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1.0 INTRODUCTION 
 
1.1 This Planning Statement has been prepared by Harris Lamb Planning 

Consultancy (‘HLPC’) in respect of an outline planning application to 

redevelop the former BAE site for a mixed employment, retail and leisure 

development. 

 

1.2 The proposed development will comprise of a Class B employment (B1, B2, 

B8) an 8-screen multiplex cinema, a 20-lane bowling complex, a 60-

bedroom hotel, discount foodstore, 3 no. restaurants, 1 drive-thru restaurant 

and 1 public house, together with associated parking, access and 

landscaping provision.  

 

1.3 This statement is intended to be read in conjunction with the following 

documents which have been submitted in support of the planning 

application:  

 

· Retail and Leisure Assessment – prepared by Harris Lamb Planning 

Consultancy  

· Design and Access Statement – prepared by Davis Wetherill 

Architects 

· Transport Assessment – prepared by Peter Brett Associates 

· Travel Plan – prepared by Peter Brett Associates  

· Flood Risk Assessment – prepared by Peter Brett Associates  

· Sustainability Statement – prepared by Peter Brett Associates  

· Framework Site Waste Management Plan – prepared by Peter Brett 

Associates   

· Noise Assessment – prepared by Peter Brett Associates   

· Odour Assessment – prepared by Peter Brett Associates  

 

1.4 Section 2 of this assessment provides detail on the background to this 

proposal, in the context of the site’s recent planning history and subsequent 

dialogue with Havant Borough Council.  
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1.5 Section 3 describes the site and its context, including details of the existing 

development. 

 

1.6 Section 4 sets out the proposed development in detail and provides a 

breakdown of the quantum of floorspace and respective elements; 

 

1.7 Section 5 outlines the relevant planning policy framework against which the 

proposal should be assessed. 

 

1.8 Section 6 provides a comprehensive assessment of the development 

proposal against relevant planning policy requirements.  

 

1.9 Section 7 examines the economic impacts of the proposal in the context of 

the local area.   

 

1.10 Section 8 summaries and concludes the key points that should be 

considered in determining the planning application.  
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2.0 BACKGROUND AND CONTEXT  
 
2.1 The Council will be aware that the site formerly operated as the BAE 

Systems Technology Park, following its acquisition from Marconi in 2000.  

There are a number of buildings on site which are now largely unoccupied, 

having formerly served as research and development facilities for BAE.   

 

2.2 Discussions were entered into with the Council as early as October 2009 to 

progress an alternative form of development for the site.  This culminated in 

an application for 6,799 m2 of Class B1, B2 and B8 development, in addition 

to a sui generis car showroom use, Class C1 hotel and ancillary Class 

A3/A5 ancillary restaurant facilities being submitted to the Council in June 

2012.  

 

2.3 The Council resolved to grant planning permission for the proposals in 

October 2012, which was subject to a S106 legal agreement.  This was duly 

signed and the planning permission released on 31st July 2013 (Ref. 

APP/12/00652).  

 

2.4 As part of the above application, the Council will be aware that the 

applicants submitted a substantial body of marketing evidence which 

demonstrated that there was a lack of demand for the existing quantum of 

Class B use floorspace on the site and that accordingly, it should be reduced 

with alternative uses brought forward to ensure a viable redevelopment of 

the site.  

 

2.5 It has become clear following a significant marketing campaign, that there is 

no occupier demand for the revised quantum of Class B1, B2 and B8 

floorspace identified in the consented scheme. This must be viewed in the 

context of competing sites and facilities elsewhere including Lakeside, 

Portsmouth and Langstone Technology Park, Havant. The lack of demand is 

a significant concern since the proportion of Class B use floorspace 

accounts for approximately 50% of the total site area available.   
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2.6 In light of the above, it is not possible to develop the site in accordance with 

the recently permitted scheme.  Therefore, it has become necessary to 

consider an alternative mix of development for the site to ensure that it can 

be brought back into use and its longer term viability is not jeopardised.  

 

2.7 Further discussions with the Council regarding a revised mix of development 

for the site has since ensued, culminating in meetings being held with 

planning officers on 3rd May, 10th July and 6th August 2013.  During these 

meetings, officers were advised of the considerable interest expressed from 

retail and leisure operators in developing a complementary offer at the site, 

which would also be served by ancillary Class A3, A4 and A5 facilities, and a 

medium-sized hotel not dissimilar to that included within the previously 

consented scheme.   

 

2.8 At the meeting on 6th August 2013, an initial masterplan of the proposals for 

the site was presented for discussion, the outcome of which has informed 

the finalised scheme herein submitted.  

 

2.9 During the meetings with the Council, officers acknowledged the demand 

from cinema and associated leisure operators for new facilities in 

Waterlooville, and intimated that Class D2 leisure development in particular 

could potentially be supported on the site, subject to the relevant planning 

policy tests being satisfied.  

 

2.10 In particular, officers have acknowledged that the site should not remain 

vacant in perpetuity and that securing its viable redevelopment is an 

important objective, both in terms of its physical regeneration but more 

importantly in the context of boosting economic growth in the Borough.  

