
 

App.No: 131071 (PPP) Decision Due Date: 21 
March 2014 

Ward:  
Devonshire                    

Officer:  
Lisa Rawlinson 

Site visit date: 10 March 
2014 

Type: Planning 
Permission 

Site Notice(s) Expiry date:  

Neighbour Con Expiry:  

Weekly list Expiry: 22 January 2014 

Press Notice(s):  

Over 8/13 week reason: Major town centre redevelopment proposal 
requiring detailed internal and external consultation and the detailed 
evaluation of the submitted scheme and associated documentation.  
 

Location: Land To The West Of The Arndale Shopping Centre Bounded By 
Terminus Road And Ashford Road, Arndale Centre, Eastbourne 

Proposal:  

Demolition of existing buildings to provide for an extension to theexisting 
shopping centre for new Class A1, A2, A3, A4 and A5 (retail) use at ground 
and first floors and a multi-screen cinema complex (UseClass D2) plus 
ancillary space at second floor, a two storey extension to existing car park 
deck, new pedestrian access including new shopfronts on to Terminus Road, 
associated highway works and minor alterations to the external appearance. 

Applicant: PERFORMANCE RETAIL LIMITED PARTNERSHIP 

RECOMMENDATION A: Approve subject to the prior conclusion of a S.106 
Agreement to secure a financial contribution towards the proposed Terminus 
Road Improvements, a contribution towards the implementation of a Car Park 
Guidance System, a Travel Plan and associated audit fee, local employment 
initiatives and conditions. 

RECOMMENDATION B: In the event that the S.106 is not signed by 30 June  
2014 that delegated authority be given to the Head of Planning to refuse 
planning permission, or if discussions are ongoing, to agree a reasonable 
extension of time for the S.106 to be signed. 

 
Planning Status:  
Adjacent to boundary of Town Centre and Seafront Conservation Area 
Adjacent to Grade II Listed Railway Station 
Flood Zones 1,2 and 3 
Primary Shopping Area 
 
Executive Summary: 
It has been a long ambition of the Council to see the town centre rejuvenated with new 
shops to increase its attractiveness to businesses and shoppers. The community have also 
voted it the number one priority for the town and consequently it is a key corporate 
priority. 
 



The extension to the Arndale Shopping Centre was approved in January 2014 after the 
completion of a Section 106 legal agreement. The principle of the development has 
therefore already been established. The current proposal aims to build on and improve the 
development already permitted to provide a mix of retail, leisure and restaurant units that 
the town centre is currently lacking and is likely to attract new retailers to the town. The 
application also includes a multi-screen cinema complex at second floor level which is the 
main addition to the previous permission. The proposals will also generate significant 
employment opportunities for the local community. 
 
The proposed contemporary design of the extension and cinema addition would provide an 
iconic landmark at this important gateway into the town centre.  The development will sit 
comfortably alongside the Grade II listed railway station building and will have no 
detrimental effect on the setting of the clock tower, the adjacent Conservation Area, or 
other surrounding designated heritage assets. 
 
The proposed development, by reason of its height, scale, massing and appearance will 
have no detrimental effect on the visual amenities of the wider locality. 
 
The proposal will have no harmful effects on the highway network and will also have no 
significant detrimental effects on the amenities of occupiers of surrounding residential 
properties, in terms of noise and disturbance, loss of daylight, sunlight and 
overshadowing. 
 
Finally, the proposed development incorporates a number of green initiatives which will 
ensure the building is energy efficient and sustainable. 
 
The proposal is compliant with established and emerging national, regional and local 
planning policy which seeks to strengthen the role of our town centres. 
 
For the above reasons, the proposals are acceptable and conform with all relevant 
planning policies. 
 
Relevant Planning Policies:  
 
Eastbourne Borough Plan (2001-2011) Saved Policies 
Policy NE28  Environmental Amenity 
Policy UHT1  Design of New Development 
Policy UHT2  Height of Buildings 
Policy UHT4  Visual Amenity 
Policy UHT10 Design of Public Access 
Policy UHT11   Shopfronts 
Policy UHT15   Protection of Conservation Areas 
Policy UHT17   Protection of Listed Buildings and their Settings 
Policy HO20     Residential Amenity 
Policy TR1  Locations for Major Development Proposals 
Policy TR2  Travel Demands 
Policy TR5   Contributions to the Cycle Network 
Policy TR6  Facilities for Cyclists 
Policy TR7  Provision for Pedestrians 
Policy TR8  Contributions to the Pedestrian Network 
Policy TR11  Car Parking 
Policy T12   Car Parking for those with Mobility Problems 
Policy SH1  Retail Hierarchy 
Policy TC1  Public Transport Interchange 



Policy TC3   Public Car Parking 
Policy TC5 Mixed Use Scheme at Western End of Terminus Road 
Policy TC6  Town Centre Shopping Areas 
 
Eastbourne Core Strategy Local Plan (2006-2027) 
Policy C1  Town Centre Neighbourhood Policy 
Policy B1  Spatial Development Strategy and Distribution 
Policy B2  Creating Sustainable Neighbourhoods 
Policy D1  Sustainable Development 
Policy D2  Economy 
Policy D4  Shopping 
Policy D8  Sustainable Travel 
Policy D10  Historic Environment 
Policy D10a  Design 
 
Eastbourne Town Centre Local Plan (November 2013) 
Policy TC1  Character Areas 
Policy TC2  Town Centre Structure 
Policy TC3  Mixed Use Development 
Policy TC4  Primary Retail Area 
Policy TC9  Development Quality 
Policy TC10  Building Frontages and Elevations 
Policy TC11  Building Heights, Landmarks and Tall Buildings 
Policy TC12  Servicing Access and Storage 
Policy TC13  Public Realm Quality and Priorities 
Policy TC14  Public Transport Interchange 
Policy TC15  Parking in the Town Centre 
Policy TC17  Master Planned Approach to Town Centre Development Sites 
Policy TC18  Development Opportunity Site One 
 
Sustainable Building Design SPD  
Trees and Development SPG 
Eastbourne Townscape Guide SPG 
 
National Planning Policy Framework 2012 
 
Site Description: 
The application site comprises land bounded by Terminus Road and Ashford Road, to the 
west of the existing Arndale Shopping Centre. 
 
The site consists of two elements, the area to the west of the shopping centre and the 
multi storey car park. The area to the west of the Arndale is triangular in shape, whereas 
the car park is rectangular. Together the sites extend to some 1.98 hectares. 
 
The application site is made up of a number of different components. The area facing 
Terminus Road is lined with a number of adjoining buildings of differing heights but all 
consisting of three storeys. Together the units form a parade of small town centre retail 
units at ground floor with the upper floors being used in conjunction with, or ancillary to, 
the ground floor uses.  
 
To the south west of the site on the corner of Terminus/Ashford Road is a part two/part 
three storey public house (The Gildredge). To the rear of the Terminus Road buildings and 
The Gildredge pub is a service area and small car park. This part of the site takes its 
access and egress from Ashford Road. The land fronting Ashford Road consists of a small 



area of landscaping which faces the railway station. The eastern part of the site is 
bounded by the existing Arndale Shopping Centre.  
 
Relevant Planning History: 
 
EB/2012/0252 
Demolition of existing buildings to provide for an extension to the existing shopping centre 
for new Class A1, A2, A3, A4 and A5 (retail) use at ground and first floors plus second 
floor ancillary space; a two storey extension to existing car park deck, new pedestrian 
access including new shopfronts onto Terminus Road and associated highway works. 
Approved subject to conditions and Section 106 legal agreement 
January 2014 
 
Proposed development: 
 
The application involves an addition and amendments to the previously approved 
extension to the Arndale Shopping Centre (application EB/2012/0252) granted planning 
permission in January 2014 to include a 9 screen multi-screen cinema complex at second 
floor level, an increase in retail units from 22 to 23 and provision of 7 additional 
restaurant units on the first floor. 
 
The cinema addition to the second floor would provide 3870 square metres of D2 net 
leisure floor space located to the rear half of the proposed extension, set back from the 
front and the flank edges of the building. It would comprise a double height space 
measuring 12.3 metres high on top of the previously approved extension of 10.3 metres 
in height resulting in a total height of 22.6 metres. It also measures approximately 90 
metres in length and 68 metres wide incorporating a flat roof. The external surface of the 
cinema would be clad in a composite cladding to have a metal finish, details of which 
would be secured by condition. The cinema would be accessed internally via an entrance 
foyer on the south side of the first floor level.  
 
The proposal also involves minor alterations to the external appearance which are 
summarised as follows: 
 

- Decorative stainless steel panels at first floor level above the shopfronts to the 
west side of the south elevation facing Terminus Road would be replaced with 
glazing with feature profiled timber slats to the top of the frames.  

- A decorative steel panel at first floor level to the centre of the south elevation 
would be moved over adjacent to the western entrance and replaced with 
glazing and timber slats as above.      

- The top of the roof to the eastern section of the north elevation facing Ashford 
Road would be changed to a white rendered upward curved parapet to match 
that of the corner feature to the main entrance at the other end of the building. 
This higher curved section would incorporate the name “ARNDALE”.  

- An array of louvred service doors to the ground floor elevation facing Ashford 
Road have been omitted and replaced with 2 sets of plain double service doors. 

- New aluminium framed windows would be inserted into the 2nd floor mezzanine 
serving major shop unit 4 (MSU4) facing onto Terminus Road.  

 
With regard to the proposed retail accommodation, the previous approved scheme 
incorporated 4 major shopping units, 2 of which being located directly onto Terminus Road 
and 2 facing into the internal walkway of the extension scheme. The remainder of the 
centre extension would comprise 18 smaller retail units and the existing reconfigured units 



of the existing Arndale Centre. Of these 18 units, 8 were duplex units and 10 single floor 
units on the ground floor.  
 
The retail accommodation is changing to comprise 2 major shopping units facing directly 
onto Terminus Road and 21 smaller retail units. Of these 21 units, 5 would be duplex units 
and 16 single floor units on the ground floor. Approximately a quarter of the retail area on 
the first floor has been changed to provide 7 restaurant units to provide a food court area 
between the retail shopping area and the cinema above.     
 
The number of parking spaces to serve the building remains unchanged. 
 
The applicants are seeking opening hours of 07.00 – 01.30 Monday to Sunday including 
bank holidays for the uses within the shopping centre. The applicants have subsequently 
requested that the cinema have no restriction on opening hours. 
 
Consultations: 
 
Internal:  
Economic Development - No objection, in accordance with the Core Strategy and Town 
Centre Local Plan. 
 
Downland, Trees and Woodland Manager - No objection subject to conditions relating to 
protection of trees in Terminus Road during building works. 
 
Historic Buildings Advisor - No objection as the development would have no greater 
conservation impacts than the extent scheme. 
 
Local Highway Manager – No objection subject to conditions, financial contributions, 
Travel Plan, car & cycle parking and a traffic management plan. 
 
Planning Policy Manager – No objection, proposal accords with national and local planning 
policy and the aims and objectives for the town centre. 
 
Head of Environmental Health – No response 
 
External: 
Environment Agency - No objection subject to conditions (in accordance with submitted 
FRA and surface water drainage details). 
 
ESCC Development Contributions Coordinator :- No objection and no contributions are 
sought 
 
County Archaeologist - The site is located within an area of known archaeological deposits 
and as such a programme of archaeological works of required to be implemented prior to 
the development commencing and secured by planning condition. 
 
Eastbourne Society – No response 
 
Disability Involvement Group - The lifts should be able to accommodate more than one 
mobility scooter. All of the toilets should be accessible for the disabled. The buttons in the 
lift should be very visible. Hearing loops should be included at the design stage and should 
be put in all retail outlets and the cinema. Representatives of the group should be invited 
to view the extension prior to opening. Disabled toilets should have signage on the doors 
to confirm what kind of facilities are available. The disabled toilets should have adequate 



transfer space on both sides. There should be sufficient seating within the mall and they 
should have backs on them. Are there any opportunities for providing a ‘changing places’ 
toilet?  
 
The applicant has responded to DIG’s representation as follows: 
 
- The lift shall be large enough to fit one mobility scooter, which should be found 
adequate; 
- The tenants will fit out the toilets – however it can be confirmed that under Building 
Regulations the restaurants will be obliged to provide disabled WC facilities for customers 
and the retail units (except for the smallest ones) will be obliged to provide WC facilities 
also, which will most likely be a unisex disabled format; 
- Lift call panels for the new lifts will be designed to the current standards; 
- Hearing loops will be provided by the tenants; 
- A visit to the extension can be arranged, however it should be noted that changes will 
not be able to be incorporated at this stage. Any further comments should be submitted at 
this stage for consideration; 
- Signage will be provided by the tenants; 
- Transfer space to be considered by the tenants; 
- The applicant has noted that there should be sufficient seating within the mall and that 
they should have backs on them; and 
- ‘Changing places’ toilet to be considered by the tenant. 
 
English Heritage - No response 
 
English Nature – No response 
 
Southern Water –  No objection subject to identifying the exact location of the existing 
sewers on site and if diversion is needed then this needs the agreement of Southern 
Water 
 
Seeboard – No response 
 
South East Water – No response 
 
Southern Gas Networks – No response 
 
Transco – No response 
 
Sussex Police – No response 
 
Neighbour Representations: 
3 objections have been received and cover the following points:  
 
- No consideration for local resident 
- Very large building causing loss of light 
- Loss of amenity during construction phase 
- Existing access to site is not fit for purpose 
- Noise impacts 
- Pollution impacts 
- Severe traffic cueing 
- Impact will extend to later into the night is scheme is supported 
- Adverse impact upon the Eastbourne Train Station and clock tower 
- Additional strain on the sewer capacity which is currently at capacity 



 
Business Representations 
3 objections have been received from existing traders in the town or people/business 
representing them raising in the main the following points:- 
 
- Will diminish the attractiveness of the Eastbourne as it will cause vacancy and voids 
elsewhere in the town detrimentally affecting the town centre 
- No attempt to relocate existing trader displaced by the development 
- Nursery school would be lost with no plan for relocation 
- Loss of town centre residential is not being replaced 
- Existing properties to be demolished appear to be perfectly adequate retail units, with 
rear service and all occupied 
- Could develop Cinema without demolishing the existing shops 
- During construction would lead to a long period of dereliction and blight for the town 
centre 
- Loss of town centre vitality, existing facilities offer a range of shops and services that 
would be lost to the town if scheme goes ahead. 
- Identikit shopping centre that will become dated in 20 years time 
 
One business has submitted the same response as per the previous application:- 
 
- A failure to incorporate a mix of development 
- Would not support the diversity, vitality and viability of the town centre 
- No consideration to displaced businesses 
- Not in accordance with adopted local plan and NPPF 
 
A standard letter signed by 7 patrons from the Curzon Cinema has been received making 
the following points:- 
 
- Impact upon the light in the area 
- Impact upon the town as a whole 
- Loss of small local businesses 
- National chain stores would lose the town of its identity  
 
Appraisal: 
 
The principle of the development having regard to the extant permission and 
planning policy 
 
The principle of the redevelopment and extension of the shopping centre has been 
established by the grant of planning permission (EB/2012/0252). The officers committee 
report for this application is included for reference in Appendix A.  
 
The main issues to consider in the determination of this application are as follows: 
 

- Retail impact considerations 
- The effect the proposed development will have on the visual amenities of the 

locality 
- The effect the proposed development will have on nearby designated heritage 

assets  
- The effect the proposed development will have on the amenities of occupiers of 

surrounding residential properties  
- Highways and parking considerations 
- Energy and sustainability considerations 



 
The National Planning Policy Framework (NPPF) sets out the Government’s policies for 
England. The document states that there should be a “presumption in favour of 
sustainable development” Paragraph 216 states that “decision-takers may also give 
weight [unless material considerations dictate otherwise] to relevant policies in emerging 
plans [such as the Core Strategy and the Town Centre Area Action Plan] according to” the 
stage of preparation of the emerging plan. 
 
Whilst paragraph 23 of the NPPF is specifically related to local planning authorities drawing 
up Local Plans, it does provide key guidance on the role of town centres, which it states 
should be recognised as being at the heart of their communities (and it requires local 
planning authorities to “pursue policies to support their vitality and viability”. The 
proposed extension to the Arndale Centre will help to ensure the role of the town centre is 
at the heart of the community and help to promote a competitive town centre that 
provides customer choice and a diverse retail offer.  
 
Paragraph 24 of the NPPF requires local planning authorities to “apply a sequential test to 
planning applications for main town centre uses…They should require applications for main 
town centre uses to be located in town centres, then in edge of centre locations and only if 
suitable sites are not available should out of centre sites be considered”. The sequential 
test makes it clear that the preference for town centre uses should be the town centre and 
the application site is consistent with this. It can therefore be concluded that the proposed 
extension to the Arndale Centre is consistent with the NPPF. 
 
The application site is located within the Town Centre neighbourhood as identified in the 
Core Strategy (adopted February 2013), and is within the boundary of the Town Centre 
Local Plan (adopted November 2013). The site is identified in the Town Centre Local Plan 
as Development Opportunity Site 1.  
 
The Town Centre is a sustainable and highly accessible location. Core Strategy Policy B1: 
Spatial Development Strategy and Distribution has identified the Town Centre as a 
‘sustainable neighbourhood’ and a ‘sustainable centre’ where housing growth will be 
balanced by significant improvements in the provision of community services and facilities. 
This will allow the Town Centre to sustain its projected high level of housing growth. 
 
Paragraph 1.1.5 of the Core Strategy recognises the key role that Eastbourne’s Town 
Centre plays. It states that “The Town Centre is an important retail and services 
destination serving Eastbourne and its surrounding hinterland. The Town Centre 
regeneration offers an opportunity to achieve a series of new high-quality 
developments…”. 
 
Paragraph 1.3.4 of the Core Strategy states that “The Town Centre is currently under-
performing relative to many other similar sized towns” and that “there is considerable 
potential for increasing its retail offer”. The proposed development provides an excellent 
opportunity to address this issue and enhance the town’s retail offer helping it to compete 
more effectively with other shopping centres in the sub-region such as Brighton and 
Tunbridge Wells. 
 
The proposed scheme is consistent with Core Strategy Key Spatial Objective 2: Spatial 
Growth, which seeks to deliver new shopping opportunities and states there will be an 
increase in the shopping floorspace in the town centre to ensure that Eastbourne remains 
an attractive place to visit, and Key Spatial Objective 3: Town Centre Regeneration, which 
seeks “To strengthen Eastbourne’s Town Centre as a leading sub-regional shopping and 



leisure destination”. The extension to the Arndale Centre will provide opportunities to 
enhance Eastbourne’s role as a leading sub-regional shopping destination. 
 
The Vision for the Town Centre in the Core Strategy is ‘The Town Centre will maintain its 
status as a sustainable centre by maximising its economic potential and attract more 
shoppers, workers, residents and visitors through schemes and proposals for 
redevelopment detailed in the Town Centre Local Plan’. 
 
Core Strategy Policy C1: Town Centre Neighbourhood Policy states that the vision for 
Town Centre neighbourhood will be promoted by a number of measures including: 
strengthening the retail offer through new retail development; and maintaining a diverse 
range of services and facilities. Paragraph 3.2.6 identifies the main ambition for the Town 
Centre as being “to strengthen and regenerate the area to maximise its economic 
potential and attract more shoppers, workers, residents and visitors”. It states that “The 
retail offer will be strengthened by delivering new retail development and enhancing links 
between different areas of the town centre”. It also notes that “Parts of the Town Centre 
suffer from a poor quality public realm and [that] there is an opportunity to improve these 
spaces to make the environment more attractive for pedestrians and shoppers”. The 
proposed scheme delivers new retail development helping to enhance linkages between 
the railway station and the bus interchange. 
 
Policy D4: Shopping states that “Development of the Town Centre’s role as the primary 
comparison shopping destination within Eastbourne and its rural hinterland will be 
promoted by: 
 

- Protecting larger units – particularly in the primary shopping frontages – from 
subdivision or change of use, 
- Ensuring that new retail development: makes a positive contribution to improving 
the Town Centre’s viability and vitality; 
- Supports the creation of a comfortable, safe, attractive and accessible shopping 
environment; 
- Improves the overall mix of land uses in the Town Centre; and 
- Strengthens the town’s independent retail offer, and improves the integration 
between the primary shopping area and the seafront.” 

 
The revised proposal continues to be in conformity with Policy D4. The application has 
ensured that the presence of A1 units is preserved on the key Terminus Road frontage. 
The design creates an all-weather safe and attractive shopping experience, which will 
complement the Arndale Centre’s existing facilities and provide new retail opportunities to 
help Eastbourne compete more successfully with other shopping centres. 
 
The Town Centre Local Plan was adopted in November 2013, after the original scheme had 
been granted permission. The Vision for the Town Centre states that ‘By 2027, Eastbourne 
Town Centre will be a place that attracts more shoppers, workers, residents and visitors to 
spend more time enjoying a vibrant and varied offer and mix of uses in a well connected 
series of attractive streets and public spaces’. Increasing investment in the town will bring 
wide-ranging benefits and will allow Eastbourne to respond positively to climate change. 
Increasing investment in the town will bring wide-ranging benefits and will allow 
Eastbourne to respond effectively to this vision. 
 
The Arndale Centre is identified as being within the Primary Retail Area (Policy TC4) and 
within a Development Opportunity Site 1 (Policy TC18). It is also identified as being within 
the Retail District Character Area and adjacent to a gateway into the town centre. It is 
therefore a key location for new development and one that, given the site’s prominent 



location, will make a positive contribution to people’s experience and perception of the 
town. 
 
