planning appllcatlon

c) The sequential approach to site selection

228 PPS6 requires that a sequential approach to snte selection should be
applied to all:development proposals for main town centre uses for sites
that are not in an existing centre, nor aIIocated in an up-to-date
development plan document.

229 The sequential approach requires that locations are considered in the
following order:

= First, locations in appropriate existing centres, taking account of an
appropnate scale of development in relation to the role and function of the
centre; and then I _

= Edge-of-centre locations, with preference glven to sites that are well-

connected to the centre; and then i

» Out—of-centre sites, with preference given to sites which are or will be well
served by a choice of means of transport and which are close to the centre
and have a high likelihood of forming links with thecentre.”

2.30

2.31

2.32

The sequential analysis set out in Section 9 of

Statement demonstrates that there are no suitable
for a foodstore development of the scale and typ

the Planning & Retalil
viable or available sites
e needed to deliver the

much needed benefits to residents. The scopé for a foodstore to be

provided in the schemes under considération for Hothampton or The Regis
Centre are also considered.

d) The impfact of development on existing centres

Paragraph 3. 20 of PPS6 requires that impact assessments are undertaken
for any apphcatlon for a main town centre use which would not be in a town
centre location and which is not in accordance with an up-to-date
development plan strategy. i

An assessment should consider the impact of a proposal on the vitality and

viability of an éxisting centre or centres likely to be: affected taking account

of the followmg

» The extent to which the development would put at risk the spatial planning
strategy for the area and the strategy for a particular centre or network of
centres, or alter its role in the hierarchy of centres;

m The likely effect on future public or private sector investment needed to
safeguard the vitality and viability of the centre or centres

s The likely impact of the proposed development on trade/tumover and on the
vitality and viability of existing centres within the catchment area of the
proposed development;

|
= Changes tc the range of services provided by centres that could be affected:;

n Likely impact on the number of vacant properties in the primary shopping
area; | ‘

» Potential changes to the quality, aftractiveness, physical condition and
character of the centre or centres and to its role in the economic and social life
of the communlty and 1

= The |mpllcat|ons of proposed leisure and entertalnment uses for the evening
and mght—tgme economy of the centre. |
i
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2.33 It is demonstrated in the Planning and Retail statement that the proposed
ASDA store will not harm the vitality and viability of Bognor Regis town
centre, with most of the trade to the new store being diverted from the out-
of-centre Tesco store at Shripney Road and other|stores at Chichester and
Litttehampton. Our analysis of the health of Bognor Regis town centre
concludes that it is a healthy and attractive centre.

e) The accessibility of locations

234 The guidance} states that, in considering proposed|new developments, local

planning authorities should have regard to:

a  Whether the site is or will be accessible and well served by a choice of means
of transport especially public transport, walking and cycling, as well as by car;
and i

s The impact on car use, traffic and congestion.

o 235 The busmess park and ASDA store will be accessible to employees and
shoppers by :a choice of means of transport. ' Transport matters are
addressed in further detail in the Transport Assessment prepared by Cottee

Transport Planmng

Other Material Considerations

2.36  In addition to the considerations discussed above, PPS6 states that the
following material considerations may also be taken into account:

w Physical regeneration;
] Employment creation;
= Economic growth; and
= Social inciusion.

237 These are relevant to this proposal as:

) physical regeneration — the business park will play an important
role in the local economy by allowing local businesses to
expand/relocate and for their premises to be

' refurblshed/redeveloped thereby i improving the business sector as
a whole |

(@) employment creation — the first phase of the business park will
create a significant number of jobs, around 1,200 direct jobs with
further indirect employment, which will be in addition to those
created in the ASDA store at various skill levels thereby achieving
a net improvement in the quality and range of local employment
opportunltles

(h) economrc growth — the businesses that W'I" come to the business
park, as well as the ASDA store, will support the expansion of the
local économy, and the wages/salaries earned by employees will
be cir¢ulated into the local service economy, in particular the town
centre

i
-
"

® social | inclusion — creating jobs with varylng skill levels at the .. " w7
business park and ASDA store and the cheaper prices available at e
the ASDA store will lead to greater social inclusion. ST ’

(
i
|
|
|
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2.38

2.39

2.40

2.41

242

243

+

PPG 13 - Transport

The advice on locating new retail development is reinforced by the Planning
Policy Guidance Note on Transport. The key aims of the Guidance are set
out in the introductory text, namely to integrate plannmg and transport at
the national, regional, strategic and local level to: |

il

s Promote imore sustainable transport choices for both people and for moving
freight; |

s Promote accessubxllty to jobs; shopping, leisure facilities and services by
public transport walking and cycling; and :

= Reduce tne need to travel, especially by car.
Paragraph 35] sets out the guidance relating to shdpping development:

“Policies for retail and leisure should seek to promote the
vitality and viability of existing town centres, which should
be the preferred locations for new retail and travel intensive
leisure development. At the regional and strategic level,
local authorities should establish town centre hierarchies,
taking account of access:blllty by public transport which
/dent/fy locations for major investment. At]the local level,
local author/t/es should adopt a sequential;approach to
identifying preferred locations and select/ng sites for new
retail and leisure developments. This means preference
should be given to town centre sites, followed by edge of
centre and, only then, out of centre sites in locations which
- are (or will be) well served by public transport. Where
there lis a clearly established need for such development
and it cannot be accommodated in or on the edge of
existing centres, it may be appropriate to combine them
with existing out of centre developments, provided that

i improvements to public transport can be negotiated. "

As noted, the Transport Assessment prepared by Cottee Transport
Planning demonstrates that the site is an accessible location and together
with planned improvements in public transport services, it will be accessible
for employees and shoppers using a choice of means of transport.

