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1.0 INTRODUCTION 

1.1 On behalf of Hanson Capital Management Ltd (HCM), we made representations to the Core 

Strategy, including at the Publication Stage (dated 4 June 2010). These representations 

focused on Area of Change 5 Teville Gate. Our representations concluded: 

"Given the strategic importance of the site, we support its regeneration potential and the 

development options put forward by the Council. Given the challenges faced by the site and 

the opportunities that would be delivered by its successful development, we would 

encourage the Council to take a pragmatic approach and allow for a range of possible uses 

and high density development as advocated by Area of Change 5 as proposed." 

1.2 Our client's continue to support the Council's approach to Area of Change 5 as proposed. 

The purpose of these further written submissions is to update the Inspector on the current 

position with regards Teville Gate to assist her deliberations on the Core Strategy. 

1.3 HCM continues to support the proposed designation of the site as Area of Change 5. 

2.0 UPDATE 

Planning Consent for Comprehensive Development 

2.1 Our June 201 O representations refer to two previous planning permissions granted for the 

redevelopment of the site for leisure and retail uses (98/00788 and 01/00410). In addition, 

we referred to the Council's decision to grant planning permission in July 2007 for the 

following development subject to conditions and a S106 agreement (Ref. No. 

WB/06/0549/OUT). 

"Outline application for the demolition of existing buildings and erection of a new public 

swimming complex with associated health and fitness centre, multi screen Cinema, indoor 

bowling centre and bingo club, ancillary restaurants, shops and cafes, two residential towers 

(one at 18 levels and a second at 11 residential levels) containing 235 apartments together 

with 25 apartments on a new residential frontage to Tevilfe Road, 635 basement car parking 

spaces, together with a new partially covered pedestrian Arcade, landscaping and access 

from Teville Road". 

2.2 We would bring to the Inspector's attention that the S106 agreement was completed and 

planning permission WB/06/0549/OUT was issued on 23 September 2010. 
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2.3 The site the subject of the above permission does not include, inter alia, Teville Gate House 

which fronts Railway Approach and comprises a three storey office building. The building 

was occupied by the Inland Revenue until earlier this year and therefore was not available to 

be included within the overall development proposals. 

2.4 Teville Gate House is in the ownership of Hanson Capital Management and given it is now 

vacant (save for a janitorial supplies outlet occupying part of the ground floor), it is 

considered to be available for development and is included within the latest regeneration 

proposals the subject of the planning application referred to below. 

2.5 Therefore, the development site now comprises land and buildings bounded by Broadwater 

Road to the east, Railway Approach to the north (with the railway line beyond), Teville Road 

to the south and other existing buildings fronting Teville Road/Railway Approach to the west. 

It comprises, inter alia, the former Teville Gate Shopping Centre and adjacent multi-storey 

car park, Burfree House and Teville Gate House. The site as a whole totals 2.884ha. A Site 

Plan is included as Appendix 1. 

Current Planning Application 

2.6 On 24 September 2010, Hanson Capital Management Ltd submitted an application for a 

high quality mixed use redevelopment of land at Teville Gate in Worthing (now known as 

"Worthing Gateway"). The application proposes: 

"Demolition of existing buildings and erection of a mixed use development comprising multi 

screen cinema, restaurants and cafes, foodstore, hotel, health and fitness centre, offices, 

multi-function conference and exhibition centre, two residential towers containing 229 

apartments together with 19 apartments on a new residential frontage to Teville Road and 12 

apartments on a new residential frontage to Broadwater Road, 967 car parking spaces 

together with a new partially covered pedestrian arcade, landscaping and urban realm and 

access arrangements." 

2.7 It is proposed to demolish all the existing buildings and to redevelop the site for a mixed use 

development comprising the following key elements: 

• Two residential towers containing 229 apartments (1, 2 and 3 bedrooms) together 

with 19 apartments on a new residential frontage to Teville Road and 12 

apartments on a new residential frontage to Broadwater Road. 

• Class D2 leisure floorspace in the form of a 9 screen multiplex cinema. 
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• Class A3 food and drink uses at ground, first and second floors. A range of 

restaurants, cafes and other eating and drinking outlets is proposed with a focus 

on operations complimentary to the main leisure uses and reflecting a family 

orientated leisure offer. 

• A foodstore. 

• A conference and exhibition centre. 

• A health and fitness club 

• A 88 bedroom hotel fronting Railway Approach 

• Offices totalling 2,780 sqm fronting Railway Approach. 

• Car parking to serve the proposed uses and to provide public spaces to replace 

those within the existing Teville Gate multi-storey car park. These will be provided 

in two areas and decked car parking. Access is proposed from Teville Road and 

Railway Approach. 