Policy TC18: Development Opportunity Site 1 sets out a series of key development 
components that should be incorporated into proposals for the comprehensive 
redevelopment of Development Opportunity Site One. These include the inclusion of active 
frontages, important corners providing a local landmark, a mix of uses, good pedestrian 
access, servicing and vehicle access, parking and public realm improvements. 
 
The proposed scheme maintains the existing active frontages on Terminus Road and at 
the Ashford Road junction and is therefore consistent with Policy TC18. The majority of 
the Ashford Road frontage is given over to service areas. The Policy also states that 
“Servicing and vehicle access will be provided from Ashford Road or shared with the 
existing facilities for the Arndale Centre”. The scheme accords with this principle. 
 
Whilst Policy TC18 requires A1 uses providing new retail facilities, it also considers A3 
restaurants and cafes at ground floor level and B1 (a) offices, C3 residential and D2 
assembly and leisure above the ground floor to be acceptable uses. The proposed scheme 
is consistent with this providing a combination of A1, A2, A3, A4, A5 and D2 uses at 
ground floor and first floor levels. The inclusion of a cinema within the revised scheme 
would complement the existing evening and weekend uses within the shopping centre and 
the town centre as a whole which would result in increased footfall and linked trips to local 
bars, restaurants and shops within the town centre. As such, it is considered that the 
current application is more in accordance with Policy TC18 than the extant scheme.  
 
The proposed scheme will provide increased choice for residents, visitors and tourists to 
Eastbourne providing an enhanced range of shopping opportunities and will assist the 
Town Centre in competing more effectively with other centres at Brighton and Tunbridge 
Wells. The site has already been identified as under-utilised and one that would benefit 
from regeneration opportunities and the proposed scheme responds well to the site 
providing a design that utilising the land efficiently and effectively.  
 
The revised scheme is similar to the previous scheme, which was in compliance with 
policy, with the addition of a cinema, which means that the current scheme is even more 
in accordance with Policy TC18. This revised application is fully supported by planning 
policy.  
 
Retail impact considerations 
 
The proposed gross retail floorspace is reducing from 15,038 square metres in the 
previous approved scheme to 13,223 square metres in the current scheme. Despite this, 
the number of retail units has increased from 22 to 23 units plus 7 additional A3/A5 
restaurant units on the first floor. As a result, the floor area of most of the retail units has 
been reduced to accommodate this increase in units.  
 
The inclusion of a cinema to the second floor and a restaurant food court to the first floor 
would result in complementary uses to the retail element of the scheme and can only 
serve to enhance the proposed development and the vitality and viability of the town 
centre through increased footfall and linked trips. 
  
As such, it is considered that the retail element of the proposed scheme does not differ 
significantly to that previously approved and would accord with relevant planning policy.  
 



The effect the proposed development will have on the visual amenities of the 
locality 
 
Policy TC18 states that “Storey heights should range from 3 to 5 storeys above street 
level with height increasing towards the corner of Terminus Road and Ashford Road”.  
 
The design of the second floor cinema is typical for a modern multiplex cinema with a 
blank metal clad frontage. The double height second storey has been specifically placed to 
the centre of the development and set back from the perimeter in order to minimise the 
visual impact on the surrounding area. The applicant’s visual impact assessment states 
that no long distance views have been identified to view the impact of the proposed 
development. However, it goes on to say that the proposed organic form and contrasting 
cladding assists in breaking down the overall scale. 
 
It is considered the cinema addition would be highly visible along Ashford Road and from 
views northwards from Cornfield Road and the War Memorial at the end of Cornfield Road 
where the shopping centre forms the northern end of the vista. The other significant view 
is westwards along Terminus Road. The applicants have submitted perspective drawings 
to demonstrate that views of the cinema would be minimal due to its positioning set back 
towards the back of the extension and set in from the edges. From ground level at a point 
opposite the centre of Eastbourne Railway Station, only the top of the cinema along the 
Ashford Road end would be visible.   
 
As such, it is considered that the design, scale and appearance of the proposed 
development is considered to be acceptable and would not have any detrimental visual 
impact on the streetscene. 
 
The effect the proposed development will have on nearby designated heritage 
assets 
 
It has already been accepted that the previously approved 2 storey extension would have 
no detrimental effect on the setting of the adjoining conservation area or listed buildings 
in the surrounding area. The main additional impact would be from the cinema addition at 
second floor level. 
 
The Council’s Conservation and Historic Buildings advisor has been consulted and 
considers that the proposal would have no additional impact in conservation terms over 
already approved applications made in respect of the development. 
 
Therefore, having regard to all of the above, it is considered that the proposed 
development will have no detrimental effect on the designated heritage assets adjacent to 
the application site. 
 
The effect the proposed development will have on the amenities of occupiers of 
surrounding residential properties 
 
To the north of the application site are the residential streets of Ashford Road, Junction 
Road, Longstone Road and Tideswell Road, which form the perimeter to the existing 
Arndale Centre multi storey car park. 
 
A development of this size and scale is undoubtedly going to have some impact on the 
amenities of occupiers of nearby residential properties, particularly during the proposed 
demolition and construction phases of development. It is therefore necessary to consider 
these impacts in detail and to assess whether they are likely to cause material harm. 



 
It is important to acknowledge that the adjacent residential properties are situated within 
the heart of the town centre and are already surrounded by the Arndale Centre and multi 
storey car park, so they already experience some noise and disturbance, particularly 
associated with traffic. 
 
In support of the planning application, a Daylight and Sunlight Assessment was submitted 
which assesses the potential daylight, sunlight and overshadowing impacts to the 
surrounding residential properties as a result of the proposals. 

The findings of the Assessment showed that the proposed development will have a 
negligible impact on the surrounding residential properties and their respective amenity 
areas. 

An Air Quality Assessment submitted as part of the application assessed the air quality 
impacts associated with the construction and operation of the proposed development.   

The potential impacts of increased traffic emissions arising from the additional traffic as a 
result of the development were assessed in conjunction with the Transport Assessment 
findings and the impacts were found to be negligible and the overall air quality impacts of 
the development were judged to be ‘insignificant’.   

The Assessment recommends that mitigation measures should be applied during the 
construction phase to minimise dust emission, although it was noted that any effects will 
be temporary and will only arise during dry weather. On this basis, the overall impacts 
during construction were judged to be negligible.   

The Construction Management Plan submitted with the application proposes that the hours 
of external work would be would be restricted to 08:00 to 19:00 Monday to Friday. If work 
is required to be undertaken on a Saturday it will be restricted to between 08:00 and 
13:00. 

The document also recommends the damping down of dust on site to prevent it spreading 
to surrounding residential properties.  

Therefore, as confirmed by the various submitted reports and assessments, it is 
considered that the proposed extension to the Arndale and the extension to the multi 
storey car park are unlikely to have a detrimental effect on residential amenity. However 
to ensure this is indeed the case, it is recommended that a number of conditions are 
attached to any grant of consent to deal with the following: 
 

• minimising dust 
• restricting the hours of working 
• controlling the noise associated with any plant or equipment  
• preventing light spillage 
• preventing the burning of any waste on site. 

 
The applicants are requesting shopping centre opening hours of 0700 – 01.30, Monday to 
Sunday including bank holidays and no restriction (24 hours) on opening hours for the 
cinema. It is considered that these hours are appropriate for a town centre located 
development where shop opening hours would be controlled by other government 
legislation. Restaurant and drinking establishment uses would be internally contained 
within the shopping centre and a latest closing time of 01.30 is unlikely to cause any 
significant noise and disturbance to surrounding residential occupiers. Due to the nature of 
the cinema use, it is unlikely to result in any anti-social noise and disturbance at night 



from people leaving the building at night. It also provides the operators of the cinema to 
screen specific events or live competitions held in other parts of the world.   
 
Highways and parking considerations 
 
Paragraph 40 of the National Planning Policy Framework (NPPF) states ‘Local authorities 
should seek to improve the quality of parking in town centres so that it is convenient, safe 
and secure’. 
 
The submitted information and in particular the Transport Assessment looks at the 
highway impacts which would be created by the addition of the cinema and restaurants, 
as the extra traffic created by the retail element has already been investigated and 
approved. 
 
The previous scheme would have provided an additional 317 parking spaces on site by 
providing two additional decks of parking on top of the existing car park, to provide a total 
of 1013 spaces. This was deemed acceptable based on the information submitted at the 
time. Although this scheme is for a larger development it is not intended to provide any 
extra spaces over the 317 already consented.  
 
It is acknowledged that the Cinema and Restaurant uses are considered to be 
complementary to the retail use and would result in a number of linked trips to the centre. 
It is also noted that the peak usage times for both Restaurants and Cinemas fall outside of 
the traditional peak hour traffic flows. Both these factors will limit the traffic generation 
and parking demand that the proposal will create when compared to standalone 
developments.  
 
In addition there are a number of other car parks within walking distance of the site as is 
public transport provision and Taxis. A Travel Plan is also to be implemented to reduce the 
number of car trips to the site by staff. On this basis the level of parking provision is 
acceptable.  
 
With regards traffic generation from the additional uses, the original transport surveys 
were carried out in 2011, and since this time changes in traffic levels have been 
negligible, with variations of 1% or less being recorded. Across East Sussex as a whole 
traffic flows have actually fallen slightly in this time. The surveys were also carried out in 
late November when traffic flows are likely to be above average. On this basis the data is 
considered to be suitable. 
 
Various traffic data, transport models and research have been used and referenced in the 
preparation of the Transport Assessment to predict the likely level of traffic generation 
which would result from the development. This has demonstrated that the additional 
traffic created can be accommodated within the existing highway network without creating 
any significant issues. The only slight cause for concern is the Cavendish Place/Ashford 
Road junction. This will in 2022, be slightly over its practical capacity on two arms but the 
junction overall would still operate in a satisfactory manner. The result on the two arms 
would be one additional car queuing on each in the peak hour over and above the 
consented scheme. 
 
A framework travel plan has been submitted as part of the application. This sets out the 
existing situation as well as a plan for establishing and implementing a travel plan once 
the development in complete. It also states the importance which the recently published 
National Planning Policy Framework places on Travel Plans. They are seen as a key tool 



which should be provided by all developments which generate significant amount of 
movement.  
 
The Travel Plan will need to be secured by legal agreement between the applicant and 
East Sussex County Council. A Travel Plan Audit fee of £6000 will also need to be secured 
as part of this agreement.   
 
As with the previous application, the developer is to make a financial contribution towards 
the Terminus Road improvements which will help to improve the public realm within the 
Town Centre as well as encouraging public transport use by improving the bus stops and 
there facilities and a contribution is also requested towards the implementation of a Car 
park Guidance System. These contributions should be secured by a Section 106 
agreement.       
 
In conclusion therefore, the Highway Authority has confirmed that there would be no 
unacceptable highway or parking consequences as a result of the proposal, subject to 
securing a number of obligations by way of a S.106 agreement and subject to conditions 
being attached to any grant of consent. 
 
Energy and sustainability considerations 
 
The proposals incorporate a number of ‘green’ initiatives that will reduce the 
environmental impact of the development and improve sustainability. 
 
The applicants have chosen an energy efficient design which also has regard to low and 
zero carbon energy sourcesThe development expects to achieve a BREEAM ‘Very Good’ 
rating for the shell and core elements, which conforms with the Council’s Sustainable 
Building Design Supplementary Planning Document. It is intended that the development 
will seek to comply with future Part L of the 2013 Building Regulations with regard to C02 
emissions reduction, which has more stringent requirements to be met over and above 
the existing Part L requirements.  
 
In order to help ensure the delivery of an overall sustainable development, tenants will be 
encouraged to provide an energy efficient fit-out. This will be established through the use 
of a ‘green lease’ with technical support provided through a tenant green fit-out guide.  
 
The proposed development will utilise the existing facilities for waste management which 
currently receives high recycling recovery rates. 
 
The materials palette for the development will be specified with reference to the BRE 
Green Guide to Material Specification and it is targeted that 80% of the materials used will 
be responsibly sourced. 
 
Finally, sustainable construction practices are proposed to be employed for the 
development and constructors will be required to operate under the ‘Considerate 
Constructors Scheme’, with the aim of exceeding current best practice. 
 
For the above reasons, the proposed development is considered to be acceptable in terms 
of energy efficiency and sustainability. 
 
Human Rights Implications: 
 
It is considered that the proposal would not have any adverse impact on the amenities of 
nearby residents, nor have any negative impact on human rights, equality and diversity. 



 
Conclusion: 
 
The proposed development is considered to be acceptable and is recommended for 
approval subject to the prior conclusion of a Legal Agreement and subject to conditions. 
 
The proposals will provide much needed additional retail floorspace and associated employment 
opportunities, within the heart of the town centre, which conforms with established and 
emerging planning policies which seek to strengthen the vitality and viability of the town 
centre. 
 
The proposed development will have no significant detrimental effect on nearby heritage 
assets, the wider visual amenities of the locality, the highway network or residential amenity. 
For these reasons the proposals are considered to be acceptable and conform with all relevant 
planning policies. 
 
Recommendations: 
 
(A) That planning permission be granted subject to the prior conclusion of a S.106 
Agreement to secure a financial contribution towards the proposed Terminus Road 
Improvements, a contribution towards the implementation of a Car Park Guidance 
System, a Travel Plan and associated audit fee, local employment initiatives and subject 
to the following conditions: 
 

(1) Commencement of development within three years 
(2) Drawing Nos. of approved plans 
(3) No more than 10% of the ground floor frontage of retail units within the 

application site to be in non-A1 use 
(4) Samples of all materials (internal and external) 

 (5) Lighting Strategy 
 (6) Signage Strategy 
 (7) Programme of archaeological works 
 (8) 1:10 details of edges and corners of elevations 
 (9) Details of expansion joints 
 (10) Details of anti-graffiti treatment 
 (11) Shopfront details  
 (12) Details of Terminus Road entrance 
 (13)  Drainage Strategy (surface water, use of SuDs and foul) 
 (14) Cycle parking  
 (15) Refuse and recycling in accordance with submitted details 
 (16) Servicing in accordance with submitted details 
 (17) Demolition details 
 (18) Wheel washing facilities on site 

(19) Construction Method Statement and Management Plan 
(20) Opening hours (for Cinema)- 24 hours, 7 days a week 
(21) Site contamination 
(22) Method statement for handling unspecified contamination 
(23) In accordance with FRA 
(24) Public sewer protection 
(25) Details of all plant and machinery (e.g. air conditioning, refrigeration units) 

including predicted noise levels 
(26) Construction access details, and details of location size of any temporary 

structures  
(27) Details of directional signage 



(28) Construction Traffic Management Plan to include travel routes and number of 
vehicle movements 

(29) Foundation design  
(30) Details of any temporary structures/hoardings 
(31) Finished floor levels 
(32) Bird deterrent measures 
(33) Hours of building operations 
(34) Intrusive site investigation and UXO Desk Study 
(35) Application for stopping up order  
(36) Parking is provided in accordance with submitted details 
(37) Cycle storage and staff shower facilities 
(39) No burning of waste on site 
(40) Colour of coloured render to be agreed 
(41) Conform with 2013 Part L building regulations 
(42) Tree protection terminus road 
(43) Details of restaurant extraction 

 
(B) In the event that the S.106 is not concluded to the satisfaction of the Local Planning 

Authority by 30 June 2014 that delegated authority be given to the Senior Head of 
Development and Environment to refuse planning permission for the following 
reason, or if discussions are ongoing, to agree a reasonable extension of time for 
the S.106 to be signed. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



APPENDIX A 
 

Appendix A Copy of previous committee report For information purposes 
 

Committee Report 23 August 2012 
 

App.No: EB/2012/0252 Decision Due Date:  

12 July 2012 

Ward: Devonshire 

Officer:  Lisa Rawlinson Site Visit Date: Numerous Type: Major 

Site Notice(s) Expiry Date: 15 May 2012    

Neigh. Con Expiry: 13 May 2012 

Weekly List Expiry: 9 May 2012    

Press Notice(s): 16 May 2012     

Over 8/13 week reason: Major town centre redevelopment proposal requiring detailed 
internal and external consultation and the detailed evaluation of the submitted scheme 
and associated documentation.  
 

Location: Land west of the Arndale Centre bounded by Ashford Road and Terminus 
Road 

Proposal: Demolition of existing buildings to provide for an extension to the existing 
shopping centre for new Class A1, A2, A3, A4 and A5 (retail) use at ground and first 
floors plus second floor ancillary space; a two storey extension to existing car park deck, 
new pedestrian access including new shopfronts onto Terminus Road and associated 
highway works 

Applicant: Performance Retail Limited Partnership 

RECOMMENDATION A: Approve subject to the prior conclusion of a S.106 Agreement 
to secure a financial contribution towards the proposed Terminus Road Improvements, a 
contribution towards the implementation of a Car Park Guidance System, a Travel Plan 
and associated audit fee, local employment initiatives and subject to conditions. 

RECOMMENDATION B: In the event that the S.106 is not signed by 28 February 2013 
that delegated authority be given to the Head of Planning to refuse planning permission, 
or if discussions are ongoing, to agree a reasonable extension of time for the S.106 to 
be signed. 

 
Executive Summary: 
 
The proposed extension to the Arndale Shopping Centre and associated investment by the 
applicants represents a unique opportunity for Eastbourne.  It has been a long ambition of 
the Council to see the town centre rejuvenated with new shops to increase its 
attractiveness to businesses and shoppers. The community have also voted it the number 
one priority for the town and consequently it is a key corporate priority. 
 
The proposal is compliant with established and emerging national, regional and local 
planning policy which seeks to strengthen the role of our town centres. 
 



The proposed development will provide larger retail units that the town centre is currently 
lacking and is likely to attract new retailers to the town.  The proposals will also generate 
significant employment opportunities for the local community. 
 
The proposed contemporary design of the extension and in particular the corner feature 
will provide an iconic landmark at this important gateway into the town centre.  The 
development will sit comfortably alongside the Grade II listed railway station building and 
will have no detrimental effect on the setting of the clock tower, the adjacent Conservation 
Area, or other surrounding designated heritage assets. 
 
The proposed development, by reason of its height, scale, massing and appearance will 
have no detrimental effect on the visual amenities of the wider locality. 
 
The proposed extensions to the Arndale Shopping Centre and the multi storey car park will 
have no harmful effects on the highway network.  The development will also have no 
significant detrimental effects on the amenities of occupiers of surrounding residential 
properties, in terms of noise and disturbance, loss of daylight, sunlight and 
overshadowing. 
 
Finally, the proposed development incorporates a number of green initiatives which will 
ensure the building is energy efficient and sustainable. 
 
For the above reasons, the proposals are acceptable and conform with all relevant 
planning policies. 
 
Planning Status: 
 

• Adjacent to boundary of Town Centre and Seafront Conservation Area 
• Adjacent to Grade II Listed Railway Station 
• Flood Zones 1, 2 and 3 
• Primary Shopping Area 

 
Planning Policy:  
 
For the purposes of this planning application, the Development Plan comprises the South 
East Plan (adopted 2009) and the Eastbourne Borough Plan 2001-2011 (saved policies). It 
should, however, be noted that the Government’s intention to revoke regional strategies is 
a material consideration. In addition, the Council has prepared a Core Strategy (which was 
recently examined by an independent Inspector), and a Town Centre Area Action Plan 
(which was submitted to the Secretary of State and is scheduled to be examined later this 
year).  Whilst these two documents do not yet form part of the Development Plan, they 
are both at an advanced stage and should be considered as material considerations. The 
National Planning Policy Framework (NPPF) is also a material consideration that should be 
taken account of in the determination of this planning application. 
 
Details of the relevant parts of the South East Plan and the NPPF are provided below in the 
response from the Council’s Principal Planning Policy Officer.  
 
Relevant Planning Policies 
 
Planning law requires that applications for planning permission must be determined in 
accordance with the Development Plan unless material considerations indicate otherwise. 
The Policies of particular relevance to this planning application include several saved 
Borough Plan Policies. In addition to these, several policies contained in the Submission 



Core Strategy and the Submission Town Centre Area Action Plan are material 
considerations in the determination of the planning application. These policies are set out 
below: 
 
Eastbourne Borough Plan (2001-2011) Saved Policies 
 
Policy NE28   Environmental Amenity 
Policy UHT1   Design of New Development 
Policy UHT2   Height of Buildings 
Policy UHT4   Visual Amenity 
Policy UHT10 Design of Public Access 
Policy UHT11   Shopfronts 
Policy UHT15   Protection of Conservation Areas 
Policy UHT17   Protection of Listed Buildings and their Settings 
Policy HO20     Residential Amenity 
Policy TR1  Locations for Major Development Proposals 
Policy TR2  Travel Demands 
Policy TR5   Contributions to the Cycle Network 
Policy TR6  Facilities for Cyclists 
Policy TR7  Provision for Pedestrians 
Policy TR8  Contributions to the Pedestrian Network 
Policy TR11  Car Parking 
Policy T12   Car Parking for those with Mobility Problems 
Policy SH1  Retail Hierarchy 
Policy TC1  Public Transport Interchange 
Policy TC3   Public Car Parking 
Policy TC5 Mixed Use Scheme at Western End of Terminus Road 
Policy TC6  Town Centre Shopping Areas 
 
Submission Core Strategy 
 
Policy C1  Town Centre Neighbourhood Policy 
Policy D1  Sustainable Development 
Policy D2  Economy 
Policy D4  Shopping 
Policy D8  Sustainable Travel 
 
Submission Town Centre Area Action Plan (TCAAP) 
 
Policy TC1  Character Areas 
Policy TC2  Town Centre Structure 
Policy TC3  Mixed Use Development 
Policy TC4  Primary Retail Area 
Policy TC9  Development Quality 
Policy TC10  Building Frontages and Elevations 
Policy TC11  Building Heights, Landmarks and Tall Buildings 
Policy TC12  Servicing Access and Storage 
Policy TC13  Public Realm Quality and Priorities 
Policy TC14  Public Transport Interchange 
Policy TC15  Parking in the Town Centre 
Policy TC17  Master Planned Approach to Town Centre Development Sites 
Policy TC18  Development Opportunity Site One 
 
 



Site Description: 
 
The application site comprises land bounded by Terminus Road and Ashford Road, to the 
west of the existing Arndale Shopping Centre. 