PPS 25 - Development and flood risk

Planning Policy Statement 1: Delivering Sustainable Development sets out
the Government's objectives for the planning system and how planning

should facilitate and promote sustainable patterns of development, avoiding -

flood risk and‘accommodatlng the impacts of chmate change.

An important theme in the guidance is that risk is appralsed managed and
reduced.

It advises that:
LPAs should i:n determining planning applications:

m  have regard to the policies in this PPS and, as relevant, in the RSS for their

‘ region, as material considerations which- may supersede the policies in their
existing development plan, when considering’ planning applications for
developments in flood risk areas before that plan can be reviewed to reflect

this PPS
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244

2.45

2.46

2.47

248

2.49

2.50

2.51

= ensure that planning applications are supported by site-specific flood risk
assessments (FRAS) as appropriate;

m  apply the!sequentlal approach (see paras. 14—17) at a site level to minimise
risk by directing the most vulnerable development to areas of lowest flood risk,
matching vulnerability of land use to flood risk;

u  give priority to the use of SUDS; and

» ensure that all new development in flood risk areas is appropriately flood
resilient and resistant, including safe access and escape routes where
required, and that any residual risk can be safely managed.

Regional §uidance

RPG9 - Regic}nal Planning Guidance for the South East

RPG 9 covers the period up to 2016 and was phblished in March 2001.
The guidance sets out the broad strategic planning policies as well as a

broad development strategy for the region. i

A draft South'East Plan was submitted to Government in March 2006. An
Examination in Public has been held and the Panel's report was published
in August 2007. It is expected that the South East Plan will be approved in
late 2008. ‘_

The objectives of the Spatial Strategy set out at paragraph 4.2 are:

= . The need to plan positively for a reasonable Ievel of economic growth, with
consequent labour supply, and appropriate management of physical and
social mfrastructure implications, j

a The need for further measures to reduce economic and social dlsparmes in
the region, . :

= The need to promote a sustainable balance between-economic prosperity,
environmental quality, social well-being and a high quality of life in the South
East, ,

s The need.for high priority to regenerate the coastal towns, and
m The need’to ensure high quality development.

The draft South East Plan endorses many of|the key principles and
objectives of national planning policy gurda‘nce in particular the
commitment to town centres and achieving a hlgh quality of design and

sustainable development

f .
The proposed business park and ASDA store are consistent with these
objectives. |

West Susse)i( Structure Plan 2001 - 2016 (February 2005)

The West Sussex Structure Plan 2001 — 2016 was adopted in February
2005. The strateglc aim is to promote wider economic health and
prosperity, socual progress and environmental protection.

The Structure Plan is part of the development| plan against which the
proposal W|II be assessed. It has a strong emphasis on sustainable
development and the promotion of economic opportunities. It also
considers retail development in the county.

Policy LOC1 states that land to the north of Bognor Regis
(Bersted/Felpham) is allocated as a large-scale m:ixed use development to

| |
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2.52

2.53

2.54

2.55

2.56

2.57

2.58

2.59

1
|

provide 1 350 new homes. It confirms that the pnnmple of strategic-scale
development at the location continues to be acceptable.

Policy 'NE5 states that development which would result in the loss of
existing employment land or allocations should not be permitted where they
are important,in maintaining the supply of premises and jobs in an area.
The proposal icomplies with this policy as it will bnng the site forward for
business park use. |

Policy DEV6 states that ‘development in the str‘\ateglc locations and the

urban area’ should |

¥ “Meet the needs of the communities of West Sussex for
homefs, jobs, facilities, and service”.

In doing so, tnfe Structure Plan states that local plans should:

»  Specify the phase in which allocations on prewously developed and greenfield
sites should be developed,

m Secure an appropriate mix of types and sizes of premises in the
redevelopment of existing employment areas and in new employment
development, ;

» Ensure the provision of a range of locations, type’s and sizes of employment
premises’ ‘and sites by safeguarding land or premises or allocating land and
permitting new employment uses to meet the locational strategy and have

regard to the needs of specific sectors of the business community.

The range of S|ze and types of sites provided should meet the needs of a
range of economlc activities to include:

E “SmaII and starter businesses, firms prowdmg high-value
goods and services and those requiring prest/ge

¥ accommodation to allow for new job opportunities in a

g range of sectors”.

The proposed business park will provide a range of accommodation and
types of business space for various types of businesses. Therefore, it is
consistent wuth Policy DEV6.

