Planning Application Response of Planning Policy

	Application No:  
	APP/18/01072

	Address:  
	Former BAE Systems, Waterloo Park, Elettra Avenue, Waterlooville

	Development:  
	Outline planning application with all matters apart from access reserved for subsequent approval for the erection of Class B1 (c) / B2/ B8 development and Class B8 Trade Counter use, Class A1 Retail, Class C1 Hotel, Class D2 leisure and Classes A3 and A5 Drink / Food Establishments

	Case Officer:  
	Lewis Oliver 

	Comments by:  
	Jade Ellis 

	Date of Comments:  
	20th November 2018



Policy Status

Adopted Local Plan 

The Adopted Local Plan:

The Local Plan (Core Strategy) and the Local Plan (Allocations), together with the Hampshire Minerals and Waste Plan, provide the development plan for Havant Borough.
The following policies and documents are of relevance:

· CS4 Town, District and Local Centres
· CS6 Regeneration of the Borough
· CS14 Efficient Use of Resources
· CS16 High Quality Design
· CS21 Developer Requirements
· DM3 Protection of Existing Employment and Tourism Sites 
· DM5 Control of Class A3, A4 and A5 Food, Drink and Entertainment Uses
· DM6 Coordination of Development
· DM10 Pollution
· DM11 Planning for More Sustainable Travel
· DM12 Mitigating the Impacts of Travel
· AL3 Town, District and Local Centres
· Havant Borough Parking SPD (July 2016)

The proposals would relate to site allocation reference BD54 (Land at BAE Systems Technology Park) as defined by Policy WA2 of the Allocations Plan.  

Havant Borough Local Plan 2036

The Council consulted on a Draft (Regulation 18) version of the Havant Borough Local Plan 2036 (HBLP 2036) at the beginning of 2018. Whilst the Plan has limited weight in decision-making at this stage in the plan’s preparation, emerging policies C9 (Former BAE Systems Park) and KS2 (Waterlooville Town Centre) are of relevance in setting out the Council’s direction of travel. The former would update and replace site allocation reference BD54 of Policy WA2 in the Allocations Plan. 

Members informally considered the Consultation Summary Report setting out a summary of responses to the Local Plan consultation and the proposed changes to the policies moving forward. A summary of the comments received for Policies KS2 and C9 can be found on pages 20-22 and 216 respectively.

The next key stage will be to consult on a Pre-Submission (Regulation 19) Local Plan. It is envisaged that the Pre-Submission Local Plan will be subject to public consultation from February to mid-March 2019. At this stage, greater weight may be given to the plan in decision-taking.

The statutory expiry date for this planning application is 28 January 2019. In the event there is a need for an extension of time, the policies in the Pre-Submission HBLP 2036 may be afforded greater weight at the point of the application’s determination. This is highlighted with reference to Class A5 use (and is set out in detail below). 

National Planning Policy Framework

Paragraphs 86 to 90 and Annex 2 of the 2018 NPPF are also of particular relevance to the application proposals.  
 
Background 
 
The Council originally granted planning permission reference APP/12/00652 for the demolition of the former main BAE Systems building and redevelopment to provide business 
units (Class B1, B2, and B8), car showroom, drive thru restaurant, hotel and restaurant in July 2013.  
 
Following the grant of outline consent, the applicant carried out a significant marketing campaign which indicated there was no occupier demand for the revised quantum of Class B1, B2 and B8 floorspace in the consented scheme. It therefore became necessary for the developer to consider an alternative mix of development for the site to ensure that it could be brought back into use and its longer-term viability was not jeopardised. In 2013, Development Management Committee subsequently resolved to grant outline permission reference for mixed-use employment, leisure and retail redevelopment of the site, but the application was withdrawn[footnoteRef:2] prior to the completion of the Section 106 agreement.  [2:  Reference APP/13/00893] 

 
Planning permission reference APP/15/00451 was granted in 2015 for the construction of a vehicular route through the site to facilitate the necessary infrastructure to allow bespoke submissions for individual plots. A McDonald’s restaurant and drive through and an A1 Lidl foodstore have been constructed and completed pursuant to grant of Reserved Matters approval references APP/15/00772 and APP/15/00773 respectively.  
 