The site consists of two elements, the area to the west of the shopping centre and the 
multi storey car park. The area to the west of the Arndale is triangular in shape, whereas 
the car park is rectangular. Together the sites extend to some 1.98 hectares. 

The application site is made up of a number of different components. The area facing 
Terminus Road is lined with a number of adjoining buildings of differing heights but all 
consisting of three storeys. Together the units form a parade of small town centre retail 
units at ground floor with the upper floors being used in conjunction with, or ancillary to, 
the ground floor uses.  

To the south west of the site on the corner of Terminus/Ashford Road is a part two/part 
three storey public house (The Gildredge). To the rear of the Terminus Road buildings and 
The Gildredge pub is a service area and small car park. This part of the site takes its 
access and egress from Ashford Road. The land fronting Ashford Road consists of a small 
area of landscaping which faces the railway station. The eastern part of the site is 
bounded by the existing Arndale Shopping Centre.  

Proposed Development:  
 
Planning permission is sought for the demolition of the existing buildings fronting 
Terminus Road and those at the rear to provide for an extension to the existing Arndale 
shopping centre which would comprise 22 new retail units of varying sizes.  In addition it 
is proposed to provide a two storey extension to the multi storey car park which would 
result in the provision of 317 additional parking spaces. 
 
The applicants are seeking consent for an open Class A use which in addition to Class A1 
retail, could also include the following uses: 
 
Class A2 – Financial and professional services 
Class A3 – Restaurants and cafes 
Class A4 – Drinking establishments  
Class A5 – Hot food takeaways 
 
However, the applicant has confirmed that ‘whilst the application seeks to approve a range 
of uses for the Arndale extension, for example retail shops, banks, restaurants and cafes, 
the main uses for the units will be retail Use Class A1.’ 
 
As part of the planning application and in order to fully assess the proposed development, 
the following documents have been submitted by the applicant: 
 

• Design and Access Statement  

• Planning Statement 

• Transport Assessment (including a Travel Plan)  

• Energy and Sustainability Report  

• Statement of Community Involvement  

• Daylight and Sunlight Assessment  



• Flood Risk Assessment  

• Noise Assessment  

• Heritage Statement  

• Air Quality Assessment  

• Construction Management Plan  

• Geo-environmental Assessment  

• Waste Management Report  

Further details of these reports are provided below in the ‘Applicant’s Points’ Section of 
this report. 
 
Extension to Shopping Centre 

The proposed extension to the Arndale will consist of a two storey building with a 
prominent design feature at the corner of Terminus Road and Ashford Road.  A pedestrian 
walkway from Terminus Road will run through the extension with shop units on either 
side, this will allow shoppers to walk through the extension into the existing Arndale 
Centre where the current HMV and Next units are situated.  

The Gildredge Pub and all the units facing Terminus Road down to and including No. 47 
(Watsons News) would be demolished as part of the redevelopment. In addition, the large 
rectangular building to the north of the Terminus Road terrace, which faces the existing 
delivery entrance to the Centre, will also be demolished (Unit 9a – Next and Unit 9b – 
HMV). The plant housing to the south of this building will be demolished along with a 
corner of the rear of Unit 8 (Bon Marche) of the existing Arndale Shopping Centre further 
to the south.  

The shopping centre extension will provide additional retail floorspace to be 
accommodated within a variety of different sized units. Every unit within the proposed 
scheme will benefit from a mezzanine.  Essentially there are 4 Major Shopping Units 
(MSU). The two units facing directly onto Terminus Road are MSU 1 and MSU 4 which will 
provide 1,895 sq m (20,407 sq ft) and 2,156 sq m (23,205 sq ft) gross floorspace 
respectively. MSU 2 will face onto the internal walkway within the scheme providing 1,730 
sq m (18,621 sq ft) of retail floorspace. MSU 3 is located further away from the Terminus 
Road entrance but it is the largest unit providing 2,433 sq m (26,189 sq ft) by virtue of 
having a larger mezzanine floor area than ground floor footprint (the mezzanine covers 
the adjoining units to the left and right).  

The remainder of the centre extension will be characterised by 18 smaller shop units (SU) 
and the existing reconfigured units of the current Arndale Centre. The smaller units range 
in size from SU 1 which is 749 sq m (8,064 sq ft) to SU 12 which is 84 sq m (904 sq ft). 
The existing Unit 78 will be reconfigured to provide two units, whilst the current Next and 
HMV units will be relocated within the extension scheme. The rear of Unit 8 (Bon Marche) 
will also be reconfigured to accommodate the layout of the shopping centre extension.  

Servicing access for the new units will be provided via service corridors to the rear of the 
units to the north and south of the proposed walkway, with access for these corridors 
taken to the west of proposed Unit SU11 and to the west of proposed Unit SU78a 
respectively. There will be three emergency exit doors onto Ashford Road and a new 
emergency escape leading directly to Ashford Road behind the north end properties.  



Access for servicing the new retail units will be from the existing ramp off Ashford Road, 
which will be upgraded.  

Car Park Extension 

It is proposed to extend the existing multi storey car park by adding a further two levels, 
to provide an additional 317 car parking spaces. The additional levels are proposed to be 
sited towards the centre of the existing car park with external ramps above the lower 
levels to the middle of the car park.  

Design and Appearance 

The proposed extension to the Arndale Centre will provide a new modern retail street, 
which links the existing centre to the west end of Terminus Road adjacent to the railway 
station. The retail street will form a curved pedestrian route with active retail frontages to 
both sides as well as addressing the existing Terminus Road streetscape with double 
height active retail frontage.  

The scheme is anchored on Terminus Road by two Major Shopping Units which form the 
entrance to the scheme and the new gateway to the town centre. The extension has been 
designed to blend in with the scale of adjacent retail buildings, whilst the unit which 
replaces the Gildredge Pub at the junction of Ashford Road and Terminus Road is the 
tallest element of the scheme creating a key feature at a gateway into the town centre. 

The new retail street is covered by an ETFE (a fluorine based plastic) canopy along its 
length creating a naturally lit and ventilated environment, which is sheltered from the 
external elements.  

As part of the development it is also proposed to improve the appearance of the existing 
entrances to the Arndale Centre in Terminus Road, in order to integrate the proposed new 
scheme with the existing. 
 

Terminus Road Elevation 

The proposed external elevations in Terminus Road have been designed to convey a 
lightness and simplicity, which will blend in seamlessly with the surrounding mix of 
building styles. Forming contemporary shopfronts with aluminium framed full height 
glazing which is surrounded by a simple render finish and satin steel clad intermediate 
pilasters.  

The upper levels of the shop fronts are articulated with perforated pattern satin finish 
metal panels which create visual interest. 

Corner of Terminus Road and Ashford Road 

The corner feature which has been designed to identify the gateway to the town centre 
has a strong vertical emphasis and seeks to complement rather than compete with the 
adjacent listed railway station. The feature is a key focal point for both the new shopping 
scheme and the street. The existing building on this corner site is the Gildredge Pub 
currently standing at 11.5 metres in height, and the height of the proposed extension at 
this point would be 12.375 metres.  

Ashford Road Elevation 



Steel grey coloured masonry blocks and contemporary composite cladding panels are the 
main components of the proposed elevations to Ashford Road. This restricted palette of 
material for the length of this elevation which faces the listed railway station produces a 
simple and rhythmic stepped elevation to the rear of the retail development.  Ashford 
Road is currently the services area and rear of the Centre with no active frontage, this is 
maintained within the proposed scheme. By day the predominantly silvery stepped façade 
form will contrast with the darker masonry plinth which addresses Ashford Road and by 
night there will be lighting behind the stepped walls.  

Car Park Extension 

The proposed new car park decks will be naturally ventilated, and formed from a light 
weight steel frame above the structural grid of the existing multi storey car park, with 
integrated barrier and pedestrian guarding. A steel mesh will form the anti-climb skin to 
the inside face of the perimeter guarding, giving the car park its external appearance. The 
three metre floor to floor height will create a consistent clear head height throughout the 
car park with the existing vertical circulation core extended for pedestrian access. 

Public Realm 

Alongside the proposals to extend the Arndale Centre, there are plans to improve the 
pedestrian environment in Terminus Road.  

The proposed improvements will ensure that the town centre is supported by bus stops 
close to the shops which works well for passengers and has the potential to encourage 
more local people to travel by bus rather than car, as well as providing an attractive and 
welcoming space for pedestrians. The proposed enhancements include: 

 
• wider and improved pavements 
• bus stops moved towards Bankers Corner and along Cornfield Road closer to the 

centre of the shopping street 
• provision of new bus stops outside the station 
• new street furniture and signage and 
• cycling improvements. 

 
As part of the planning application for the extension to the shopping centre the applicants 
propose to enter into a S.106 Agreement to contribute to these proposed enhancements 
to the public realm. 
  
Applicant’s Points: 
 
In support of this planning application, the applicants have submitted a Planning and 
Retail Statement. The Statement provides details of the proposed development and an 
assessment of the proposals against relevant national, regional and local planning policy 
guidance. 
 
The Statement confirms that the proposed development: 

• Is Policy compliant providing retail intensification of an underutilised brownfield site 
within the designated Eastbourne Town Centre Primary Shopping Area. 

• Will provide new and improved retail facilities and public realm enhancements. 

• Will provide additional car parking spaces in order to meet potential future and 
existing latent demand. 



• Will generate significant additional employment both in terms of the construction 
phase of the development and the ongoing operation of employment generating 
(retail) floorspace. 

• Will provide a high quality distinctive building to contribute to the architectural 
heritage of Eastbourne Town Centre.   

• Will result in a number of social and economic benefits as well as supporting the 
aims of adopted and emerging planning policy. 

• Will provide approximately 650 full-time equivalent jobs.  

As part of any grant of planning permission, the applicants have confirmed that as well as 
providing a financial contribution towards the Terminus Road enhancement works, they 
would also be willing to enter into a S.106 Agreement to secure the following: 

• A Travel Plan and  

• Local Employment Initiatives 

In summary, the Planning and Retail Statement confirms the following: 

‘The application proposals represent sustainable economic development which will provide 
new and improved retail units to meet the needs of modern retailers and the local 
community at an established retail destination for which a policy requirement for retail 
development is established. The retail extension will increase the choice for visitors to 
Eastbourne as well as enhancing the physical environment.  The proposals also provide 
wider regeneration benefits which are an important material consideration in assessing the 
application, particularly given the site’s prominent location as a gateway to the Town 
Centre.   

The proposed redevelopment will see the demolition of the existing buildings along 
Terminus Road and to the rear. The replacement shopping centre extension will provide an 
additional 22 retail units (subject to final tenant mix) of varying sizes to meet modern 
retailer requirements. The extension to the Multi Storey Car Park will provide an additional 
317 parking spaces to meet potential future and latent parking demand.  

The scheme will provide a landmark design feature at the corner of Terminus Road and 
Ashford Road which will dramatically improve the appearance of this area which is a key 
gateway to the Town, for visitors travelling by rail, car or bus.  

A significant amount of public consultation has been undertaken to guide the evolution of 
the development proposals. In addition, the proposed development has been the subject 
of extensive pre-application discussions with Senior Officers of the Council and key 
stakeholders.  

The provision of additional retail floorspace at this location is entirely appropriate as a 
matter of principle under the requirements of policies within the Saved Eastbourne 
Borough Plan (2003), the Core Strategy Submission Document (January 2012) and the 
Town Centre Area Action Plan Submission Document (January 2012).  Whilst specifically 
identified for retail development, the site also lies within the Primary Shopping Area of 
Eastbourne Town Centre.   

The proposal is wholly compliant with relevant town centre and retail planning policy.  The 
uplift in retail floorspace proposed will be of a scale commensurate with the sub-regional 
role of Eastbourne as a shopping destination, enabling it to retain its competitive position 
in the retail hierarchy and more able to withstand competition from existing out-of-centre 
provision.      



The proposal will improve the overall quality and attractiveness of the town centre and 
importantly will ensure that further expenditure is not lost to other centres.  The 
development will extend and enhance the existing town centre in terms of retail offer, 
providing social, economic and environmental benefits to the local and surrounding 
community in a sustainable location.’ 

 
A Design and Access Statement accompanies the planning application which provides 
details of the following: 
 

• Context of the site and its surrounding, site history, planning policy, constraints 
and opportunities and design parameters 

• Design Vision – the emerging concepts and scheme evolution 
• Layout 
• Land Use and Density 
• Scale and Appearance 
• Landscape and Public Realm 
• Access Statement 
• Sustainability 
• Visual Impact Assessment 

 
The Design and Access Statement confirms the following: 
 
‘The height and scale of the new buildings follows the concept of placing the emphasis on 
the corner building as the focus and gateway for the development and town centre 
beyond. This places the tallest element of the development at the edge of the site which 
anchors the scheme at the western boundary at the junction of Terminus Road and 
Ashford Road.’ 

The corner feature has ‘been developed to produce a simple but dynamic form which 
clearly identifies the gateway to the town centre and provides a strong individual identity 
for the Arndale Centre and the town centre. A strong vertical emphasis at the junction of 
Ashford and Terminus Road is important to complement but which does not compete with 
the adjacent listed railway station. Although this is not the entrance to the scheme, its 
location is the gateway to the town centre, and therefore it is important that an 
architectural hierarchy is established.’ 

‘Ashford Road is currently the services area and rear of the centre with no active frontage, 
this hierarchy is still maintained within this proposed scheme however it forms a coherent 
and functional elevation while improving the perimeter treatment of the building. By day 
the predominantly silvery step façade form contrasts with the darker blockwork plinth 
which addresses Ashford Road, by night the lighting behind the stepped walls transform 
the building as it glows and the coloured light emits a sense of occasion in the context of 
streetlights and passing headlights.’ 

‘The additional two car park levels above the existing multi storey car park have been 
placed to the centre of the site to minimise any impact on the surrounding properties and 
reduce their emphasis. 

The opportunity to revitalise the existing elevations to Terminus Road together with both 
existing entrances will help integrate the proposed new scheme with the existing.’ 

A comprehensive Visual Impact Assessment was conducted of the proposed development.  
The assessment included an appraisal of the following: 
 



• The site and its immediate surroundings to establish the visual baseline data 
• The predicted impacts both negative and beneficial, the relative value of what will 

be lost or gained and 
• Mitigation measures considered necessary to reduce a particular impact and 

improve integration. 
 
The assessment followed the recommendations of current guidance with particular 
reference to the ‘Guidelines for Landscape and Visual Assessment’ produced by the 
Landscape Institute/Institute of Environmental Management and Assessment. 
 
The significance of visual impact is determined by the degree to which the proposals will 
intrude into or obstruct existing views, and the extent to which this will affect the visual 
amenity of the townscape from the view. 
 
A total of 14 principal views were selected for the analysis of visual impact.  The 
significance of impact was quantified by the number of people affected by the scheme.  
When assessing the impact, the following factors were also considered: 
 

• Proximity to the site and level of visual intrusion likely to be incurred through the 
development 

• Number of people likely to be affected  
• The scale of the development in relation to the overall context of the view 
• The quality of the existing view and the degree to which this will change and 
• The visual quality of the proposed development (after mitigation). 

 
The sensitivity of views were classified into one of the following categories: 

• High: Areas of Eastbourne that exhibit a very strong positive character with valued 
features that combine to give an experience of unity, richness and harmony. These 
include conservation areas, listed buildings, high quality public realm or landscape. 
These are areas that may be considered to be of particular importance to conserve 
and which may be particularly sensitive to change in general and which may be 
detrimental if change is dealt with inappropriately. 

• Medium: Areas of Eastbourne that exhibit positive character but which may have 
evidence of alteration to/degradation/erosion of features resulting in areas of more 
mixed character. Again change may be detrimental if inappropriately dealt with but 
it may not require special or particular attention to detail. 

• Low: Areas generally negative in character with few, if any, valued features. With 
scope for positive enhancement. 

 
The significance of the impact in the assessment was classified into one of the following 
categories: 

• Substantial Adverse: Where the proposed scheme will cause a significant 
deterioration in the existing view. 

• Moderate Adverse: Where the proposed scheme will cause a noticeable 
deterioration in the existing view. 

• Minor Adverse: Where the proposed scheme will cause a slight deterioration in the 
existing view. 

• Negligible: No discernible deterioration or improvement in the existing view. 



• Minor Beneficial: Where the proposed scheme will cause a noticeable 
improvement in the existing view. 

• Substantial Beneficial: Where the proposed scheme will cause a significant 
improvement in the existing view. 

A number of measures have been incorporated into the development proposals to reduce 
any adverse impacts of the development in relation to visual amenity. These measures 
which have been considered in the design process, blend the development with the 
surroundings and enhance the setting of the adjacent retail and residential properties. 

Positioning of the Bulk Form 
The retail buildings have been constrained in height similar to that of the adjacent retail 
properties and to reduce the impact of the additional decks to the multi storey car park, 
which inherently are large volume buildings, they have been centrally located within the 
site and set back from the front of the existing car park decks below to reduce the impact 
to adjacent residential properties. 

Variation of Roof Heights and Building Storeys 
In response to comments received as part of the pre-application consultations, the 
building heights on the principal facades have been contained generally similar to the 
adjacent three storey retail buildings. This is with the exception of the corner building 
adjacent to the railway station which is located at the gateway to the town centre and 
leaves the railway station clock tower as the principal focal point in the locality.   

Appropriate Form, Materials and Design 
The design of the proposed buildings has been developed to fit comfortably with their 
surroundings. The proportions of the existing adjacent buildings will be respected to 
ensure that the new building contributes positively to the built environment of the Town.  

 
The Visual Impact Assessment confirmed the following: 
 
‘The proposed development will be located on land that will be cleared for redevelopment.  
The current environment is poor with virtually no landscaping or public open space. 
Individual retail buildings within the site do not relate well to one another. The bus 
interchange along Terminus Road, dominates this generally unattractive environment with 
dated facilities and shelters surrounded by secondary uses. The site has good capacity to 
absorb the proposed new buildings. 
 
The linear nature of the streets in the immediate vicinity of the study area means that the 
primary visual envelope is largely confined by buildings lining the surrounding streets.  

The proposed development will be perceived within the context of a mixed-use town 
centre. 

The proposed redevelopment presents a significant opportunity to improve the overall 
appearance of the town centre and create high quality spaces as well as enhancing the 
local appearance and character. 

Creating high quality spaces as well as enhancing the local appearance and permeability of 
the site will strengthen the existing visual links as well as creating new views and a 
gateway to the town centre. In conclusion, the impact of the proposals on visual character 
as a whole is predicted to be substantially beneficial.’ 



An Economic Statement has been submitted with the application which looks at 
economic and retail considerations having regard to the National Planning Policy 
Framework. The Statement confirms the following: 
 
‘Any proposals for the development of main town centre uses (including retail) on the 
application site are subject to the policies contained within the National Planning Policy 
Framework (NPPF). 

Considerable importance is placed by the NPPF in ensuring shopping facilities are provided 
in sustainable and accessible locations.  Development in town centres is seen as the way 
of meeting these objectives and that development there has added benefits of helping to 
address social inclusion, employment and choice and competition issues too. 

The approach to assessing the application proposal therefore starts from an 
overwhelmingly strong policy driven perspective of the need to reinforce the role of 
Eastbourne town centre in its ability to retain local expenditure; reduce the need to travel; 
provide a better range of facilities, especially for those without access to a car, in an 
accessible location; to reinforce the role of the town centre and thus contribute to its 
vitality and viability and, in terms of providing new employment and facilities, contribute 
to the wealth and prosperity of the area and its regeneration….the proposal is therefore 
entirely consistent with the ‘town centre first’ principle underpinning the NPPF.’ 
 
The new retail units are anticipated to create approximately 650 additional full-time 
equivalent jobs, including managerial, supervisory, clerical/administration as well as shop 
floor positions. 
 
In addition, the proposed development will include local employment initiatives and 
opportunities for training and apprenticeships will be formalised as part of a Section 106 
Agreement to ensure 50% of local people and 50% local companies are given the 
opportunity to be involved in the proposal.  
 

A Transport Assessment (TA) (including a Travel Plan) was submitted with the planning 
application and considers the highway and transportation issues raised by the proposals to 
extend the Arndale Centre. 

‘The TA has examined all aspects of the transport implications of the proposals which 
include: 

� Sustainable transport; 

� Parking provision; 

� Servicing; and  

� Traffic impact of the development;  

As the site is located in the heart of Eastbourne Town Centre, pedestrian access to the site 
is very good. The site also naturally benefits from excellent access to public transport 
facilities both bus and rail which will offer a viable and attractive alternative to the motor 
car which will encourage customers and employees to use sustainable means to travel to 
the development. The future cycle network proposed for the town also includes a new 
route adjacent to the development proposals.    

Parking provision for the site has been carefully determined to ensure sufficient car 
parking is provided for the Arndale Centre and for its future extension proposals.  

The proposed servicing provision for the extension proposals has been demonstrated to be 
adequate for the quantum of development proposed.  



The report shows that the highway impact of the development proposals is negligible with 
the increase in traffic flows in the future being largely down to future traffic growth rather 
than the development. It is therefore considered that the proposed development does not 
have a material impact on the performance of the highway network.  