 

2.11 Having agreed the approach to be taken in respect of this application, the 

full implications of a retail and leisure development on the site have been 

comprehensively assessed, in particular having regard to the site’s 

sequential status in satisfying the key town centre use tests set within the 

NPPF and adopted local plan policy. Other key policy tests are also 
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addressed, including the change of use of the site from Class B use to 

support a mixed retail and leisure scheme as an appropriate alternative form 

of economic development. 
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3.0       DESCRIPTION OF SITE AND CONTEXT  
 
3.1  The application site comprises 5.7 ha of developed land and is situated 0.3 

miles to the north-west of Waterlooville town centre. The site lies adjacent to 

the wider Brambles Business Park which provides an extensive number of 

buildings in Class B use.  

 

3.2 Bounded by Elettra Avenue to the north and west, and Silverthorne Way to 

the south, the site is afforded a frontage along the B2150 Hambledon Road 

which provides direct linkage with the town centre and residential areas to 

the north.  

 

3.3 The site currently comprises of the following buildings:  

 

· ‘Main Building’: a three-storey complex accommodating 19,498 m2 of  

 Class B1(c) research and development use. 

· Former Restaurant: 973 m2.  

· ‘E Block’: 6,726 m2 of light industry (Class B1(c) use. 

· 863 car parking spaces.  

 

3.4  An adjacent building referred to as ‘Beamplot’ will remain in operational use 

and is excluded from the red line boundary for the purposes of this 

application.  

 

3.5 All buildings are of 1980s construction and are of functional design and 

appearance.  E Block is less visible from the site frontage along Hambledon 

Road, being of single-storey height and largely screened by the taller main 

building.  

 

3.6 The primary access into the site via Elettra Avenue is served via a dedicated 

arm of the roundabout junction. Additional points of access into the site also 

exist from Silverthorne Way. Delivery arrangements for the buildings utilise 

the Elettra Avenue access.  
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3.7 Notwithstanding the existing buildings, the majority of the site comprises of 

hard surface car parking.  There is very little landscaping provision within the 

site; this is largely limited to established tree and shrub planting around its 

perimeter.  

 

3.8 The site is not within or adjacent to a Conservation Area and is not subject 

to any other designations. There are no buildings or structures which are 

statutory or locally listed, and no tree preservation orders (TPOs) exist on 

the site.  The site is classified by the Environment Agency as being within 

Flood Zone 1.   

 

 Wider Area  
 

3.9 The site is proximate to the West of Waterlooville Major Development Area 

(MDA).  Falling with the administrative boundary of Winchester City Council, 

this area has been identified to accommodate up to 3,000 new homes in the 

emerging plan period, 450 of which are currently being delivered by Taylor 

Wimpey on land at Oak Farm to the south of Hambledon Road.  The 

remaining 2,550 homes are to be delivered by the Grainger Trust on land 

west of London Road, Purbrook.  

 

3.10 Grainger Trust obtained planning permission in 2008 to deliver a first phase 

of development consisting of 1,550 new dwelling units, in addition to 7.19 ha 

of Class B employment uses and a new local centre (LPA Ref. 

06/02538/OUT). However, Grainger subsequently revised the scheme and 

submitted a hybrid planning application for development which was granted 

permission in March 2012 (LPA Ref. 10/02862/OUT). 

 

3.11 The hybrid scheme comprises of an outline planning permission for up to 

2,520 dwellings, to be delivered in 13 phases. Full planning permission has 

been granted for the first phase (194 dwellings) and this is now under 

construction whilst applications for reserved matters consent to deliver the 

latter phases are anticipated during 2013.   
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3.12 Whilst the application site is centrally located and within close proximity of 

the West of Waterlooville MDA, it is also proximate to a new supermarket 

development coming forward by Sainsbury’s on the former Salvador 

Caetano coachbuilders site which is adjacent to the Wellington Retail Park 

(Ref. APP/10/107930).  Development on the site has commenced, albeit 

subject to delay whilst the scheme has been re-planned. When complete, it 

will provide a supermarket with a net sales area of 4,188 m2.   
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4.0 PROPOSED DEVELOPMENT 

4.1 This application seeks outline planning permission for a mixed-use 

development comprising of a discount foodstore, 8-screen multiplex cinema, 

20-lane tenpin bowling complex, fitness centre, 60-bedroom hotel, 3 no. 

restaurants, 1 no. public house, and 1 no. drive-thru restaurant, to be served 

by 707 parking spaces and associated access and landscaping.  A detailed 

breakdown of the scheme’s components is provided below.  

Development Use Floorspace 

Discount Foodstore  Class A1 
1,532 sq m GIA (1,125 sq 

m net sales) 

Cinema (8 screens / 1,300 seats) Class D2 3,250 sq m GIA 

Bowling Complex (20 lanes) Sui Generis 
2,320 sq m (Conversion of 

E Block)  

Fitness Centre  / Gymnasia Class D2 
1,720 sq m  (Conversion 

of E Block)  

Budget Hotel (60 bedrooms) Class C1 2,790 sq m GIA 

Restaurant Class A3 370 sq m GIA 

Restaurant Class A3 370 sq m GIA 

Restaurant Class A3 370 sq m GIA 

Restaurant Class A3 555 sq m GIA 

Restaurant (Drive-Thru) Class A3/A5 335 sq m GIA 

Total 13,612 sq m GIA 

4.2 The proposals would result in the part redevelopment of the existing site to 

accommodate the foodstore, cinema, hotel and ancillary restaurant / public 

house uses. However, E Block will be retained in the interim for Class B1 
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use (4,040 m2), with subsequent conversion to a ten pin bowling complex, 

health and fitness centre and restaurant.  