• Enhanced public realm including to Railway Approach and a new Arcade and 

Piazza. 

• Comprehensive access improvements including for pedestrians and cyclists 

2.8 The planning application is supported by the following documents: 

• A Planning Statement 

• Design and Access Statement including Tall Buildings Statement 

• A Retail Statement 

• An Environmental Impact Assessment 

• Sustainability Statement 

• Sustainable Energy Options Report 

• Flood Risk Assessment 

• A Transportation Assessment 

• A Statement of Community Involvement 

2.9 The proposals have evolved following extensive consultation with Worthing Council, The 

South East Regional Design Panel, West Sussex County Council Highways and other 

statutory consultees. 

2.10 The proposals were the subject of pre-application consultation with residents and visitors to 

Worthing. This included a public exhibition held in Worthing Town Hall between 23 and 30 

August. 

2.11 Images of the proposed development are included as Appendix 1. 
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2.12 HCM are in advanced discussions with the two major space occupiers (including the cinema 

and foodstore) with a view to delivering the scheme in 2014. 

3.0 PLANNING ISSUES 

The Principle of Development 

3.1 The principle of a quality, high density mixed use scheme including tall buildings fully 

accords with the general principles and objectives of policy guidance at a national level to 

make the best use of previously developed land within the existing built up area. 

3.2 The application site has long been identified for mixed use development in adopted 

development plan policy and in all stages of the emerging Core Strategy. 

3.3 In the adopted Local Plan, the majority of the site is allocated as MS2-one of only three 

major mixed use sites within the Local Plan and the only one to include a retail element. 

3.4 The emerging Core Strategy, Submission version continues to identify the site for a 

"significant new mixed use redevelopment" incorporating leisure, residential and retail uses 

including tall buildings. The importance of the regeneration of the site in delivering specific 

uses (i.e. leisure, retail and residential) is clear from cross reference with other policies of the 

emerging Core Strategy. 

3.5 The principle of a mixed use development is underlined by the history of planning 

permissions granted on the site-from the original permission for Teville Gate Shopping 

Centre to the most recent grant of permission for the comprehensive redevelopment of the 

site for mixed residential, retail and leisure uses. 

Regeneration 

3.6 The proposals are clearly aligned with policies and aspirations for regeneration at a national 

and local level. 

3.7 Teville Gate is a strategically important regeneration site for Worthing given its prominent 

location at the gateway to the Town Centre and the potential to act as a catalyst for the 

regeneration of the wider Station Gateway and the longer term benefits this will bring to the 

Town Centre as a whole. This is clear from the planning policy background and planning 

history. 
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3.8 The Assistant Director (Planning Services) conclusions in relation to planning permission 

06/0549/OUT highlight the need for regeneration and the benefits that development of the 

site would deliver: 

''There can be little doubt that there is an urgent need to redevelop Teville Gate. The site's 

rundown appearance, even with the demolition of the majority of the former shops, seriously 

detracts from the main approach into the town by road and aril. The current development 

proposal would make significant improvements to public realm within the site, provide a 

significant level and mix of housing and greatly improve leisure facilities for the town. Of 

great importance is that redevelopment of the site for this mix of uses act as a catalyst for 

further regeneration of the area." 

3.9 The importance of the site for the regeneration of Worthing is reinforced by the text to Area 

of Change 5 in the Core Strategy. 

".. The area presents a significant regeneration opportunity for high density mixed use 

development, which could not only add to the leisure offer of the town but also secure some 

residential development. Its redevelopment could then act as a catalyst to encourage the 

regeneration of adjoining sites and secure significant improvements to the adjoining 

approach to the railway station. The site could accommodate a retail element, with the key 

objective of supporting the existing retail uses in the town centre. It will be essential that the 

retail element does not directly compete with the retail offer of the primary shopping area in 

the town centre.. " 

"This site is of strategic importance and its redevelopment provides a real opportunity to 

significantly improve the entry into the town centre and to set high standards of design and 

development. The mix of uses will address many of the aspects of Worthing's overall spatial 

vision. The provision of modem leisure, retail and residential development will add to the 

economic viability and regeneration of the town. Improved transport integration and 

pedestrian access will help to form a strategic link between the railway station and the Town 

Centre 

3.10 The proposals the subject of the current planning application represent an investment of 

circa £150m by HCM. This level of investment would be a clear indication of confidence in 

the area and the opportunities that can be delivered in Worthing. Subject to the grant of 

planning permission, it is HCM's intention to deliver the scheme in 2014. 

3.11 A significant benefit of the scheme will be the job creation during the construction and 

operational phases. 
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3.12 It is estimated that the proposals will directly generate circa 820 jobs when fully operational. 