While the proposed development is already highly sustainable and accessible to non-car 
modes of transport, a scheme is being promoted independently of the proposed 
development to further enhance the pedestrian environment along Terminus Road and 
improve public transport facilities. The scheme has been developed in consultation with 
bus operators and key stakeholders, including Performance Retail Limited Partnership 
(PRLP) and they are proposing a financial contribution to support the delivery of the 
scheme which shows PRLP’s commitment to providing enhanced public realm, pedestrian 
and public transport facilities in the area to encourage trips to be made to the town centre 
by non-car modes of transport.  

In light of the above, it is considered that there are no material highway and transport 
issues preventing the approval of the development proposals.’



The Framework Travel Plan submitted with the application, sets out how the 
proposed extension to the Arndale Centre will encourage travel by alternatives to the 
car and the procedures that could be put in place to ensure that this target is met. 

The Plan has demonstrated the high level of accessibility by sustainable modes 
currently enjoyed by the existing Arndale Centre. 

An assessment of accessibility shows that the proposed development proposals 
are also highly accessible by sustainable modes.  Frequent bus services are 
available in close proximity to the proposed development, making travel via 
public transport a viable alternative to the private car. 

The intention is that a series of bespoke action plans will be formulated and 
implemented when units are fully occupied and the travel needs of the individual 
end users become apparent.  What is therefore set out in the Framework Travel 
Plan is an outline approach that lists a menu of potential measures that the 
developer is willing to support and that would be capable of improving travel 
choice, delivering a reduction in car use, and reducing the need to travel. 

These measures include the following: 

Cycling 

The detailed Travel Plan could include measures such as discounted cycle and 
equipment purchase and information on ‘cycle to work’ schemes could be 
provided as part of employer welcome packs.  

Public Transport 

As part of the proposed improvements to the pedestrian environment in 
Terminus Road, it is anticipated that real time information for trains and buses 
will be provided.  In addition, the applicants will seek to ensure that employees 
and visitors have access to all relevant information concerning public transport 
choices available to them.   

Car Share 

It is considered that the promotion of car sharing amongst employees could be a 
particularly beneficial measure. This could be promoted by stressing its benefits 
in terms of the environment and the cost saving to the individual.  The uptake of 
car sharing can be encouraged via the following measures: 

� Initiatives for employers to encourage car sharing by employees e.g. 
guaranteed ride home 

� Provision of dedicated car share parking spaces 

It is proposed that a travel survey will be undertaken within three months of 
occupation of each of the units in the new extension with monitoring 
survey/reports undertaken annually.  The annual survey of site users will 
provide results and information relating to the effectiveness of current Travel 
Plan measures and will inform the need for additional or remedial measures to 
ensure future Travel Plan success. 

An Energy and Sustainability Strategy Report accompanies the planning 
application and sets out the approach to energy and sustainability for the 
scheme. The retail element of the extension expects to achieve a BREEAM ‘Very 
Good’ rating for the shell and core elements, which accords with the Council’s 
Sustainable Building Design Supplementary Planning Document (SPD). 



A number of measures have been identified which will reduce the environmental 
impact of the development and improve sustainability and these are set out in 
the Strategy. This follows an approach of energy efficient design in the first 
instance prior to the consideration of low and zero carbon energy sources. It is 
intended that the development will seek to comply with future Part L of the 2013 
Building Regulations C02 emissions reduction, which has more stringent 
requirements to be met over and above the existing Part L requirements.  

An appraisal for the potential for low or zero carbon energy sources has been 
undertaken. As a result of this appraisal it has been concluded that roof 
mounted renewable energy systems (solar thermal panels and photovoltaic 
array) could provide a contribution to energy demand if needed to achieve Part L 
compliance. As a result, the application denotes a provision of 1,500 square 
metres on the roof to be allocated for the future implementation of these 
systems, if required.  

As part of the scheme design it is proposed that the central atrium will be a 
naturally ventilated, semi-exposed space as opposed to a fully air conditioned 
mall. This will result in significant energy and cost savings for the development 
throughout its operation. The building fabric will be designed to be energy 
efficient and will exceed Part L thermal performance.  

 
The proposed car park deck extension, while not covered under Part L of the 
Building Regulations, will incorporate energy efficient design including low 
energy lighting and efficient ventilation fans, where necessary.  

 
In order to help ensure the delivery of an overall sustainable development, an 
energy efficient fit-out will be encouraged by the developer. This will be 
established through the use of a ‘green lease’ with technical support provided 
through a tenant green fit-out guide.  

 
Finally, Part L dynamic thermal modelling was carried out for a sample of units. 
The analysis demonstrated typical routes to achieve Part L 2013 compliance 
within the proposed base build using high efficiency plant and lighting design. 
This requirement will be made available to the tenant for inclusion within their 
fit-out specification.  

A Statement of Community Involvement accompanies the application and 
confirms that extensive pre-application consultation took place with local people, 
Council Officers, Statutory Consultees and Councillors.   

Consultation with key stakeholders involved the following: 

• Presentation to Eastbourne Strategic Partnership (July 2011) 

• Premier Business Club breakfast briefing - key Eastbourne public and 

private organisations (July 2011) 

• Regular meetings have been held with Stephen Lloyd, MP for Eastbourne 

(November 2011, January and February 2012) 

• A preview evening to the public exhibition was organised for stakeholders. 

Invitations were sent out and around 25 people attended 



• Presentation to South East Regional Design Panel (November 2011) 

• Presentation to Eastbourne Society (January 2012) 

• Local Design Review Panel (February and July 2012) 

There was also extensive media coverage, with regular press releases and 
articles in the local newspapers. 

A public exhibition was held in the former Sony Unit at the Arndale Centre on 
Friday October 14 and Saturday October 15 2011. Members of the development 
team were present and were available to answer questions. Questionnaires were 
given out asking for feedback. 

Visitors were asked to contribute names of stores they would like to see in the 
extension. 

Two newsletters were produced to communicate the announcement of plans to 
tenants in July and the opening of the public exhibition in October. 

Details of the exhibition, including plans, and the feedback form were added to 
the Eastbourne Arndale Centre website (www.eastbournearndaleshopping.co.uk) 
with a new “Development” section added for updates. 

More than 5,000 people attended the public exhibition and a total of 889 
questionnaires were completed during and after the event.  
 

• A majority of respondents (62%) said they visited the Centre at least 
once a week, with more than 21% visiting daily 

• A total of 83% of respondents were in favour of the proposed extension to 
the Arndale Centre 

• 60% said the proposed design of the extension was either good, very 
good or excellent  

• More than 43% said an extension would increase their visits to the town 
centre and a further 11% said it would “probably” increase their visits 

• Nearly 67% said they would prefer to see the extension covered rather 
than open air 

• More than 72% said the new shopping area should not have a separate 
name 

• Of those who provided additional comments about the proposal, the 
largest number (76) said they were looking forward to seeing the 
extension while the second largest (32) said existing empty shops should 
be occupied before any expansion took place. 

 
The top five other improvements that respondents would like to see to the 
Centre were: 

• more toilets (131) 

• more seating areas(82) 

• more cafes (39) 

• improvement to general area (37) 

• more/cheaper parking (35) 

 



The scheme has responded positively to the majority of these comments as it 

will include areas of seating within the new mall, proposes food and drink uses 

and will result in significant improvements to the locality. 

The top five suggestions for improving this area of Terminus Road were: 
• improve and extend the pedestrian area (66) 

• more greenery (65) 

• cleaner town centre (63) 

• improve the general appearance (46) 

• improve bus stops, bus station and bus services (38) 

The Daylight and Sunlight Assessment that has been submitted with the 
application assesses the potential daylight, sunlight and overshadowing impacts 
to the surrounding residential properties as a result of the proposals. 

The assessment was carried out in accordance with current planning policies and 
the recommendations set out in the BRE guidelines. 

The Vertical Sky Component daylight (VSC) assessment results show that of the 
221 surrounding residential windows analysed, all exceed the BRE guidelines 
criteria by either continuing to receive at least 27% VSC or experiencing a ratio 
reduction above 0.8 times its former value. 

The Annual Probable Sunlight Hours (APSH) assessment results show that all of 
the 173 surrounding residential windows that face within 90° of due south will 
continue to receive similar levels of sunlight in accordance with the BRE 
guidelines. 

The overshadowing assessment shows that the surrounding amenity areas will 
continue to enjoy good levels of sunlight penetration throughout the year in 
accordance with the BRE guidelines. 

Overall these findings show that the proposed development will have a negligible 
impact on the surrounding residential properties and their respective amenity 
areas. 

The Flood Risk Assessment that forms part of the application confirms that 
the site is mainly in Flood Zone 1, with a small parcel of land to the south west 
corner being in Flood Zone 2. The existing car park is shown to lie in part, in 
Flood Zones 2 and 3. 

The predicted flood levels modelled within the Level 2 Strategic Flood Risk 
Assessment indicate that the site would not be susceptible to flooding for both a 
1 in 1000 and a 1 in 100 year occurrence, in its existing state. 

Finished Floor Levels should be set higher than the predicted flood levels given 
by the Environment Agency. However, the existing on-site levels are at, or 
above, predicted flood levels, therefore new buildings will be set to tie in with 
existing levels, with minimum finished floor levels set above predicted flood 
levels. 

It is considered that safe egress from the site, in the occurrence of a flood, could 
be safely managed from the site to the public highway and to higher levels. 



The use of Sustainable Drainage Systems would be required to be incorporated 
into the design of the proposed surface water run-off for the proposed 
development, to be agreed with Southern Water. The use of soakaways is not 
considered appropriate due to building proximity. 

Given the height of the proposed car park extension, it is anticipated that the 
proposed development can be achieved within the constraints and guidance 
relating to flood risk set out in the National Planning Policy Framework and 
accompanying Technical Guidance, and as required by Southern Water, with 
matters relating to detailed surface water drainage design, and Sustainable 
Drainage Schemes, safeguarded by planning conditions attached to any grant of 
consent. 

An Environmental Noise Survey was submitted with the application. The 
Survey assessed the potential noise impacts of the building services plant, the 
car park deck extension and associated traffic growth on the nearest receptors.  

A building services plant noise emission contribution limit of 34 dB(A) for the 
daytime and a 30dB(A) limit for the night time, is proposed in order to mitigate 
against any worst case Local Planning Authority criteria. The Survey considered 
that the potential noise increase as a result of the car park extension was 
unlikely to be perceptible. Furthermore, the noise impacts resulting from the 
traffic growth associated with the scheme was considered to be negligible. 

A Heritage Statement accompanies the planning application which assesses 
the potential impact of the proposals against the heritage assets surrounding the 
site.  

The designated heritage assets identified were the Railway Station, All Souls 
Church and Vicarage and the Eastbourne Town Centre & Seafront Conservation 
Area. Whilst the archaeological impacts of the application were considered within 
the report, they were not considered to be significant.  

The Statement acknowledges that the existing buildings located on the retail 
element of the application site are considered to be of poor quality and make a 
negative contribution to the setting of the Grade II Listed Railway Station and 
have a neutral effect on the adjacent Conservation Area. It is considered that 
the proposed high quality extension to the Arndale Shopping Centre, which will 
replace these buildings, will enhance the setting of the listed buildings and the 
Conservation Area.  

In addition, it was considered that the provision of the car park extension would 
not have any impact on the heritage assets given its location, as it would only 
be visible from a very limited area within the Conservation Area. 

An Air Quality Assessment submitted as part of the application assessed the 
air quality impacts associated with the construction and operation of the 
proposed development.   

The potential impacts of increased traffic emissions arising from the additional 
traffic as a result of the development were assessed in conjunction with the 
Transport Assessment findings. Impacts are anticipated to be negligible at most 
receptor locations and the overall air quality impacts of the development are 
judged to be ‘insignificant’.   



The Assessment recommends that mitigation measures should be applied during 
the construction phase to minimise dust emission, although it was noted that 
any effects will be temporary and will only arise during dry weather with the 
wind blowing towards a receptor. On this basis, the overall impacts during 
construction were judged to be negligible.   

A Construction Management Plan accompanies the planning application and 
confirms the following: 

Site Logistics and Security 

An area for the contractor to assemble the site compound will be agreed with 
the project team prior to start on site. As the build will be managed as a set 
construction sequence it is likely that the compound will be moved at least once 
and will be removed from site prior to completion of the build phase of the 
scheme.  

The site will have a constant security presence throughout the works. This will 
include out of hours guards. 

 

Traffic Management 

There will be no contractor parking on Terminus Road. The contractor will be 
offered the opportunity to apply for a temporary road closure order to allow 
parking in lane 3 of Ashford Road for deliveries during construction. 

Directional signage will be utilised to indicate loading and unloading areas.  All 
vehicle movements will be supervised by banksmen with appropriate barriers 
and warning signage. 

 

Hours of Work 

Hours of external work will be restricted to 08:00 to 19:00 Monday to Friday. If 
work is required to be undertaken on a Saturday it will be restricted to between 
08:00 and 13:00.  

Waste Management 

The Contractor will be required to adopt a SMART Site Waste Management Plan 
prior to start on site.   Skip locations will be restricted to within the site 
boundaries only.  

The contractor will be expected to divert a minimum of 90% of waste from land 
fill. 

 
Noisy Operations 

Noisy construction operations such as driven piles will been designed out as far 
as possible during the design phase of the project.  All plant and equipment will 
be subject to strict noise restrictions and permit to work arrangements and will 
be carried out with due consideration to neighbouring amenities and/or facilities. 



All compressors, drills and breaking equipment will be fitted with suitable 
silencers and mufflers.  

Dust and Debris/Wheel Wash  

The Contractor will be required to implement measures to protect against dust 
and debris on site.  Measures will include damping down at source to prevent 
dust.  Vehicular access to site areas will be restricted and a robust wheel wash 
provided at the site exit to prevent transference of mud and debris to road 
surfaces.  The Contractor will implement regular sweeping of the access road to 
prevent the migration of dust and debris onto roads and public highways.  

Fumes    

Contractors will be required to provide and ensure all plant and equipment is of 
the latest design with low emission of fumes and CO².   Arrangements will be 
made to adequately vent exhaust emissions.   

 
Construction Sequence 

An outline of the possible main elements of the Construction Process is 
as follows: 

• Site mobilisation including the installation of site accommodation and 
securing the site 

• Vegetation clearance 
• Demolition of the existing Terminus Road units 
• Formation of overall site levels 
• Substructure construction including piling and below ground drainage 
• Superstructure construction including frame and slabs 
• Roofing 
• Cladding 
• Formation of the internal walls to create the shop units 
• Landlords fit out 
• Handover to tenant 
• Tenants fit out 
• Car Park Construction will be completed at the same time albeit remotely 

from the retail element of the scheme. Temporary signage notifying the 
public that the top level of the car park is not operational would be 
included within the Construction Management Plan 

 



Site accommodation will include welfare facilities including canteen facilities, 
WC’s, tools and equipment storage and security. There will also be a site office 
for site staff and meetings.  

The site hoarding will be a solid painted timber hoarding with portholes to allow 
viewing from off site if appropriate. 

Formation of the site levels involves stripping of existing vegetation and top soil 
to reveal the earth below. This is then manoeuvred around site to create the 
desired cut and fill to suit the design. Again the minimum amount of waste is 
produced and the minimum amount of that sent to landfill.  

The scheme is currently proposed to be piled throughout. The piling rig will be a 
Continuous Float Auger type (CFA) or similar which minimises noise and 
vibration throughout. Both steel and concrete are then delivered to site to create 
the physical foundations. Below ground drainage will also be formed at this time 
and connections to existing below ground drainage prepared. 

The frame is erected next and this along with the slabs forms the main shell of 
the building. The roofing material is applied next along with the cladding. The 
internal walls are then formed from drylining and blockwork to create the 
internal layout of the scheme. 

The extra decks required to the car park will comprise a steel frame structure 
with loads carried directly onto the existing columns.  

A crane will be required to manoeuvre heavy materials to the top deck of the 
existing car park. Smaller plant at the existing deck level could then be used to 
manoeuvre the materials into place.  The top level of the car park will remain 
closed where appropriate. As detailed above, signage will be provided to notify 
the public that the top level of the car park is not in use. 

 



Demolition Statement 

Buildings will be demolished back to front allowing minimum intrusion onto the 
public footpath in Terminus Road. All previously mentioned damping down and 
site waste management will be in effect throughout.  

Demolition is usually the most noise intrusive part of any project of this sort. 
Mechanical excavators and crushers will systematically break down the existing 
building into manageable pieces that will then be further broken down and 
separated by type ready for either removal from site or reuse within the new 
construction. 

Prior to any demolition commencing a type three asbestos survey will be 
undertaken of each building. If asbestos is found to be present then an 
approved asbestos contractor will be appointed to deal with the matter 
accordingly. 

All existing utilities serving the units to be demolished, will be isolated and 
safely terminated at a location agreed with the relevant utility provider. Any 
remaining services not diverted as part of the works will be clearly marked and 
made safe throughout the works. 

As the proposed scheme does not include a basement there is no foreseeable 
requirement for large scale excavation within the site. 

A Geo-environmental Assessment has been submitted as part of the 
application which considers the future development considerations for the Geo-
technical and Geo-environmental disciplines. 

The report sets out the site history and existing geology of the site and provides 
a number of recommendations which will need to be undertaken prior to 
development commencing. One of these recommendations is for a Flood Risk 
Assessment which as detailed above has been submitted with the planning 
application. 

Intrusive site investigation will be required to confirm the geo-technical 
interpretation and contamination risk assessments, undertaken as part of this 
report. A UXO (unexploded ordnance) Desk Study is also recommended to 
determine the potential risk from unexploded ordnance, following Eastbourne’s 
extensive bombing during the Second World War. Further asbestos surveys may 
also be required. 

The general geotechnical risk is considered to be low to medium due to the 
possible presence of compressible ground in the Alluvial soils. The general risk of 
significant chemical contamination is also considered to be low to medium due 
to the location close to the railway station. 

Finally, a Waste Management Report accompanies the application that sets 
out the current waste management strategy at the Arndale Centre and details 
how the extension proposals will incorporate this further. The Plan demonstrates 
how the extension will be designed to integrate with current facilities to ensure 
that future development can achieve the material recycling rates currently being 
achieved on-site. 



 
Consultations:  
 
English Heritage has confirmed that the application should be determined in 
accordance with national and local policy guidance and on the basis of the 
Council’s specialist conservation advice. 
 
Natural England has confirmed that the proposed development does not 
appear to affect any statutorily protected sites or landscapes, or have significant 
impacts on the conservation of soils, nor is the proposal EIA development.  
 
The Highway Authority has confirmed the following: 
 
‘The Arndale Centre is located within the heart of Eastbourne town centre. It is 
located on Terminus Road which is the main shopping street within the town.  
 
The proposed extension increases the floor area of the Arndale Centre by 
10,600m2 which represents around a 27.5% increase. The proposal also includes 
an extension to the existing car park adding 317 spaces. 
 
Site Accessibility 
 
The section of Terminus Road immediately outside the application site has 
limited access for vehicles other than buses and is the location for the main 
town centre bus stops. There are five stops either side of the street which are 
served by virtually every bus service which operates within Eastbourne.  The 
railway station is also located on Terminus Road and is adjacent to the proposed 
extension.   
 
This part of the town centre is well located for pedestrian access from the 
surrounding residential areas, and pedestrians are well provided for within the 
town centre.   
 
Eastbourne as a whole has a higher percentage of cyclists than the national 
average and the highest in East Sussex. This is partly down to the topography 
as large parts of the town are flat. There is also a network of cycle routes 
towards the east of the town, including National Cycle Route 21 (NCR 21). There 
are however currently no cycle routes within the Town Centre.  East Sussex 
County Council is therefore currently implementing a scheme to provide a cycle 
route and this will encourage greater cycle use in the Town Centre. 
 
The site is therefore in a prime location for access by all forms of sustainable 
transport.  It is also well located for highway access, being adjacent to the 
Ashford Road section of the town centre ring road, and is served by its own car 
park. 
 
Transport Impacts 
 
A Transport Assessment (TA) has been submitted as part of the planning 
application.  Whilst agreeing the sustainable location of the site, the TA has 
concentrated on an assessment of the highways and parking impacts of the 
proposals.   



 
Highways 
 
Prior to the submission of the application, discussions took place with the 
applicant’s transport consultant (WSP) to agree aspects of the assessment, 
covering:  
 

• junctions at which traffic impacts are to be assessed 
• timing of the associated traffic counts  
• estimated additional traffic generated by the development proposed  
• future assessment years and ‘background’ traffic growth (not related to 

this development) 
• distribution and assignment of new traffic to roads within the town centre 

and on each of the main approach routes 
 
A basic spreadsheet traffic model was developed by WSP, based on the above, 
which gave the traffic loadings at the assessment junctions for each of the 
existing and future assessment years.  Standard junction capacity assessments 
were then carried out, the results of which are included in the TA.  They 
demonstrate that, with the exception of the Upperton Road/Terminus 
Road/Southfield Road roundabout, all assessment junctions operate below 
capacity up to 2021. The Upperton Road/Terminus Road/Southfields Road 
roundabout will operate close to capacity in 2021. However, the development 
related traffic represents only a very minor increase over future junction traffic 
loadings without the development. 
 
The results of WSP’s assessments of the traffic impacts of the Arndale proposals 
are accepted. 
 
The Arndale Centre is, however, not the only development site identified in the 
Eastbourne Town Centre Area Action Plan (AAP). Further areas for potential 
major development have been identified at the railway station car park, as well 
as a site in Southfields Road.  Clearly if those sites are also developed they will 
also influence the number and distribution of vehicles within this part of the 
town centre. 
 