4.3 The discount foodstore will comprise a net sales area of 1,125 m2, of which 

80% (900 m2) will be for the sale of convenience goods and the remaining 

20% (225 m2) for comparison goods.  Further details on the range of goods 

to be sold from the store are provided in the Retail and Leisure Assessment 

which is also submitted with this application. 

4.4 It is anticipated that the operator of the foodstore will be Aldi.  

Active discussions are being undertaken with Cineworld as the 

prospective operator of the cinema.  Similarly, discussions are 

underway with McDonalds to operate the drive-thru facility; Frankie and 

Benny’s to operate one of the restaurants, and Marston’s to operate the 

public house. Whilst an operator for the bowling complex will be confirmed 

shortly, it is expected that the hotel will be operated by Premier Inn.  
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5.0 PLANNING POLICY OVERVIEW 

5.1 This section provides an overview of the relevant national and local planning 

policy context against which this application should be assessed. A 

summary of relevant evidence base documents is also provided.  

National Planning Policy 

National Planning Policy Framework 

5.2 The National Planning Policy Framework (“NPPF”), published in March 

2012, is a material consideration in the determination of applications for 

planning permission and guides plan-making by local authorities.  The NPPF 

replaces the former Planning Policy Guidance Notes (PPGs) and Planning 

Policy Statements (PPSs).  

5.3 Underpinning the NPPF are 12 core planning principles which should guide 

the formulation of development plan policy and the decision-making process.  

In summary, planning should:  

(1) Be plan-led with development plans kept up to date to ensure 

decisions can be made with a high degree of predictability and 

efficiency 

(2) Be creative in finding ways to enhance and improve places 

(3) Proactively deliver sustainable economic development to deliver 

homes business, industry and infrastructure, identifying the needs 

within an area and responding positively to growth 

(4) Secure high quality design and amenity with new development 

(5) Promote the vitality of urban areas and protecting the Green Belt 

areas around them 

(6) Support the transition to a low carbon economy, including the use of 

renewable energy resources 

(7) Contribute to conserving and enhancing the natural environment 
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(8) Encourage the re-use of previously developed land that is not of high 

environmental value 

(9) Promote mixed use developments and recognising that some open 

space can provide many different functions 

(10) Conserve heritage assets 

(11) Manage patterns of growth in the most accessible locations 

(12) Support strategies to improve health, social and cultural wellbeing. 

5.4 The NPPF sets out three sustainable development principles, which require 

local planning authorities to:  

(1) Build a strong, responsive and competitive economy by ensuring there 

is sufficient land available to support growth.  

(2) Support communities by providing for the supply of sufficient housing 

to meet present and future needs in locations that are accessible to 

local services. 

(3) Protect and enhance the built, natural and historic environment. 

5.5 The NPPF contains a presumption in favour of sustainable development 

which    means that a proposal may be granted planning permission where a 

local authority’s development plan is absent, silent or whose policies are out-

of-date, unless in doing so, any adverse impacts would significantly and 

demonstrably outweigh the benefits or the development conflicts with a 

specific policy in the NPPF. 

5.6 The NPPF places increased emphasis on the delivery of sustainable 

development in order to promote a strong and competitive economy 

(Paragraphs 18-22), and outlines the Government’s commitment to securing 

economic growth through the planning system.  

5.7 Paragraph 20 if the NPPF requires that local planning authorities should 

plan proactively to meet the development needs of business in order to help 

achieve economic growth. This includes supporting existing business 

sectors as well as planning for new sectors to locate in their area.  
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5.8 Paragraph 22 of the NPPF states that planning policies should avoid the 

long-term protection of sites allocated for employment use where there is no 

reasonable prospect of a site being used for that purpose.  Where this is the 

case, applications for alternative uses of land and buildings should be 

treated on their merits, having regard to market signals and the relative need 

for different land uses to support sustainable local communities.  

5.9 Section 2 of the NPPF ‘Ensuring the vitality of town centres’ states that the 

need for retail and leisure development, as well as other main town centre 

uses, is not compromised by limited site availability.  

5.10  Paragraph 24 of the NPPF requires that local planning authorities apply a 

sequential test to planning applications for main town centre uses that are 

not in a town centre and not in accordance with an up-to-date Local Plan. In 

considering edge and out of centre sites, preference should be given to 

accessible sites that are well connected to the town centre, with flexibility 

demonstrated in terms of format and scale.  

5.11  Paragraph 26 of the NPPF states that applications for retail and leisure 

development outside of town centres, which are not in accordance with an 

up-to-date Local Plan, should be supported by an impact assessment where 

the proposed floorspace exceeds a locally set threshold or a default of 2,500 

m2. This should include an assessment of:  

· The impact on existing, committed and planned public and private

investment in a centre or centres in the catchment area of the

proposal; and

· The impact on town centre vitality and viability, including local

consumer choice and trade in the town centre and wider area, up to

five years from the time the application is made.

5.12 Section 4 of the NPPF sets out the need to promote sustainable transport 

measures in new developments. Paragraph 32 requires that developments 

which generate significant amounts of movement should be supported by a 

Transport Assessment, taking account of the need to utilise sustainable 

transport opportunities wherever possible, ensuring safe and suitable 
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access for all people, and enabling any transport-related improvements to 

be undertaken that cost-effectively limits any significant impact of the 

development. Development should be located so that the need to travel will 

be minimised and the use of sustainable travel modes maximised.  

