
1
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



2
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



3
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



4
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



5
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



6
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



7
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



8
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



9
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



10
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



11
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



12
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



13
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



14
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



15
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



16
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



17
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



18
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



19
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



20
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



21
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



22
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



23
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



24
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



25
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



26
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



27
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



28
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



29
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



30
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



31
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



32
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



33
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



34
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



35
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



36
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



37
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



38
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



39
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



40
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



41
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



42
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



43
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



44
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



45
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



46
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



47
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



48
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



49
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



50
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



51
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



52
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



53
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



54
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



55
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



56
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



57
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



58
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



59
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



60
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



61
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



62
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



63
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



64
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



65
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



66
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



67
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



68
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



69
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



70
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



71
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



72
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



73
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



74
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



75
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



76
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



77
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



78
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



79
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



80
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



81
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



82
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



83
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



84
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



85
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



86
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



87
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



88
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



89
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



90
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



91
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



92
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



93
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



94
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



95
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



96
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



97
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



98
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



99
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



100
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



101
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



102
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



103
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



104
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



105
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



106
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



107
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



108
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



109
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



110
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



111
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



112
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



113
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



114
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



115
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



116
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



117
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



118
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



119
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



120
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



121
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



122
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



123
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



124
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



125
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



126
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



127
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



128
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



129
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



130
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



131
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



132
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



133
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



134
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



135
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



136
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



137
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



138
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



139
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



140
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



141
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



142
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



BOGNOR REGIS  SEAFRONTSEAFRONT

January 2016
AFLS+P ArchitectsARUN DISTRICT COUNCIL 

Delivery Plan
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REGIS CENTRE

BOGNOR REGIS PIER

KIOSKS & SHELTERS BAND STAND SHOWERS

BUTLIN’S BOGNOR REGIS RESORT

January 2016
Bognor Regis Seafront2 AFLS+P Architects

PPromenade
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TOWARDS 
CHICHESTER

TOWARDS  A27 
ARUNDEL

BARNHAM 
GATWICK 
LONDON

TRAIN STATION

CAR PARK

VEHICULAR ACCESS

TOWARDS LITTLEHAMPTON 
& WORTHING

REDUCED 
VEHICULAR ACCESS
LIMITED 
VEHICULAR ACCESS

PEDESTRIAN ROUTES

ENHANCED 
PEDESTRIAN ROUTES

CYCLE ROUTES

January 2016
Bognor Regis Seafront3 AFLS+P Architects

Access & CCirculation
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Zones are conceptual and flexible and can evolve and change. They are not rigid geographically or thematically

HISTORIC QUARTER
Conservation Area reflective 
of the heritage of the town. 

Bandstand relocated within a 
bespoke landscaped setting 
in Waterloo Gardens north of 
weather station. Fishing area 

tidy up.

HISTORIC QUARTER

ACTIVITY 
ADVENTURE PLAY

Focus on adventure play for 
adults and older children. 
Gloucester Road carpark 

decked to increase parking 
capacity.

STALLS ZONE
Cluster of permanent and 

temporary retail and catering 
outlets with new above-ground 
toilets. Uplift bandstand to new 

more fitting location.

GATEWAY
Key link and crossing point between 
town and seafront. Shared surface 

table junction at crossing point. Place 
St Maur to have relocatable semi-

permanent retail or market units until 
major redevelopment bought forward.

TIME-OUT

HISTORIC QUARTER
ACTIVITY - KID ZONE

Play facilities aimed at 
families with smaller children.  

Extended and improved 
Beach on the Beach, new 

play area with cafe, relocate 
paid-for kiddie play facility 

from near pier.

ACTIVITY - KID ZONE BEACH ZONE
Beach huts along the 

promenade. 

TIME-OUT
No specific activity,

open seafront views.

TIME-OUT

January 2016
Bognor Regis Seafront4 AFLS+P Architects

SSeafront ZZoning
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January 2016
Bognor Regis Seafront5 AFLS+P Architects

BANDSTAND 
POSSIBLE RELOCATED WITH 
TIERED LAWN/ PAVING

GREEN

NEW PEDESTRIAN ROUTES

BOWLS 

GARDEN

CRAZY GOLF

CAFE
WITH IMPROVED TRADE FROM 
NEW PEDESTRIAN ROUTE

THIN TREES & SHRUBS 
TO OPEN VIEWS

PUBLIC SPACES

ATTRACTIVE BUILDINGS

RAISED TABLE 
OVER HIGHWAY WITH 
PEDESTRIAN PRIORITY

LANDMARK 
PUB OLD 

TOWN

ATTRACTIVE 
FRONTAGE

ENHANCED GATEWAY INTO OLD TOWN
FOCAL POINT TO ENCOURAGE MOVEMENT
ALONG HIGH STREET

LEN
N
O
X
 S

T

POTENTIAL NEW PUBLIC SPACE 
ABOVE GROUND WCS OR OPEN SPACE

FISHERMANS AREA

ENHANCED GATEWAY ONTO PROMENADE

ENHANCED URBAN LANDSCAPE 
EXTENDING ALONG HIGH STREET

WEATHER STATION RETAINED

HHistoric ZZone
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January 2016
AFLS+P ArchitectsNic Bryant   E: nic.bryant@aflsp.omnicrosoft.com

T: 02078318877
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Kingston on Thames Market Place 
See 
https://www.kingston.gov.uk/info/200170/kingston_town_neighbourhood/855/kingsto
n_ancient_market_place/8   
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https://www.kingston.gov.uk/info/200170/kingston_town_neighbourhood/855/kingston_ancient_market_place/8
https://www.flickr.com/photos/kingston-gov-uk/14033882179
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Advice to support the development of the Hothamton and Regis Centre Sites – 
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PART I – Introduction 
1 . 0  B a c k g r o u n d   

1.1 Bognor Regis is a popular seaside resort town with enormous potential and 

as a key south coast centre its regeneration plans are beginning to gain traction.  

Rolls Royce opening in the middle of Enterprise@BognorRegis, the continuing 

success of the Regis Academy, further investment and associated growth in student 

numbers at the University of Chichester, investment in the upgrading of the public 

realm and continued investment of Butlins are some of the major recent 

achievements. 

1.2 One of the key investment aspirations for regenerating the town is the 

development of the Regis Centre and Hothamton sites in Bognor Regis town centre.  

Historically development on these sites has not progressed owing to unfavourable 

market conditions and viability difficulties despite being a regeneration priority.   

The most recent attempt at development ended with the termination of a 

development agreement with St Modwen Developments Ltd in 2014. 

1.3 Urban Delivery helped the Council assess the viability of the St Modwen 

proposed schemes.  The latter stages of assessing the St Modwen proposals did 

establish some principles that will guide future development, for example: 

• De-coupling the sites so that neither is dependent on the other, this may 

allow the Hothamton Site to progress in advance of the Regis Centre 

• The mix of uses that would be both viable and acceptable 

• The continuing need for car parking 

2 . 0  R e c e n t  p r o g r e s s  

2.1 Since the termination of the St Modwen’s agreement the Council has 

undertaken a public consultation and soft marketing exercise to seek ideas and 

input into how to move development of the two sites forward.  The objectives of 

this exercise were: 

• To inform council officers and members on the private sectors' appetite to 

invest in Bognor Regis 

• To establish the broad potential of the mix of uses and scale of development 

• To understand the appetite for delivery of projects on both sites' together or 

individually 

• To understand the appetite for these projects bearing in mind they have not 

been delivered successfully in the past. 
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2.2 The result of this consultation was the crystallisation of the aspirations for 

the site which included: 

• A mixed use development on the Hothamton site incorporating active 

ground floor uses with the possibility of an anchor medium-sized foodstore 

with residential accommodation (possibly student accommodation) above, 

and replacement car-parking 

• A mixed use development on the Regis Centre but with a focus on family 

leisure and entertainment.  Components to include: improved theatre, visitor 

attraction (yet to be defined), pub and hotel, bars and restaurants, 

residential accommodation and replacement car parking. 

2.3 In speaking to officers we understand that the Council is keen to see 

development move forward as soon as a possible (we have programmed for next 

steps commencing in September allowing for internal consideration of this report 

and the approval processes required to release funds). 

2.4 This could involve securing planning permission, developing the sites 

themselves or promoting a planning brief and selling the sites. 

2.5 We describe a planning brief as a formal planning document that provides a 

‘stepping stone’ between matters that will need to be addressed in any application 

for planning permission and the local policies contained in the development plan for 

Arun District and West Sussex County Council.  It does not repeat or alter policies in 

the plan.  The brief may also highlight alternative land uses that may be 

appropriate, any restrictions that apply to the site, and any other issues of 

importance. In setting down and consulting on this advice, it will provide consistent, 

quality guidance to developers. This should then improve the planning process, the 

efficiency of any subsequent planning application and the quality of the final 

development at the site. 

2.6 For the Regis Centre site, we understand that the Council could also consider 

splitting the site up into separate development parcels that could be delivered 

independently of each other.  We provide an analysis of this approach in the report. 

2.7 The Council could also be interested in determining which elements of the 

development it could retain as an investment to secure a long-term revenue stream 

for the Community and which could be sold (with conditions concerning the 

redevelopment and provisions for overage for example). 

3 . 0  P u r p o s e  o f  t h i s  r e p o r t  

3.1 There is a strong political desire to move the projects forward but the 

implications and resource requirements need to be carefully considered by the 

Council before it makes a decision on how best to proceed.   The Council needs to 

fully understand the activities and the costs for the immediate next steps to either 

secure planning permission or planning briefs for the sites, secure development and 
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potential sales. This report provides the Council with a clear set of costed next steps 

to move forward development for a variety of delivery options. 

4 . 0  S t r u c t u r e  o f  t h i s  r e p o r t  

4.1 Acknowledging the likely distinct delivery routes and timescales for the 

Regis Centre and Hothamton sites we have broken the report into two sections 

covering each site separately.  We provide an overall summary at the end of the 

report. 

4.2 For each site we have provided the following: 

• A review of the background information for the sites. 

• A high-level review of viability.  This does not include technical work or 

robust viability appraisals which would be completed at the next stage of 

work.  However, it does provide a view on which elements of the scheme will 

be likely to create surpluses and some of the obvious barriers to delivery. 

• Potential delivery routes for the sites.  This looks at the types of routes 

available.  Our recommendations are clear that the Council needs more 

evidence upon which to make a decision on the most suitable delivery route 

and we provide a summary of the work required for this. 

• Recommended immediate next steps and the costs for this, including the 

costs should the Council proceed to the planning application stage or 

planning brief stage. 

5 . 0  E x c l u s i o n s  f r o m  t h e  w o r k  

5.1 In completing the work, we have provided a list of actions and associated 

budgets to progress the sites.  For clarity we have not undertaken any of the 

following: 

• Writing briefs and commissioning technical studies 

• Undertaking commercial viability assessments 

• Soft market testing the proposals with developers 

• Designing the proposed development or 

•  Progressing the pre-planning application work/ planning brief work  

5.2 A key recommendation of this report is that more in depth viability 

appraisals are required as an immediate next step.  The developments costs and 

values used in this report are indicative only and should not be relied upon by the 

Council. 
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6 . 0  F u r t h e r  i n f o r m a t i o n  

6.1 If you have any queries regarding this report please contact: 

Simon Davis, Managing Director 

Tel. 07585 606131 E. s.davis@urbandelivery.co.uk 

189
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



 

 

 

6

PART II – Hothamton Site 
7 . 0  B a c k g r o u n d  i n f o r m a t i o n  –  H o t h a m t o n  

7.1 The Hothamton Site is located to the west of Bognor Regis town centre and 

is accessed from Queensway.  The site is currently a surface operated pay and 

display public car park on the edge of the town centre.  The site extends to 

approximately 0.94 hectares (2.33 acres).   