Policy NE9 reqwres that development, including retail development, should
be provided m existing urban areas if it helps them to adapt and reinforce
their role in meetmg needs, acting as the focus for" a range of activities and
as a focus for integration of transport. It also states that the local plans
should maintain or improve the retail function of establrshed centres, and
allocate surtable sites or area for additional retail and other development
within the centres to meet any identified need. Sites are allocated for
development in Bognor Regis town centre and the proposed ASDA store

will not undermine either the town centre or these proposals.

Policy NE10 addresses retail development which c’:annot be accommodated
within existing centres to ensure that it meets an ‘ldentrfred need and does
not undermrne the vitality, viability and retail function of centres.

The policy states that local authorities should ensure that new or improved
retail development outside of the existing town, village, district and
neighbourhood centres should:

| .

= Complement the existing shopping on offer by providing a range and type of
facilities which cannot be accommodated within an existing centre following
the adoptlon of a sequential approach to site selectlon

JANUARY 2008 | I

22




OLDLANDS FARM BUSINESS PARK, BOGNOR REGIS
ENVIRONMENTAL |[STATEMENT VOLUME 1

2.60

2.61

2.62

2.63

2.64
2.65

2.66

2.67

2.68

s Isofa scale and nature no greater than that requred to meet any identified
need, ’ i

= Does not adversely affect the vitality and vrablhty of any nearby centre as a
whole, either as an individual development or cumulatively with similar
existing or proposed developments, and .

m  Offers reahstlc safe and easy access by a range of transport modes, not
exclusively by car.

As noted, there is not a site suitable, available or wable for the proposed
ASDA store m the town centre, the store is of a scale to meet the identified
need, it will not harm the vitality and viability of the town centre and it will be
accessible by!a choice of means of transport.

Therefore, the proposed business park and ASDA store accords with the
objectives and policies of the Structure Plan.

Local Policy Guidance

Arun Dlstnct Local Pian 2003 1

The Arun District Local Plan 2003 was adopted on 17 April 2003. The Plan
period covers 'the period up to 2011.

The Councr11 is currently progressing the néw Local Development
Framework (LDF). The Core Strategy will be publrshed for a further round
of consultation in October 2008 following the Panel's Report into the draft
South East Plan which recommended that housing numbers in the District
should be mcreased

The site is allocated as an employment site as part of policy site 5 and 6.

Policy Site 5 ‘Commercial Allocations’ designates the land to the North of
Oldiands Farm, North Bersted as a employment site to encourage the
provision of adequate job opportunities for the resident workforce.

The text to Pollcy Site 6 explains the allocation in more detail. Specifically it
states that provrsron is made for: ‘

n 1125 hectares of development for a high quality Business park,
accommodating uses generally falling within Class B1 of the Use Classes
Order, although uses falling within Classes B2 and B8 will be permitted if they
contnbute to the regeneration objectives for Bognor Regis and are of a high
quality deS|gn f

i

= An11.8 hectare reserve for an extension to the Business park, subject to the
resolutlon of flooding issues and

n The provrsmn of a refief roads to form part of the Strategic Road network.

!
The policy also states that permission will only be granted for proposals
which demonstrate that the whole of Site 6 can be developed in a
‘comprehensive and co-ordinated manner'. ‘

The negotiations with the Council since March 2007 have demonstrated
that a phased approach can be taken to the development of the whole site
and that this application relates to the first )phase of development.
Separate work is needed to design the later phases of development and
resolve the identified flooding constraint.  This has always been
acknowledged in the site’s allocation. Therefore, the proposal is consistent
with the objectives for the site.

| i
’ |
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2,69 Policy DEV26 seeks to ensure that the existing h|erarchy of retail centres
within Arun is maintained. It states that retail development which accord
with the existing hierarchy will be permitted providéd that they are of a high
quality, easny accessible by public transport, cycle, foot and people with
disabilities, and the design incorporates crime preventlon measures.

2.70 Policy DEV27 sets out the requirements for retail developments outside the
Principal Shopplng Areas for non-food retail and food retail. Such proposals
will only be permltted if the proposal does not: [

s The proposal does not adversely affect the vitality and viability of the Principal
Shopping' Areas and local shopping areas, either .as an individual
development or cumulatively with similar existing or proposed development,

s [tis easiI); accessible by the highway network and public transport,

m |t mcludes provision for access for cycle and on foot as well as access for
people W|th disabilities.

0 271 The proposeq ASDA store satisfies the requirements of Policy DEV27.

272  The policy aIs‘o states that applications for major developments will need to
be accompanied by a full assessment of the potential impact on town
centres and nearby centres. The Planning and Retail statement satisfies
that requirement. .

2.73  Applications proposing retail developments on out of centre sites will need
to demonstrate that no alternative suitable sites can be found firstly in the
existing town centre or secondly on the edge of the centre. The policy also
states that applicants will be required to demonstrate that there is a need
for addrtuonal[facnlltles The Planning and Retail Statement demonstrates
that there is 'a need for the ASDA store and there are no sequentially
preferable sites available, suitable or viable for the ASDA store.

,2.74  Where permission is granted, the policy also states that is may be subject
to a planningicondition or legal agreement to restrict the range of products
sold. ASDA would be willing to discuss an appropnate condltlon or

agreement W|th the Council.