 

5.13  Section 10 of the NPPF states that development proposals will be subject to 

a sequential test which directs it to areas with the lowest probability of 

flooding.  This will include using opportunities offered by such development 

to reduce the causes and impacts of flooding.  Paragraph 103 requires that 

development should not result in flood risk being increased elsewhere.  

 

5.14 Paragraph 123 of the NPPF is of relevance and requires that new 

development should not result in noise which gives rise to significant 

adverse impact on health and quality of life.  

 

Planning for Town Centres: Practical Guidance on need, impact and 

sequential approach (December 2009)  

 

5.15  Notwithstanding the superseding of PPS4, its Practice Guidance remains in 

place to assist the assessment of sequential and impact matters associated 

with development proposals for main town centre uses on edge and out of 

centre sites.    

 

Planning for Growth 2011  

 

5.16  The Written Minsterial Statement “Planning for Growth” was issued on 23 

March 2011 and emphasised that the key role of the planning system is to 

ensure that sustainable development which promotes economic growth 

should be able to proceed as easily as possible. The guidance set out in the 

statement is material to the determination of planning applications, with a 

clear expectation that sustainable development should be approved 

wherever possible.  
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Development Plan 

Havant Borough Core Strategy 

5.17  The Havant Borough Core Strategy, adopted in March 2011, sets out the 

development framework for the Borough to 2026.  A number of its Strategic 

and Development Management policies are relevant to this application.  

5.18  Policy CS2 of the Core Strategy identifies the employment floorspace 

requirements for the Borough up to 2026.  These are 75,000 m2 Class B1 

offices, 45,500 m2 Class B2 manufacturing, and 41,500 m2 Class B8 

warehousing.  

5.19  Policy DM3 seeks to protect existing employment sites.  However, the 

policy will support a change of use or development of land for the purposes 

of non-Class B uses where it can be clearly demonstrated that the land and 

premises are not fit for purpose and financially unviable for Class B use. 

Where this is the case, the policy states that other forms of economic 

development should be considered in the first instance.  

5.20  Policy CS4 sets out the approach to development within the Borough’s 

Town, District and Local Centres. It identifies a requirement for 13,000 m2 of 

additional comparison goods floorspace up to 2016 for the identified centres. 

The policy defines Waterlooville together with Havant as a Town Centre, 

whilst a number of District and Local Centres are also identified.   

5.21  Paragraph 3.39 of the Core Strategy states that applications for town centre 

uses on sites which are outside of town centres, in particular those for new 

retail floorspace, will be required to demonstrate in a ‘robust and transparent 

manner’ the application of the sequential approach to site selection and an 

assessment of impact.  

5.22  Paragraph 3.50 of the Core Strategy acknowledges that the provision of 

leisure and entertainment facilities in the Borough is limited, with potential 
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scope for additional cinema and other leisure facilities.  It is noteworthy that 

no sites are allocated to demonstrate such uses.  

 
5.23  Policy CS5 of the Core Strategy seeks to promote tourism within the 

Borough and states that planning permission will be granted for appropriate 

development proposals, including those for hotel accommodation.  

 
5.24  Policy CS6 promotes the regeneration of the Borough through the 

identification of a number of the key development objectives. Sub-section 

2(b) of the policy refers to the integration of the Major Development Area 

(West of Waterlooville) with Waterlooville town centre.  

 
5.25  The policy requires that all relevant development proposals should bring 

social, environmental and economic benefits to the Borough.  Policy CS18 

provides further guidance on the integration of the town centre with the 

MDA, which is expected to accommodate 3,000 new homes.  

 
5.26  Policy CS15 requires that new development meets with the sequential test 

on flood risk and is subject to a specific flood risk assessment which 

demonstrates that it will be safe without incurring the risk of flooding 

elsewhere. Flood protection and resistance measures should be 

accommodated within development where appropriate, and there should be 

no net increase in surface water run-off.  

 
5.27  Policy CS16 stipulates the need for high quality design in all development. 

Of relevance is the need for new development to take account of local 

characteristics in terms of building heights, massing and plot widths / depths.  

Development should be well-connected to, and integrated with, the local 

area with linkage to existing pedestrian and cycle routes where possible.  

Development should not cause unacceptable harm to the amenity of 

neighbours by way of smell, loss of privacy, outlook, noise or overlooking.  

The layout of development should be legible to enable easy orientation and 

movement.  

 
5.28  Policy CS20 sets out the Council’s access and transport strategy with 

regard to new development.  It requires that development should not incur 
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congestion and promote better use of existing transport networks. Transport 

management measures should also be in place to ensure the safe and 

efficient operation of the local road network.  

 
Havant Borough District-Wide Local Plan  

 
5.29  A number of policies have been ‘saved’ from the Havant Borough District-

Wide Local Plan, adopted in 2005.  It is intended that these will be 

superseded through the adoption of future development management 

documents.  

 

5.30  Saved Policy TC1 sets out the hierarchy of centres in the Borough and 

requires that proposals for new development of a scale which is appropriate 

to the role of each centre. 