The council also granted planning permission under reference APP/15/00770 for the use of the E-Block building for leisure (Class D2) and/or non-food retail (Class A1) comprising 4,750 square metres of floorspace. Nevertheless, following the grant of prior approval reference APP/16/00603 the E-Block building has since been demolished.  

Principle of Development

The site lies within the urban area as defined by Policies CS17 and AL2 of the Local Plan which seek to concentrate new development within the five urban areas of the borough and within site allocation reference BD54 (Land at BAE Systems Technology Park) as defined by Policy WA2 of the Allocations Plan.  

The site is allocated for mixed use development including economic development, hotel and leisure uses. As such, the development proposals would broadly accord the site’s allocation in the Allocations Plan for economic development, hotel and leisure uses, including employment floorspace. 

In the context of the presumption in favour of sustainable development in the NPPF[footnoteRef:3] development proposals that accord with an up-to-date development plan should be approved without delay. Whilst this is not disputed, the allocation included ‘economic development’ uses in the context of the original NPPF which included the following definition:  [3:  Paragraph 11 of the National Planning Policy Framework (2018)] 


“Development, including those within the B Use Classes, public and community uses and main town centre uses (but excluding housing development)”.

As such the current policy would allow for an overly broad a range of uses to be delivered on the site. The Council is seeking to be more specific in terms of identifying appropriate land uses for the site through the emerging site allocation (Policy C9) in the Draft HBLP 2036. This identifies the site for leisure (Class D2) and other main town centre uses. 

Nevertheless, the site has been vacant for some time following the demolition of the former BAE buildings including Block E which was cleared more recently. It is understood that the applicant has identified a broad range of uses to appeal to a wide a range of occupiers as possible. Whilst this is support in principle in terms of bringing forward the site for redevelopment, it is important that the uses and individual development plots can be delivered in an appropriate and sustainable manner. This is set out in detail below.  

Employment 

The western part of the site, adjacent to the Brambles Business Park would accommodate B-Class employment uses. Given this would provide a form of economic development, would provide new employment floorspace and would be compatible with adjacent land uses; this is supported in principle.  

However, it is unclear what has materially changed in the market demand for employment since 2013. As highlighted above, after the original planning permission reference APP/12/00652 was granted, it was necessary for the developer to consider an alternative mix of development for the site as there was not the occupier demand for the quantum B floorspace in the scheme consented in 2012. As such further information is needed to justify the proposed mix of uses.  

Leisure

Class D2 leisure would form part of the 10,288 square metres of floorspace located on the eastern half of the site (of which 4,000 square metres would be retail).

The Havant and Waterlooville Town Centres Study 2017 concludes that:

“….it is considered that the most natural and effective approach to achieve a leisure use at the BAE site would be for the Council to maintain the Local Plan site allocation as part of the forthcoming Havant Borough Local Plan 2036……the Beyond Retail Paper (2013) argues that improvements in the leisure mix of town centres and leisure-led redevelopment would be useful in the future of town centres in the face of the changing UK market. There are few opportunities in the Borough to achieve large-scale leisure provision. As such, it is important that the potential for leisure at the BAE site is fully explored.”


The conclusions of the study are reinforced by the emerging site allocation Policy C9, which sets out a clear expectation for development proposals to be led by a comprehensive marketing strategy and master plan approach to the delivery of the site. Specifically, criteria i. sets out the following criteria:

“A marketing strategy for a range of leisure uses, based on a realistic and active marketing exercise [which] demonstrates the leisure operator demand has been fully explored.”

No marketing strategy appears to have been submitted as part of the suite of supporting documentation. The submitted Retail and Leisure Statement simply confirms there is no interest from a cinema operator or a bowling operator. 

Whilst it is accepted that a large-scale leisure use is unrealistic, it is it is not possible to conclude that leisure operator demand has been fully explored. Given the site’s allocation for leisure uses, we would reaffirm our advice that the application should provide a clear understanding of the demand for leisure uses, including smaller scale leisure uses such as trampoline and soft play. This would provide a true understanding of market demand for leisure on the site. 