Applying a standard multiplier of circa 1.2 would indicate a further 160 or so jobs would be 

created in the local economy. Given the specific nature of some of the uses (particularly the 

exhibition and conference centre and hotel), the spin-off employment benefits for Worthing 

may be greater than the typically adopted multiplier rate. 

3.13 It is self evident that the comprehensive redevelopment of the site will deliver a stepped 

change in the quality and appearance of the site and the wider environment. The scheme will 

create new public realm and deliver improvements to the existing infrastructure, including 

Railway Approach. It will deliver a new "gateway" to Worthing Town Centre by those arriving 

by public transport, car, cycling or walking for the benefit of the Town Centre as a whole. 

3.14 In addition to the direct regeneration benefits, the comprehensive development of the site 

can be considered to be an anchor and catalyst for bringing new investment and business to 

the area. It would help support the image of Worthing as an area that can attract high quality 

development and national occupiers. 

3.15 The inclusion of elements such as the conference and exhibition centre, hotel, etc will 

contribute to attracting visitors to Worthing from beyond the local area. It may be that the 

facility will be suitable for national or regional conferences and exhibitions. The site's location 

relative to the railway station, the Town Centre and the seafront provides a unique 

opportunity to maximise the potential of Worthing for such functions and thereby deliver 

wider regeneration and economic benefits for the Town. 

Design, Scale, height and massing of Development 

3.16 The design, scale, height and massing of the proposed development the subject of the 

current planning application has evolved following extensive pre-application consultation, 

including "design workshops", with Worthing Borough Council and The South East Regional 

Design Panel. 

3.17 The context for the proposed development is the scheme consented under 

WB/06/0549/OUT. However, the Project Team has taken the opportunity to comprehensively 

review the design approach and the justification for the proposed design, scale, height and 

massing. 

3.18 In assessing the suitability of the site for a tall building regard has been had to the most up to 

date advice on tall buildings (Guidance on Tall Buildings, July 2007-CABE and English 

Heritage). Notwithstanding, it is highlighted that the purpose of a landmark building on the 

application site is, inter alia, to balance the objective to draw attention to this important 
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gateway and to "herald" the regeneration of the Town with a design that appropriately 

integrates into the townscape. 

3.19 It is concluded that the site is suitable to accommodate a tall building for the following 

reasons: 

• The sites location at the gateway to the Town Centre in close proximity to the major transport 

node of Worthing Railway Station. 

• The development of a suitably designed tall building as proposed would have generally only 

a minor significance on the wider landscape. 

• The development of a suitably designed tall building as proposed will not have a significant 

impact on the Conservation Area or the listed buildings, including those in Railway Approach. 

• The development of a suitably designed tall building as proposed will not have a significant 

impact on the historic seafront and will not be seen significantly from the seafront given the 

nature of the design and the topography of the Town. 

3.20 In addition, it is considered that development of the type envisaged in Area of Change 5 and 

as expressed in the current planning application will deliver significant improvements to the 

public realm which will contribute to the overall setting of the development and wider Station 

Gateway area. This will reinforce the site's gateway location and its key function in providing 

a much improved link from the station to the rest of the Town Centre. 

Transport 

3.21 A comprehensive transport assessment has been submitted in relation to the current 

application in consultation with Worthing Borough Council and West Sussex County Council 

as highways authority. The conclusions are: 

• The Site is well located relative to the local and strategic road network; 

• The Site has good pedestrian and public transport accessibility due to its location although 

there are existing pedestrian and cycle road crossing conflicts. Enhancing the access between 

the Town Centre and the railway station for pedestrians and cyclists is a key objective of Area 

of Change 5 and the current planning application. 

• The junction arrangement will significantly improve pedestrian facilities and accessibility 

between the Town Centre and the station. 

• Public transport accessibility is good and provision will be made for West Sussex County 

Council to include their aspirations for the bus based Coastal Transport System; 

• Additional bus facilities will be provided on Teville Road; 

• Improvements to the A24 junctions would ensure there is no significant affect on traffic whilst 

delivering much needed safety and accessibility improvements for pedestrians and cyclists 
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3.22 HCM are committed to delivering the infrastructure which is directly related to the proposed 

development. 

Sustainability 

3.23 The site's location and the design of the development the subject of the current application 

provide the opportunity for a sustainable development, including the use of renewable. The 

current application demonstrates how a scheme of the type envisaged by Area of Change 5 

will deliver 

• A 44% reduction in carbon dioxide emissions to be achieved through energy saving 

technologies, a CHP and decentralised energy strategy and renewable energy initiatives 

potentially including Ground Source Heat Pumps and Solar PV 

• A BREEAM rating of "Very Good" for the commercial elements with the opportunity for the 

tenants to fit out units to an excellent standard. 

• A minimum of Level 4 Code for Sustainable Homes rating. 
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