 

Emerging Development Plan  
 

Draft Havant Borough Local Plan Allocations  

 

5.31 The Draft Allocations Plan is being progressed towards Pre-Submission 

stage, following public consultation which ended on 22nd January 2013. It is 

anticipated that the Allocations document will be adopted in 2014.  

 

5.32 The draft document identifies the application site under policy reference 

WA2 which seeks to promote its allocation for employment uses.  The site is 

referenced as BD54 on the Waterlooville map enclosed in Appendix 3 of the 

draft document.   

 
5.33 Appendix 4 identifies a revised town centre boundary for Waterlooville, to 

encompass the Wellington Retail Park and the former Salvedor Caetano 

site, which committed for foodstore development. The retail units comprised 

within the Wellington Retail Park are also identified as a primary shopping 

frontage.  

 
5.34 Draft Policy AL1 of the document seeks to uphold the presumption in 

favour of sustainable development as set out in the NPPF. In so doing, it 
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states that the Council will take a positive approach to considering 

development proposals and will work proactively with applicants to secure 

development that improves the economic, social and environmental 

conditions of the area. 

 

Community Infrastructure Levy  
 
5.35  The Council adopted its Community Infrastructure Levy (CIL) Charging 

Schedule on 1 August 2013.  The schedule sets a zero rate for hotel and 

leisure development, whilst for retail floorspace in excess of 280 m2 and 

outside of a town centre will be £80/m2.  

 

Evidence Base Documents  
 

Havant Borough Town Centres, Retail and Leisure Study 2009  

 

5.36 The Havant Borough Town Centres, Retail and Leisure Study (HTCS) was 

prepared and subsequently updated for the Council in March 2009 by 

consultants NLP. Its findings are informed by an assessment of the 

quantitative need for additional convenience and comparison goods 

floorspace in the Borough for emerging development plan period.  Its 

findings in respect of comparison goods are adopted in the floorspace 

requirement which is set out in Policy CS4 of the Core Strategy.  

 

5.37 The healthcheck of Waterlooville town centre undertaken for the HTCS 

identified that there had been an overall improvement in the health of the 

centre since 2005, despite the economic downturn (paragraphs 7.10-7.11).   

 

Havant Borough Employment Land Review Update 2012  

 

5.38 The Council’s Employment Land Review (ELR) was originally published in 

2010 and was subsequently updated in September 2012. The document is 

intended to inform the emerging Local Plan Allocations document, providing 
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an assessment of demand and supply of employment floorspace in the 

Borough up to 2026.  

 

5.39 The ELR identifies a residual employment floorspace requirement in the 

Borough of 125,700 m2, taking into account existing commitments (20,514 

m2) (this excludes the consented floorspace for the application site). Whilst 

the ELR identifies that the total existing employment floorspace in the 

Borough is 634,440 m2, this has reduced slightly through recorded 

demolitions / losses of -1,595 m2.   

 
5.40 Table 3.4 of the ELR identifies the spatial distribution of new employment 

floorspace in the Borough.  This shows that 90% will be directed to Havant 

and Leigh Park, whilst only 2% is identified for Waterlooville.  

 
5.41 The ELR does not provide information on current vacancy rates for Class 

B1/B2/B8 employment floorspace in the Borough.  

 
5.42 The ELR identifies part of the application site as a potential employment site 

in Table 6.1 (Site Ref. BD54 – BAE Systems Technology Park Car Park).  
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6.0 PLANNING ASSESSMENT  
 
6.1 This section of the statement considers the acceptability of the proposed 

redevelopment of the BAE Systems Technology Park site for a mixed-use 

employment, leisure and retail based scheme against current planning policy 

and other material considerations.  

 

 Overview  

 

6.2 In the first instance, it is important to recognise that the proposed scheme 

has evolved following extensive dialogue with Havant Borough Council and 

is designed to respond to a market-driven requirement for a new leisure-

focused destination in Waterlooville.  

 

6.3 The economic benefits that will be derived from the proposed development, 

both directly and in directly, are expected to be considerable and are 

addressed in further detail in Section 7 of this statement.   

 

6.4 The above is especially pertinent given the prolonged vacancy experienced 

at the application site since the majority of BAE’s operations ceased here 

some time ago. The remainder of BAE’s operations, partially occupying E 

Block on the site, are set to end in 2017 whereupon the remainder of the 

floorspace will be vacant.  The application scheme is designed to provide 

flexibility for reuse of the building with either employment or leisure uses. 

 

6.5 The proposals are submitted in outline for a phased development of the site, 

with the cinema, hotel and foodstore, together with ancillary restaurant uses 

being developed first, with the conversion of E Block to provide the proposed 

bowling complex and health and fitness facility upon being vacated by BAE 

in 2017.   

 

6.6 Fundamentally, the proposal represents the redevelopment of a brownfield 

site within the Waterlooville urban area which is proximate and easily 
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accessible to the town centre. It will bring a vacant site back into efficient 

long-term use which will help to deliver economic growth in the area. 

 

 Loss of land and buildings for Class B use 

 
6.7 As set out above, the proposal seeks a phased approach to development of 

the site which will in fact retain a proportion of floorspace in Class B1 office 

use in the interim period.  

 

6.8 Notwithstanding the above, the proposal will ultimately result in a 

comprehensive change of use from Class B1 offices to Classes C1 hotel, D2 

leisure and ancillary A3, A4 and A5 uses and A1 retail and it is accepted that 

this must be justified in the context of satisfying Policy DM3 of the Core 

Strategy.  