Draft Development Brief and Conceptual Master plans

(. (July 2003) |

275 The draft DeVeIopment brief was produced for public consultation in July
2003. The Brief identifies a framework for developing the land allocations
identified for. Oldlands Farm. Essentially the Brief is a guide which
explarns/clarmes Policy Site 6 and the way in which the scheme can be
delivered. |

276 In assessmg the allocation of Oldlands Farm in the’a Local Plan the Inspector
stated in his report May 2002:

! “The 1remaln/ng site of 11.2ha north of Oldlands Farm is
Intended to provide for a high quality Business park as part
of the strategy for the regeneration of Bognor Regis. As
dlscussed in Chapter 3 | have much sympathy with this

g strategy, and | have heard no compelling evidence that
there is a better way forward....Given the present i image

¢ and the apparent low demand for business premises in the
_ town centre, a ‘pump priming’ high quality Business park R
as part of an urban extension seems to me to be a ST e
i pract‘ica/ approach to the problems facingiBognor Regis”. vl
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277 Interms of ph'asing the site appraisal states:

The land covers approximately 23.05 hectares of land, split
into 11.25 hectares of development land ahd 11.8 hectares
of reserve development land (subject to resolution of
flooding issues).

|
2.78 Key features of the guidance and how the proposed development satisfies
these are:

)] the proposed development has the poténtial to create a prime
location for busmess in the area and to create an attractive working
environment (paragraph 4) ~ this is demonstrated in the Design and Access
Statement, ] ;

(k) the Council will not permit development on the allocated site until a
full assessment of site levels, ground and geological conditions and
drainage has' been carried out and been agreed (paragraph 7) — this
information isiprovided in support of the application,

0] the Cbuncil will require a detailed traffic assessment
(paragraph 1(?) — this information is provided in support of the application,

(m) the fdndamental aim is to create a “Gateway site” which will attract
developers who wish to create a high quality business park (paragraph 16)

- the proposal is for a high quality business park. ASDA will develop the
mfrastructure!for the first phase and will constructian office building on Plot
E, ; ‘

(n) there is a clear opportunity on this site to establish well designed
statement burldrngs with imaginative use of materials and landscaping to
create a major “Gateway” site to the commercial heart of Bognor Regis
(paragraph 18) — this is demonstrated in the Design and Access Statement
submitted in support of the application, !

(0) Although the Council accepts that the site may need to be phased,
proposals fornndrvrdual phases will not be approved by the Council without
an indicative phasrng master plan being agreed

(paragraph 19) an overall illustrative master plan has been discussed with
the Council and a phasing programme can be agreed

(p) In thé absence of an acceptable solution. to resolve possible flood
risk issues Ofr the reserved site, the Council will expect any proposal for the
allocated site to be accompanied by a full landscaprng scheme for the
reserve site Imdrcatrng how the land will be landscaped, protected from
development, and managed/utilised in connectron with the proposed
development:(paragraph 21) — detailed technical work on flood attenuation
works for the remainder of the site has not been undertaken, and therefore
it is not yet possrble to determine the extent of development that could be
achieved on the balance of the site. I

2.79  The Brief also recognises the commercial constrarnts of the site in terms of
access to the wider regional road network and employment pool.
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Planning Whute Paper

|
The Planning, Wh|te Paper — Planning for a Sustainable Future — was
published in May 2007 by the Department of Communltles and Local
Government.

In relation to retail development, it stated that:

“We recognise that there are issues around the practical
effect of the current policy requirement on applicants to
demonstrate the need for proposals outside town centres,
where these are not supported by an up-to-date
deve/opment plan. This ‘need test’ has proved in some
respects a blunt instrument, and can have the unintended
effect of restricting competition and I/mlt/ng consumer
ChOIce For example, it is possible under current policy for
a new retail development on the edge of the town centre to
be refused because there is an existing or proposed out-of-
town deve/opment which meets the identified ‘neéd’ even
though the new retail development would bring wider
beneﬁts and help support the town centre.

In addressmgi this issue, we have two clear objectlves First, we must
support current and prospective town centre investment, which contributes
to economic prosperity, and to our social and environmental goals. Simply
to remove the ‘needs test’ could put this at risk. Second we must ensure
that plannmglpromotes competition and consumer choice and does not
unduly or dlsproportnonately constrain the market.

We thereforeuntend to review the current approach in PPS6 to assessing
the impact of proposals outside town centres. We will replace the need and
impact tests with a new test which has a strong focus on our town centre
first policy, and which promotes competition and improves consumer choice
avoiding the unmtended effects of the current need test.