The Highway Authority therefore carried out additional modelling and capacity 
assessment work to gauge the cumulative impact of all three sites identified in 
the Town Centre AAP.  That assessment used the same methodology as the 
submitted TA. This additional work has concluded that most of the junctions 
considered will operate below capacity with all the developments up to 2021, 
including the Upperton Road/Terminus Road/Southfields Road roundabout.   
 
However, the Upperton Road/The Avenue signalised junction is shown to be 
operating above capacity in 2021 taking all development traffic into account.  
The standard signals capacity assessment model cannot take into account the 
improvement to capacity that can result when traffic signals operate under 
MOVA control, and by far the most significant contributor to increased traffic 
flows at this junction are the two other TCAAP sites.   
 



In conclusion, it would be difficult to justify the need for any measures to 
mitigate highways impacts at this, or any other, assessment junction in the town 
centre as a result of the impacts of the Arndale proposals alone. 
 
Car Parking  
 
The Arndale Centre car park currently provides 696 spaces. The proposal 
increases this to 1013 spaces, an increase of 317 spaces.  
 
The Transport Assessment argues that this increase is necessary to deal with 
peak Saturday existing demands (those parked in the Arndale car park), 
suppressed demands (those unable to be accommodated, in the existing Arndale 
car park resulting in queuing at the entrance), and also to provide for the new 
Arndale floorspace on the same ‘queue-free’ basis.  The total calculated required 
number of parking spaces is 982.  
 
The TA asserts that, because of relatively poor quality and/or location, the other 
car parks in and around the Town Centre have limited ability to serve existing 
and future parking demands associated with the Arndale Centre. 
 
The application proposes a total of 1013 spaces at the extended Arndale, i.e. 31 
spaces more than the number of spaces required to meet peak Saturday 
demands with no queues.  This over-provision is stated to be a result of the 
additional parking being provided by building two additional floors on the 
existing car park, the layout of which effectively determines the size and layout 
of the new parking above. 
 
The access to the car park is from Longstone Road and is controlled by two sets 
of barriers, at the base of the access ramp. At times, vehicles have to queue to 
get into the car park with vehicles sometimes backing up into Ashford Road.  
 
This is caused mainly by the ‘one car in/one car out’ which operates at busy 
times, but part of the delay is caused by the entry layout/barrier system.  
Possible improvements to the entry layout/barrier system have been 
investigated by the applicant.  Due to the ramped access to the car park and 
limited land available, it has been concluded that it is not possible to improve on 
the existing situation.   However, this issue is a minor point compared to the 
provision of the additional space within the car park, which will reduce the 
occupancy levels and thus reduce queuing both at the entrance and within the 
car park.   
 
The TA argues that the case for the proposed level of car parking at the site is 
therefore justified.  Against that, it can be argued that there are already other 
car parks  within the town centre which could be utilised and/or upgraded, and 
given the excellent accessibility of the site by sustainable transport modes, 
increased car parking is not so essential here as it might be elsewhere in the 
town centre. However, para 40 of the National Planning Policy Framework 
(NPPF) states ‘Local authorities should seek to improve the quality of parking in 
town centres so that it is convenient, safe and secure’, and the proposals 
undoubtedly do that. 
 



Whilst the proposals to provide additional car parking at the site go against the 
principles of encouraging sustainable travel, it is accepted that there is a case 
here to provide additional car parking to reduce occupancy rates.  The increased 
car parking proposed would help to improve the quality of town centre car 
parking; would resolve the current issues of queuing at the existing Arndale car 
park entrance; and would provide sufficient additional car parking to cater for 
increased demand arising from the increased floorspace.  However, they 
represent simply a continuation of the ‘status quo’ as regards modal choices for 
access to the town centre and, regrettably, do not attempt to influence those 
choices by building on the existing transport sustainability of the site to secure a 
more transport sustainable future. 
 
Deliveries and Servicing 
 
The service area for the Arndale centre is located on the roof of the existing 
building. It is accessed from Ashford Road via a ramp, with the exit via another 
ramp onto Tideswell Road. There are no alterations planned to these accesses, 
which is acceptable as they have operated satisfactorily for many years. 
 
The service yard will be extended to accommodate 5 additional loading bays for 
the extension which is deemed sufficient based on the information submitted. 
 
Cycling 
 
Construction of the adjacent section of the town centre – Langney cycle route 
will be phased to take account if necessary of the construction of the Arndale 
extension. 
  
It is proposed that cycle parking will also be provided at various points around 
the site including some on the highway in Terminus Road. Cycle parking facilities 
on the highway will be considered as part of the Terminus Road Improvement 
Scheme. The application must ensure that appropriate long term cycle storage is 
provided for staff along with shower facilities.  
 
Pedestrian Access 
 
The existing pedestrian entrances are located in Terminus Road (2no.), Ashford 
Road and Tideswell Road. The proposal introduces a new pedestrian entrance in 
Terminus Road further west, towards Ashford Road and the railway station. This 
will improve pedestrian access to the site from the station. 
 
A footway is shown along the Ashford Road frontage which scales at 
approximately 1.2m wide. At two points where the means of escape exit onto 
the street, the footway narrows to approximately 500mm. Whilst ideally this 
should be widened, it is accepted that Ashford Road is not a route many 
pedestrians will use and therefore, it can remain as proposed. 
  
It is also noted from the drawings that along the Ashford Road frontage there 
are a number of doors which open outwards. If this area remains public highway 
then the design should be amended to prevent this as Section 153, Highway Act, 
1980, specifically precludes this without agreement.  If this area is stopped up 
then outward opening doors would no longer be a highway issue. 



 
Construction Management 
 
A construction management plan has been submitted as part of the application. 
This covers a number of highway related aspects that will be affected during the 
construction. This does not go into enough detail due to the limited information 
available at the time of writing and therefore a separate Traffic Management 
Scheme must be submitted and agreed prior to demolition commencing.   It is 
important that lorry routing is agreed as part of the S106.  It is also important 
that the contractor rectifies any damage to the highway and therefore, the 
developer will be required to enter into a S.59 agreement. 
 
Travel Plan 
 
A framework travel plan has been submitted as part of the application. This sets 
out the existing situation as well as a plan for establishing and implementing a 
travel plan once the development is complete. It also states the importance 
which the recently published National Planning Policy Framework places on 
Travel Plans. They are seen as a key tool which should be provided by all 
developments which generate a significant amount of movement.  
 
The Travel Plan will need to be secured by legal agreement between the 
applicant and East Sussex County Council. In accordance with the TRICS SAM 
methodology, it must be monitored over 5 years (by independent traffic counts 
and surveys), targets agreed for reduced car use and additional measures 
implemented to ensure targets are met.  A Travel Plan Audit fee of £6,000 will 
also need to be secured as part of the S.106 agreement to cover assessment of 
the Travel Plan and to assess the monitoring.   
 
Site Boundary  
 
Part of the site boundary along the Ashford Road frontage is actually on land 
that is adopted public highway, as well as being owned, in part, by East Sussex 
County Council.  The applicants should discuss the ownership with the County 
Council’s Estates Department. 
 
A stopping up order will therefore be required to remove the highway rights 
from this land and allow the development to go ahead. This being the case the 
order can most easily be obtained using the Town & Country Planning Act, 1990. 
An application would need to be submitted to the Department for Transport, 
National Casework Team, should planning consent be granted.  This needs to be 
completed prior to any commencement of development.  There shouldn’t be any 
significant problems with this but the stopping up process typically takes 5 
months.  However, it can take up to a year if there are objections. 
 
In order to progress this order a letter will be required from the Highway 
Authority confirming they do not object to the stopping up of this area.  
 
Terminus Road Improvement Scheme 
  



Eastbourne Borough Council has been seeking improvements to this area of the 
town for some time. The proposed Arndale development adjacent to Terminus 
Road has given an impetus to bringing this proposal forward.   
 
East Sussex County Council, Eastbourne Borough Council, Performance Retail 
Limited Partnership and the local Bus Operators have been working together to 
agree the principle of the improvements, with the benefit that these will help the 
local economy to thrive by encouraging more people to use public transport, 
walk and cycle to the town centre. 
  
A number of alternative layout designs have been developed and considered 
which have resulted in a preferred layout. In broad terms this layout moves the 
majority of the bus stops from Terminus Road to Cornfield Road. This then 
allows the footways to be widened and a section of one way shuttle lane to be 
installed in Terminus Road.  
 
These improvements would need to be designed and implemented prior to the 
opening of the new extension. A public consultation is likely to be needed on the 
proposals prior to implementation. 
 
These works will be brought forward jointly by all parties. The cost of these 
works is likely to be largely met by East Sussex County Council with a 
contribution from the applicant. However, the final cost of the scheme is not yet 
known as the final design and material specification has yet to be agreed.  
 
Financial Contributions 
 
The applicant is to make a contribution towards the Terminus Road 
improvements which will both help to encourage public transport use by creating 
a much improved public realm at this major public transport hub and, by 
increasing the attractiveness of the town centre, will benefit the local economy.  
 
However, no other transport measures or contributions are proposed by the 
application.  There is concern that the development is not making best use of 
the sustainable nature of the site, and is not promoting or proposing funding of 
measures designed to build on that.  
 
Paragraphs 35 of the NPPF states that:  
 
Plans should protect and exploit opportunities for the use of sustainable 
transport modes for the movement of goods or people. Therefore, 
developments should be located and designed where practical to 
● accommodate the efficient delivery of goods and supplies; 
● give priority to pedestrian and cycle movements, and have access to high 
quality public transport facilities; 
● create safe and secure layouts which minimise conflicts between traffic 
and cyclists or pedestrians, avoiding street clutter and where appropriate 
establishing home zones; 
● incorporate facilities for charging plug-in and other ultra-low emission 
vehicles; and 
● consider the needs of people with disabilities by all modes of transport  
 



It is expected that a scheme of this size and type should reinforce its sustainable 
transport accessibility by providing and contributing towards off site 
improvements such as bus lanes on approaches to the town centre and cycle 
routes.   This will be subject to negotiations on the S.106 if consent is to be 
granted.    
 
The Highway Authority and the Borough Council would like to see real time 
signage in Eastbourne to inform drivers of the availability of parking spaces in 
the Town Centre car parks. This has a number of advantages such as improving 
traffic flow and reducing the need to drive around looking for a space.  Given the 
reliance of the proposals on improved car parking facilities, a contribution 
towards the implementation of a Car Park Guidance System is appropriate. It is 
envisaged that this system will be implemented once further town centre 
developments have come forward and have also made contributions towards 
such a system. 
 
Conclusion 
 
The Transport Assessment supporting the application demonstrates that there 
would be no unacceptable highway or parking consequences as a result of the 
proposed development. 
 
However, it is regrettable that the proposal does not take full advantage of the 
existing transport sustainability of the site, and does not seek to build on that. 
 
The proposals as submitted are acceptable to the Highway Authority only 
subject to the completion of a S.106 agreement covering:  
 

• a financial contribution, towards the Terminus Road improvement scheme 
• a financial contribution towards a Car Park Guidance System  
• a Travel Plan, including an audit fee of £6000.’ 

 
Finally, in the event that planning permission is granted, the Highway Authority 
has asked for the following conditions to be attached: 
 

• parking areas to be provided prior to occupation of the development as a 
whole 

• details of cycle parking to be submitted and approved 
• Wheel washing facilities to be provided within the site 
• A Traffic Management Scheme to be submitted and approved prior to 

demolition works 
• A financial contribution to be provided towards the Terminus Road 

improvement works 
• A financial contribution to be provided towards the implementation of a 

Car park Guidance System for the town centre. 
 
The Assistant County Archaeologist has confirmed the following: 
 
‘The proposed development is situated within an Archaeological Notification 
Area, defining an area of prehistoric finds and deposits. This activity appears to 
have been focused on the Bourne Stream (now culverted) which runs through 
this area. During the construction of Eastbourne Station in the 19th century, 



Pleistocene deposits (sealed by clay deposits) were encountered which contained 
fossilized bones of Red deer and other animals. At the same time and apparently 
buried in a chalk marl deposit were later prehistoric and Roman finds, including 
two human burials. During building work in 1910 in Terminus Road a pair of 
Bronze Age copper-alloy axes were found at a depth of c. 3 metres. 
Although shallower archaeological deposits and remains are likely to have been 
heavily disturbed by modern building development, there is a potential that 
deeper buried deposits, especially important Pleistocene remains, will have 
survived which may be impacted by the new development proposals. 
In the light of the potential for loss of heritage assets on this site resulting from 
development, the area affected by the proposals should be the subject of a 
programme of archaeological works. This will enable any archaeological deposits 
and features, disturbed during the proposed works, to be adequately recorded. 
These recommendations are in line with the requirements given in the NPPF (the 
Government’s planning policies for England):  
 
141. Local planning authorities should make information about the significance 
of the historic environment gathered as part of plan-making or development 
management publicly accessible. They should also require developers to record 
and advance understanding of the significance of any heritage assets to be lost 
(wholly or in part) in a manner proportionate to their importance and the 
impact, and to make this evidence (and any archive generated) publicly 
accessible. However, the ability to record evidence of our past should not be a 
factor in deciding whether such loss should be permitted. 
I would therefore ask that the following condition be applied to any planning 
permission that is granted in respect of this application: 
 
No development shall take place until the applicant, or their agents or 
successors in title, has secured the implementation of a programme of 
archaeological work in accordance with a written scheme of 
investigation, including a timetable for the investigation, which has 
been submitted by the applicant and approved in writing by the local 
planning authority and the works shall be undertaken in accordance 
with the approved details. 
 
Reason: To enable the recording of any items of historical or 
archaeological interest, as the development is likely to disturb remains 
of archaeological interest, in accordance with requirements within the 
NPPF. 
 
In furtherance of this recommendation, we shall be available to advise the 
applicant on how they can best fulfil any archaeological condition that is applied 
to their planning permission and to provide a brief setting out the scope of the 
programme of works. 
 
It is expected that the written scheme of investigation will confirm the action to 
be taken and accord with the relevant portions of the East Sussex County 
Council document Recommended Standard Conditions for Archaeological 
Fieldwork, Recording and Post-Excavation in East Sussex (Development Control) 
(2008) including Annexe B.’ 
 



East Sussex County Council’s Development Contributions Co-ordinator 
has confirmed that with reference to a) the Eastbourne Borough Plan saved 
Policies (2007) and the Submission Eastbourne Plan – Core Strategy; b) the 
County Council’s adopted Supplementary Planning Guidance: ‘A New Approach 
to Development Contributions’; and c) the Community Infrastructure Levy 
Regulations 2010 as Amended and the National Planning Policy Framework 
(NPPF), the proposed development would not give rise to needs for contributions 
towards the provision of additional County Council service infrastructure, other 
than highways and transport. 
 
The Council’s Principal Planning Policy Officer has confirmed the following: 
 
‘Introduction and Principle of Development 
 
The general description of and justification for the proposal in the Planning and 
Retail Statement are noted. The applicant states in paragraph 3.1 of its Planning 
and Retail Statement that “The purpose of the proposed development is to 
provide an extension to the existing Arndale Centre which will secure the 
enhancement of Eastbourne Town Centre as a retail destination”. This approach 
is consistent with the aims and objectives of Eastbourne Borough Council. 
 
The principle of this type of development in this location is strongly supported 
and accords with the Council’s Corporate Plan and Community Strategy as well 
as with existing and emerging planning policies. The provision of additional retail 
floorspace in Eastbourne’s Town Centre is consistent with the National Planning 
Policy Framework, and the development plan (comprising the South East Plan 
and the Saved Policies in the Borough Plan). It is also consistent with the 
emerging policies set out in the Core Strategy and the Town Centre Area Action 
Plan. 
 
In planning policy terms, the proposed scheme is considered an appropriate 
design response to a key gateway site in a prominent Town Centre location. 
Furthermore, and critically, the additional retail floorspace will help deliver many 
of the regeneration aims and objectives sought by the Council. The scale of 
development is considered appropriate given the site’s location in the Town 
Centre, close to existing shops, services and facilities, and the railway 
station/bus interchange. It responds well to its setting and does not negatively 
detract from the prominent railway station clock tower landmark. It also relates 
well to the existing Arndale Centre and this extension will provide a seamless 
extension that provides increased permeability and additional access 
opportunities in this part of the town centre. It provides an efficient use of land 
and will deliver an appropriate design response to an under-utilised site. It will 
also help to improve the quality and attractiveness of the Town Centre enabling 
Eastbourne to compete more effectively with other retail centres at Brighton and 
Tunbridge Wells. 
 
This Planning Policy response has assessed the proposal against each of the 
relevant planning policy documents and these have been considered in turn. 
 
National Planning Policy Framework (NPPF) 
 



The National Planning Policy Framework sets out the Government’s policies for 
England. Paragraph 211 of Annex 1: Implementation states that for the 
purposes of decision-taking, the policies in existing plans “should not be 
considered out-of-date simply because they were adopted prior to the 
publication of [the] Framework”. Paragraph 212 of Annex 1 does, however state 
that “the policies contained in [the] Framework are material considerations 
which local planning authorities should take into account from the day of its 
publication”. 
 
Paragraph 215 of Annex 1 states that “due weight should be given to relevant 
policies in existing plans [i.e. the South East Plan and the Eastbourne Borough 
Plan] according to their degree of consistency with this framework (the closer 
the policies in [these plans] to the policies in the Framework, the greater the 
weight that may be given)”. 
 
Paragraph 216 states that “decision-takers may also give weight [unless 
material considerations dictate otherwise] to relevant policies in emerging plans 
[such as the Core Strategy and the Town Centre Area Action Plan] according to” 
the stage of preparation of the emerging plan; the extent to which there are 
unresolved objections to relevant policies; and the degree of consistency of the 
relevant policies in the emerging plan to the policies in the Framework. 
 
The NPPF states that a “presumption in favour of sustainable development” 
should be seen as a golden thread running through both plan-making and 
decision taking (paragraph 14). The NPPF also sets out twelve core principles 
that should underpin decision-taking. 
 
Whilst paragraph 23 of the NPPF is specifically related to local planning 
authorities drawing up Local Plans, it does provide key guidance on the role of 
town centres, which it states should be recognised as being at the heart of their 
communities (and it requires local planning authorities to “pursue policies to 
support their vitality and viability”. The proposed extension to the Arndale 
Centre will help to ensure the role of the town centre is at the heart of the 
community and help to promote a competitive town centre that provides 
customer choice and a diverse retail offer. 
 
Paragraph 24 of the NPPF requires local planning authorities to “apply a 
sequential test to planning applications for main town centre uses…They should 
require applications for main town centre uses to be located in town centres, 
then in edge of centre locations and only if suitable sites are not available should 
out of centre sites be considered”. The sequential test makes it clear that the 
preference for town centre uses should be the town centre and the application 
site is consistent with this being located within the town centre in a very 
accessible location, close to the railway station and bus interchange. It can 
therefore be concluded that the proposed extension to the Arndale Centre is 
consistent with the NPPF. 
 
The South East Plan 
 
Whilst the Government has announced an intention to revoke regional 
strategies, at the time the planning application is being determined, the South 
East Plan remains part of the development plan for Eastbourne and is therefore 



a document that should be considered in the determination of this planning 
application. The South East Plan sets out a regional strategy and hierarchy of 
centres. 
 
Policy TC1: Strategic Network of Town Centres identifies Eastbourne as one of 
twenty-two Primary Regional Centres across the South East. The South East 
Plan states that these (and twenty-seven additional Secondary Regional 
Centres) will be the focus for large scale developments. 
 
Eastbourne Borough Plan (2001-2011) Saved Policies 
 
The Borough Plan, which was adopted in September 2003 and partially 
rescinded in September 2007, continues to form part of the development plan. 
 
The application site is identified on the Borough Plan Proposals Map Town Centre 
Inset Map as being within the Town Centre and consequently subject to Policies 
TC1, TC3, TC12 and TC14. It is also within an area identified as being identified 
for a Mixed Use Scheme at the Western End of Terminus Road (Policy TC5), and 
within the Town Centre Shopping Area: Primary Shopping Area (Policy TC6). 
 
Policy SH1: Retail Hierarchy is a key policy in ensuring a vital, viable and 
sustainable hierarchy of shopping centres that meet the needs of the Borough. 
It seeks to discourage further out-of-centre retail development and recognises 
the Town Centre at the top of the Borough’s retail hierarchy. This approach 
represents a highly sustainable solution to Eastbourne’s retail requirements. The 
Town Centre’s position in Eastbourne’s retail hierarchy will help deliver Shopping 
Policy Objective 2 (page 100), which seeks “To support and promote the Town 
Centre as the primary location for retail development”.  
 
Town Centre Policy Objective 1 on page 108 seeks “To maintain and encourage 
the development of retail uses so that the Town Centre remains a major 
shopping destination”. The proposed scheme will assist in ensuring that this 
objective is successfully achieved. 
 
Paragraph 10.22 recognised that additional retail floorspace was needed in 
Eastbourne’s Town Centre and stated that “Preliminary work undertaken on 
behalf of the Council suggests that the best location for additional retail 
floorspace in the longer term is the western end of Terminus Road between the 
existing Arndale Centre and the Railway Station…It is the purpose of this Plan to 
establish the planning policy framework for the proposal to ensure that any 
scheme [for an extension to the Arndale Centre] can be well integrated and 
enhance the existing Town Centre and include a public transport interchange, 
which is regarded as an essential component.” 
 
Policy TC5 states that “planning permission will be granted for a mixed-use 
development, including additional retail floorspace, residential and leisure 
elements at the western end of Terminus Road”. The proposed application will 
successfully deliver additional retail floorspace and could be supplemented with 
residential or leisure elements in the future. In light of the policy context, the 
scale of development is considered appropriate given the site’s sustainable 
location in the town centre and close to the railway station and bus interchange 
as well as existing shopping facilities. 