 

6.9 The Council will be aware that the application site was extensively marketed 

for retained Class B use in determining planning application Ref. 

APP/12/00652).  This has included marketing of the main building on the site 

for a new occupier when it became surplus to BAE’s requirements.  

 

6.10 The site’s retained marketing agents, Vail Williams, have continued to 

market the site since the determination of the above planning application.  

There has been no occupier interest since the time of their previous 

marketing report (a copy of which is enclosed in Appendix 1).  

 

6.11 The Council will aware that the office accommodation on the site has been 

available in the market since 2001, during which time a rebranding exercise 

was undertaken (2009) in an attempt to stimulate interest. The agents’ 

marketing campaign has included offering the whole of main building as well 

as bespoke floorspace options for occupancy, however, there has been only 

one letting of 2,973 m2.  The remainder of the building’s floorspace 

continues to lie vacant with no other expressions of interest received.  
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6.12 Vail Williams’ marketing report identifies that the significant office space 

available at Waterlooville does not reflect market requirements with 

occupiers typically seeking high-grade stock in the centres of Havant and 

Portsmouth for either headquarter-type locations or for smaller bespoke 

suites.  

 

6.13 The findings of Vail Williams’ marketing report were accepted by the Council 

in approving the previous application for the site and are considered to 

remain unchanged in respect of this proposal.   

 

6.14 Since the previous planning application was determined, the intention to 

develop a mix of Class B2 and B8 uses on the site has proved to be 

unviable. Indeed, this lack of deliverability is evident in the number of other 

vacant units in and around the Brambles Farm Industrial Estate in which the 

site is located.  This issue has been acknowledged by the Council’s updated 

ELR, which recommends that just 2% of the Borough’s employment 

floorspace requirement should be directed to Waterlooville.  

 

6.15 In light of the above, it is evident that even with the benefit of planning 

permission for alternative Class B2 and B8 use development on the site, 

there has been no interest expressed by a prospective developer. This is 

symptomatic of the continuing lack of occupier demand, which is attributable 

to ongoing economic conditions and the attractiveness of alternative 

locations for Class B use development.  

 

6.16  In meeting the objectives of Core Strategy Policy DM3, the proposed 

development will deliver an alternative form of economic development on the 

site, creating new jobs in a range of complementary employment sectors for 

local people.   

 

6.17 It is estimated that the total number of jobs to be generated on-site with the 

trading and operation of the proposed facilities is 291; this does not include 

the employment opportunities that will be created at construction stage and 
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from indirect spin-off benefits from increased visitor spending in 

Waterlooville.   

 

6.18 In essence, a range of employment positions, both full-time and part-time 

with associated training opportunities, will be created from the proposed 

development, the majority of which are expected to be taken up by local 

people.  

 

 Compliance with town centre impact and sequential tests  

 

6.19 A comprehensive assessment of impact arising from the proposed retail and 

leisure development, and an investigation all sequentially preferable sites 

has been undertaken. This is set out in the supporting Retail and Leisure 

Assessment which has been submitted with the planning application and 

should be read in conjunction with this statement.  

 

6.20 The submitted Retail and Leisure Assessment confirms that the proposals 

are fully compliant with the NPPF and current development plan policy.  The 

assessment confirms that the proposed discount foodstore will deliver a 

much-needed qualitative improvement in the convenience shopping offer of 

Waterlooville, ensuring adequate choice and completion in order to meet the 

needs of local people.  

 

6.21 The location of the proposed store is readily accessible for Waterlooville 

town centre and will be afforded good linkage via the Wellington Retail Park 

and the planned West of Waterlooville Major Development Area to the west. 

The size and offer of the foodstore will ensure that it will not result in a 

significant adverse impact on retail facilities in the town centre.   

 

6.22 Furthermore, the discount format of the proposed store is not intended to 

provide a ‘one-stop’ shop; rather its role will serve to complement the retail 

offer typically found in the town centre with shoppers expected to make 

linked trips between the various facilities.  
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6.23  We have undertaken a detailed assessment of all potential sites within 

Waterlooville town centre, including those identified in the emerging Local 

Plan Allocations document. This has adopted a flexible approach which 

disaggregates the foodstore element from the leisure and ancillary elements 

of the proposal. The respective leisure elements are designed to 

complement each other in creating a comprehensive leisure destination; as 

such these elements cannot be disaggregated.  

 

6.24 The sequential assessment undertaken demonstrates that there are no 

available sites which are suitable for either the delivery of the discount 

foodstore as a standalone element, or indeed the leisure elements in a 

comprehensive format.  

 

 Flood Risk  

 

6.25 The majority of the site is located in Flood Zone 1 which has the lowest 

probability of flooding.  A small proportion of the site, located in the south-

west corner, was recently designated as Flood Zone 2.  However, the uses 

which are classified as ‘more vulnerable’ in flood risk terms will be located 

on higher ground within the site which is designated under Flood Zone 1.  

Accordingly, the proposal satisfies the sequential test applied in respect of 

assessing flood risk in the NPPF.  

 

6.26 The flood risk is attributable to an identified lack of capacity in the twin 1,200 

mm diameter culverts which run through the site.  To mitigate the risk of 

flooding, it is proposed that a swale is constructed between the open water 

course and existing collector drain to the rear of the site.  This replicates the 

approach adopted in respect of the previous proposals for the site, which 

was accepted by the Council.  