We will consqlt on proposals in Summer 2007 and develop new guidance
working with the industry and other important stakeholders. We will also
consider how'best to address competition considerations in our town centre
policies, taking into account the conclusions of the Competition
Commission i inquiry into the groceries market. We will finalise any changes
by Spring 2008’ (paragraphs 7.53-7.56)

Although the‘ timetable has slipped, the commitment to removing the
‘needs’ test remalns in place. In its response to comments received on the
White Paper, the Department responded that:

§ “Paragraph 7.55 of the PWP said that the Government
/ntended to review the current approach to assessing the
/mpact of proposals outside town centres, in PPS6
P/anmng for town centres, by replacing the need and
lmpact tests with a new test.

s e n N e

Most of the general responses to the White Paper objected to the removal
of the needs test on the basis that it would weaken town centre policy and
this point emerged strongly in the other comments we received on the
White Paper.! Many of those who made more detalled responses were also
opposed change to the existing town centre policy regime, though it was
admitted that it was difficult to judge the Government s proposals when they

were not yet clarified.
1
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Government response

We recognisé there are strongly held stakeholder views about this
proposal, both' in favour and against. Since publishing the White Paper we
have had positive and constructive discussions with key stakeholders about
its analysis and conclusions. Many stakeholders remain concerned about
the practical effect of removing the need test. However, there is some
consensus that, although the need test and our policies have played a
significant part in revitalising our town centres, there can be perverse
consequences from imposing too rigid and prescrlptlve national planning
policy in this spemf" c context. We believe there is wide agreement that we
need a robust approach to assessing the impact of proposals on sites
outside town:centres that are not identified for such development in
development pIans — which is responsive to the needs of the market, and
also reflects partlcular local circumstances.

The Competigion Commission's recently published provisional findings of
their inquiry into the UK groceries market concluded that the planning
system for retail development, and the manner in which it is applied by local
planning authorities, acts as a barrier to entry or expansion in a significant
number of local markets. The Commission have noted retailer concerns
about the need test, rather than any of the other tests in PPS6, being a key
barrier to the development of new larger grocery stores in many local
areas. We also note that one. of remedies which the Commission are
considering involves the abolition of one or more of the retail planning
policy tests. | The Government is considering whether to respond to the
Competition Commission’s provisional findings. It remains our intention to
take forward our White Paper commitment, and to consult on revisions to
Planning Pohcy Statement 6 Planning for Town Centres, in the new year.”

This is an lmportant point that is relevant to consideration of this proposal.
Although a cIear quantitative and qualitative need has been demonstrated
for the proposal even if the Council does not accept this, it should
acknowledge the practical effect of its position which is to maintain the
dominance of the grocery sector in Bognor Regis by Tesco, and to continue
to deny customers adequate choice and competition locally.

By allowing this position to remain unchanged, residents are being denied
the choice and competition which is at the heart of PPS6, and are having to
visit stores oltside of the area at Chichester and Littlehampton to find an
alternative to ‘Tesco |

The proposed change in policy seeks to address snuatlons such as Bognor
Regis where the unintended consequence of the Council’s approach is that
competition and choice is denied, and local residents have to leave the
area in order to get this. It also allows for Tesco to maintain a dominant
position over: the local grocery sector.

Floodmg !

This sectlon looks at the extent to which the development proposal is
consistent wrth the guidance in PPS25 on flooding.

ASDA comniissioned a land drainage and flooding assessment of the
proposed development at Oldlands Farm (Chris Dartnell Land Drainage
and Flood Defence Consultant). This was commissioned because of the
requirement in PPS25 that a planning application should be accompanied
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by a flood riskt assessment that demonstrates how the flood risk from all
sources will be managed and the effect of the development on flood risk
elsewhere. Addltlonally, this is a specific requrrements of the draft
Development Brref relating to Policy Site 6.

294 The assessment is included at Appendix 7.1. It is based on the strategic
flood risk assessment (SFRA) undertaken by Capita Symonds for for Arun
District Counc;l and the comprehensive flood study of Aldingbourne Rife
and Lidsey Rife through Bognor Regis and its surrounding area by WSP
De_velopmentsj.

295  Specifically, |t states and concludes in relation to the first phase of
development that

“Burld/ngs on the proposed business park will have floor

levels’of at least 1.82 + 0.60 = 2.42 m AOD so that they will

be protected against fluvial flooding from Lidsey Rife to the

reqwred standards (reference (2)(a), (4) and (11) above).
Comparing site ground levels in (6) above with fluvial flood

peak levels in (11) above demonstrates that the access

and parking areas of the proposed business park and an

ingress and egress route from the developed site will be

protected against fluvial flooding from Lidsey Rife to the

requrred standards (reference (2)(b) and (2)(c) above

respectrvely) It also demonstrates that the developed site

will not require compensatory fluvial flood storage or

conveyance (reference (2)(d) above).

t

296 The peak rate of surface water run-off from the srte post development will
not exceed the peak rate of surface water run-off from the site pre
development (| e. the “greenfield” site). Because the underlying subsoil on
the site is not conducive to infilration as a result of its clay content, the
peak rate of surface water run-off from the developed site will be restricted
by the provnsnon of flood attenuation storage with an outlet structure that
controls the ﬂ(_;)w passing forward.