 
The proposed development would involve the demolition of several units in 
Primary Shopping Area (PSA) A (11-57 Terminus Road). Table 1: Town Centre 
Shopping Areas and Acceptable Proportions of Frontages in Non-A1 Uses states 
that the proportion of non-A1 uses should be “no more than 30%”. However, 
the proposal would see the existing A1 units replaced with new A1 units of a 
significantly higher standard and whilst there would be an initial loss of retail 
units during the demolition phase, the resultant development would significantly 
enhance the retail offer in this locality. 
 
Submission Core Strategy 
 
The Core Strategy, whilst not yet formally adopted, is now at an advanced stage 
in its preparation and should therefore be afforded some weight in the 
determination of this planning application. The proposed scheme is consistent 
with the Submission Core Strategy, which supports retail development in this 
location and identifies the broad location on the Eastbourne Key Diagram (page 
17) as a Key Area of Change adjacent to the railway station and bus 
interchange. 
 
Paragraph 1.1.5 recognises the key role that Eastbourne’s Town Centre plays. It 
states that “The Town Centre is an important retail and services destination 
serving Eastbourne and its surrounding hinterland. The Town Centre 
regeneration offers an opportunity to achieve a series of new high-quality 
developments…”. 
 
The Eastbourne Shopping Assessment Volume 1 is a key document that was 
prepared to “enable the Council to fully understand how the sub-regional 
shopping market operates in order that strategic regeneration and planning 
policies can meet the shopping needs of existing and future populations” and to 
form part of the evidence base for the Council’s emerging Local Development 
Framework (LDF)". Paragraph 5.7 of the Shopping Assessment noted that whilst 
Eastbourne is represented by multiple retailers, most of these serve the middle 
and lower end of the market. Paragraph 5.14 concludes that “there is continuing 
demand for space in Eastbourne town centre”. The findings of the Shopping 
Assessment influenced the Council’s strategic approach to the future retail needs 
of the Borough. A new high quality design response provides an opportunity for 
Eastbourne to attract a wider range of retailers. 
 
Paragraph 1.3.4 of the Submission Core Strategy states that “The Town Centre 
is currently under-performing relative to many other similar sized towns” and 
that “There is considerable potential for increasing its retail offer”. The proposed 
development provides an excellent opportunity to address this issue and 
enhance the town’s retail offer helping it to compete more effectively with other 
shopping centres in the sub-region such as Brighton and Tunbridge Wells. 
 
The proposed scheme is consistent with Key Spatial Objective (KSO)2: Spatial 
Growth and Key Spatial Objective (KSO)3: Town Centre Regeneration. KSO2 
seeks to deliver new shopping opportunities and states there will be an increase 
in the shopping floorspace in the town centre to ensure that Eastbourne remains 
an attractive place to visit. KSO3 seeks “To strengthen Eastbourne’s Town 
Centre as a leading sub-regional shopping and leisure destination”. The 



extension to the Arndale Centre will provide opportunities to enhance 
Eastbourne’s role as a leading sub-regional shopping destination. 
 
Policy C1: Town Centre Neighbourhood Policy seeks to achieve the Town Centre 
Vision of ensuring that “the Town Centre will maintain its status as a sustainable 
centre by maximising its economic potential and attract more shoppers, 
workers, residents and visitors…”. It aims to strengthen the retail offer through 
new retail development, expand the quality and range of public transport 
provision, improve the quality of the public realm and maintain a diverse range 
of services and facilities. The extension to the Arndale Centre will significantly 
strengthen the existing retail offer and the associated public realm 
improvements will enhance the urban environment in this part of the Town 
Centre. 
 
Figure 2 Town Centre Key Diagram identifies the development site as being 
within a broad area identified as a Major Retail Development Opportunity 
adjacent to Eastbourne railway station and the bus interchange. This confirms 
that the site has been identified for future retail development. 
 
Paragraph 3.2.6 identifies the main ambition for the Town Centre as being “to 
strengthen and regenerate the area to maximise its economic potential and 
attract more shoppers, workers, residents and visitors”. It states that “The retail 
offer will be strengthened by delivering new retail development and enhancing 
links between different areas of the town centre”. It also notes that “Parts of the 
Town Centre suffer from a poor quality public realm and [that] there is an 
opportunity to improve these spaces to make the environment more attractive 
for pedestrians and shoppers”. The proposed scheme delivers new retail 
development helping to enhance linkages between the railway station and the 
bus interchange. 
 
Policy D4: Shopping states that “Development of the Town Centre’s role as the 
primary comparison shopping destination within Eastbourne and its rural 
hinterland will be promoted by: 

• Protecting larger units – particularly in the primary shopping frontages – 
from subdivision or change of use 

• Ensuring that new retail development: 
o Makes a positive contribution to improving the Town Centre’s 

viability and vitality; 
o Supports the creation of a comfortable, safe, attractive and 

accessible shopping environment; 
o Improves the overall mix of land uses in the Town Centre; and 
o Strengthens the town’s independent retail offer, and improves the 

integration between the primary shopping area and the seafront.” 
 
The proposed scheme responds well to emerging Policy D4. The application has 
ensured that the presence of A1 units is preserved on the key Terminus Road 
frontage. The design creates an all-weather safe and attractive shopping 
experience, which will complement the Arndale Centre’s existing facilities and 
provides new retail opportunities to help Eastbourne compete more successfully 
with other shopping centres.  
 
Submission Town Centre Area Action Plan (TCAAP) 



 
Following extensive consultation, the Town Centre Area Action Plan (TCAAP) was 
submitted to the Secretary of State on 31st January, 2012 and is scheduled to 
undergo formal examination later this year. The policies contained within it may 
therefore be afforded some weight in the determination of this planning 
application. The TCAAP provides a key document that seeks to assist in the 
regeneration of Eastbourne’s town centre. It provides detailed site-specific 
advice setting out the broad parameters of the type of development that would 
be considered acceptable on the application site. 
 
The Vision for the Town Centre states that “By 2027, Eastbourne Town Centre 
will be a place that attracts more shoppers, workers, residents and visitors to 
spend more time enjoying a vibrant and varied offer and mix of uses in a well 
connected series of attractive streets and public spaces”. Increasing investment 
in the town will bring wide-ranging benefits and will allow Eastbourne to respond 
effectively to this vision. 
 
The Arndale Centre is identified in Figure 1 as being within the Primary Retail 
Area (Policy TC4) and within a Development Opportunity Site (Policy TC18). It is 
also identified in Figure 2 as being within the Retail District Character Area and 
adjacent to a gateway into the town centre. It is therefore a key location for new 
development and one that, given the site’s prominent location, will make a 
positive contribution to people’s experience and perception of the town. 
 
Policy TC2: Town Structure identifies a series of key approaches, gateways, 
streets and public spaces, which will collectively help to achieve a more legible 
town centre structure. Paragraph 3.15 identifies the railway station and the 
public transport interchange on Terminus Road as being a key gateway into 
Eastbourne. Paragraph 3.16 states that “Gateways must positively announce 
arrival into Eastbourne and create a welcoming first impression of the Town 
Centre through the design of the public realm and the character of the 
surrounding built form”.  
 
Paragraph 5.9 identifies the application site as being within Development 
Opportunity Site One (the area focused on land at the junction of Terminus Road 
and Ashford Road). The site is considered to offer significant potential to: 

• Expand retail capacity and consider complementing it with other uses 
such as office space or apartments on upper floors; 

• Establish a stronger retail focus and built form improving the quality of 
the overall environment; 

• Enhance links to the independent retailers along Grove Road and South 
Street through improvements to the public realm; and 

• Contribute to increasing the capacity and quality of the public transport 
interchange in Terminus Road. 

 
Paragraph 5.10 states that “Proposals should take the form of a comprehensive 
redevelopment scheme that links into and extends the Arndale Centre.” The 
proposed scheme is considered to accord well with the principles set out in 
paragraphs 5.9 and 5.10 on the basis that it expands the existing retail capacity, 
establishes a much stronger retail focus and significantly enhances links in this 
part of the Town Centre. 
 



Policy TC18: Development Opportunity Site One is an important emerging policy 
that identifies the Council’s aims for the development site. It sets out a series of 
key development components that should be incorporated into proposals for the 
comprehensive redevelopment of Development Opportunity Site One. These 
include the inclusion of active frontages, important corners providing a local 
landmark, a mix of uses, good pedestrian access, servicing and vehicle access, 
parking and public realm improvements. 
 
The proposed scheme maintains the existing active frontages on Terminus Road 
and at the Ashford Road junction and is therefore consistent with Policy TC18. 
The majority of the Ashford Road frontage is given over to service areas. The 
Policy also states that “Servicing and vehicle access will be provided from 
Ashford Road or shared with the existing facilities for the Arndale Centre”. The 
scheme accords with this principle. 
 
Policy TC18 states that “Storey heights [at Development Opportunity Site One 
should] range from 3 to 5 storeys above street level with height increasing 
towards the corner of Terminus Road and Ashford Road”. The proposed scheme 
has adopted this principle in its design and placed the tallest element of the 
development at the edge of the site on the western boundary at the junction of 
Terminus Road and Ashford Road. The scheme recognises the important corner 
at the junction of Terminus Road and Ashford Road and provides a landmark 
design that whilst providing a unique contemporary design that takes its form 
from Eastbourne’s coastal heritage does not detract from the railway station 
clock tower as the principal focal point. 
 
Whilst Policy TC18 requires A1 uses providing new retail facilities, it also 
considers A3 restaurants and cafes at ground floor level and B1 (a) offices, C3 
residential and D2 assembly and leisure above the ground floor to be acceptable 
uses. The proposed scheme is consistent with this providing a combination of 
A1, A2, A3, A4 and A5 uses at ground floor and first floor levels.  
 
Policy TC18 also requires a new pedestrian route to be “established through the 
site linking into the existing Arndale Centre” and the proposed scheme helps 
deliver this providing a new glass-covered walkway linking the existing Arndale 
Centre with Terminus Road, close to its junction with Ashford Road. 
 
Developer Contributions (Section 106) 
 
East Sussex County Council will advise on Section 106 contributions towards its 
infrastructure requirements as part of its formal response to this planning 
application. In addition, it is proposed that the applicant will provide a financial 
contribution towards public realm improvements that are to be sought alongside 
the proposed extension to the Arndale Centre. The precise level of developer 
contributions will be agreed through discussions between the applicant and the 
case officer. 
 
Conclusions 
 
Having assessed the planning application in detail, Planning Policy concludes 
that the principle of development is consistent with the National Planning Policy 
Framework, and the development plan. It is also consistent with the emerging 



planning policies set out in the Submission Core Strategy and the Submission 
Town Centre Area Action Plan.  
 
The scale of development and the provision of additional retail floorspace is 
entirely appropriate and accords well with the Council’s aims and objectives for 
the Town Centre. The proposal will provide additional retail floorspace and assist 
the Council in strengthening Eastbourne’s Town Centre helping it consolidate its 
position as the primary comparison shopping destination in Eastbourne and its 
rural hinterland.  
 
The proposed scheme will provide increased choice for residents, visitors and 
tourists to Eastbourne providing an enhanced range of shopping opportunities 
and will assist the Town Centre in competing more effectively with other centres 
at Brighton and Tunbridge Wells. The site has already been identified as under-
utilised and one that would benefit from regeneration opportunities and the 
proposed scheme responds well to the site providing a design that utilises the 
land efficiently and effectively.’ 
 
The Council’s Economic Development Manager has provided comments on 
the following matters: 
 

• Increased retail floorspace supporting business and tourism 
• Improving Eastbourne’s trading position and maximising the economic 

potential 
• Impact on employment, for both construction and retail 
• Section 106 Agreement, formalising recruitment and use of local labour  
• Signposting of other town centre areas 

 
‘The increase in retail floorspace is seen to provide an excellent opportunity to 
expand the general retail offer, with suitable new accommodation for larger 
brand names and individual traders. This proposal will improve significantly the 
offer for residents and tourists and with the use of upper floor levels maximise 
the comparison retail offer. 
 
The result of the expansion will be a stronger retail offer, also improving the 
quality of the overall environment, with links to the transport gateway. It is seen 
that the dwell time within the town will be improved by the added offer, which in 
turn benefits all areas of trade within the town. The proposal is in line with 
recommendations made by the Mary Portas Review.  
 
The extra space will generate new jobs within the construction industry and 200 
roles in the retail sector. By working in partnership with Activating Eastbourne 
(AE), the opportunities for training and apprenticeships will be formalised under 
the Section 106 legal Agreement in association with AE partners, and ensure 
50% of local people and 50% local companies are given the opportunity to be 
involved in the proposal. Local in this situation means Eastbourne, Sussex and 
Kent.  
 
Using the standard Section 106 Agreement recently applied to Morrisons, we 
would look to monitor the terms with the employment of a Monitoring Assistant, 
and seek the sum of £5k from the developers to fund this role. Ideally this 



assistant role would be based in the Arndale Centre to maximise opportunities 
for partnership working and recruitment situations.  
 
The development will greatly enhance the principal trading positions and nearby 
Little Chelsea, plus improving the public realm. This in turn creates a safer 
environment to visit and live. Signposting of areas such as Grove Road, South 
Street, Seaside Road and Seaside should be encouraged within the Arndale to 
promote the smaller retail offers which in turn complement the larger brand 
names.  
 
In summary, this application is totally supported in Economic Development 
terms, and is seen to provide a shopping experience which places us on a level 
playing field with such towns as Brighton and Tunbridge Wells, and which 
supports the NPPF desire for town centre growth.’ 
 
The Council’s Retail Consultant reviewed the submitted Design and Access 
Statement and Planning and Retail Statement and raised questions regarding 
the following: 
 

• The growth rate of per capita spending on comparison goods and the 
likely completion date for the proposed extension 

  
• The demand for new retail floorspace and the impact on the town centre 

 

In response to the questions raised, it is considered that the growth rates 
identified in the Shopping Assessment are realistic.  

Whilst not a requirement to demonstrate retail need it is considered that there is 
sufficient capacity to support the proposed development and ensure that its 
delivery by 2016 would not result in a significant adverse impact on Eastbourne 
Town Centre. 

The retail units that are currently vacant in the town centre fail to meet the 
needs of modern retailers. They are on the whole too small and have 
inappropriate layouts and are therefore unable to accommodate the larger retail 
units that the town centre is currently lacking. 

The proposed development will draw expenditure currently directed to facilities 
outside the town centre.  It is anticipated that an improvement in the retail offer 
as proposed will also assist in enhancing the current market share of the town 
centre.         

 This increase in market share will not only lead to an increase in capacity,  but 
the improved attraction of Eastbourne Town Centre as a retail destination will 
also have spin off benefits for existing businesses within the town centre, 
through increased footfall and linked trips.   

 Similarly, the strengthening of the town centre could also increase demand and 
attraction for further retailers to be represented in the town centre.  This would, 
in addition to the increase in market share and increased footfall, have the 
effect of reducing the level of vacant floorspace within Eastbourne Town Centre.  



 It is therefore considered that the proposed development will have a positive 
impact on the town centre’s long term vitality and viability, and that there would 
be no significant adverse impact on other neighbouring centres, in accordance 
with relevant planning policy. 

 
The Council’s Conservation Consultant has confirmed the following: 
 
‘Terminus Road is bounded along its southern side by the Town Centre and 
Seafront Conservation Area which wraps around the boundary of the proposed 
redevelopment site up into Ashford Road, encompassing the grade II listed 
Eastbourne Railway Station.  Terminus Road is the principal shopping street, 
providing access to the existing (and proposed) Arndale Centre.  Ashford Road 
has become a major traffic route, swinging northwards around the back of the 
Arndale Centre and leading traffic through the town centre towards the eastern 
parts of Eastbourne.  These comments are therefore chiefly concerned with the 
effect of the proposed redevelopment on Terminus Road, the adjoining 
Conservation Area, and the setting of the listed station. This was built in 1886 to 
the designs of F D Banister and is a fine example of Victorian Gothic style, with a 
prominent clock tower which acts as the principal focal point in views along 
Terminus Road.   
 
Apart from the station, the principal historic buildings which will be affected by 
this proposal are a group of 19th century locally listed buildings (Nos. 63-67 and 
71-113 Terminus Road) further eastwards along Terminus Road.  However, 
these are set back from the street behind historic ground floor shop frontages, 
so their impact on the street scene is muted. Otherwise, this part of Eastbourne 
is characterised by very mixed development of several main building periods, 
including the mid to late 19th century, the Inter-War period, and from the 
1950s/early 1960s onwards.  The buildings sit on the back of the pavement with 
a common building line and this provides some cohesiveness although the ages, 
wall materials, details and roof finishes are varied.  These buildings are two or 
more usually three storeys high, with regularly arranged front facades, usually 
with a strong vertical emphasis which is provided by the use of sash windows.  
Roofs are often concealed by parapets.  Of note are the various well designed 
mainly late 19th or early 20th century banks (Lloyds, NatWest – which is locally 
listed – and HSBC) which are located on prominent corner sites and which make 
a major contribution to the streetscene.  These are quality buildings with strong 
rooflines which were clearly designed to impress and in all cases ‘turn’ the 
corner satisfactorily.  Barclays Bank, located next to the eastern end of the 
Arndale Centre, is a 1950s building of some merit – very tall, Portland stone 
clad, and carefully detailed. Whilst it is not on a corner, it is a key focal building 
along this side of Terminus Street due to its size and quality elevations.  
However, there are also a number of further mid 20th century buildings, 
including the buildings to be demolished, on both sides of Terminus Street (i.e. 
both within and outside the Conservation Area) of very limited architectural 
value. I therefore have no objection to the demolition of the buildings which 
stand inside the redevelopment site (but outside the Conservation Area) subject 
of course to a satisfactory scheme for their replacement. 
 
The current scheme proposes two/three storey facades facing Terminus Road 
with simply glazed shopfronts below white rendered walls which are enlivened 



by timber slate details and perforated steel panels.  The overall effect is 
relatively restrained and continues the existing Arndale elevations satisfactorily.  
A new entrance to the shopping mall has been provided facing Terminus Road, 
which cannot be located on the corner with Ashford Road (which might have 
been the logical place) because of the need to provide new shops on both sides 
of the new mall.  
 
As a result, the proposed corner building facing the listed railway station has no 
evident function part from acting as an ‘eye catcher’ to draw shoppers into the 
adjoining mall.  The architects have, after a series of different designs, now 
provided a dramatic cut-away corner with slightly angled walls and parapets, 
which are punctured by a V-shaped inset of curtain walling.  Irregularly-shaped 
shop windows sit on either side, with a plinth of Forticrete blockwork which 
continues around into Ashford Road.  Here, the treatment is different as the 
elevations are not shopping frontages, so a framed system has been specified 
which is again very simple. 
 
The proposed corner treatment is unusual and I can understand why there has 
been some local criticism of this particular element of the scheme.  However, I 
consider that on balance, and with some minor amendments, the listed station 
clock tower would remain the dominant feature in views from the east and west 
along Terminus Road.  There is no reason why an honest, modernist approach 
cannot work in this sensitive location, even where the proposed new building sits 
so close to such a fine listed building as the station.  The success or otherwise of 
these proposals depends on the work being of the highest possible quality with 
suitable materials and robust detailing which will withstand the maritime 
location.  I would therefore like to suggest some minor changes which could 
make the scheme more acceptable and which would still provide the developers 
with the corner feature they want.  These are: 
 

o Keep the cut-out but make the parapet height consistent and about one 
metre above the height of the proposed parapet facing Terminus Road 

o Ensure that the walls are vertical (the drawings suggest that they lean 
out, although the plans do not appear to confirm this) 

o Make the shop windows square 
o Consider the use of coloured render rather than white for this element of 

the scheme 
o Move the signage around the corner onto the Terminus Road elevation 

     
It may not be possible for commercial reasons, but there is also an opportunity 
for the cut-out to reveal the shopping floors behind, rather than being opaque, 
which will strengthen the draw of shoppers into the mall.’   
 
In response to these comments, the applicant’s architects have made the 
following changes to the design of the corner feature: 
 

• The corner feature has been opened up  
 

• The ground floor shop front on the corner feature has been recessed to 
create more space 
 



• The overall height of the parapets has been reduced, so that it is the 
same height on both sides and the height of the shop front glazing has 
been increased slightly 
 

• A vertical setback has been added which creates a more subtle break, but 
follows the same design language as the rest of the Terminus Road 
façade. This has also allowed the shop front glazing on the Terminus Road 
frontage to be increased 
 

• The areas for signage have been reduced in scale and the location has 
been revised 

 
• The scale of the corner feature has been reduced by extending the 

Kingspan panels along Ashford Road towards the corner. Colour has also 
been introduced to the underside and the inner face of the projecting 
walls to add interest and help articulate the under croft walkway 

 
The Council’s Conservation Officer has confirmed the following: 
 
‘The proposed Arndale extension is located on the boundary of the Town Centre 
and Seafront Conservation Area and also impacts upon the setting of three listed 
building, All Souls Church (Grade II*) and Vicarage (Grade II), and the Railway 
Station (Grade II). 
 
Current Site 
 
The land west of the Arndale and bordered by Ashford Road and Terminus Road 
is currently occupied by a rear service area, as well as a row of 1960s shops and 
the Gildredge Pub which front Terminus Road. In respect of its impact on the 
heritage assets within the area, this area does not help to better explain the 
significance of the asset and does not provide any positive contributions to the 
setting of the Conservation Area or listed building. Therefore there are no 
conservation concerns with regards to the redevelopment of the site.  
 