7.2 The surrounding land uses include retail to the north east and residential 

uses to the north, west and east, including an 18 storey residential tower block.   The 

area to the south comprises a children’s play area and a formal public garden area 

and an existing NHS Health Centre.  Past proposals have considered the relocation 

of this health centre in order to maximise the developable area of the site but more 

recently this was disregarded due to financial viability issues.  We understand 

dialogue continues with the Health Centre land owner and it may still be possible to 

include the Health Centre as part of the development, but there is uncertainty 

surrounding this. 

Figure 1 - Aerial view of Hothamton Site, Bognor Regis. 
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7.3 Historically, the Hothamton Site has been considered for a major food store 

but changes in the food store sector and other local food store openings over recent 

years have meant that this demand is unlikely to be forthcoming.  The option of a 

smaller format foodstore remains a possibility. 

7.4 Current plans are for the site to accommodate apartments (the exact 

quantity to be determined but could include some or all student residential 

accommodation), active ground floor uses including a small food store, retail/A3 and 

decked car parking. 

7.5 A set of indicative sketch plans below, show how a proposed scheme layout, 

this was included in the information pack used as part of the soft-market testing 

exercise. 

Figure 2 - Indicative scheme for Hothamton Site – Ground floor 

 

 

191
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



 

 

 

8 

Figure 3 - Indicative scheme for Hothamton site - Upper floors 
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8 . 0  H o t h a m t o n  -  R e v i e w  o f  v i a b i l i t y  

Demand 

8.1 We are uncertain whether a significant food-store operator could be 

attracted to the scheme.  Bognor Regis is well serviced by nearly all the major 

supermarkets with a Morrison’s, Sainsbury’s, Tesco, Lidl, and Iceland as well as 

many other smaller format local/convenience formats already in the town.  The 

historic ‘big four’ supermarkets are not currently active as they face competition 

from both the premium and budget supermarkets and on-line. 

8.2 Nationally, expansion is occurring for premium (Waitrose and Marks and 

Spencer's) and discount retailers.  We consider that the demographics are not likely 

to attract a premium retailer into the town centre.  Several of the discount retailers 

are already in Bognor Regis with Aldi being a prominent exception.  The number of 

potential occupiers that could be interested is therefore limited.  The Feasibility 

Stage will need to assess potential demand.  The option of moving forward 

development without a foodstore may need to be considered if strong demand 

cannot be established. 

8.3 There is anticipated growth in the number of students in Bognor Regis.  The 

potential for market rented housing targeted at the student population and also 

other young workers could be attractive in both commercial viability terms and 

regeneration benefits.  The actual demand will need evidencing at the Feasibility 

Stage. 

8.4 A large student / market rental residential element could create its own 

demand: for small convenience retail, A3 café / bar and small gym.  This should be 

explored as part of the Feasibility Stage. 

Viability 

8.5 We understand the original aspirations for a mixed-use scheme in-line with 

the current masterplan.  However, it should also be recognised that the economic 

climate is very different to when the original masterplan was established. 

8.6 The residential accommodation is likely to create a strong positive land 

value.  This would be increased if a reasonable scale food-store can be attracted to 

the ground floor. 

8.7 The complimentary A3 uses are unlikely to generate significant surpluses but 

we agree should be included for the purpose of ‘place making’ - creating active 

frontages for this important town centre site. 

8.8 The scheme will need to pay for replacement car parking which will be a cost 

to the scheme, but one we expect could be accommodated. This should be explored 

as part of the Feasibility Stage. 
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8.9 We expect that the scheme will be viable and produce a reasonable receipt 

for the land if the Council chose to sell it, this is on the basis of the previous viability 

work we completed on the St Modwen proposals.  Alternatively, if the Council chose 

to develop and retain the assets we would anticipate that this income stream would 

be greater than the debt servicing that would be associated with developing the 

scheme. This will need to be evidenced through the next stage of feasibility work. 

8.10 We have assumed a development of this type will have a cost for delivery of 

somewhere between £15m and £25m net (dependent on the -quantity of 

residential development to be delivered).  This is a preliminary indicative estimate 

only and will be heavily sensitive to the volume of housing to be provided which at 

present is uncertain.  We have based all other associated delivery costs assuming a 

project of this scale. 

Barriers to delivery 

8.11 There appears to be no major impediment to development.  We are advised 

that the Council owns the freehold to the site, previous planning briefs have been 

produced for the site and new replacement car parking is also expected to be able to 

be integrated into the new development and land uses on the site. 

8.12 We expect, subject to demand being evidenced, this scheme could be 

delivered reasonably quickly if the Council chose to develop this themselves.  

Subject to the Council releasing sufficient funds and the demand analysis 

demonstrating demand for a scheme, planning permission being granted without 

unexpected issues then we would expect a scheme could be on site in approximately 

12 months, utilising an existing framework, and with a construction period of up to 

18 months.  This would result in a ‘best case’ scenario of a scheme being completed 

within 2.5 years (i.e. by Summer 2019). 

8.13 These timescales are longer should the Council elect to establish a planning 

brief and sell the site.  The process of land sale pushes back development by 9 

months. 

8.14 The Hothamton site is a much less complex development relative to the 

Regis Centre and we agree with the principle of de-coupling the sites so Hothamton 

can be brought forward within accelerated timescales. 
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9 . 0  P o t e n t i a l  d e l i v e r y  r o u t e s  f o r  t h e  H o t h a m t o n  s i t e  

9.1 There are several delivery routes available to the Council and variations 

within these.  Below we explore the routes available to the Council both regards 

what development role it plays but also the procurement routes available to it. 

Hothamton site - The Council act as developer 

9.2 In discussions with the Council’s officers it is understood that the Council 

wants to absolutely ensure quality is delivered and notwithstanding a degree of 

control through the town planning management process (being the statutory 

authority) may still want to retain some overall control on the scheme.  The Council 

is also interested in retaining the asset as an investment capturing a future ongoing 

income stream following development. 

9.3 Under these conditions it would be logical to consider whether the Council 

acts as developer for the scheme.  This would involve a professional team reporting 

to the Council designing and constructing the new building and the Council 

financing that development. 

9.4 The benefits of this approach would be: 

• The Council retains complete control of the project and can safeguard 

quality 

• The Council would maximise the returns from the development, and 

effectively make a developer’s profit 

• The Council has flexibility as to what it does with the assets created and this 

approach would maximise the potential for a future revenue stream 

• The Council has access to cheaper finance than a private developer which 

would benefit the scheme and the returns that could be made 

9.5 The challenges with this approach would be: 

• The Council would need to be certain it had the internal capacity to deliver 

this project via this route.  Using appropriate frameworks and external 

support these resource issues could be mitigated. 

• The Council would need to commit to large upfront costs.  It would cost 

several hundreds of thousands of pounds of pre-construction fees and the 

Council will need to be prepared to commit that level of funding at the 

outset of the project and be in a position to release funding in a timely 

manner so as not to delay the project. 

• The Council will be the developer and therefore will take the appropriate 

developer risk, including demand risk and construction cost risk.  The Council 

could mitigate this risk through transferring the construction cost risk on to a 
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contractor and securing some pre-lets or forward sales of the completed 

units. However, this still requires active management and monitoring and a 

consequent appropriate internal resource commitment. 

• The Council would need to fund all delivery costs which could be in the 

region of £15m - £25m.  It will need to be satisfied it can do this in line with 

the Local Authorities Prudential Code for capital finance and that the Council 

is comfortable with the overall financial risk exposure. 

Hothamton Site - The Council sell the site to a developer with outline planning 

permission 

9.6 Under this scenario the Council could achieve an outline planning consent for 

the scheme they want delivered and then seek to sell the site to a developer. 

9.7 The benefits of this approach would be: 

• The Council would have significantly less pre-construction costs, albeit these 

would still be significant 

• The Council would not take construction cost risk 

• The Council would not take the development risk with regards selling and 

letting the development  

• The Council would not need to finance the development 

• The Council could receive a land receipt sooner than if it acted as the 

developer 

• This would involve less internal resources versus the direct development 

options 

9.8 The issues and challenges with this approach would be: 

• The returns would be less to the Council versus delivering the scheme itself 

• The timescales for delivery would be longer and more uncertain 

• The Council would release some control of the development of the site 

• It would be more complicated to engineer a route where the Council kept an 

ongoing revenue stream from the site 

• The upfront costs for design services and technical studies associated with 

achieving a planning permission would still be significant and greater than 

the option of creating a planning brief and giving the responsibility for 

securing the planning permission to a developer. 
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Hothamton Site - The Council sell the site to a developer following consultation 

and adoption of a Planning Brief. 

9.9 Under this scenario the Council would promote a Planning Brief for the 

scheme they want delivered and then seek to sell the site with conditions to a 

developer. 

9.10 The benefits to the Council of this approach would be: 

• Significantly less pre-construction costs (the Council would incur 

significantly less expense in this option versus all other options considered) 

• The Council would not take construction cost risk 

• The Council would not take the development risk with regards selling and 

letting the development  

• The Council would not need to finance the development 

• The Council could receive a land receipt sooner than if it acted as the 

developer 

 

• Less internal resources than the other options (although a Planning Brief 

would have costs associated with it and there would be costs associated with 

the procurement and monitoring of the performance of the developer.)  

• The Council providing a clear, shared vision for the regeneration and 

development phasing for an area.  

• The Council ensuring that the full development potential of the area is 

optimised to provide wider economic benefits, a high quality built 

environment and mix of uses sympathetic to the existing development plan 

policies and potential for this part of the town centre area.  

• The Council providing a comprehensive and holistic approach to the 

regeneration of the area that can guide public and private investment and 

mitigate against piecemeal and fragmented redevelopment of the sites.  

• The Council providing a formal policy framework which can be approved or 

adopted by the council and is available to support and underpin marketing 

and the sale process and helps to accelerate the delivery of new 

development on the site 

• If adopted, it can guide and support the regeneration and redevelopment of 

this area as a material consideration e.g. in planning applications and 

Compulsory Purchase Orders (CPO) as necessary. 
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9.11 The issues and challenges with this approach would be: 

• The returns would be less to the Council versus delivering the scheme itself 

• The timescales for delivery would be dependent on the quantity of 

consultation responses and stakeholder engagement as the planning brief 

achieves approval and adoption. However, we are estimating 10 months 

gain. 

• The Council would release control of the development of the site 

• It would be more complicated to engineer a route where the Council kept an 

ongoing revenue stream from the site 

Hothamton site – the Council partner with a developer 

9.12 This option is a hybrid of the two options described above.  In this scenario 

the Council could seek a development partner who would bring in development 

expertise but the Council would jointly invest in the development and share the 

profits. 

9.13 Benefits of this approach are: 

• Expertise and capacity of a development partner is brought in 

• The Council’s overall risk exposure is halved versus the ‘do it itself’ option 

• The Council will share in the development profits (albeit this will be less than 

the ‘do it itself’ option). 

The issues and challenges with this approach would be: 

• The Council would need to procure a developer which will add significant 

timescales to delivery 

• Decision making can be difficult through a partnership arrangement which 

could delay delivery further 

• The Council would make less profit than if it did the development itself 

Procurement  

9.14 If the Council partners with a developer it will need to procure professional 

services for the partnership delivery route and potentially for a contractor.  The 

work packages involved for both services and construction would very likely breach 

the OJEU threshold and under a traditional procurement strategy would require a 

tender procedure advertised through OJEU and in accordance with EU legislation 

with consequent programme implications. 
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9.15 Under the approach that the Council directly develops themselves the 

Council will need to dedicate significant time and resources in terms of writing the 

appropriate briefs and tender documents.  We anticipate the processes taking 6 - 8 

months for the design services and 6 – 8 months for the construction element (this 

includes preparation time as well as the process itself). 