Food and Drink

Policy DM5 of the Core Strategy is of relevance as the eastern part of the site would include Class A3 / A5 uses.  Paragraph 10.17 of the supporting text indicates town centre locations may be more acceptable for such uses but makes clear proposals for such outlets can create environmental problems such as noise, fumes and odour, traffic generation and indiscriminate parking.

Though the application is likely to have been determined by the time the Pre-Submission HBLP 2036 has been published – it should be noted that the Council is considering a restriction on the density of Land Use Class A5. The Pre-Submission Plan will confirm the Council’s proposed approach towards fast food outlets and can be afforded greater weight. 

Retail

As defined by Policies CS4 and AL3, Waterlooville Town Centre is the nearest designated town centre to the proposal. The site falls within 300m of the primary shopping area and would therefore fall within an edge of centre location for retail and other main town centre uses in the context of the NPPF. This would remain unchanged in the context of the emerging HBLP 2036. 

The principle of leisure (Class D2) and/or non-food retail (Class A1) uses on the southern part of the site has already been established through the grant of planning permission reference APP/15/00770. Significantly condition 8 of that permission limited to Class A1 floorspace to ‘bulky goods’ as follows:

“8	Use Class A1 floorspace within this development shall only be used for the sale of
DIY products (including materials and accessories), home improvement products,
carpets and floor coverings, fabric, furniture, soft and hard furnishings, floor
coverings, household goods, homewares, decorative products, glassware,
cookware, kitchen utensils, white and electrical goods, automotive and cycle parts,
pet food, garden tools, arts and crafts materials, variety retailing, tents, camping,
caravanning, leisure and outdoor activity equipment, or related accessories for all of
the aforementioned or the provision of ancillary café facilities, unless otherwise
agreed with the Local Planning Authority.”

In resolving to grant planning permission for the previous scheme reference APP/13/00893, the Council also carefully assessed the market impact on the main supermarkets in Waterlooville. The pre-application submission indicates that retail floorspace would account for around 4,000 square metres (2,800 square metres net) within the proposals, broadly comparable with the quantum of retail floorspace permitted under reference APP/15/00770. Nevertheless, since that permission was granted there have been relatively significant changes in the retail market with a reduced but different need for retail floorspace in town centres generally.  
 
According to 2017 Annual Monitoring Report, the vacancy rate in Waterlooville Town Centre was 17.95% (October 2017) which represents a further increase on the 14.14% vacancy rate (October 2016). The vacancy rates in the town centre remain above the national and south east average. The large proportion of empty shops in Waterlooville Town Centre indicates the town centre is in a state of decline and there is a need for the centre to adapt for the future.  The impact on the vitality and viability of Waterlooville Town Centre should be assessed carefully, including whether proposed retail provision would complement the customer choice and retail offer in the town centre.
 
Sequential test

Whilst the development proposals would be in accordance with an up-to-date development plan, it was recommended that the applicant carry out sequential and impact assessments as part of any planning application. This was in the context of the high levels of vacancy in the town centre, and the likely changes in the retail market since the last impact assessment was undertaken to inform the planning application for Block E reference APP/15/00770.

The submitted Sequential Test report identifies 11 vacant units in the town centre and a number of sites included in the Allocations Plan. With the exception of W109 Asda/Clock Tower and W110 Wellington Way which are not available for redevelopment, the applicant contends that all of the sites would be too small to accommodate the proposed development. With reference to case law, paragraph 6.13 of the Sequential Test Report suggests: 

“The scale of development proposed and the likely benefits that can accrue would not be deliverable if the development was divided and disaggregated amongst a number of disparate sites around the town centre.” 

It is also noted that the applicant is seeking a flexible outline permission with no named operators. As such, it could be concluded that there are no other sequentially preferable sites to accommodate the development. 

Impact test

The applicant has submitted an Impact Assessment which follows the approach set out in the NPPG. I have set out various observations under the various stages below:

	Stage 
	Comment

	Step 1: Establish the scope of the assessment
	The assessment has identified the proposed development will deliver 4,000 square metres gross (2,800 square metres net). The assessment has not considered the potential impact of any trade counter uses. 