297 A flood attenuation storage ditch will be located .immediately on the
development | side of the site boundary between where it meets the
Q proposed Bognor Regis northern relief road to the north and the existing
ditch to the south east. Consequently, the top of the far bank of the storage
ditch will be 'at a level of 2.0 m AOD throughout its approximately 300
metres Iength (reference (6) above). The top of the near bank of the
storage ditch will be at a slightly higher level because the ground rises
gradually into, the site. The outlet control structure will be located where the
flood attenuation storage ditch meets the existing ditch in the south-east
corner of the isite. A vortex flow device, known more. commonly by its trade
name “hydrobrake will most probably be used to control the flow through
the outlet structure Although the outlet structure will incorporate a trash
screen to m|n|m|se the risk of blockage by debris of the flow control device,

an emergency overflow will also be included as a safeguard

298 The flood attenuation storage ditch will have a trapezordal cross section
with 1:1 srdetslopes and a bed level of 0.8 m AOD throughout its length.
This level corresponds to the bed level in the eX|st|ng ditch where the
storage ditch, will connect to it. The bed width of the storage ditch will be
substantial, probably 5 metres at least. Subsequent hydrological and
hydraulic analyses will establish the required storage capacity and, R
therefore, the necessary bed width. The water level in the storage ditch at - i+ . &'« e
its design capacrty will not exceed 1.82 m AOD. This level will also bethe =~~~ 7. " " . .-
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threshold for the emergency overflow in the outlet structure. The flood
attenuation storage ditch will form a significant wetland wildlife amenity of
extensive reedbed habitat.

The peak “greénﬁeld" run-off rate will be limited to 5 litres/second/hectare
for the 1 in 100 (1.0%) annual probability (100 year return period) storm of
critical duration. This rate has been agreed to by the EA for development
proposals within the Aldingbourne Rife catchment in the recent past. The
resulting flood, attenuation storage requirement for the developed site will
be increased by 20% to allow for an increase in peak rainfall intensity due
to climate change over the next 50 years. Referring also to (13), (14) and
(15) above, this will result in the developed site not increasing the risk of
flooding elsewhere (reference (1)(g) and (2)(f) above).

The surface water run-off from the developed site wrll drain to surface water
sewers that wrll all outfall to the flood attenuation storage ditch. These
sewers will adhere to the following hydraulic design criteria:

No surchargm!g of sewers (i.e. water leyel not to exceed soffit level) under
“free” outfall for 2 year return period storm of duration critical for sewer
length.

No flooding out of manholes (i.e. water level not to exceed cover level)
under “free” outfall for 30 year return period storm of duration critical for
sewer length. l

1
No flooding out of manholes (i.e. water level not to exceed cover level)
under “drowned” outfall level of 1.82 m AOD for 2 year return period storm
of duration crlltlcal for sewer length.

Conditions (a) and (b) are the design criteria set by the sixth edition of
“Sewers for Adoptron published in March 2006 by WRC plc for Water UK.
Condition (c) i is included as an additional safeguard.

Although the ground levels of the redeveloped site will remain
predomrnantly as existing, any hollows will be filled and humps levelled to
produce even grades in all directions. This will minimise the ponding of
floodwater wnthln the redeveloped site should ever an exceptionally
extreme event result in its flooding, whether from a watercourse, the coast
or through the surcharging of adjacent sewers or drains. As an additional
precaution to;ensurlng compliance with the minimum standard of protection
to buildings against flooding from sewers and drains (reference (2)(e)
above) and to managing the residual flood risk (reference (1)(h) above), the
floor levels of proposed buildings will be at least 0.3 metres above the
highest ground level around the building. With regard to the residual flood
risk, the draft SFRA produced by Capita Symonds gives a flood peak level
alongside the development site of 1.19 m AOD from tidal flooding if a
breach occurred in the sea defences during a present 1 in 200 (0.5%)
annual probability (200 year return period) event.

The developed site will not be at risk of flooding from any other sources
than those aIready addressed (reference (1)(f) above).

The above mformatron, together with the incorporation of the land drainage
and flood ‘protection and mitigation measures described above,
demonstrate | that the proposed business park fully complies wuth the
requrrements‘ of PPS 25 and the EA”

Therefore, the flood risk assessment demonstrates that the proposal
complies with the requirements of PPS25 and also the Development Brief
for Policy Sltle 6.
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2.113

(’ 2114
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2.116

Employmeagtt uses

This section of the chapter assesses the employment uses proposed within
the first phase of development on the site and considers the extent to which
a business park with foodstore complies with the requirements of Policy
Site 6 and general regeneration policies for Bognor Regis.

In order to assess the proposed employment uses, it is necessary to
understand how the proposals have evolved.

Evoiution of proposals for a business park at Oldlands
Farm i

The proposals: for a business park at Oldlands Farm formed part of the
Council’s work‘on the Second Review of the Arun District Local Plan which
started in June 1998. Therefore, the ambition for a business park to be
developed on Oldlands Farm has been in place for over 9 years. Nothing
has changed in relation to this and it remains an |mportant development
proposal for the Council.

The land at Oldlands Farm is allocated under Policy Site 5 for commercial
development (11 .2 hectares) and under Policy Site 6 for a high quality
business park (11 .25 hectares) with land reserved for an extension to the
business park (11 .8 hectares), subject to the resolution of flooding issues.
Policy Site 6 ladvises that the development should accommodate uses
generally falling within Class B1 of the Use Classes Order, although uses
falling within Classes B2 and B8 will be permitted :if they contribute to the
regeneration objectrves for Bognor Regis and are of a high quality design.