All Souls Church and Vicarage 
 
The impact of the Arndale development on the setting of the two listed buildings 
is considered to be limited in its effect. The church’s immediate surroundings are 
terraced residential properties, roughly 2-2 ½ storeys in height which enclose 
the site. This enclosed space means that there are limited views out from the 
listed buildings beyond its immediate setting. However one key view from the 
front of the Church is between 42 and 44 Susan’s Road, where the Arndale car 
park is clearly visible. From this vantage point, the proposed development 
consists of the addition of 2 levels on top of the current car park. However, this 
extension is set back from the front section of the current building, which 
actually results in the extension having a greatly reduced impact on the view 
from the listed buildings.  
 
Furthermore, a key characteristic of the church is its prominence among the 
smaller residential properties making it a significant statement within its setting. 
The increase in the car park, however, is not considered to have any bearing on 



the significance of the church, as it is a considerable distance away from the 
church and will not be seen in close connection to it. Therefore, there are no 
conservation concerns with respect to All Souls. 
 
Railway Station 
 
Car park 
In respect of the setting of the building the main concern is the circulation core, 
which projects a further 6m above the current maximum height of the building; 
this is needed for all the lift mechanisms and will be a considerable addition to 
the building. However with the re-development along Ashford Road the views 
out from the train station will be limited, as the new elevation will greatly reduce 
the angles from which the circulation core can be seen. Therefore, there are no 
conservation concerns with this aspect of the design. 
 
The Gateway 
 
The key focal point of the listed train station is the prominent clock tower set 
against the bulk of the main building. This is an important consideration and key 
feature within the streetscape.   
 
The proposed gateway to Terminus Road is very modern in design and 
construction. The focal point is the two slabs that form a crevasse in filled with 
glass. This is positioned at a very prominent junction, which requires a 
statement piece for its location. One concern was the increase in height of the 
new building, and if this was to have an adverse effect on the setting of the 
listed structure, especially on the prominence of the clock tower, a key element 
in the building’s design. 
 
A further assessment of the area does show that the properties on the other 
corners of the crossroads onto which the Gateway is to face have a similar 
height to the new entranceway. Furthermore that due to the urban environment 
of Eastbourne Town Centre, the station will only be viewed against the new build 
from limited view points. The distance between the two properties at the 
crossroads, does help to provide some perspective when viewed together from 
the Grove Road end of Terminus Road. It is considered that this will help reduce 
the visual impact of the gateway on the setting of the listed building.  
 
Therefore with regards to the setting of the listed building it is considered that 
the new development will not have an adverse effect upon its setting.  
 
Ashford Road Elevation 
  
Ashford Road elevation is much plainer than the Terminus Road facade. The 
section of the station affected does have an attractive canopy, but is fairly 
functional in its use and has no significant relationship, in terms of design or 
interaction/use, to the other side of the road. Therefore the proposed design is 
acceptable.  
 
Furthermore, historically this area had been residential housing with some 
storage and work sites, which were positioned up to the edge of the streetscape. 



Therefore the development following the full extent of the site along Ashford 
Road is acceptable with regards to the listed building.   
 
Town Centre and Seafront Conservation Area 
  
Ashford Road Elevation 
 
As stated above, this site currently acts as a service area for the rear of the 
shops along Terminus Road and the Arndale Centre. Its use is extremely 
functional and in its current form, it is not a positive, visual and aesthetic 
contributor to the setting and appearance of the Conservation Area.     
 
In the new proposal this section of the design has little activity occurring along 
it, with only service doors adding any detailing. It has, however, been broken up 
using the vertical and horizontal detailing. The horizontal detail is created 
through the finish on the upper levels of the building, while the vertical lighting 
details help to break up the units along this blank and extensive façade, 
providing some variety to the design of the building. 
 
In its current form this area does not preserve or better reveal the special 
qualities of the Conservation Area. The historical connection between the station 
and this area of Eastbourne has been lost for many years and the new 
development helps to improve the aesthetic connection between the site and the 
station and it visually improves this section of the road. 
 
Gateway 
 
The proposed gateway is located on a prominent corner at a crossroads within 
the Conservation Area, although this corner is outside the Conservation Area, 
the other three are within it.  
 
The current building does not help to enhance the setting of the Conservation 
Area, as it does not provide the necessary impact for this location. It instead 
looks fairly weak in comparison to the other prominent buildings at this junction. 
Therefore, the proposed gateway will help to make the statement required but 
will be within the scale and scope of the other buildings in this area. It will 
provide a modern twist to the design but keep the stature required for the 
location. 
 
Terminus Road 
 
Terminus Road elevation, helps to provide the traditional shop frontages, 
although with a modern design. This will help to retain the urban shopping 
character of the town. Therefore this does not raise any conservation issues.   
 
Materials 
 
It is appreciated that the materials proposed for the Arndale, are considered to 
provide a dramatic and very different statement to the traditional materials 
already used within Eastbourne as well as link the development back to the 
previous Arndale structure with the use of white, to reflect the concrete entrance 
seen further down Terminus Road. 



 
A sample of all external materials should be provided to ensure that the 
materials are acceptable and that they work together within the environment. 
 
Conclusion 
 
In conclusion, it is considered that the proposed redevelopment of the land west 
of the Arndale Centre and bounded by Terminus Road and Ashford Road to allow 
for the redevelopment of the Arndale Centre is acceptable on conservation 
grounds.  
 
It has a limited impact on the setting of All Soul’s Church and Vicarage and the 
Railway Station. The improvements are also considered to have a positive 
impact on the adjacent Conservation Area. The extension to the car park does 
not greatly impact on the setting of the heritage assets either. 
 
Therefore with respect to the designated assets and their setting, the 
redevelopment of the Arndale is considered to be acceptable on conservation 
grounds.’  
 
The Eastbourne Society has confirmed the following: 
 

• It welcomes the extension to the Arndale and congratulates the 
developers on their imaginative proposals. 

• It will improve Eastbourne’s shopping offer for residents and visitors. 
• In general the modern style is acceptable. 
• However the Society strongly objects to the design of the building on the 

corner of Terminus Road and Ashford Road, which is directly opposite the 
Grade II Listed Railway Station building and corner Clock Tower. The 
proposed building would have a ‘demeaning’ effect on the listed building, 
which is ‘an outstanding example of a provincial railway station’. The 
proposed building also borders the Town Centre Conservation Area. 

• The main reasons for the concerns are: 
□ the building is too high and should be reduced in height so that the 
Clock Tower is the dominant feature on this junction. With the present 
proposal the Clock Tower would merge into the new building. 
□ the design of the corner building ‘is most unattractive – indeed ugly’. It 
should be redesigned and should pay respect to the listed railway station. 
At the moment it is conflict with it. 
□ Pleased that unattractive Gildredge Pub is to be demolished, but believe 
it should be replaced with a sympathetic building which could echo the 
original Victorian Gildredge Hotel.  Alternatively a modern, well designed 
and well proportioned building could enhance this important corner site. 

 
In response to these comments, the applicant’s agents have confirmed the 
following: 
 
‘It is not the intention of the scheme design to provide a pastiche Victorian 
elevation. In any event the architectural style is quite mixed in this location. The 
proposed design seeks to provide a modern contemporary approach to the Town 
Centre with reference to Eastbourne’s heritage.  
 



The corner element is intended to be a distinctive and dramatic architectural 
statement. The overwhelming majority of the public, evidenced in the 
Statement of Community Involvement document support the approach taken. 
Notwithstanding this position, the design has been revisited following the DRP 
feedback. The corner feature has been altered by amending the angled step to a 
clean vertical setback, levelling the height of the corner feature flanks, opening 
up the width with a recessed ground floor shop front to create more space and 
improve visibility to and from the station.’ 
 
The Council’s Arboricultural Officer has confirmed that there is a landscaped 
area adjacent to Ashford Road, which was completed as part of the original 
Arndale Centre development. The trees include Ash, Pine and Maple, which 
screen and soften that aspect of the existing building. The trees would have to 
be removed to facilitate any construction. 
 
There are no Tree Preservation Orders relating to the trees. 
 
There is a mature Whitebeam on the highway footpath, although the tree could 
be protected during any demolition works, it is considered that requirements for 
utility services and the construction would lead to the removal. The tree was last 
inspected in March 2012 and although works are required, the tree has a 
reduced safe life expectancy due to the restricted root growth. Therefore as a 
result of the limited arboricultural and landscape value associated with the 
landscaped area there are no objections to the loss of the trees.  
 
The Council’s Environmental Health Officer has no objections to the 
proposed development subject to conditions being attached to any grant of 
consent relating to site investigations to deal with any potential contamination 
and to restrict the noise associated with any plant or equipment. 
 
The Conservation Area Advisory Group considered the application at their 
meeting on 17 May and confirmed their full support in principle for the extension 
of the shopping centre. However they raised concerns regarding the design of 
the corner of the extension and its relationship with the railway station and 
recommended that the design should be amended to respect the listed building 
and to soften the impact upon it. 
 
The Disability Involvement Group has asked why Shopmobility had not been 
allocated space in the proposed extension.  The Group has stressed that this 
service is currently well used in Eastbourne and that petitions had been sent to 
the applicant stating the need for the scheme.   
 
The applicant has confirmed that the existing subsidised Shopmobility facility will 
not be lost in the new proposals and will continue in its current location. 
 
Prior to the submission of this planning application, draft proposals were 
presented to the South East Regional Design Panel (SERDP) in November 
2011.  The Panel acknowledged that it was a key project at the heart of 
Eastbourne and welcomed the opportunity to see it at an early stage before the 
design was finalised. 
 



The Panel supported the proposed environmental strategy but considered that 
more needed to be made of the civic opportunity that such a large investment 
represents. In particular the chance to secure lasting improvements to the 
public realm and to enhance the townscape with high quality architecture.  In 
addition, it was considered that the setting of the railway station and the 
experience of visitors arriving by train made the junction treatment especially 
important. 
 
Regarding ‘Context’, the Panel confirmed the following: 
 
‘The Arndale is apparently trading successfully and has recently been 
refurbished. There are no plans for redevelopment. There is however a 
perceived shortage of larger shop units in the Centre and in the town as a 
whole; the proposed western extension will remedy this deficiency and help to 
maintain Eastbourne’s competitiveness. The site has been identified in the 
Eastbourne Area Action Plan as a Development Opportunity and the scheme will 
be accompanied by various improvements to the public realm. 
 
The Centre is in a pivotal position between the east and western halves of the 
town. The site of the proposed extension is triangular, with Ashford Road to the 
north west, Terminus Road to the south and the existing Centre to the east. 
None of the existing buildings are of high quality but the apex of the triangle 
faces Eastbourne station, a notable Victorian landmark and a busy pedestrian 
crossing point. This is a key location in the town and provides an opportunity for 
a point of emphasis, not yet realised in the scheme. 
 
The area to the south and west of Terminus Road is a conservation area and the 
railway station is listed Grade II.’ 
 
With reference to ‘Design Principles’ the Panel confirmed the following: 
 
‘The design approach is in line with the Area Action Plan; a new shopping arcade 
linking into the old centre but with a new entrance on Terminus Road. There will 
be shopfronts along Terminus Road and the corner of Ashford Road, forming a 
continuous active frontage. Services and deliveries will be from the existing first 
floor service deck on Ashford Road and the height of the development will be in 
line with the buildings on Terminus Road. From the material we saw we think 
the bulk and scale is about right but this needs to be tested in context. It may 
be worth looking at several options, through a series of massing studies that will 
examine the design in key views, including the railway station and the unfolding 
views along Terminus Road.’ 
 
In response to these comments the architects undertook a Visual Impact 
Assessment, details of which were included in the Design & Access Statement 
 
The comments the Panel made regarding the Ashford Road elevation are as 
follows: 
 
‘The biggest challenge of the scheme, recognised by the architects, but to our 
mind not yet resolved, is the Ashford Road frontage. This is a well used route 
and the treatment of the buildings will be an important part of the perceptions of 
Eastbourne. It also faces the canopies of the listed railway station and deserves 



to be a positive part of the townscape. Whilst we accept that it will not work as a 
shopping frontage and that the shops in the arcade will be looking for a secure 
‘back of house’ area, we think that the design needs to reach out much more to 
its surroundings and if a screen is unavoidable it needs to be well handled at 
each end. Planting or public art may play a part in softening the impact, but 
they should be fully part of the design and not simply used as a veneer. Further 
thought might also be given to making this frontage more permeable and 
pedestrian-friendly.’ 
 
In response to these comments, the architects have confirmed that ‘a restricted 
palette of material is proposed to the length of this elevation which faces the 
listed station building producing a simple and repetitive stepped elevation to the 
rear of the retail development, mimicking the rhythm of the adjacent structure.’ 
 
With regard to the ‘Public Realm’ the Panel stated that: 
 
‘The scheme is being developed alongside improvements to the public realm, 
which are being led by the County Council and with active support from the bus 
operators…every effort should be made to ensure that the retail scheme and the 
public realm improvements are fully integrated and are of the highest calibre. 
This needs to go beyond the design of the shared space in Terminus Road and 
should also include Ashford Road and especially the crossing by the station to 
improve one of the main thresholds to the town centre. A comprehensive 
lighting strategy will be needed and there are opportunities for public art in the 
surfaces and street furniture as well as through the architecture. 
 
In response to these comments, the architects have confirmed that ‘they agree 
that the co-ordination of the proposed improvements to Terminus Road is 
integral to the success of the scheme. Hoare Lea has produced a Lighting Report 
which outlines our preferred strategies.’ 
 
Regarding ‘Architectural Considerations’, the Panel confirmed the following: 
 
‘The scheme has not yet been designed in detail and the elevations and 
perspectives we saw are indicative. They do however convey a lightness and 
simplicity that looks promising and will serve as a foil to the individual shops. As 
part of the architectural development it would be productive to look at the 
general character of Eastbourne and perhaps draw on its distinctiveness without 
resorting to imitation. The curved corner facing the railway station will need 
particular care as it will be the first building to be seen by many Eastbourne 
visitors. This is a key corner site and potentially, an element of some distinction. 
The scheme needs to be fully resolved at this point as it could become an 
important architectural feature for Eastbourne on one of the main road 
intersections in the town centre. The selection of glass and the transparency of 
the units during the day and night will also be key considerations.’ 
 
In response to these comments the architects have confirmed that ‘particular 
attention has been paid to this elevation and a number of design development 
appraisals have been carried out with subsequent design panels and the local 
authority.’ 
 
Finally, the Panel considered the sustainability of the scheme and confirmed: 



 
‘We welcome the comprehensive approach being taken in the environmental 
strategy and note the team’s aspiration to achieve a BREEAM rating of Very 
Good or Excellent. We especially endorse the commitment to passive design, 
minimising the reliance on building technology to save energy and other 
resources, and the intelligent use of daylight and natural ventilation.’ 
 
Prior to this planning application being submitted, pre-application proposals 
were also considered by the local Design Review Panel in February of this 
year. 
 
The presentation brought up the following questions: 
 

• The Ashford Road elevation had an abstract quality that suggests the 
creation of an environment that is hostile to pedestrians on a street that 
is already more of a ‘road’ than a ‘street’, with high vehicle speeds and 
repeated incidents of traffic accidents involving pedestrians. Was there 
scope for the scheme to improve this and contribute to traffic calming 
rather than relating to the scale and speed of vehicular traffic? 

• What were the proposed materials for the Ashford Road elevation? 
• Could it be designed to have a more human scale? 
• How will penetrations in this elevation be handled (fire escape and sub 

station)? 
• Why do the Ashford Road elevation, the corner building and the elevation 

to Terminus Road employ such varied architectural languages? 
• Why does the corner building employ dramatic architectural elements that 

suggest the importance of an entrance, when this is simply a shop 
window? 

• What environmental strategies have been considered in the design 
process? 

• Should there be an arrival point at the corner building? 
 
The main points in conclusion, drawn from the discussion around the questions 
raised were: 
 
Panel members agreed that their comments would address the way in which the 
draft scheme had responded to the concerns raised by the South East Regional 
Design Panel (SERDP) and to this end the comments focus on the quality of the 
public realm that is proposed and how the proposed architecture of the 
elevations impacts on this.  
 
Terminus Road - Panel Members supported the design rational for the location 
of the main entrance to the new mall. They were also supportive of the calm 
architectural language of the external envelope of this element of the scheme. 
They felt that it appeared more resolved and coherent than other sections of the 
scheme at this stage. 
 
Corner Building - Panel members felt that it was too assertive and dominant in 
relation to the Terminus Road elevation and did not link convincingly to either of 
the adjoining elevations. Additionally, its relative importance in the general 
urban hierarchy should be considered (i.e. shop window as opposed to railway 
station or main mall entrance). 



 
In response to these comments, the architects have confirmed that ‘this 
elevation has been subsequently reviewed and a fundamental change to the 
proposed material of the building has successfully linked the elevations from 
Ashford Road to Terminus Road.’ 
 
Ashford Road - Panel members felt that this was the least successful element 
of the scheme. The questions raised above about this part of the scheme 
remained unanswered. Panel members were concerned that this elevation 
reinforces the way in which the Arndale Centre has tended to present itself as a 
barrier between the east and west parts of the town centre. Its architectural 
expression in the current scheme as a blank wall alongside a fast road, offers no 
possibilities for any meaningful relationship between the flank of the Arndale 
Centre and the street/railway station. Panel members acknowledged that the full 
solution to this may be beyond this scheme alone, but felt strongly that there 
was an opportunity for this problem to be addressed, that should not be ignored.  
 
In response to these comments, the architects have confirmed that ‘Ashford 
Road is currently the services area and rear of the centre with no active 
frontage, this hierarchy is still maintained within this proposed scheme however 
it forms a coherent and functional elevation while improving the perimeter 
treatment of the building. By day the predominantly silvery step façade form 
contrasts with the darker blockwork plinth which addresses Ashford Road, by 
night the lighting behind the stepped walls transform the building as it glows 
and the coloured light emits a sense of occasion in the context of street lights 
and passing headlights.’ 
 
With reference to the comments concerning pedestrian safety, accident records 
show that the speed of traffic was not felt to be a contributing factor in the 
majority of cases. Most of the accidents have been at the Terminus 
Road/Ashford Road junction as opposed to in Ashford Road itself, often involving 
pedestrians crossing the road. Alterations to this junction will take place as part 
of the wider Terminus Road improvement scheme which will help to make the 
area more pedestrian friendly and reduce the conflict with vehicles. 
  
In conclusion, Panel members felt that there was a lack of architectural 
coherence between the three elements of the building. They were encouraged 
by the proposals for the elevations and public realm in the Terminus Road part 
of the scheme and felt that the architects could develop a coherent architectural 
language, which extends this to the rest of the scheme and at the same time 
helps to create better relationships between the centre and its context. Panel 
members felt that the design of the scheme in general, and the Ashford Road 
elevation in particular, would benefit from an integrated approach to the design 
of the built form and its relationship with public and semi public spaces; 
landscaping; and structural planting. 
 
In response to these comments, the architects have confirmed that ‘as 
previously mentioned, this has been considered further and we now believe that 
the change in cladding from a rain screen to a render finish creates a coherent 
response and relationship between centre and context.’ 
 
A revised scheme was presented to the Design Review Panel on 2 July. 



 
The architects used the following three elements of the building in order to 
outline the changes to the scheme from that previously reported to the Design 
Review Panel: 
 

• The design of the Terminus Road entrance/elevation 
• The design of the corner building at the junction of Terminus Road and 

Ashford Road 
• The design of the Ashford Road elevation 

 
The main points drawn from the discussion following the presentation were: 
 
In general it was felt that the scheme had changed very little from that 
previously presented to the Panel and as such the comments of the Review 
Panel were very similar to those given at the pre-application stage. 
 
Terminus Road: Panel members once again supported the design rational for 
the location of the main entrance to the new mall. They were also supportive of 
the calm architectural language of the external envelope of this element of the 
scheme. They felt that it appeared more resolved and coherent than other 
sections of the scheme and as such is a more successful architectural response 
to the scale and appearance of the site and surrounding area. The stated 
intention to achieve a high standard of design and choice of materials for the 
public space in Terminus Rd was supported, but it was unclear to what extent 
this ambition is actually achievable. 
 
Corner Building: This part of the scheme was raised as problematic by the 
Panel at the previous presentation and there was a general feeling that no 
significant changes had been made since then to improve it. While 
understanding the architect’s wish to make a building that acknowledges its 
location on a prominent corner, Panel members felt that the proposed design 
was unduly expressive in its form, in relation to the more calm and urbane 
Terminus Road elevation. At the same time they felt that its plain rendered 
elevations, with the large scale that results from the proportions of the openings 
and surfaces, could appear rather harsh and unrefined in relation to the 
architecture of the station building.  
 
It was explained to the Panel that the needs of retailers had driven the design 
decisions that had determined the layout of the building. This has led to a 
scheme with no possibility of an entrance on this corner and indeed no windows 
on the Ashford Road elevation. In spite of this, the resulting design presents a 
corner element that looks very much like a major entrance, and Panel members 
felt that the architectural consequences of the functional constraints placed on 
the architects had not been resolved in the scheme. Given that the corner of the 
building has no meaningful relationship to the street beyond it being a shop 
window, the Panel felt that the assertive and attention-seeking architectural 
language was inappropriate and did not take advantage of the opportunity to 
create good new architecture in this prominent location. 
 
Panel members felt that an opportunity had been missed for the building to 
interact with the street on this corner. Panel members also felt that the 
colonnade did not serve any architectural purpose, but that there may be some 



merit in linking a colonnade or canopy to the Terminus Road part of the scheme. 
 
Panel members acknowledged that the advertising is to be dealt with by a 
planning condition. However it was considered that given the prominence of the 
building, any advertisement or signage on this part of the building will need to 
be handled sensitively as a part of the general architectural approach and as 
such should be considered and evaluated at the pre-decision stage of the 
development. 
 