The use of Frameworks 

9.16 An alternative to the traditional approach to procurement is to utilise 

existing pre-approved design and / or construction frameworks.  These are 

established, pre-tendered and OJEU compliant, design and construction 

frameworks that are accessible to the Council.  If the Council was seeking to develop 

the scheme itself then it would have the option of using a construction partner to 

undertake the full design and construction elements of the project and contract 

with one partner throughout the whole project.  Alternatively, the Council could 

seek to design the scheme using a design services framework before engaging a 

construction partner through a construction framework. 

9.17 Some frameworks are single source (one company) and based on pre-

tendered rates, whilst others allow the Council to run a mini-competition selected 

from a panel. 

9.18 From our experience the single source frameworks allow a more iterative 

and collaborative approach to developing the brief and moving the project forward 

in partnership.  The panel frameworks do not allow this but provide competitive 

tension which can give some Local Authorities comfort they are ‘squeezing’ the very 

best deal out of the contractors.   

9.19 Whichever route the Council chooses it should be acknowledged that the 

construction industry is increasingly getting busier and there are some significant 

pressures on supply chains and both tender price inflation and cost price inflation.  

The Council might therefore place a greater importance now on seeking to work 

with contractors with strong, established and secure supply chains to remove 

uncertainties with regards costs and timescales in delivery.  This is another benefit 

of working through established frameworks.  There has been some experience 

nationally of public sector bodies and private developers launching open 

procurement contests for construction contracts only to receive little or no interest 

(which could be partly due to the onerous nature of the procurement process 

combined with how busy the construction industry is). 

9.20 We would recommend that the Council considers the use of Frameworks and 

that a review of the potential frameworks available to the Council is completed as 

part of the Feasibility Stage for both the professional services required and, if 

necessary, any construction it delivers itself.  
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1 0 . 0  I n d i c a t i v e  c o s t s  a n d  t i m e s c a l e s  f o r  d e l i v e r i n g  t h e  

H o t h a m t o n  S i t e  

10.1 As the Council control the site, and the uses proposed are reasonably 

standard the delivery of the Hothamton development should not be overly complex 

(certainly when compared to the Regis Centre).  We therefore agree that de-

coupling the development opportunity from the Regis Centre is a sensible approach.  

Section 9 looked at different approaches to delivery.  This Section looks at the costs 

and timescale implications for: 

• the Council acting as the developer themselves and procuring professional 

services and contractors via a traditional procurement; 

• the Council acting as a developer but using a single framework partner to 

design and deliver the scheme; 

• the Council securing an outline planning permission and selling the site on to 

a developer; 

• and the Council promoting a planning brief before selling the site on to a 

developer. 

10.2 This is not an exhaustive list of options and during the detailed Feasibility 

Stage further iterations could be modelled.  Below we explore the timescales and 

costs associated with the delivery for these options. 

10.3 At the end of this section we outline the impact should the Health Centre be 

included. 

Hothamton – Council act as developer using traditional procurement (Option 1) 

Under this scenario the Council act as the developer.  The Council directly contract 

the design services and the build contract.  We assume that all design services are 

managed through a principal design contractor.  Figure 4 provides indicative tasks, 

budgets and timescales for delivering the Hothamton Site.  It assumes four stages 

of development: Feasibility Stage, Planning, Pre-construction and Construction. 

Feasibility Stage 

10.4 During the feasibility stage we would expect the following tasks to be 

completed: 

10.5 Feasibility study - We have estimated that a feasibility study, if instructed in 

September, could be completed by the end of October 2016 at a cost of £12k to 

£17k.  The feasibility study should provide the following outputs: 

• A review of demand for the space, including consulting potential end 

occupiers and a review of general market conditions. 
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• A recommendation on the scale and type of development based on the 

market review 

• Developing designs to RIBA stage 1-2.  These designs should show massing 

and form and be capable of deriving an early cost estimate for construction 

• A summary of the total delivery costs for the project and a review of the 

financial performance for different delivery routes (including but not 

exclusive to: The Council acting as developer, the Council selling the site with 

the benefit of an adopted planning brief, the Council partnering with a 

developer) 

• A formal review of the procurement options including the potential 

frameworks available to the Council 

• An assessment of the costs to take the project through planning, pre-

construction and the construction phases 

Agreeing heads of terms with any major occupiers – Before the Council commits 

significant funding to the project it may want to explore if it could de-risk the 

development by agreeing the principles of any lettings with significant end 

occupiers.  These occupiers would be identified during the Feasibility Study.  We 

have allowed a budget of £10k - £15k for professional support to the Council in 

negotiations with end occupiers, this may not be needed and therefore could 

become a project / programme contingency.  The earlier these conversations are 

held would also allow any serious end occupiers to input into the evolving design 

and layout. 

10.6 Council decision – Using the evidence base from the Feasibility Study the 

Council would need to make the following decisions: 

• Which delivery route it wants to go down, and whether it wants to act as 

developer 

• What procurement route it favours (open procurement or the use of a 

framework, and which framework that would be) 

10.7 This decision will need to be carefully programed and integrated with 

cabinet or full council meetings in order to continue momentum and prevent delays 

or uncertainty with the project. 

10.8 Procuring a professional team - Before the design work could commence 

for RIBA Stage 3 a professional design team would need to be procured.  Under this 

scenario, without the use of any pre-tendered frameworks, we have allowed a 6 

month period to allow for the writing of briefs, tendering the contract and agreeing 

any contractual issues prior to appointments being confirmed.  This means that a 

professional team would be in place in early 2017.  We have assumed professional 

support through this process is provided and estimated a cost of £20k - £30k.  It 

may be the Council could undertake much of the procurement tasks in-house and 
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reduce this cost.  It should be acknowledged that this would result in significant 

internal officer time being dedicated to the project.  The Council would need to free-

up and dedicate resources. 

The Planning Stage 

10.9 Under this scenario the professional team would be in place and undertake 

necessary designs and technical studies ahead of a planning submission and any 

formal environmental impact assessment.  If the Council are acting as developer, we 

would not see any great benefit in first submitting an outline application ahead of a 

detailed application; and therefore the considerations set out here are based on 

securing a detailed planning permission.  Pre-application conversations would need 

to be extensive with the Council in its capacity as Local Planning Authority to ensure 

a scheme evolves that would satisfy relevant national and local planning policy. 

10.10 With respect to Environmental Assessment, the application should be 

subject to formal screening by the Local Planning Authority under Schedule 2, Part 

10 (b) – Urban Development Project, given the proposed development could include 

more than 150 dwellings.  Should the Screening trigger a requirement for an 

Environmental Impact Assessment then an additional cost of £30k - £40k should be 

included on top of the costs we detail below. 

10.11 Under the Town and Country Planning Regulations (1992) the Council must 

ensure that it has an appropriate process for the determination of the application 

that accords with the National Planning Practice Guidance at Section 14, paragraph 

012). We have estimated a 4-month period between the design team being 

appointed and a planning application submitted.  This could be as much as 5 months 

should an EIA be required.  We have estimated the total costs for this stage to be 

between £400k and £522k.  We have assumed to support the planning application 

the following technical studies and evidence would be required in accordance with 

Arun District’s Local Validation Requirements List 2014 (Revised, March 2015): 

• Design and Access Statement (assume included in the Architect fee) 

• Transport Assessment including highways and parking surveys, Travel Plan 

(£30,000) Street Scene (assume included in the DAS) 

• Statement of Community Involvement (assume include in the Architect fee) 

• Affordable Housing Statement £5,000 

• Economic Development statement £6,000 - £10,000 

• Flood risk assessment (not required as not in Flood Zone 2 or 3 and 

development site not > 1Ha) 

• Foul and Surface Water Drainage Statement £6,000 - £9,000 

• Ground condition surveys both desktop and intrusive £12,000 - £18,000 
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• Utilities surveys £6,000 - £9,000 

• Biodiversity and Ecology surveys report £6,000 - £9,000 

• Land Contamination assessment £10,000 - £15,000 

• Land Engineering Works statement (assume included in Architect/Engineer’s 

fee)  

• Landscaping Strategy and Tree Survey (assume included in Architect fee for 

Landscaping + £3,000 - £5,000 if applicable) 

• Lighting Assessment (assume included in Architect fee) 

• Bin Storage/Collection provision (assume included in the DAS) 

• Noise and Extraction assessment £5,000 

• Historic Record Search and desktop heritage/archaeological £5,000 

• Draft Planning Obligation and Viability assessment to support Section 106 

and affordable housing requirements £8,000 - £10,000  

• Environmental Impact Assessment (EIA) and Non-Technical summary (* If 

required estimated at £30k - £40k). 

Pre-construction 

10.12 Under this scenario we have assumed the Council would not complete 

detailed design work (drawings capable of being tendered against by contractors) 

until planning permission has been granted.  We have also assumed the Council 

would complete detailed design work ahead of tendering for a contractor and this 

would cost between £332k and £485k.  If the Council opted for a design and build 

route, then the contractor could undertake this detailed design work and pass the 

cost on to the Council via the main construction contract. 

10.13 Due to the need to openly tender the construction contract we have 

assumed this would take 6-8 months.  This would mean a contractor would be 

contracted in Autumn 2018 and we have estimated between £50 - £100k.  This is a 

wide range and would be dependent on the procurement route chosen, the amount 

of work the Council chooses to undertake in-house and the type of deal the Council 

would want to do with a contractor. 

Construction 

10.14 We have assumed the construction period would last 18 months with the 

project complete in Summer 2020.  During this stage it will be essential the Council 

has its own professional support provided as the client’s representative.  We have 

assumed this cost would be covered in the professional fees allocation in Figure 4. 
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Figure 4 – indicative tasks, budgets and timescales for delivering the Hothamton 

Site with the Council acting as developer 

 

  

Ref Task Cost - Low Cost - High Start End

Feasibil ity stage

1 Feasibil ity study £12,000 £17,000 01/09/2016 31/10/2016

2

Agreeing heads of terms with any 

occupiers £10,000 £15,000 01/09/2016 30/11/2016

3 Assembling professional team £20,000 £30,000 31/10/2016 29/04/2017

£42,000 £62,000 01/09/2016 29/04/2017

Planning

4

Architect scheme designs 

(architect and engineering) £275,000 £385,000 29/05/2017 26/09/2017

5 Affordable housing assessment £4,000 £5,000 29/05/2017 26/09/2017

6 Economic development statement £6,000 £10,000 29/05/2017 26/09/2017

7

Foul and surface water drainage 

statement £6,000 £9,000 29/05/2017 26/09/2017

8 Ground conditition surveys £12,000 £18,000 29/05/2017 26/09/2017

9 Utilities surveys £6,000 £9,000 29/05/2017 26/09/2017

10 Biodiversity and ecology surveys £6,000 £9,000 29/05/2017 26/09/2017

11 Land contamination assessment £10,000 £15,000 29/05/2017 26/09/2017

12 Noice and extraction assessment £4,000 £6,000 29/05/2017 26/09/2017

13 Transport assessment £25,000 £30,000 29/05/2017 26/09/2017

14 Historic record search £4,000 £5,000 29/05/2017 26/09/2017

15

Draft planning obligation and 

viabil ity assessment £8,000 £10,000 29/05/2017 26/09/2017

16 Cost consultant £9,000 £11,000 29/05/2017 26/09/2017

17 Planning process £0 £0 26/09/2017 24/01/2018

Sub-total £400,000 £522,000 29/05/2017 24/01/2018

Pre-construction

18

Professional fees (Pre-

construction) £332,500 £485,000 24/01/2018 24/05/2018

19 Procurement of contractor £50,000 £100,000 24/05/2018 20/11/2018

Sub-total £382,500 £585,000 24/01/2018 24/05/2018

Construction

20 Construction £16,630,000 £19,360,000 20/12/2018 19/06/2020

21 Professional fees (construction) £575,500 £901,000 20/12/2018 19/06/2020

Sub-total £17,205,500 £20,261,000 20/12/2018 19/06/2020
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Hothamton – Council act as developer using framework route (Option 2)  

10.15 Under this scenario the Council also acts as the developer.  The Council 

directly contracts the design services and the build contract.  We assume that all 

design services are managed through a principal construction contractor which is 

contracted via an existing framework.  Figure 5 breaks down what this route might 

look like in terms of activities that need to take place, timescales and indicative 

costs.  In the following paragraphs we highlight the differences in this approach and 

their implication on budget and timescales versus the traditional approach outlined 

in Sections 10.3 - 10.13. 