The appllcatlon proposal seeks permission for a first phase of development
of 8.3 hectares with the remaining 11.35 hectares to be developed later.
The reason for the differences in the site areas stems from the alignment of
the North Bognor Regis Relief Road which has now been fixed, and this
results in a slr_ghtly smaller net developable area at Oldlands Farm than
previously estimated by the Council. Therefore, the correct development
area for business uses at Oldlands Farm is 19.65 hectares and not 23.0
hectares. ‘

The Trustees of the Langmead Estate were not in a position to progress the
proposals for busmess park development until the outcome of the public
inquiry into the residential parts of the proposals for Site 6 was known.
Planning perm|SS|on was granted for Site 6 in November 2006 and
applications for the first phases of residential development, as well as the
North Bognor Regls Relief Road, have been submitted to the Council.

However, during the time that the Trustees were waiting for the outcome of
the inquiry, the Trustees realised that with prevailing market conditions,
development of a business park was not viable. ' It was at this time that
ASDA approached the Trustees with a proposal for an “enabling” retail
development that would facilitate the first phase of business park
development at Oldlands Farm.

ASDA acqurred an interest in part of Oldlands Farm and agreed to work
with the Trustees to promote the development of a business park on the
remainder of the site, with the first phase of the proposal being on 8.3
hectares of land at the western end of the site in the area assumed to be
outside of the flood plain. This has subsequently been verified by the work
of Chris Dartnell
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ASDA and the Trustees instructed HGP to prepare options for a business 5

park and foodstore development on the site and a number of schemes
were proposed. It was ASDA'’s intention to promote the proposal through
the preparation, of the Council's Local Development Framework.

However, this changed in March 2008 when ASDA and the Trustees were
advised that the Council was considering the compulsory acquisition of all
of the land at Oldlands Farm if the landowners did not make significant
progress towards submission of proposals for a business park on the site.

in response to ¢th|s threat, ASDA met the Council to explain the emerging
proposals and the requirement for the business park to be enabled in order
to be viable.

One of the main issues identified by the Council at the initial meeting was
the need for IASDA to provide evidence of the need for enabling
development to deliver the business park. ASDA agreed to prepare a
viability assessment and in order to test this properly, it needed to finalise
the proposals for the first phase of development on the business park, and
HGP prepared a number of schemes.

The evolution of the design process is explained in the Design and Access
statement. HGP explain that the scheme has been designed to create an
attractive, landscaped environment to rival business parks in the region and
ultimately attract major office requirements to Bognor Regis. Two and
three storey landmark buildings are situated at the northern entrance to the
site and larger: prestige buildings, aimed at major occupiers, have been
placed along the main western and eastern frontages.

Within the firstéphase of development, the following plots/floor areas are
proposed:

(C))
(r)
(s)
(t)
(u)
(v)

Plot A -
Plot B -
Plot C -
Plot D -

ASDA store — 2.91 hectares plot area (45%);

B1/B1a -~ 0.75 hectares plot area (12%);
B1/B1a — 1.48 hectares plot area (23%);
B1/B1a - 0.33 hectares plot area (5%);

l .
Plot E = B1/B1a — 0.39 hectares plot area (6%); and

2123

2.124

2125

[
Plot F — B1/B1a — 0.62 hectares plot area (10%).
|

The net develobable areas of the plots total some 6.5 hectares with the
remaining 1.8  hectares given over to access roads and structural
landscaping. |

The key consideration is the extent to which the development of Plot A for a
foodstore, or some 2.91 hectares or 45% of the net developable land within
the first phase achieves the wider employment objectives of the
development plan HGP estimate that if Plot A was developed for business
uses, the total amount of floorspace that could be provided is approximately
31,200 sg m.

Need for enabling development to fund the business park

In response tol the Council's request, ASDA commissioned a financial
appraisal which|was submitted formally to the Council in September 2007
(Oldlands Farm|Business park ~ Viability Assessment) The assessment
was prepared by Drivers Jonas with input from Stiles Harold Williams on
the local employment market, in particular demand and rents, HGP
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Architects on

building types and accommodation, Christopher Smith

2.126

2127

2128

2.129

2.130

2131

2.132

Associates on |costs, Cottee Transport Planning on access and parking,
and -Chris Dartnell on drainage. A copy of the viability assessment is
attached at Appendlx 71.

The main fmdmgs of the viability assessment, which has not been disputed
or challenged by the Council, are that:

(w) current; rents in Bognor Regis (£182-£247/sq m) and levels of
annual take up (around 850 sq m ) are low

(x) upfront'costs of developing a business park — estimated to be
approximately £6m — are high

(y) a business park development at Oldlands Farm is not viable for a
developer because the projected returns are below those for a
developer/financier to commit the necessary equity/debt to
purchasl,e and invest in the site

Therefore, it is !proposed that a foodstore is the most appropriate form of
development to enable the Council’s aspiration for a high quality business
park to be built at Oldlands Farm. As explained in Sections 8-10, the
foodstore will meet an identified need and is conS|stent with national and
local planning policy guidance.