	Step 2: Examine ‘no development’ scenario 
	Paragraph 4.9 of the submitted Retail and Leisure Statement identifies a comparison goods expenditure capacity surplus of £30.81m by 2021 increasing to £56.64m by 2026. However, there appears to be a discrepancy against the figures in Table 2 at Appendix 4. 

	Step 3: Turnover and trade draw 
	Paragraph 4.13 of the submitted Retail and Leisure Statement indicates that an estimated 25% of expenditure would be drawn from Waterlooville Town Centre with a limited proportion from Cowplain District Centre. It is also noted that Sainsbury’s at Waterlooville can be expected to lose some trade. In respect of the latter, it is suggested that this is an ‘out of centre’ store but is defined as falling within the Waterlooville Town Centre (Policy CS4).

	Step(s 4) and 5: Assess impact
	Paragraph 4.18 of the submitted Retail and Leisure Statement concludes that impact on the whole of the town centre including its convenience goods turnover would be approximately 1.9%. However, it is not possible to conclude whether this is an accurate assessment in the absence of missing information at Step 2. 



As such at this stage, there is insufficient information to conclude that the effects of the proposed development would not be significantly adverse. 

Delivery

The Proposed Site Use plan shows the site would deliver some 40,000 square metres of new commercial and leisure floorspace split between the two areas.  29,820 square metres of Class B use including trade counters would be situated on the western part of the site, whilst the eastern parcel would be dedicated to 10,288 square metres of other retail and leisure uses. The quantum of floorspace would be more than double that compared the previous proposals presented to the Development Consultation Forum (DCF) on 22 August 2017 (18,000 square metres). It is considered that a more realistic capacity for the western extent of the site would be around 12,000 square metres. As such, it is questionable whether the amount of floorspace would be achieved within the available site area. 

In addition to the above, the emerging site allocation (Policy C9) in the emerging HBLP 2036 sets out a clear expectation that there is a master plan approach to the delivery of the site. At this stage, the submitted Proposed Site Use plan provides very limited information about the type, form, and amount of development that is proposed. 

Contaminated Land

The developer requirements for allocation BD54 states that there may be “potential ground quality issues associated with previous and/or current use of site”.  A Phase 1 Environmental Assessment Report has been submitted with the application. It is recommended that the views of the Council’s Environmental Health Team are sought accordingly. 

Sustainable Travel

The site is near the West of Waterlooville Major Development Area (MDA). As part of the S106 agreement, there will be a need to provide an appropriate pedestrian and cycle link between the site and Wellington Park. This is reinforced by the developer requirement in the emerging site allocation (Policy C9) in the Draft HBLP 2036.

In addition to the above, the Planning Policy Team are aware that there is a pedestrian safety issue for those crossing to the site from Hambledon Road following the construction of the McDonalds and Lidl superstore. The local highway authority will be able to provide further advice on this matter. 


Parking Provision

Policy DM14 and the Havant Borough Parking SPD (July 2016) set out the parking standards for new non-residential development in the borough.  

In addition to the above, emerging Policy IN3 of the Draft HBLP 2036 will expect a minimum of 10% of spaces to have Electric Vehicle charging points in commercial developments. 

Sustainable Design and Construction: 

Criterion 3 of Policy CS14 states that on completion, non-residential development of over 500 sq m must at least meet the “very good” standard of BREEAM. The applicant should submit a statement demonstrating how the relevant BREEAM standard would be met as part of any planning application. 

Developer Contributions: Havant Borough Council has an adopted CIL Charging Schedule which is applied to new development in the borough in addition to the requirements of Policy CS21.

Recommendation: 

An objection would arise in the absence of further information should be provided to assist the Council in determining whether the type, form and scale of uses would be appropriate, with an explanation of any material changes in the market. This should include evidence of a comprehensive marketing exercise which shows that the applicant has fully explored the market for different leisure and other commercial operators. 

Clarification is also needed on various aspects of the impact assessment to conclude that the impact on Waterlooville town centre would not be significantly adverse. 