Feasibility Stage 

10.16 Feasibility study - we have assumed through the use of an existing 

framework this package of work would commence very quickly and provide the 

Council with an efficient and robust procurement route.  The outputs of the work 

would be the same as under Option 1.  During the feasibility study the principal 

contractor may be able to draw upon in-house cost estimators and design services 

which would lower the costs to the Council at this stage. We have assumed 

approximately a £4k saving.  Note the Council could commit to a feasibility study 

through a framework without committing to use that same framework for the 

future stages. 

10.17 Agreeing heads of terms with any major occupiers – We would not 

anticipate any alterations in costs and timescales of this element versus that 

outlined in Option 1. 

10.18 Council decision – We would not anticipate any alterations in costs and 

timescales of this element versus that outlined in Option 1. 

10.19 Procuring a professional team - Before the design work could commence 

for RIBA Stage 3 a professional design team would need to be procured.  Utilising an 

existing construction framework this team could be in place within weeks rather 

than the 6 months we have allowed for under the alternative scenario.  This would 

save the Council significant time and resources. 

Planning 

10.20 We do not anticipate any significant differences at this stage with this 

approach versus Option 1.  We have estimated a 4-month period after the design 

team has been appointed and a planning application is submitted.  We have 

estimated the total costs for this stage to be between £400k and £522k.  The same 

work would be required as for Option 1. 

Pre-construction 

10.21 Under this scenario we have assumed the Council would not complete 

detailed design work until planning permission has been granted.  We have 
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assumed the contractor would complete detailed design work at a cost between 

£345k and £505k. 

10.22 Under this scenario the contractor will already be procured via the 

framework.  The contractor would have been responsible for completing the design 

work and cost estimates up until this point, which should facilitate a smooth 

transition between stages of the project. 

10.23 It will be imperative the Council has robust project management and cost 

consultancy support provided as the client’s representative.  This will ensure the 

costs put forward by the contractor is fair, reasonable and in line with expectation 

and the processes set out within the framework. 

10.24 We expect the removal of the need to tender for the contractor at this period 

to save the Council another 5 months of delivery time.  

Construction 

10.25 We have assumed the construction period would last 18 months with the 

project completing in Summer 2019.  During this stage it will be essential the 

Council has its own professional team providing a client advisor role.  We have 

assumed this cost would be covered in the professional fees allocation in Figure 5. 
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Figure 5 - Indicative tasks, budgets and timescales for delivering the Hothamton 

Site with the Council acting as developer and using a single framework for 

procurement 

 

Ref Task Cost - Low Cost - High Start End

Feasibili ty stage

1 Feasibility study £8,000 £13,000 01/09/2016 31/10/2016

2

Agreeing heads of terms with any 

occupiers £10,000 £15,000 01/09/2016 30/11/2016

3 Assembling professional team £5,000 £7,500 31/10/2016 20/11/2016

£23,000 £35,500 01/09/2016 30/11/2016

Planning

4

Architect scheme designs 

(architect and engineering) £275,000 £385,000 20/12/2016 19/04/2017

5 Affordable housing assessment £4,000 £5,000 20/12/2016 18/02/2017

6 Economic development statement £6,000 £10,000 20/12/2016 18/02/2017

7

Foul and surface water drainage 

statement £6,000 £9,000

8 Ground conditition surveys £12,000 £18,000

9 Util ities surveys £6,000 £9,000 20/12/2016 18/02/2017

10 Biodiversity and ecology surveys £6,000 £9,000 20/12/2016 18/02/2017

11 Land contamination assessment £10,000 £15,000 20/12/2016 18/02/2017

12 Noice and extraction assessment £4,000 £6,000 20/12/2016 18/02/2017

13 Transport assessment £25,000 £30,000 18/02/2017 19/04/2017

14 Historic record search £4,000 £5,000 19/04/2017 19/04/2017

15

Draft planning obligation and 

viability assessment £8,000 £10,000 18/02/2017 19/04/2017

16 Cost consultant £9,000 £11,000 18/02/2017 19/04/2017

17 Planning process £0 £0 19/04/2017 17/08/2017

Sub-total £400,000 £522,000 20/12/2016 17/08/2017

Pre-construction

18

Professional  fees (Pre-

construction) £332,500 £485,000 17/08/2017 15/12/2017

19 Procurement of contractor £12,500 £17,500 15/12/2017 14/01/2018

Sub-total £345,000 £502,500 17/08/2017 15/12/2017

Construction

20 Construction £16,630,000 £19,360,000 13/02/2018 14/08/2019

21 Professional  fees (construction) £579,500 £905,000 13/02/2018 14/08/2019

Sub-total £17,209,500 £20,265,000 13/02/2018 14/08/2019
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Hothamton - Council achieve outline planning permission and sell the site 

(Option 3) 

10.26 Under this scenario the Council achieve an outline planning consent for a 

scheme and then sell the land for a developer to deliver with conditions (i.e. 

contractually obliging the developer to provide car parking and deliver within 

certain timescales).  We assume the Council directly contract the design services to 

achieve the outline planning consent.  We assume that all design services are 

managed through a principle design contractor. 

10.27 Figure 6 breaks down what this route might look like in terms of activities 

that need to take place, timescales and indicative costs. 

Feasibility Stage 

10.28 Feasibility study – we would anticipate the same level of feasibility work 

undertaken during this stage of work as under previous options examined with the 

same outputs. 

10.29 Agreeing heads of terms with any major occupiers – this work, timescales 

and fee would mirror that for other options considered. 

10.30 Council decision – Using the evidence base from the feasibility study the 

Council would need to make the following decisions: 

• Which delivery route it wants to go do, and whether it wants to act as 

developer 

• What procurement route it favours (open procurement or the use of a 

framework, and which framework that would be) 

10.31 Procuring a professional team - We have assumed the Council would 

openly tender the design services.  This would take approximately 6 months to 

ensure a design team is in place.  The Council could use a ‘design services’ 

framework to significantly reduce the timescales and costs associated with this and 

the Council may want to consider this if it chooses this delivery option. 

Planning 

10.32 Under this scenario the professional team would be in place and begin 

designs and technical studies ahead of an outline planning application.  In discussion 

with the Council’s Planning Officer it is clear that many of the technical studies 

would be required even at the Outline submission stage.  The design could be at a 

less detailed stage, although the form and massing and key principles of the 

development (highways access, car parking, and environmental impact) would need 

to be made clear. 
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10.33 We have estimated a 4-month period after the design team has been 

appointed.  We have estimated the total costs for this stage to be between £300k 

and £384k. 

10.34 Under the Town and Country Planning Regulations (1992) the Council must 

ensure that it has an appropriate process for the determination of the application 

that accords with the National Planning Practice Guidance at Section 14, paragraph 

012). 

10.35 We have assumed to support the planning application the following 

technical studies and evidence would be required in accordance with Arun District’s 

Local Validation Requirements List 2014 (Revised, March 2015).  For an Outline 

application many of the detailed matters would be reserved for subsequent, later 

applications and therefore subject to planning conditions accordingly: 

• Design and Access Statement (assume included in the Architect fee) 

• Statement of Community Involvement (assume include in the Architect fee) 

• Affordable Housing Statement £5,000 

• Economic Development statement £6,000 - £10,000 

• Flood risk assessment (not required as not in Flood Zone 2 or 3 and 

development site not > 1Ha) 

• Foul and Surface Water Drainage Statement £3,000-£5,000 

• Ground condition surveys both desktop £12,000-£18,000 

• Biodiversity and Ecology surveys report £6,000-£9,000 

• Land Contamination assessment £10,000 - £15,000 

• Transport Assessment including highways and parking surveys, Travel Plan 

(£30,000) 

• Street Scene (assume included in the DAS) 

• Historic Record Search and desktop heritage/archaeological £5,000 

• Draft Planning Obligation and Viability assessment to support S106 and 

affordable housing requirements £8,000 - £10,000 
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Sale of land 

10.36 Under this scenario the Council would be selling the land with conditions 

around what will be built and when.  The Council would also require the developer to 

design, construct and provide to them public car parking.  This gives rise to the 

possibility the land sale, with conditions, would be viewed legally as a public works 

contract.  We are not qualified to give a legal opinion and we would advise the 

Council to seek its own legal opinion on this matter.  For caution we have assumed 

the conditional land sale is subject to public sector procurement legislation and have 

allowed a 6-9 month period to allow for an OJEU compliant procedure to take place.  

We have assumed professional fees associated with this process of some £70k -

£150k. We recognise that these may be considered quite significant however this is 

a preliminary forecast and the actual cost will be dependent on how much of the 

legal process is undertaken in-house. 

Construction 

10.37 Assuming the Council successfully procures a developer to undertake the 

development we have assumed that from this point on the developer would cover 

all of its own design and construction costs.  We have assumed that the pre-

construction phase which would see a full planning permission (reserved matters 

being approved) being achieved and mobilising the construction team would take 9 

months. 

10.38 We have assumed an 18-month development period once the project starts 

on site.  This sees the development completed in Autumn 2020.  This is longest of all 

the delivery routes owing to the two stage approach to planning, the need to 

procure the design team and the need to procure a developer. 