 

6.27 There will be no increase in the impermeable surface coverage of the site 

with the proposed development. As such, no additional attenuation 

measures will be required to address surface water run-off.  
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6.28 The above matters are addressed within a comprehensive Flood Risk 

Assessment which has been prepared and submitted with this application.   

 

 Noise and Air Quality  

 

6.29 The site is located within an urban area, surrounded by roads and 

commercial / industrial premises to the north, south and west areas which 

comprise the wider Brambles Farm Industrial Estate.  The nearest 

residential properties are situated to the east of the site, on the opposite side 

of Hambledon Road.  

 

6.30 Whilst the detailed design of the proposals will be dealt with at reserved 

matters stage, the scheme has been carefully planned to ensure that 

disturbance to existing residents from its associated operations will be 

minimised.  

 

6.31 A Noise Assessment has been prepared and submitted with this application, 

which considers the potential noise impacts arising from the different 

elements of the proposed development, including noise from mechanical 

equipment, servicing, vehicle movements and general activity associated 

with the various uses.  

 

6.32 An Odour Assessment has been submitted which deals with cooking 

emissions from the drive-thru restaurant element of the proposals. This 

assesses the effects on air quality and the measures that will be put in place 

to ensure that impact on residential amenity is acceptable, having regard to 

air quality guidelines. This adopts a similar approach to that which was 

accepted by the Council in its determination of the previous application for 

the site.  

 

6.33 The assessments conclude that the development would not harm the 

amenity of local residents and, subject to appropriate planning conditions to 

control any perceived impacts, demonstrates the proposed development is 

compliant in planning policy terms.  
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 Sustainability  

 

6.34 The proposed development will be situated in a sustainable location which is 

in close proximity and readily accessible to Waterlooville town centre.  As 

previously developed land which is well served by key transport routes, the 

site presents the opportunity for a viable redevelopment.  

 

6.35 A Sustainability Statement has been prepared and submitted with the 

application and sets out a number of passive measures that could be 

adopted to maximise energy efficiency; these will be dealt with at the 

detailed design stage of the proposals.  

 

 Highway and Transport Considerations  

 

6.36  The Transport Assessment submitted to accompany the application 

addresses all issues associated with highway safety, traffic attraction, traffic 

impact, car parking and accessibility.  

 

6.37 The proposed car parking provision is consistent with the anticipated 

demand that will be generated by the proposed development and falls within 

the thresholds set out in the Council’s car parking standards. The level of car 

parking is considered sufficient to meet demand during peak periods and will 

avoid the need for parking off-site.  

 

6.38  The layout of the proposed development has been carefully considered to 

ensure that its legibility is optimised for pedestrians and cyclists accessing 

the site from Hambledon Road.   

 

6.39 A dedicated pedestrian and cycleway access is proposed to link the site with 

Hambledon Road; this will be situated so as to maximise its visibility from 

within and outside of the site.  This will be situated close to the crossing 

facility on Hambledon Road which exists to the north-east of the site.  
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6.40 The existing access arrangement serving the Beamplot building to the south 

of the site from Silverthorne Way will be retained, to ensure its operations 

remain unhindered by the proposed development.  

 

6.41 The Transport Assessment demonstrates that the site is well located and 

accessible by a range of transport modes, and accords with national and 

local planning policy requirements.  

 

6.42 In terms of impact, it has been demonstrated that the traffic movement 

generated by the proposed development can be accommodated on the local 

highway network and will not lead to an adverse significant impact on traffic 

flows or accessibility.  

 

6.43 A Travel Plan has been prepared and submitted together with the Transport 

Assessment, which provides the structure and parameters for a series of full 

travel plans which will be produced for the respective components of the 

development.  Notwithstanding the site’s location which ensures good 

pedestrian linkage with the wider area, including the emerging West of 

Waterlooville MDA, the Travel Plan nonetheless seeks to minimise car 

journeys to the development site.  It is intended that this will be achieved 

through a number of measures to encourage sustainable modes of travel.  

 

6.44 In light of the above, the proposed development is considered to be 

acceptable in transport terms, and is in accordance with the NPPF and 

development plan policy.  
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7.0 ECONOMIC BENEFITS 
 
7.1 We have assessed the economic benefits associated with the proposed 

development. As detailed in Section 6 of this statement, it is widely 

recognised that the former BAE site has been vacant for some time and 

provides a key opportunity for development.  In this regard, the proposals 

present a viable redevelopment of the site, whose regeneration is expected 

to deliver tangible and sustained economic benefits for Waterlooville.  

 

 Employment  

 

7.2 At this stage, we have calculated the number of jobs expected to be created 

from the proposed development using the Employment Densities Guide 

which was published for the Homes and Communities Agency (HCA) in 

2010.  This updates the former English Partnerships’ guidance which was 

issued in 2001.   

 

7.3 The total number of actual jobs expected to be created with the trading of 

each component of the development will be 291.  Whilst there is likely to be 

some variance in the employment densities eventually achieved owing to the 

requirements of individual operators, the total number estimated thus far is 

reasonable in terms of quantum and type of development proposed.  