The proposal that has been tested is for a high quality business park for
B1/B1a users. | Having regard to the Council's wider aspirations for
effecting a step change in skill and wage levels in the local economy, we
consider it rrght that the Council use this “gateway” site as the only
opportunity to establlsh a highly accessible business park on the north side
of Bognor Reg|s that would be attractive to businesses in the wider region,
thereby allowing Bognor Regis to compete with other established business
centres. Development of B2 or B8 uses would be a missed opportunity to
make this step change in the local economy.

Loss of employment land :
|

It is necessary to consider the extent to which the proposed development
would lead to a loss of employment land within the District and therefore
undermme objectlves in the development plan.

It is important {to understand ‘that the allocation of Oldlands Farm for
commercial devélopment in the form of a business park has been shown to
be a theoretical allocation because the viability assessment has shown that
development in that form is not viable. We contend that given the scarcity
of public fundmg, the Council will not acquire the site either by compulsory
purchase or prlvete treaty, nor will it develop it out. SEEDA has shown no
interest in acquiring or developing the site.

Nor indeed should it. There is a viable proposal to allow the site to be
developed for the purpose that it was allocated in the development plan
without recourse to the public sector, and it is right and proper that the
privately funded development should be pursued where it can be
demonstrated that it does not cause harm. ASDA and the Trustees
contend that thrs is the case.

Therefore, the current proposals will actually allow for some 3.6 hectares of
employment land to be brought forward which would not otherwise have

been the case.

Moreover, it facilitates the potential for a further 11.8

hectares to be made available, subject to further investigation of flooding. S o
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So the proposal will not lead to an unacceptable loss of employment land, it
will in fact facilitate the development of employment land and avoid the
sterilisation of up to 23 hectares of employment land.

As to the total amount of B1 floorspace that could be provided on the site,
even allowing for Stiles Harold Williams’ proposed increase in the take up
rate from a hlstorlc rate of around 850 sq m per annum to a rate of around
1,400 sq m, it would take around 14 years to build out all of the proposed
floorspace in the first phase (19,500 sq m).

Therefore, we contend that the application proposal will facilitate up to 14
years of land for B1 floorspace to be released in Bognor Regis, wnth the
potential for significant additional releases thereafter.

Summary

The applicationiproposal will enable an important development proposal
identified within the Adopted Local Plan and which has been an objective of
the Council for. over 9 years to be realised.

Without enabllng development, the business park will not be developed and
up to 23 hectares of identified employment land will not come forward for
development.

Therefore, the application proposal is consistent with Policy Site 6.
|

]

Summary J

Arun District Councul has had aspirations for a “high quallty’ business park
development at Fi:’ollcy Site 5 and Site 6 since the early 1980s and Oldlands
Farm is allocated for this use in the Adopted Local Plan (2003). Such a
proposal is consistent with the Council's wider aspirations: for the
regeneration of Bognor Regis and to achieve a step- change in employment
and earnings within the sub-economy.

There is a pressmg need to provide greater choice and competition within
the grocery sector serving Bognor Regis and the surrounding area because
Tesco dominates the local market with some 56.5% of all convenience
expenditure. Initotal, Tesco stores within and beyond the area capture
some 50% of the!total available convenience spend.

The application proposals are for a mixed-use employment (Use Class B1,
high quality business park comprising up to 19,500 sqm gross ﬂoorspace)
and retail (Use Class A1 grocery store of up to 4,500 sqm net sales area)
scheme, together with parking, new highway and associated servicing,
infrastructure and landscaping.

A speculative office unit of 1,100 sq m will be constructed. This will be
made available at the same time that the foodstore opens. All of the
remaining development plots will be serviced, thereby encouraging
businesses to come to Bognor Regis.

The viability analysis that is submitted with the planning application
demonstrates that development of a high quality business park by itself is
not viable. As fundmg is not available from the public sector to facilitate this
development, some form of enabling development is required to realise an
important objective of the development plan.

As noted, there is a compelling quantitative and qualitative need for a new
grocery store in Bognor Regis. The quantitative case is the over-trading of
the existing Tesco store at Shripney and the significant leakage of
expenditure to stores at Chichester and Littlehampton. The qualitative case
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2.146

2147

is to relieve the lovertrading of the Tesco store on Shripney Road, stem the

leakage of trade

competition which are key objectives of PPS6.

There is not a|sequentially preferable site that is suitable, available or |
viable for the proposed grocery store. St Modwen’s proposals for mixed-

use regeneration

needed to compete with Tesco at Shripney Road and stem the leakage of
trade. It is assumed that a small convenience store might form part of &
those proposals, however it would be of a scale and carry a smaller range
of goods, such that it would not be effective choice and competition to
Tesco which dominates convenience shopping in Bognor Regis and its
immediate surrounding area.

The proposal will
initiatives for the

centre. Most of|the impact will fall on the Tesco store which is close to
Oldlands Farm and on stores outside of Bognor Regis.

In summary, the proposed development is consistent with the development

plan and national

Arun District Council.

away from Bognor Regis and provide the choice and

do not make provision for a large foodstore of the scale

not harm the town centre nor undermine the Council’s
regeneration of Bognor Regis town centre or any other

planning policy guidance, and is therefore commended to

)

:
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