10.39 Through the pre-construction and construction phases we have assumed the 

Council will require a professional team to monitor the activities of the development 

partner and have allowed a fee of £80k - £120k for this. 
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Figure 6 - indicative tasks, budgets and timescales for delivering the Hothamton 

Site with the Council achieving outline planning permission and selling the land 

with conditions 

 
 

  

Ref Task Cost - Low Cost - High Start End

Feasibil ity stage

1 Feasibil ity study £12,000 £17,000 01/09/2016 31/10/2016

2

Agreeing heads of terms with any 

occupiers £10,000 £15,000 01/09/2016 30/11/2016

3 Assembling professional team £20,000 £30,000 31/10/2016 29/04/2017

Subtotal £42,000 £62,000 01/09/2016 29/04/2017

Planning

4

Architect scheme designs 

(architect and engineering) £175,000 £250,000 29/05/2017 26/09/2017

5 Affordable housing assessment £4,000 £5,000 29/05/2017 26/09/2017

6 Economic development statement £6,000 £10,000 29/05/2017 26/09/2017

7

Foul and surface water drainage 

statement £3,000 £5,000 29/05/2017 26/09/2017

8 Ground conditition surveys £12,000 £18,000 29/05/2017 26/09/2017

9 Utilities surveys £6,000 £9,000 29/05/2017 26/09/2017

10 Biodiversity and ecology surveys £6,000 £9,000 29/05/2017 26/09/2017

11 Land contamination assessment £10,000 £15,000 29/05/2017 26/09/2017

12 Noice and extraction assessment £4,000 £6,000 29/05/2017 26/09/2017

13 Transport assessment £25,000 £30,000 29/05/2017 26/09/2017

14 Historic record search £4,000 £6,000 29/05/2017 26/09/2017

15

Draft planning obligation and 

viabil ity assessment £8,000 £10,000 29/05/2017 26/09/2017

16 Cost consultant £9,000 £11,000 29/05/2017 26/09/2017

17 Planning process £0 £0 26/09/2017 24/01/2018

Sub-total £300,000 £384,000 29/05/2017 24/01/2018

Sale of land

18 Sale of land with conditions £70,000 £150,000 24/01/2018 23/07/2018

Sub-total £70,000 £150,000 24/01/2018 23/07/2018

Construction

19 Pre-Construction £0 £0 23/07/2018 19/04/2019

20 Construction £0 £0 19/05/2019 16/11/2020

21 Professional fees (construction) £80,000 £120,000 19/05/2019 16/11/2020

Sub-total £80,000 £120,000 19/05/2019 16/11/2020
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Hothamton - Council promotes a Planning Brief and then sells the site (Option 4) 

10.40 Under this scenario the Council promote a planning brief for the site and 

then sells the land for a developer to deliver with conditions (contractually obliging 

the developer to provide certain key matters e.g. replacement car parking and 

deliver within certain timescales).  We assume the Council can utilise a significant 

proportion of the feasibility study. 

10.41 Promoting a planning brief, the Council will need to dedicate resources in 

terms of managing the adoption / approval of the brief including the internal council 

consultation as well as key stakeholder and public consultation. We have assumed 

that the Council can dedicate a member of staff and any additional support or 

professional services can be via existing council frameworks. 

10.42 Figure 6 breaks down what this route might look like in terms of activities 

that need to take place, timescales and indicative costs. 

Feasibility Stage 

10.43 Feasibility study - We have estimated that a feasibility study, if instructed 

quickly, could be completed by the end of October 2016 at a cost of £12k to £17k.  

The feasibility study should provide the following outputs: 

• A review of demand for the space, including consulting potential end 

occupiers and a review of general market conditions. 

• A recommendation on the scale and type of development based on the 

market review 

• Developing designs to RIBA stage 1-2.  These designs should show massing, 

form and indicative layout and be capable of deriving an early cost estimate 

for construction 

• A summary of the estimated total delivery costs for the project  

• A review of the stages in the sale of the site to ‘the open market’ including 

the potential frameworks available to the Council for the various stages e.g. 

Legal Panel (if required) to advise on the contractual obligations and 

conditions expected to be performed by the successful developer  

Preparing a Planning Brief  

10.44 To prepare a planning brief a full professional team does not need to be in 

place. Outline design would only be required and possibly a Strategic Environmental 

Assessment completed. If following discussions with the Council’s Planning Officer 

the latter is required, baseline desk studies which would help contribute to 

understanding the key considerations of the site and the promotion of sustainable 

development may be required. The planning brief’s role is to help identify key areas 

and detailed technical studies would not be required. The design would be at an 
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outline schematic stage, (RIBA stage 1-2) effectively the form, massing, indicative 

layout, quantum’s and key principles of the development (e.g. highways access, car 

parking,) so that a Strategic Environmental Assessment can be carried out. 

10.45 We have estimated a 4-month period after the Feasibility report has been 

completed and endorsed by the Council.  We have estimated the total costs for this 

stage to be between £ 89 k and £ 130k. 

10.46 To provide a robust planning brief to support the sale of the site we have 

assumed the following matters should be covered: 

• Council vision, aims & objectives for site (including any key stakeholders) * 

• Scale and type of development based on the market review (Feasibility 

Report) 

• Specific site requirements of Council E.g. Car Parking (Feasibility Report) 

• Schematic designs (RIBA stage 1-2) showing massing, indicative layout and 

form (Feasibility Report) 

• Council Design and Accessibility expectations* 

• Planning Policy * 

o Site specific / Area wide* 

o Affordable Housing* 

o Transport / Parking* 

o Sustainable Development* 

o Community infrastructure* 

• Other development information  

o Foul and Surface Water Drainage 

o Ground condition / Land Contamination 

• Strategic Environmental Assessment * 

• Land Ownership / Access rights * 

• Key statutory consultees * 

• Public Consultation* 

• Appendices to include  

213
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



 

 

 

30 

o Site history (any relevant planning history) * 

o Ground condition surveys (desktop) 

o Land Contamination (desktop) 

o Heritage / Archaeological / Historic Records (desktop)  

o Biodiversity and Ecology report (desktop) 

10.47 We have assumed that the Council are able to significantly contribute to the 

preparation of the planning brief and therefore cost savings are made in areas such 

as its overall preparation and sections such as the Planning Policy and the Design & 

Accessibility considerations – these areas are indicated with an asterisk (*). Outputs 

from the Feasibility study such as the Schematic designs and Market Review will 

also be able to be included and a further limited allowance has been made for 

drawings and images related to the schematic designs, indicative layout, massing 

and form. As it is expected this document will be in the public domain and subject to 

public consultation an allowance has been made to support this through the project 

management and also specifically under public consultation.  

Sale of land 

10.48 Under this scenario the Council would be selling the land with conditions on 

what they expect to be built and when, the Council would also require the developer 

to design, construct and provide the replacement public car parking.  This would be 

set out in a Developer’s Brief. As this is a public sector land sale, with contractual 

pre-conditions, it could be viewed as a public works contract.  We are not qualified 

to give a legal opinion and we therefore strongly recommend that the Council seek 

legal advice on this matter.  For caution we have assumed the conditional land sale 

is subject to public sector procurement legislation and have allowed a 6-9 month 

period to allow for an OJEU compliant procedure to take place.  We have assumed 

professional fees associated with this process of £70k -£150k.We recognise that 

these may be considered quite significant however this is a preliminary forecast and 

the actual cost will be dependent on how much of the legal process is undertaken in-

house. 

Delivery costs and timetable  

10.49 Assuming the Council successfully sell to a developer we have assumed that 

from this point on the developer would cover all of the delivery costs.  We have 

assumed that the pre-construction phase (planning permission being achieved and 

mobilisation of the construction team would take 9 months.) 

10.50 We have assumed an 18-month development period once the project starts 

on site.  This sees the development programmed to be completed in March 2020.   

10.51 We have assumed that the Council will require a small professional team to 

monitor the activities of the developer and enhance key council staff skills. Such a 
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team will be responsible for monitoring progress of the project through the 

construction phases, ensuring the developer is complying with their contractual 

responsibilities and the delivery programme. An allowance has been budgeted for 

£80-£160k of professional fees and this may actually be provided for in the 

agreement with the Developer but is considered prudent to highlight at this stage. 
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Figure 7 - indicative tasks, budgets and timescales for delivering the Hothamton 

Site with the Council promoting a planning brief and selling the land with 

conditions 

 

Ref Task Cost - Low Cost - High Start End

Feasibi lity stage

1 Feasibi lity Study* £12,000 £17,000 01/09/2016 31/10/2016

2 Dialogue with potential end users £10,000 £15,000 01/09/2016 30/11/2016

3 Assembling professional team £6,000 £12,000 31/10/2016 29/04/2017

Sub-total £28,000 £44,000

Planning Brief stage

4 Project management £10,000 £12,500 01/09/2016 30/06/2017

5 Scheme design ( Architect )** £15,000 £25,000 01/09/2016 17/12/2016

6 Planning Policy* £0 £0 02/01/2017 01/02/2017

7 Foul and surface drainage statement £3,000 £5,000 02/01/2017 01/02/2017

8 Ground condition surveys $ £6,000 £9,000 02/01/2017 01/02/2017

9 Biodiversity and ecology surveys £6,000 £9,000 02/01/2017 01/02/2017

10 Land contamination assessment £10,000 £15,000 02/01/2017 01/02/2017

11 Strategic Environmental  Assessment £25,000 £30,000 02/03/2017 24/03/2017

12 Heritage / Historic record search* £4,000 £5,000 02/01/2017 01/02/2017

13 Public Consultation* £10,000 £20,000 24/03/2017 03/04/2017

Sub-total £89,000 £130,500 01/09/2016 30/06/2017

Sale of Land *

14 Sale of land with conditions £70,000 £150,000 03/07/2017 22/12/2017

Sub-total £70,000 £150,000

Construction

15 Pre-Construction £0 £0 02/01/2018 12/09/2018

16 Construction £0 £0 13/09/2018 09/03/2020

17 Professional fees (monitoring/QS) £80,000 £160,000 02/01/2019 09/03/2020

Sub-total £80,000 £160,000 02/01/2018 09/03/2020
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Inclusion of Health Centre  

10.52 The Council has indicated the Health Centre may still become part of the 

development parcel on Hothamton.  To look at the implications whether the Health 

Centre should be included would require reworking all four of the options reviewed 

above.  We have not done this analysis here in order to not overcomplicate this 

report. 

10.53 Instead below we outline the potential impacts of including the Health 

Centre on preconstruction timescales and costs. 

• Feasibility study – We would anticipate an additional £5k of costs to cover 

the potential inclusion of the Health Centre in the Feasibility Study stage and 

no significant impacts on timescales. 

• Planning Brief – introducing the additional site would result in further 

studies, design work and fees.  We would anticipate an additional cost of 

between £20k - £30k and a further month on to the programme. 

• Planning Permission – we would expect costs for additional design work, 

fees and studies to increase by £50k - £100k.  Timescales would increase by 

1-2 months.  Much of the additional work could run in parallel. 

• Timescales – Depending on the delivery route chosen we would expect pre-

construction timescales could increase by 1 month, dependant on what was 

proposed to be built.  We would anticipate construction timescales to 

increase.  

Comments on inclusion of Health Centre 

10.54 It is undoubted that the inclusion of the Health Centre would create a more 

desirable development package.  The end result would be a more comprehensive 

redevelopment of this part of the town centre. 

10.55 However, by introducing a land parcel that is not currently in the ownership 

of the Council brings additional risks and complications to the development. 

10.56 If a decision is made as to its inclusion before the feasibility work 

commences there should be no impact on timescales. To integrate the Health 

Centre once the project is already underway would introduce risk and contractual ( 

”change”) complications, costs and delays would be incurred should the decision on 

the Health Centre’s inclusion or omission be reversed.  This could result in 

significant additional cost and delays as work already completed would need to be 

revisited.  The Council need to carefully weigh up the additional benefits versus the 

complications and risks it introduces to the project and we would recommend that is 

considered as part of the detailed feasibility for the site. 
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PART III – Regis Centre Site 
1 1 . 0  B a c k g r o u n d  i n f o r m a t i o n  –  R e g i s  C e n t r e  

11.1 The Regis Centre site is located on the sea front in Bognor Regis and is 

bounded by the Esplanade to the south, Clarence Road (beyond the car park) to the 

east, Belmont Street to the north and the landscaped open space of Place St Maur 

immediately to the west.  The site extends to approximately 1.59 hectares (3.95 

acres) and accommodates the existing Alexandra Theatre and Regis public house.  

While there are proposals for the public house to be demolished as part of this 

redevelopment opportunity, due to the complexity and cost of re-providing a 

theatre, current thinking is that the Alexandra Theatre will be retained and 

enhanced. 