 

7.4 The actual number of jobs to be created will comprise of mix of full-time and 

part-time positions, and we have therefore adopted the approach set out in 

the guidance to calculate the number of full-time equivalent (FTE) jobs that 

will be created.  These are set out below:  

 

· Cinema       = 23 FTE 

· Budget Hotel      = 20 FTE  

· Bowling Complex     = 21 FTE  

· Health and Fitness (Gym) Facility   = 17 FTE  

· Restaurants and Public House   = 84 FTE  

· Discount foodstore    = 58 FTE 

   Total      = 223 FTE   



 

 
 

Job Ref: P1001  31 Date: 6 September 2013 
   

7.5 It is important to note that the total number of jobs exceeds the estimated 

number that was identified for retained Class B uses on the site set out in 

the Council’s ELR. In this regard, the minimum threshold was set at 43 jobs; 

this reflects the much lower employment densities typically associated with 

Class B8 storage and warehouse uses.   

 

7.6 The above totals do not include the creation of jobs associated with the 

construction stage of the development.  This will include suppliers as well as 

on-site construction workers who will be employed during the build 

programme.  

 

7.7 The majority of new jobs are expected to go to local people, who will also 

benefit from the associated training opportunities typically provided by the 

respective operators. 

 

 Other Benefits  

 

7.8 As demonstrated in the supporting Retail and Leisure Assessment which is 

submitted with this application, both the discount foodstore and leisure 

elements will increase the retention of expenditure within Waterlooville that 

is otherwise being lost to facilities beyond the catchment area.  Whilst this 

will support employment creation and increase the propensity for increased 

spending at other facilities in the town centre through linked trips, there will 

be a significant qualitative improvement in Waterlooville’s retail and leisure 

offer for local residents. Notwithstanding this, it is expected that the creation 

of a new leisure destination in Waterlooville will also attract increased visitor 

spend to the area, providing wider benefits for local businesses.  
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8.0 SUMMARY AND CONCLUSION  
 
8.1 This Planning Statement has been prepared by Harris Lamb on behalf of 

Bridgehouse (Bradford IoM) Limited, in respect of a mixed employment, 

leisure and retail development which is proposed for the former BAE site, 

Elettra Avenue, Waterlooville.  

 

8.2 The proposal is submitted in outline with all matters reserved except access. 

The development will consist of foodstore, an 8-screen cinema complex, a 

20-lane bowling complex, a 60-bedroom budget hotel, a health and fitness 

(gym) centre, and a range of ancillary restaurant, public house facilities and 

a discount foodstore.  

 

8.3 The site is largely vacant and has been surplus to requirements for BAE.  A 

proportion of the building known as E Block is will occupied by BAE until 

2017, thereby retaining a Class B1(c) use on the site in the intervening 

period.  

 

8.4 The proposed development of the site will be phased, with the foodstore, 

cinema, hotel and supporting ancillary elements comprising new-build 

elements, and with the potential for E Block to be retained and subsequently 

converted to provide the bowling complex, health and fitness centre, and a 

Class A3 restaurant facility.  The latter uses will commence upon the present 

occupier vacating the building in 2017.  

 

8.5 The proposal responds to market demand for a high-quality leisure 

destination in Waterlooville, to compete with facilities outside of 

Waterlooville.  This follows extensive marketing of the site for Class B 

employment uses, conducted over the number of years, to no avail. As such, 

the proposal presents the only form of viable development for the site. 

 

8.6 This is the only available site in Waterlooville which is suitable for meeting 

operator requirements. It presents an accessible location which is well 

served by transport links and has good connectivity to Waterlooville town 
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centre.  The location of the site for viable redevelopment is pivotal to 

ensuring that the West of Waterlooville Major Development Area is linked 

with the town centre.  

 

8.7 The retail element of the proposal will deliver a much-needed qualitative 

improvement to the foodstore provision in Waterlooville, ensuring the needs 

of all residents can be effectively met without the need to make 

unsustainable journeys to facilities outside of the area.  As such, the 

proposal will deliver a marked improvement in choice and competition within 

Waterlooville, whilst increasing expenditure retention.  

 

8.8 It has been demonstrated that there will be no significant adverse impact on 

Waterlooville town centre or other defined centres within the catchment area 

with the trading of the proposed foodstore.  The proposed foodstore will 

draw the majority of its trade from main stores within and outside the 

Waterlooville catchment area, all which can withstand the impacts identified. 

Its format as a discounter is designed to complement the wider retail offer 

typically found within the town centre and will not function as a ‘one-stop’ 

shop.  

 

8.9 The leisure element of the proposal will deliver much needed cinema, 

bowling and hotel facilities to the area, whose current deficiencies mean that 

expenditure and related investment is being lost to competing facilities 

outside of Waterlooville.  The development of these facilities, as part of an 

enhanced eating and drinking offer, will create a new leisure destination in 

Waterlooville which will be capable to drawing back expenditure which is 

currently leaking from the area.  

 

8.10 The proposal will serve to boost the local economy within Waterlooville, with 

increased retail and leisure expenditure retention and additional visitor 

spend generating new employment opportunities. It is hoped that the 

development will help to raise the profile of Waterlooville and enable it to 

compete more effectively with facilities outside of the area.  
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8.11 It has also been demonstrated that the proposal is acceptable in terms of 

flood risk, access and highways, noise, air quality, and sustainability.  As 

such, it is therefore compliant with the NPPF and development plan policy.   

 

8.12 We respectfully request that planning permission be granted.  
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