11.2 The existing car park operates as a pay and display car park and provides 

approximately 170 car parking spaces, a number of which will need to be re-

provided as part of any redevelopment.   

11.3 There is a Council office located toward the north eastern boundary of the 

site which has been excluded from the development opportunity.  The Council 

building is listed and is therefore assumed to be retained. However, we understand 

there is an adjoining building adjacent to Clarence Road which may be included in 

the study area and its treatment (possibly even removal) could significantly improve 

the setting of the listed building and help optimise the opportunities in the adjoining 

development parcel. The immediately adjoining areas to the east and west are 

primarily residential and range from three to five storeys in height.  The area to the 

west of the Alexandra Theatre is known as Place St Maur des Fosses and is currently 

used as public open space.  This area includes some soft landscaped areas which are 

potentially available to enhance any future development.   

11.4 The land uses to the north of the site are a mix of retail and residential along 

Belmont Street and back onto the main town centre shopping areas, linked to the 

site via a covered arcade. 

11.5 The St Modwen scheme, subject of a public consultation in 2012, included a 

mixed use development incorporating a refurbished theatre, anchor cinema and A3 

uses, residential, hotel and pub development and a public square.  The results of the 

public consultation at that time indicated a desire to see a more family orientated 

offering and a higher provision of car parking than currently available. 

11.6 Since the St Modwen development agreement ceased the Council has 

sought the views from the public and potential developers to revise the principles 

any development should adhere to.  These are set out below. 
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1 2 . 0  P r o p o s e d  d e v e l o p m e n t  

12.1 The proposed uses considered as appropriate by the Council following 

analysis of the soft market testing exercise and public consultation are a mix of 

commercial and non-commercial, with active (A1/A3) uses on the ground and first 

floor, with residential on the upper storeys. A new / refurbished theatre to be 

provided, however the development of any new arts facility would have to have 

more flexibility in order to make the theatre space more economically sustainable 

and available for use all year round. The Town Hall will remain in civic use. While 

parking related to the development would be provided within the block, undercroft 

spaces will also need to be provided with a potentially landscaped courtyard above. 

12.2 There have been many reasons why the Council has not been able to secure 

the development on this site.  Part of the difficulty has been related to 

accommodating an extensive list of requirements, whilst at the same time ensuring 

the development remains viable and, therefore, deliverable.  To try and address 

this, Council officers have suggested a revised approach that sees the site broken 

down into a series of discrete development packages rather than a single entity.  

These packages could be delivered together or separately from each other.  Figure 8 

below shows the indicative locations of the notional packages A-E.   

 
Figure 8 - Indicative locations for packages A-E on the Regis Centre site 

 

 
 

12.3 Package A – Could include a replacement theatre and enhanced cultural 

offer.  This will need a strong business case for the economic and operational 

sustainability of the theatre in advance of committing to the development. 

E 

B 

C D 

A 
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12.4 Package B –This is viewed as a good location for pubs and restaurants on the 

ground floors having a prominent position on the junction of Clarence Road with the 

Esplanade. Very preliminary indications point towards either hotel accommodation 

or residential accommodation above. 

12.5 Package C –The Council’s thinking for this part of the site would involve the 

creation of a significant visitor attraction which is intended to provide an additional 

reason for people to visit and stay in Bognor Regis.  Exactly what form the attraction 

should take would need to be determined in the feasibility study. 

12.6 Package D –Is a public realm scheme, with the objective of providing space 

for events and activities. It has a significant west facing aspect which provides ideal 

summer evening entertainment space and positioning. 

1 2 . 7  Package E –Package E is the existing car park.  The Council’s objective is to 

retain as much car parking as possible.  However, it needs to be recognised that the 

developments in Packages A, B and C may need to integrate with the car park.  

Possible development facing onto Belmont Street on the north side could also be 

situated so as to shield the car parking from direct views from outside the site. 
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1 3 . 0  R e g i s  C e n t r e  -  R e v i e w  o f  v i a b i l i t y .  

13.1 Unlike the Hothamton Site, we believe the viability of the Regis Centre site is 

finely balanced and will require detailed feasibility work to ensure a viable package 

of development is created. 

13.2 Package A - the theatre improvements will be a ‘pure’ cost to the scheme 

with little or no revenue streams generated that could create commercial 

development value.  This will need to be funded through development profits made 

elsewhere in the scheme or funded through alternative public funding routes (we 

would not rule out a strong business case being made to secure grant for the 

scheme in the context of its regeneration impact and jobs it would create). 

13.3 Package B – We would expect the pub and hotel with a strong covenant (a 

recognised brand) would produce a development surplus for the scheme.  However, 

it should also be recognised that the existing property interests of the Regis Pub 

would need compensating which will erode some of this development value.  

Although this would likely create a surplus it will only be a fraction of what would be 

needed to subsidise the theatre, visitor attraction and car parking. 

13.4 Package C – Visitor attractions are complex to deliver and fund.  Outside of 

the major tourism destinations (London, Edinburgh etc.) visitor destination 

operators are often reluctant to take development risk.  The most likely delivery 

model would be that beyond a Proof of Concept stage the development is devised 

by the Council in conjunction with an operator.  The development would be funded 

and owned by an investor (most likely the Council) and the operator would pay a 

rent based upon the operational surpluses it made.  A detailed Feasibility Study will 

be required to look at what the capital costs would be and what the rental stream 

could be.  We would expect when this work is complete it will outline that the 

revenue stream created would not cover the debt associated with delivering the 

scheme (i.e. the return on investment would be very unlikely to entice a private 

investor and nor would it provide a strong return if the Council invested).  If this is 

the case the funding of the visitor attraction would need to be paid for by profits 

made elsewhere in the development.  All of this will need to be examined in detail 

during the Feasibility Stage. 

13.5 Package D – the public realm will be a cost to the scheme and will need 

funding from development profits made elsewhere. 

13.6 Package E – the replacement car parking will be a cost to the scheme and 

will need funding from development profits made elsewhere. 

13.7 Residential accommodation – Across packages B, C and possibly E would be 

market sale residential accommodation.  With the unique seafront location, we 

would expect the residential accommodation to make substantial development 

profits.  This will be a significant value creator for the scheme and it is considered 

could offset the majority of the loss making, yet beneficial, development elsewhere 

on the site. 
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13.8 The overall picture is one of the residential element needing to sustain the 

rest of the development and in particular the potential heavy loss making 

investments in the theatre, visitor attraction, replacement car parking and public 

realm.  Whether all the desired outcomes can be funded through the surpluses 

made on the residential element will need detailed testing at the Feasibility Stage.  

It is likely the quantity of residential will be influenced by the amount of subsidy the 

other development packages require and be determined through the viability work. 

13.9 We have made a very preliminary assumption of a total delivery cost of 

somewhere between forty to fifty million pounds (£40m - £50m) for the mixed 

use development of the sort described above for the Regis Centre.  This is used in 

this report to allow us to estimate indicative costs for design, masterplanning and 

planning next steps.  It should not be relied upon to inform any investment 

decisions.  More detailed feasibility work is required to establish more accurate 

costs. 
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1 4 . 0  P o t e n t i a l  d e l i v e r y  r o u t e s  f o r  t h e  R e g i s  C e n t r e  s i t e  

14.1 The Regis Centre still has many unknowns that prevents the Council making 

an informed decision on the optimal delivery route at the present time.  The options 

range from dividing the site into packages with the Council seeking a development 

partner’s support on some whilst facilitating development on others if demand is 

found to exist.  It could include the Council forming joint ventures on certain 

development parcels or the Council delivering everything, or the Council making a 

conditional sale to a developer.  There are complex issues that will need to be 

addressed and it is only after more detailed feasibility work is undertaken that there 

would be sufficient evidence to inform the most appropriate delivery route. 

14.2 As there are 5 development parcels and for each the Council could choose to 

develop themselves, partner in a development or sell the land to a developer the 

number of options considering simply these options alone would create 15 

permutations. 

14.3 The advantages and disadvantages of the differing delivery routes are 

outlined for the Hothamton site in Section 9 and to some extent the same 

advantages and disadvantages exist with regards delivery of the Regis Centre site so 

we have not repeated them here. 

14.4 It should be acknowledged that the Regis Centre site development is far 

more complex and larger in scale than the Hothamton site and has land ownership 

outside the Council’s control.  It would be extremely bold for the Council to 

undertake all the development itself, and we would consider it unlikely for the 

Council to decide to do this.  For a scheme of this size we would recommend the 

Council does procure development expertise for at least some of the major 

development parcels. 

14.5 Having spoken to Council officers we agree that an approach might be to 

tackle the site in two tranches.  The first tranche (i) is the existing theatre, Brewers 

Fayre pub and Place St Maur.  The second (tranche ‘ii’) being a development on the 

land which is unencumbered by other land interests and would be less complex to 

move forward (essentially development packages E and B).   

14.6 We agree with the logic of potentially splitting the site into these two 

packages as tranche (ii) could move forward at an accelerated pace versus tranche 

(i), and the Council may wish to do this.  For the purposes of this report we have 

assumed the delivery of the Regis Centre is moved forward in these two tranches.   

In the remainder of this section we look at the cost implications of the next steps 

should this be the case. 
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Figure 9 – Indicative sites (i) and (ii) 
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1 5 . 0  T i m e s c a l e s  a n d  i n d i c a t i v e  c o s t s  f o r  d e l i v e r i n g  t h e  R e g i s  

C e n t r e  

Regis Centre Site (i) 

15.1 The route the Council takes to deliver the Regis Centre Site (i) will determine 

the costs the Council will need to bear and the delivery timescales.  We recommend 

that the immediate next stage would be a Feasibility Stage, which would result in an 

informed decision being made on the preferred scheme and delivery route.  Below 

we outline what the Feasibility Stage would cover and the costs associated with 

this.  Figure 9 summarises these activities and costs. 

Feasibility Stage Site (i) 

15.2 Before the Council can commence the process of designing the development 

and securing a development partner / contractor it will need to undertake a suite of 

activities.  The output of the Feasibility Stage should be: 

• An indicative (and generally accepted) scheme design and layout 

• A scheme that is proven to be viable (capable of being funded) 

• A clear delivery route for progressing the scheme 

• A clearer estimate of the Council’s own costs and resources needed to 

deliver the scheme 

15.3 In order to achieve the desired output of the Feasibility Stage we anticipate 

the following work packages needing to be completed. 

15.4 Project management – During the Feasibility Stage for the Regis Centre 

Site (i) there will be several strands of work that will need commissioning and 

coordinating.  The Council could keep that project management role internally but 

should they want an external advisor to perform this role we would expect it to cost 

£6,000 - £7,500. 

15.5 Design and masterplanning options – There will be a requirement for 

professional design services at the Feasibility Stage.  This will need to test the 

capacity of the site and produce plans that are integrated with the commercial 

viability work which will be running in parallel.  The output should be an indicative 

design and layout that optimises the viability work, i.e. is deliverable, and also 

delivers against the regeneration aspirations for the site. 
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15.6 Visitor attraction Proof of Concept – There is a desire to have a visitor 

attraction on the site but this is as yet undefined as to what type or scale this would 

be.  We have consulted with tourism industry experts who advise us that a Proof of 

Concept report on a visitor attraction would cost approximately £20,000.  This Proof 

of Concept would achieve the following: 

• Test options for the type of visitor attraction and recommend a preferred 

option 

• Interact with the design team to ensure the scheme design incorporates the 

visitor attraction appropriately 

• Provide a delivery model for the preferred option 

• Outline the capital costs for delivering the visitor attraction 

• Provide an indicative operational business plan for the attraction to highlight 

the likely revenue receipt (or deficit) from the attraction 

15.7 Engagement with stakeholders (those with land property interest) – the 

scheme will only be delivered subject to the Council (or developer) gaining control 

of the land required for the development.  To achieve this will require the 

permission or extinguishing of the property rights of the Arun Arts Trust and 

Whitbread who operate the Theatre and Regis pub respectively.  We expect the 

most efficient way to achieve this will be through the re-provision / enhancement of 

the theatre and space in the development and for a hotel and pub elsewhere in the 

scheme – but the details will be confirmed in the Feasibility study.  During the 

Feasibility Stage dialogue with all parties will be required to ensure the 

development proceeds in a matter that is satisfactory to all parties and the 

principles of their commercial position in the final development scheme are clear. 

Often the output is an agreed Heads of Terms setting out these parties’ reasonable 

needs to be incorporated in the design proposals and viability assessment. 

15.8 Theatre option – A consortium of advisors managed by Arup has already 

completed a review of how the Alexandra Theatre could be improved.  As this is an 

important component of this site this work should be expanded upon and evolved 

to ensure plans for the theatre complement and can be accommodated in the 

evolving wider designs for the scheme.  It should also provide a more detailed 

review of the operating model of the new facility and any revenue implications for 

this.  These advisors may be needed at future stages of the development to input 

into design and work to increase the capacity of the existing Arts Trust to manage a 

greater scale development. 

15.9 Viability analysis – Running in parallel to all of the above work would need 

to be a ‘live’ appraisal capable of testing ideas and modifications to the 

development as the Feasibility Stage progresses.  This will need to include cost 

estimates and development value assumptions.  The end output will be a series of 

viability assessments for the site. 

226
Arun District Council FULL COUNCIL-20/07/2016_12:06:11



 

 

 

43

15.10 Delivery options review – The Council will be in a position to consider how 

best to proceed when the scheme design and layouts are settled and the viability 

appraisals are complete.  

15.11 The Delivery Options review will provide an analysis of the different delivery 

routes including the cost and risk implications for each.  This will allow the Council 

to make an informed decision on how best to proceed.  The delivery options review 

should provide an early stage project plan for the preferred delivery route. 

15.12 Assembling the professional team – whichever route the Council chooses it 

will require the services of design professionals and commercial advisors.  The 

resources required to undertake the procurement of these roles should not be 

under-estimated and we have therefore allowed for a cost of external support 

through this. We suggest making an allowance of between £20k - £30k. We 

recognise that these may be considered quite significant however this is a 

preliminary forecast and the actual cost will be dependent on how much of the 

process (including legal support legal) is undertaken in-house. 

Site (i) - Beyond the feasibility study 

15.13 The direction of the project will not be clear until the end of feasibility study.  

In order to provide the Council with an indication of the scale of investment required 

to move the project forward we have outlined the steps and costs involved below 

for the Council to secure planning permission for tranche (i).  Owing to the fact 

tranche (i) is likely to include a theatre owned by the Council and a visitor attraction 

owned by the Council we have assumed the onus is on the Council to proactively 

move this development forward and may not be able to rely on a development 

partner.  We have therefore not examined the possibility of simply providing a 

planning brief as with Hothamton and Regis Centre tranche (ii). 

Outline planning application 

15.14 The timescales we show demonstrate an outline planning application 

submission programmed by Autumn 2017.  This could be improved if frameworks 

are used to appoint consultants.  In our advice to support the development of the 

Hothamton site, we acknowledge that an outline planning application would 

provide an appropriate planning strategy given the need to test and settle many 

principles that need to be evaluated (form, massing, car parking, highways access, 

environmental impact). 

15.15 Pre-application discussions would need to be specific with the Council in its 

capacity as Planning Authority to ensure an outline scheme evolves that would 

satisfy planning policy. 

15.16 With respect to Environmental Assessment, the application should be 

subject to formal screening by the Local Planning Authority under Schedule 2, Part 

10 (b) – Urban Development Project, given the proposed development could include 

more than 150 dwellings and if the overall site area of development exceeds 0.5 
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hectares or that the development includes more than 1 hectare of urban 

development that is not residential development  (reference Town & Country 

Planning ( Environmental Impact Assessment) Regulations 2011 Schedule 2.10 (b) 

urban development projects) and development proposals  for the visitor attraction 

are yet to be defined and the whole site area is 1.59 hectares.  Should the screening 

trigger a requirement for an Environmental Impact Assessment then an additional 

cost of some £30,000 - £40,000 should be included in addition to the costs outlined 

below. 

15.17 Under the Town and Country Planning Regulations (1992) the Council must 

ensure that it has an appropriate process for the determination of the application 

that accords with the National Planning Practice Guidance at Section 14, paragraph 

012). 

15.18 We have estimated a 4-month period after the design team has been 

appointed and an outline planning application is submitted.  This could expand to 5 

months if an EIA is required.  We have estimated the total costs for this stage to be 

between £300k and £350k (including all fees and studies).  Whilst this is a 

substantial sum this must be evaluated in the context of achieving outline planning 

permission for a scheme with a construction value of some £10m - £20m and for 

non-conventional uses.   

15.19 We have assumed to support the planning application the following 

technical studies and evidence would be required in accordance with Arun District’

s Local Validation Requirements List 2014 (Revised, March 2015).  For an Outline 

application many of the detailed matters would be reserved for subsequent, later 

applications and therefore subject to planning conditions accordingly: 

• Design and Access Statement (assume included in the Architect fee) 

• Statement of Community Involvement (assume include in the Architect fee) 

• Economic Development statement £6,000 - £10,000 

• Flood risk assessment (required as in Flood Zone 1 and development site is > 

1Ha) £10,000 

• Foul and Surface Water Drainage Statement £5,000 - £6,000 

• Ground condition surveys both desktop and intrusive £3,600 - £5,400 

• Biodiversity and Ecology surveys report £3,600 - £5,400 

• Land Contamination assessment £6,000 - £9,000 
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• Transport Assessment including highways and parking surveys, Travel Plan 

£15,000 - £20,000 

• Street Scene (assume included in the DAS) 

• Historic Record Search and desktop heritage/archaeological £2,000- £3,000 

• Draft Planning Obligation and Viability assessment to support S106 and 

affordable housing requirements- £4,800 - £6,000 

Beyond the outline planning permission 

15.20 The timescales and costs associated with delivery beyond the outline 

planning permission being achieved are uncertain at the moment.  We would 

however anticipate a further £300k - £400k could be spent on pre-construction 

activities before the full construction project is committed to.  The timescales for 

delivery in the very best scenario would be 3 months to secure planning, 6 months’ 

preconstruction and a start on site Spring / Summer 2018.  It should however be 

noted that this is the best case scenario.  The Regis Centre tranche (i) is likely to be 

dependent on external funding being sourced and possibly the use of development 

profits made elsewhere (Hothamton and Regis (ii)).  The development will therefore 

be dependent on external factors which could see the project not progressing on a 

smooth trajectory and instead stopping and starting as opportunities emerge.  We 

would consider the start on site of summer 2018 to be improbable and it is likely to 

occur beyond that date. 

15.21 By splitting the Regis Centre into two, and decoupling it from Hothamton, it 

allows some development to move forward more quickly.  However, it means it is 

unlikely the Council could rely on private developer support to move forward 

tranche (i). 
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Figure 9 – Indicative costs and timescales for achieving outline planning 

permission for Regis (i) 

 
  

Ref Task Cost - Low Cost - High Start End

Feasibi l ity stage

1 Project management £6,000 £7,500 01/09/2016 30/03/2017

2 Design  / masterplan options £12,000 £18,000 01/09/2016 31/10/2016

3 Visitor attraction proof of concept £17,500 £22,500 01/09/2016 30/11/2016

4 Viabil ity analysis £10,000 £12,000 01/09/2016 30/12/2016

5 Refresh of theatre options £10,000 £15,000 01/09/2016 30/11/2016

6 Review of delivery options £5,000 £8,000 01/09/2016 30/11/2016

7

Agreeing principles of development with 

key stakeholders (those with land 

interest) £10,000 £15,000 01/09/2016 30/12/2016

8 Assembling professional team £20,000 £30,000 30/12/2016 30/03/2017

Sub-total £90,500 £128,000 01/09/2016 30/03/2017

Outline Planning

8

Architect scheme designs (architect, 

engineering inc project management) £190,000 £260,300 29/04/2017 27/08/2017

Rcipp Affordable housing statement £0 £0 29/04/2017 27/08/2017

9 Economic development statement £3,600 £6,000 29/04/2017 27/08/2017

10 Flood risk assessment £5,400 £6,000 29/04/2017 27/08/2017

11 Utilities surveys £3,600 £5,400 29/04/2017 27/08/2017

12 Foul and surface drainage statement £5,400 £6,000 29/04/2017 27/08/2017

13 Ground condition surveys £3,600 £5,400 29/04/2017 27/08/2017

14 Biodiversity and ecology surveys £3,600 £5,400 29/04/2017 27/08/2017

15 Land contamination assessment £6,000 £9,000 29/04/2017 27/08/2017

16 Tranport assessment £15,000 £18,000 29/04/2017 27/08/2017

17 Hisotric record search £2,400 £3,000 29/04/2017 27/08/2017

18

Draft planning obligation and viabil ity 

assessment £4,800 £6,000 29/04/2017 27/08/2017

19 Planning fees £13,500 £13,500 29/04/2017 27/08/2017

20 Cost consultant £5,400 £6,000 29/04/2017 27/08/2017

21 Planning process £0 £0 27/08/2017 19/11/2017

Sub-total £300,000 £350,000 29/04/2017 19/11/2017
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Regis Centre Site (ii) 

15.22 Regis Centre (ii) would comprise a private development in the form of a hotel 

and residential.  This is not an area that Councils would traditionally get involved in 

developing.  The general consensus is that this type of development is most 

efficiently delivered by the private sector who have the skills, experience and 

knowledge of the market to manage the risks associated with a development of this 

nature effectively.  It may be the Council chooses to partner with a private 

developer to enable it to share in some of the profits in return for sharing 

development risk.  Alternative delivery routes should be explored as part of a more 

detailed feasibility stage.  For the purpose of this report we have outlined the cost 

implications for two possible delivery options for tranche (ii): 

• The Council secure an outline planning permission before engaging with the 

development market 

• The Council provide a planning brief before engaging with the development 

market 

Under both options we assume the Council procure a development partner to move 

the development forward.  We have not explored the possibility of the Council 

working with a private developer earlier in the process, if a developer did show 

interest and wanted to proactively invest in masterplanning and securing planning 

for the site then this is something the Council may consider if approached.  This 

would reduce the upfront costs incurred by the Council. 

Feasibility stage 

15.23 For both options we would recommend a feasibility stage where the type of 

development, its viability and the most appropriate delivery route is explored in 

more detail.  This would have a cost of £44k - £63k.  This could be reduced if the 

Council chose to undertake some tasks internally (procurement of professional 

team and project management). 

Obtaining outline planning permission 

15.24 For tranche (ii) the costs of securing outline planning permission is estimated 

as £300k – 370k. 

Planning brief approach 

15.25 For tranche (ii) the costs of producing a planning brief is estimated at £48k - 

£69k. 

Pre-construction and construction phases 

15.26 In order to secure a developer and manage the process towards construction 

we would expect the Council to incur further costs of approximately £150k - £270k.  
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This would entail running a development competition, contractual close with the 

developer and professional fees to monitor progress during construction if required.   

We have purposefully presented a wide spectrum of costs at this stage given the 

uncertainty surrounding the type of development and split between internal Council 

support and external advisors.  
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Figure 10 Delivering Regis Centre (Parcel ii) - assuming Council gains PP sells to 

developer (traditional procurement)  

 
 

 

  

Ref Task Cost - Low Cost - High Start End

Feasibi lity stage

1 Project management £6,000 £7,500 01/09/2016 30/12/2016

2 Design  / masterplan options £12,000 £18,000 01/09/2016 31/10/2016

3 Viabi lity analysis £6,000 £7,200 01/09/2016 30/12/2016

4 Assembling professional team £20,000 £30,000 01/09/2016 30/11/2016

Sub-total £44,000 £62,700 01/09/2016 30/12/2016

Outline Planning

5

Architect scheme designs (architect and 

engineering) £240,000 £285,000 30/12/2016 29/04/2017

6 Affordable housing statement £2,400 £3,000 30/12/2016 29/04/2017

7 Economic development statement £0 £0 30/12/2016 29/04/2017

8 Flood risk assessment £5,400 £6,000 30/12/2016 29/04/2017

9 Uti lities surveys £3,600 £5,400 30/12/2016 29/04/2017

10 Foul and surface drainage statement £5,400 £6,000 30/12/2016 29/04/2017

11 Ground condition surveys £3,600 £5,400 30/12/2016 29/04/2017

12 Biodiversity and ecology surveys £3,600 £5,400 30/12/2016 29/04/2017

13 Land contamination assessment £6,000 £9,000 30/12/2016 29/04/2017

14 Tranport assessment £15,000 £18,000 30/12/2016 29/04/2017

15 Hisotric record search £2,400 £3,000 30/12/2016 29/04/2017

16

Draft planning obligation and viabili ty 

assessment £4,800 £6,000 30/12/2016 29/04/2017

17 Planning fees £13,500 £13,500 30/12/2016 29/04/2017

18 Cost consultant £5,400 £6,000 30/12/2016 29/04/2017

19 Planning process £0 £0 29/04/2017 22/07/2017

Sub-total £300,000 £371,700 30/12/2016 22/07/2017

Developer selection

20 Sale of land with conditions £70,000 £150,000 22/07/2017 18/01/2018

Sub-total £70,000 £150,000 22/07/2017 18/01/2018

Construction

21 Pre-Construction £0 £0 18/01/2018 15/10/2018

22 Construction £0 £0 14/11/2018 14/05/2020

23 Professional  fees (construction) £80,000 £120,000 14/11/2018 14/05/2020

Sub-total £80,000 £120,000 14/11/2018 14/05/2020
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Figure 11 Delivering Regis (Parcel ii) - assuming Council promotes a planning 

brief then sells to a Developer [New PARCEL (ii)] 

 
 

 

  

Ref Task Cost - Low Cost - High Start End

Feasibili ty stage

1 Project management £6,000 £7,500 01/09/2016 30/12/2016

2 Design  / masterplan options £12,000 £18,000 01/09/2016 31/10/2016

3 Viabil ity analysis £6,000 £7,200 01/09/2016 30/12/2016

4 Assembling professional  team £20,000 £30,000 01/09/2016 30/11/2016

Sub-total £44,000 £62,700 01/09/2016 30/12/2016

Planning Brief stage

5 Project management £6,000 £7,500 01/09/2016 30/06/2017

6 Scheme design ( Architect ) £0 £0 01/09/2016 17/12/2016

7 Planning Policy* £0 £0 02/01/2017 01/02/2017

8 Util ities £3,600 £5,400 02/01/2017 01/02/2017

9 Foul & surface drainage statement £1,800 £3,000 02/01/2017 01/02/2017

10 Ground condition surveys £3,600 £5,400 02/01/2017 01/02/2017

11 Biodiversity & Ecology surveys £3,600 £5,400 02/01/2017 01/02/2017

12 Land contamination assessment £6,000 £9,000 02/01/2017 01/02/2017

13 Strategic Environmental Assessment ~ £15,000 £18,000 02/03/2017 24/03/2017

14 Heritage / Historic record search* £2,400 £3,000 02/01/2017 01/02/2017

15 Public Consultation* £6,000 £12,000 24/03/2017 03/04/2017

Sub-total £48,000 £68,700 01/09/2016 30/06/2017

Sale of Land 

16 Sale of land with conditions £70,000 £150,000 03/07/2017 22/12/2017

Sub-total £70,000 £150,000

Construction

17 Pre-Construction £0 £0 02/01/2018 12/09/2018

18 Construction £0 £0 13/09/2018 09/03/2020

19 Professional fees (monitoring/QS) £80,000 £120,000 02/01/2019 09/03/2020

Sub-total £80,000 £120,000 02/01/2018 09/03/2020
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Planning Brief versus planning permission 

15.27 At the feasibility stage a more detailed review of the delivery options should 

take place.  At this point the Council will decide on its approach.  In summary the 

difference between the planning brief approach versus planning permission can be 

summarised as: 

• The planning permission approach substantially de-risks the development in 

eyes of developers, which could result in the Council generating greater 

developer interest and ultimately a higher land price for the sale of the land.  

The Council incur substantial costs in securing the planning permission. 

• The planning brief provides a clear guide on what sort of development would 

be accepted and comes at a significantly lower cost than securing a planning 

permission.  The planning risk still remains in the project which may result in 

the development being less attractive to a developer partner. 
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PART IV – Summary, next steps 

and resources 
1 6 . 0  H o t h a m t o n  s i t e  s u m m a r y  r e c o m m e n d a t i o n s  

16.1 The Hothamton site compared to the Regis Centre site is a less complex 

development scheme and should be capable of being delivered ahead of the Regis 

Centre site.  It is in our view sensible to ‘de-couple’ the Hothamton development 

from the Regis Centre to accelerate the delivery timescales. 

16.2 The Hothamton site is likely to be viable as a mixed-use development of 

active ground floor uses, along with a predominantly residential use above ground 

floor.  The scheme is likely to provide a positive capital receipt to the Council or 

alternatively a positive revenue stream should the Council choose to hold the 

completed development as an investment.  The viability will need detailed 

assessment during the Feasibility Stage. 

16.3 We would recommend that a Feasibility Study for the Hothamton Site could 

commence very quickly and for the purposes of this report we have assumed the 

beginning of September.  This stage of work would provide a demand assessment, 

early stage designs, cost estimates and a review of delivery options.  The end of this 

stage would involve identifying professionals necessary to either submit for 

planning or prepare a planning brief to move the scheme forward.  We would 

recommend the Council budgets £42k- £62k for this Feasibility Stage (less if the 

Council undertake the procurement and project management in-house or use 

existing frameworks). 

16.4 If the Council was prepared to take developer’s risk and construction risk, 

make provision for significant capital outlay our preliminary estimates are that 

construction could start on site in early Spring 2018 if frameworks were used to 

procure services, or Summer 2018 if more traditional routes were favoured. 

16.5 If the Council did decide to move forward development themselves then it 

should be prepared for expenditure close to £500k to achieve a detailed planning 

consent and a further £500k on further pre-construction design and procurement 

activities. 

16.6 In order to speed up the development timescales, and ease the resource 

pressures on the Council, the Council could consider using national design and/or 

construction frameworks.  These frameworks should be reviewed for their suitability 

as part of the Feasibility Stage. 
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16.7 If the Council chose to secure an outline planning permission and procure a 

development partner then it should still budget for expenditure close to £370 - 

£534k before a development partner is contracted. 

16.8 If the Council decides to promote a Planning Brief for the Hothamton site, 

soft market test the development proposals and make preparations to procure a 

developer it should budget for between £159k - £280k of expenditure prior to a 

development partner being contracted.  Construction could start on site as soon as 

Autumn 2018 if frameworks are used to procure services. 

16.9 We recommend that a more detailed review of all these options is 

considered in more detail during the feasibility study. 
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1 7 . 0  R e g i s  C e n t r e  r e c o m m e n d a t i o n s  

17.1 The Regis Centre is a more complex development site relative to the 

Hothamton site owing to the property interests present, the specialist types of land 

use and the overall scale and phasing of development.  For these reasons we would 

expect the Feasibility and other pre-construction stages to take longer than the 

Hothamton Site.  We therefore recommend that these two sites are de-coupled and 

brought forward separately. 

17.2 We believe that there are several different approaches to delivery that could 

be considered.  We agree with officers that breaking down the development into 

separate development packages with some brought forward directly by the Council 

and others by a private sector partner could be an efficient form of delivery 

(although this should be considered as part of the Feasibility Study).   At the end of 

the Feasibility Stage we consider the Council would have enough evidence to make 

a robust decision on the preferred delivery route(s). 

17.3 There are likely to be viable schemes on the site that meet the regeneration 

aspirations of the Council however it is our recommendation that a series of inter-

related delivery scenarios have to be considered in the feasibility study to help 

assess how the council splits the site into separate development parcels and 

whether they develop one or more itself or partner with a developer or ‘package up’ 

for sale.  The viability will be determined by the costs and therefore scale of the 

“public investment and infrastructure” (theatre, visitor attraction, parking etc.) 

versus the quantity of profitable residential development.  Detailed Feasibility work 

will be required to determine what a viable scheme consists of and who and how 

best to deliver it / them.  Whilst the development could be brought forward in 

packages, those packages remain interdependent to some extent and it is 

important not to move any development forward without considering the impact on 

the physical and financial feasibility of the remaining development. 

17.4 We recommend that a Feasibility Stage could commence quickly and for the 

purposes of this report have assumed early September.  The Feasibility Stage for 

the Regis Centre will be more complex than that for the Hothamton Site and will 

cover: 

• Proof of Concept work on the visitor attraction 

• Further feasibility on the theatre 

• Masterplanning and design integration work 

• Detailed Viability appraisals  

• A review of delivery routes and strategies 

17.5 The council should budget approximately £134k - £190k for the Feasibility 

Stage (a combination of the two tranches.) which would cover all work required 

before detailed design for planning submissions could commence.  It would be 
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possible to reduce these figures if the Council undertook most of the procurement 

work internally. 

17.6 Beyond the feasibility stage it is difficult to accurately predict the delivery 

route and costs and the costs outlined in this report should be treated as indicative 

only.  Assuming the site is brought forward in two tranches comprising: 

• Theatre and visitors’ attraction 

• Hotel, restaurant, residential and car parking 

17.7 We would anticipate for tranche (i) the costs of securing a planning 

permission to be £300k - £350k.  For this package in isolation, we believe it unlikely 

to be attractive to a development partner and the Council would need to be the 

principle developer of the site and incur these upfront costs at risk. 

17.8 For tranche (ii) we would expect the costs of securing a planning permission 

to be £300k - £370k or alternatively the costs of developing a planning brief to be 

£48k - £68k.  The Council would also need to budget &370k - £150k for support for 

the process of securing a development partner. 

1 8 . 0  R e s o u r c e  i m p l i c a t i o n s  

18.1 During the pre-construction phases of the projects the amount of officer 

time required to manage both projects should not be underestimated.  We would 

recommend the Council consider the use of frameworks so that both projects can 

bring specialist skillsets onto the project as early as possible, professional teams are 

assembled quickly and the resource implications with regards procuring and 

commissioning work packages is lessened. 

18.2 Even with the use of external support and the use of Frameworks for 

procurement we would still anticipate that the client-side role, that will need to be 

fulfilled by the Council, will require a dedicated named officer for both projects.  We 

would anticipate an average of 1 FTE days would be required per week for the 

Hothamton Project and 2 FTE days for the Regis Centre project during the pre-

construction phases.  The workload will obviously encounter significant peaks and 

troughs of activity.  Support should be made available to the Project Officer during 

the peak periods. 
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