Ashford Road: Panel members felt this was an equally unsuccessful element of 
the scheme and that the questions raised above about this part of the scheme 
remain unanswered. Panel members were concerned that this elevation 
reinforces the way in which the Arndale Centre has tended to present itself as a 
barrier between the east and west parts of the town centre. Its architectural 
expression in the current scheme as a blank wall alongside a fast road, offers no 
possibilities for any meaningful relationship between the flank of the Arndale 
Centre and the street/railway station. Panel members acknowledged that the full 
solution to this may be beyond this scheme alone, but felt strongly that there 
was an opportunity for this problem to be addressed, that should not be 
ignored.   
 
This element of the scheme, given its large constructional elements, results in a 
form of development that is not responsive to the human scale and as such is 
likely to result in an inhospitable environment that is dominated by the 
motorcar. 
 
In conclusion, Panel members acknowledged the wider aims and ambitions for 
the town to have a town centre that has longevity and can compete with other 
similar centres within the region. Against this background they were supportive 
of the principle of an extension to the Arndale extension. However in the Panel 
members views there remained a number of issues that needed addressing prior 
to a recommendation being made on the scheme. 
 
Panel members felt that there was a lack of architectural coherence between the 
three elements of the building. They were encouraged by the proposals for the 
elevations and public realm in the Terminus Road part of the scheme and felt 
that the architects could develop a coherent architectural language, which 
extends this to the rest of the scheme and at the same time helps to create 
better relationships between the centre and its context. The Panel felt that a 
building that is designed to take into consideration its relationship to and impact 
on the surrounding physical and social context might in the long term better 
serve the needs of potential lessees. 
 
In response to the Panel’s comments, the applicant’s architects have confirmed 
the following: 
 
 ‘The corner feature acts not only as a beacon for the centre but also as an 
important gateway statement on arrival to Eastbourne. We have considered 
carefully the Panel’s suggestions but felt that on balance a distinctive and 
dramatic architectural statement is appropriate in this location, in particular as 
this view is shared by the overwhelming majority of the public. Having said this 
we have revisited and refined the detail aspects of our solution. We have 



developed and presented a number of options for the corner unit that 
investigated ways to make the unit appear less like an entrance to the scheme, 
however, the latest comments suggest that the narrowing of this feature 
detracted from the overall image, and that pulling it back to the original 
distance apart was preferable. 

 
We have opened up the corner feature again to a more comfortable width 
(although not to the extent shown on the original planning drawings). We feel 
that it now represents a good balance between the original design intent, and 
practicality.  

 
We have recessed the ground floor shop front on the corner feature to create 
more space and improve visibility to and from the station. 

 
We have reduced the overall height of the parapets, adjusted the height to the 
same level to both sides and slightly increased the height of the shop front 
glazing. 

 
We had followed the suggestion that the angled step back in the Terminus Road 
elevation should be removed, but felt that this had left this area somewhat 
bland and in need of relief. 

 
We have added a vertical setback which creates a more subtle break, but 
follows the same design language as the rest of the Terminus Road façade. This 
has also allowed us to increase the shop front glazing on Terminus Road 
frontage. 
 
We have indicated areas for signage, reduced the scale and revised the location. 
We will be exploring further options for this element. 

 
In addition to the specific suggestions made by the Design Review Panel we 
have reduced the scale of the corner feature by extending the Kingspan panels 
along Ashford Road towards the corner. We have also introduced colour to the 
underside and the inner face of the projecting walls to add interest and help 
articulate the under croft walkway.’ 

 
Neighbour Representations:  
 
A total of 751 letters were sent out to local residents and businesses within the 
vicinity of the application site, as a result of which 10 representations have been 
received. 
 
The following comments have been made by four Eastbourne residents (received 
online and by email): 
 

• Having been born in Eastbourne and lived in the Eastbourne area for 30 
years this year, am keen to see an improvement to the provision of retail 
within the town centre.  

• There are both positive points and areas of improvement within the 
current proposal. 



• Need/Demand - believe there is a significant demand for greater retail 
provision through an extension to the existing Arndale Centre and this 
would be a great benefit to the town provided it is of a design that 
compliments and improves the material fabric of the town, pedestrian 
flows across the town centre and is not detrimental to the existing small, 
locally owned businesses within the town. 

• Location - agree with the suitability of the location of the current 
extension and that regeneration of this area would provide improvement 
to the character of the town.  

• Design - the internal street frontages and Terminus Road retail units 
proposed provide a high quality streetscape and general improvement to 
the character of the area. The proposed cut steel cladding is the only 
aspect of this area of the development which detracts from this 
improvement as it is rather dated in it's design and use and reflects the 
former 1980's Drummond Centre in Croydon (now redeveloped as 
Centrale). Consideration should be given to other materials. The wooden 
slatted cladding is a good feature. 

• The Ashford Road frontage is very bulky, enclosing, overwhelming and 
has too much mass for it's setting next to the grade II listed railway 
station. It is currently perceived as a very bulky grey mass. Although the 
nature of the future use of the site means that in order to maximise land 
use a substantial wall would be needed on the frontage. Consideration 
should be given to breaking the mass up with false or real windows, 
public art or, to increase sustainability, a planted living wall similar to that 
at Westfield London. 

• Setting of the listed railway station - the use of residential features 
such as false windows in the Ashford Road frontage would improve the 
setting and make reference to the area's previous use as residential 
before the development of the current Arndale Centre. Consideration 
should be given to the benefits an iconic heritage building with listed 
status can bring to a new development when contrasted well with the new 
design, while linking some features along with potential new views from 
the new development of the station through feature windows or a roof 
terrace café. A roof terrace cafe, such as that overlooking St. Paul's 
Cathedral, at One New Change in London can also provide a USP 
attraction for the new centre and the town. 

• The gateway feature provides a good contrast with the current buildings 
in the area including the listed railway station and London & County pub. 
It is a unique statement feature although it is currently very masculine 
and angular in design and may be better received and more visually 
appealing if it was more curvaceous. 

• In general, the planned development is supported, although there is the 
potential for improvement to the design in order to ensure the building is 
a benefit to the town in 20 years time and not just the short term.  

• Eastbourne is in great need of quality retail space in order to compete 
with other seaside towns. 

• Some possible suggestions for the reorganising of bus services within the 
town centre to compliment the proposed regeneration plan could include 
the following: 

• Pedestrianising Terminus Road between Ashford Road and Cornfield Road. 
• Closing Ashford Road beyond side access to railway station and Junction 

Road. 



• Agreeing with rail authority for use of land alongside platform 3 at 
Eastbourne station combined with Ashford Road at the side for a 5/6 lane 
width bus & train interchange. The rail authority already allow taxi and 
rail replacement bus services into the site at side of platform 3. 

• Revert Gildredge Road from rail station to Lushington Road for two way 
traffic. 

• Lushington Road to become one way from Gildredge Road to Cornfield 
Road to complement existing one way on South Street. 

• Close exit and access on Hyde Gardens at Gildredge Road making new 
turn across central reservation for traffic to access both sides of Hyde 
Gardens. 

• Access for existing parking from Cornfield Road. 
• Buses from Trinity Road would be required to use South Street and 

Gildredge Road to access station.  
• Possible Benefits – Terminus Road between Ashford Road and Cornfield 

Road would have an improved environment; improved continual 
pedestrian footfall between Ashford Road and Bolton Road; it would be 
more attractive to retailers and the public; improved public transport 
interchange and buses would have continued access to town centre 

• Disbenefits – cost of changes; would require rail authority agreement for 
land use and interchange; residents in Lushington Road likely to oppose 
one way but with road width existing parking could remain; buses 
required not to stand/wait recovery time at interchange as in Terminus 
Road at present. 

• Support proposed plans to extend the Arndale Centre.  The town centre 
needs some vast improvement and the crumbling façade of buildings are 
not nice for anybody to witness when entering the town centre.   

• It is excellent news when companies want to invest in our town even 
when the economic times are difficult.    This will make a huge difference 
as Eastbourne needs to compete with other towns.  It is ideal with the 
Town Centre being located close to the seafront and will surely be 
excellent news for our town bringing in more visitors.  In order to do this 
it is crucial that the Arndale extension goes ahead to attract new shops 
and major retailers. These larger retailers will bring footfall to the town 
centre and therefore increase the business for smaller units featured both 
in and outside the Arndale.   Eastbourne needs to attract these big names 
to trade here so that it can keep ahead of its competitors and not lose 
vital customers. Eastbourne needs a thriving hospital, thriving businesses 
and a thriving town centre.  Approval should be given for this planning 
application. 

• It has been a great sadness to see the gradual decline of the town centre 
shopping facilities including the Arndale Centre as it has fallen behind the 
standards expected and needed by both residents and visitors to such a 
wonderful and special town. 

• The £70M extension of the shopping centre is not just a hugely welcome 
development, it is absolutely vital to the future of Eastbourne. It will bring 
us up to a standard, which will be a match for anywhere in the UK. It will 
also help to ensure that the tourism, which is so crucial to the health and 
prosperity of Eastbourne, today and in the future, is safeguarded and 
enhanced for visitors and residents alike. It truly merits the commitment 
to our future, which the development represents and everyone should 
wholeheartedly support it.  



• It can also make Eastbourne a town of choice to move to on the south 
coast, thereby helping to attract new residents. This in turn will attract 
new businesses, which will increase employment opportunities and the 
case for improvements to the rail and road links to the town.  

• Please drop the ‘Arndale’ name and take this chance to give the new 
shopping centre a fresh and exciting name, brand and image, which 
would act as an additional attraction to the town. 

 
One letter has been received from the occupier of a property in Ashford Road, 
who represents all of the residents immediately behind the Arndale Centre car 
park and the comments made can be summarised as follows: 
 

• Shopping centres are usually sited outside towns and not at their very 
centre. Eastbourne is not built to cope with a higher influx of shoppers 
and cars, more appropriate to semi-industrial suburbs like Hampden Park. 

• Even more small businesses in surrounding streets will be put out of 
business, adding further to the loss of Eastbourne’s small scale character 
which is part of its attraction. 

• Eastbourne’s enduring economy rests on its nature as a seaside resort 
and its character for visitors will be further spoiled by the development. 
We should build on the increase in home seaside holidays and support 
small businesses. 

• Already have serious misgivings about the safety of the car park building, 
since some of the parts are slipping and it would be unwise to structurally 
add two floors. 

• The car park is already underused and it is doubtful that added capacity 
would be taken up. 

• Working from home will be difficult with building work going on. The car 
park is four yards from the back wall of the tiny gardens of properties in 
Ashford Road and properties are overlooked on all four sides. 

• Two further floors will cut out even more light. 
• Already subjected to carbon monoxide emissions and alarms going off. 
• Already vulnerable to opportunistic burglaries and trespass from people 

climbing over the back wall. 
• Want assurances regarding cover for accidental damage to properties 

from building works; an increase in opportunistic crime and damage to 
the health of residents. 

• If the development proceeds it would result in disturbance from the 
building works which means washing will gather dust and dirt; due to the 
noise, will be unable to use gardens; the micro-habitat for birds and pets 
will be disturbed and many residents work night shifts and have to sleep 
during the day. 

• Also object to the potential loss of the historic character of the town. 
• If development does proceed, the working hours should be restricted 

(8:00 – 5:00) on weekdays only with half hour breaks at 10:00 and 3:00 
and one hour break at 12:00; the back wall of properties should be built 
two feet higher and rates should be waived. In addition the right is 
reserved to issue a blight notice, as life will become intolerable not just 
during the building works but afterwards, permanently. 

 
In response to these comments, the applicant’s agents have confirmed the 
following: 



 
‘It has been demonstrated that there will be no negative traffic impact on 
Eastbourne as set out in our Transport Assessment (March 2012).  
Evidence suggests that the car park causes queuing on the highway during peak 
times, the additional car parking will address this issue. 
 
The car park is set back from the top level of the existing car park and the 
impacts of noise and light have been assessed within the planning application as 
part of the Environmental Noise Survey (March 2012), Daylight and Sunlight 
Assessment (March 2012) and Lighting Design Concept Assessments (March 
2012). Appropriate mitigation measures have been indentified in these reports 
where necessary and will be provided.  
 
All building work will be subject to a Construction Management Plan which will 
regulate working hours and operations which would mitigate against any 
perceived impacts on neighbouring properties.’ 
 
A letter has been received from Sussex Downs College on behalf of a number of 
students and the comments made can be summarised as follows: 
 

• Overall the students are really positive about the proposed new 
development and are very keen that young people’s views contribute to 
shaping the town centre. 

• They would like to see retail and other apprenticeships offered within the 
new development which would motivate young people to become involved 
in their community and offer them to undertake a qualification whilst 
earning a wage. 

• They would like to see vacant shop units in the town centre used for 
attractive displays. 

• They would like to see more seating areas. 
• The students are really keen to encourage cutting edge shops to 

Eastbourne and would like the range of shops to reflect the variety of 
interests across the whole of the town’s population and believe ‘we now 
have a ‘once in a generation’ chance to develop Eastbourne into a town 
that provides opportunities for their future.’ 

 
Representations have also been received from the occupiers of four business 
premises in Terminus Road, that are within the application site and the 
comments made can be summarised as follows: 
 

• Highways - the proposed development intends to increase the existing 
multi-storey car park from 696 spaces to 1056 spaces - an increase in car 
traffic of over 50% with no improvement to the access and exit from the 
car park and no improvement to the surrounding road network.  The car 
park is currently accessed along Longstone Road and then exiting is along 
Tideswell Road, both of which are residential roads with on-street parking.   
To increase traffic in such a tightly confined area will have an impact on 
the surrounding road network and make Eastbourne a town clogged with 
cars as the Government are promoting sustainable developments.  This 
area of the town is currently struggling with even the current capacity of 
traffic that the retail centre generates and at busy times the queues of 
stationary traffic block the surrounding road network.  With no thought as 



to improvements in flow for the suggested increased traffic it would 
create utter chaos in the surrounding area.  As an existing retailer in the 
town any increase in travel issues into the centre would irrevocably 
damage not only repeat shoppers opinions but also that of the 
holidaymakers that are the lifeblood of the area. 

• Along with the proposed increased car traffic there will also be an increase 
in lorries and vans delivering to the Centre and the proposal makes no 
improvement for the access for these additional large vehicles or upgrade 
of the surrounding road network.  Any development of this scale should 
take into consideration the traffic impact on the surrounding area but this 
proposal only intends to increase the number of car park spaces and 
improve the size of the service yard.  The plans clearly demonstrate that 
there will be a significant increase to the traffic in the centre of 
Eastbourne but there are no plans to improve the surrounding road 
network.  The development will therefore create further traffic problems 
for Eastbourne and should therefore be refused. 

• Design - the proposal will bring the development much closer to 
Eastbourne station, a Grade II Listed building.  The design takes no 
consideration of the surrounding nature of the area and in no-way tries to 
compliment the design features of the station but instead provides a 
building of an ultra modern design which would not be in keeping with the 
area. 

• Can see no need for such an increase in retail space.  With the economic 
climate as it is, would the new space be filled and if so at what cost to the 
existing retail area outside of the centre? There are currently many units 
vacant in Eastbourne and to provide such a large scale retail centre when 
there is a recognised need for additional housing in the area is not 
something that the Council should be supporting or encouraging. 

• Overall the proposed scheme only has consideration for improving the 
centre facilities and makes no consideration of the surrounding road 
network, design or nearby retail areas.  The development will impact on 
the traffic issues in Eastbourne centre and provide a development that is 
not in keeping with the surrounding area and therefore should not be 
supported by the Council. 

• There has been no consultation with the occupiers of premises in 
Terminus Road. 

• The Wimpy restaurant has been trading from premises in Terminus Road 
for 32 years and no alternative proposals have been made to enable the 
business to continue trading elsewhere in the Town Centre, or within the 
new centre. 

• If there are no alternative premises, it will result in the loss of jobs (6 full-
time and 10 part-time staff). 

• The application site includes all of the properties numbered 11-47 
Terminus Road. These properties are of a reasonable size and have rear 
loading facilities and appear to be in reasonable condition. In addition, 
they are all occupied by a good variety of traders.  It would therefore be 
wasteful and unnecessary to demolish them in order to just rebuild similar 
retail space. 

• There is vacant land at the rear of Terminus Road where an extension 
could be built without the need to demolish properties. 

• There is no certainty that the development will proceed and it is highly 
doubtful that it is viable. However, if consent is granted, the threat of the 



scheme will stop any repairs and investment in the buildings and will 
encourage occupiers to vacate and move away, causing dereliction and 
there will be extensive blight. 

• The proposed extension will result in the loss of vitality and variety in the 
town centre because the existing shops give flexible choice to retailers in 
terms of signage, opening hours and design of shop fronts. The existing 
buildings also provide other uses such as a pub and nursery which add 
vitality and interest to the town centre. 

• The variety of buildings would be replaced with an ‘identikit’ shopping 
centre that will look dated in 20 years. 

• No development should be approved until the Core Strategy and Town 
Centre Area Action Plan have been approved. 

• Nobles Amusements has operated at 39 Terminus Road for the past 15 
years. Amusement Centres are recognised as complementary to town 
centre retail functions and numerous appeal decisions have upheld the 
positive contribution this type of amusement centre makes to primary 
shopping frontages. 

• Whilst there is no objection in principle to the development, the current 
application fails to incorporate a mix of uses resulting in non-compliance 
with national and local planning policy and fails to consider the 
implications of the proposed demolition on displaced occupiers. 
Failure to incorporate a mix of uses – this is contrary to Policy TC5 of 
the Eastbourne Borough Plan, Policies C1 and D4 of the Core Strategy and 
Policies TC3 and TC18 of the Town Centre Area Action Plan.  The 
application fails to incorporate any non-Class A uses within the 
development and the submitted Planning & Retail Statement makes not 
reference to Policy TC3.  As the Nobles Amusement Centre contributes to 
the vitality and viability of the town centre it should be promoted as an 
important ground floor use in the primary shopping frontage within the 
proposed scheme. The impact that this loss of diversity will have upon the 
vitality and viability of the town centre will be unnecessarily harmful. The 
application is also at odds with the recommendations outlined in The 
Portas Review and supported by Government. By failing to incorporate a 
mix of uses within the scheme and instead relying solely on Class A uses, 
the proposal fails to maximise the vitality of Eastbourne town centre and 
its primary shopping frontages and should therefore be refused. 
 
Failure to consider the impact upon displaced occupiers – the 
documents supporting the application make no reference to the 
implications of the development for existing occupiers who will be 
displaced as a result of the scheme. The applicant has failed to offer 
adequate compensation or a substitute unit of equivalent or better size, 
location and profile. The determination of the application should not 
proceed until the displaced uses have been accommodated and the 
applicant provides a means of securing the continuity of trade of those 
who may be affected by the timing and phasing of the proposals. 

 
In response to a number of the objections listed above, the applicant’s agents 
have confirmed the following: 
 
‘It has always been the position of the scheme that the design respected the 
adjoining listed Railway Station, this is evidenced by the fact that English 



Heritage had no comments in relation to the scheme design or any perceived 
impact on the Station. 
 
The new retail units will be considerably more modern in terms of specifications 
and requirements when compared to the existing units provided along Terminus 
Road. The new units will be attractive to retailers on this basis and will therefore 
provide enhanced retail facilities in this location. The applicants are confident 
therefore that the new retail units will be attractive to the market and that there 
is demand. 
 
Whilst it is regrettable that some leases will need to be expunged as a result of 
the demolition at Terminus Road, this is necessary in order to facilitate the 
extension of the shopping centre. Performance Retail Limited Partnership are 
willing to liaise with retailers in order to assist them with relocation where 
possible.  
 
It should be noted that there will be a considerable net increase in the number 
of jobs to be provided as a result of the proposed extension on the whole.’ 
 
Finally, the following representations have been made on behalf of Royal Mail: 
 

• Royal Mail’s Eastbourne Delivery Office is located at 3 Upperton Road, 0.2 
miles from the application site. Access to the site is off Southfields Road 
and the Delivery Office operates between the hours of 4:30am and 
7:00pm on Mondays to Saturdays and the Post Office stays open until 
9:00pm on Mondays to Fridays. There are a total of 80 Royal Mail 
deliveries to and from the site on a daily basis and 60 vehicles access and 
park at the site each day and the Delivery Office employs 152 members of 
staff. 

• Royal Mail does not object to the proposed development but is concerned 
about the potential impact of the development during construction and 
specifically wish to ensure reasonable levels of security and access to and 
from their premises are maintained and wish to avoid any potential 
disruption to their deliveries. 

• It is not considered that there is a demonstrable need to provide an 
additional 317 parking spaces as the site is highly accessible by non-car 
modes and it is likely to encourage workers, shoppers and visitors to drive 
into the town centre and therefore increase the number of vehicles 
entering and exiting the centre which could have an adverse impact on 
the local highway network. 

• Royal Mail requests that the Council secures the production of an agreed 
updated and implemented Construction Management Plan to assist in 
minimising the impacts of construction on the application site’s 
neighbours. 

 
Appraisal: 
 
The main issues to consider in the determination of this application are as 
follows: 
 

• The principle of the development having regard to the existing use of the 
site and planning policy  



• Retail impact considerations 
• The effect the proposed development will have on the visual amenities of 

the locality 
• The effect the proposed development will have on nearby designated 

heritage assets  
• The effect the proposed development will have on the amenities of 

occupiers of surrounding residential properties  
• Highways and parking considerations 
• Energy and sustainability considerations 

 
The principle of the development having regard to the existing use of 
the site and planning policy  
 
In order to provide the proposed additional retail floorspace, the existing 
buildings will have to be demolished to make way for the new development.  
Key elements of the scheme, namely the new modern facades and pedestrian 
link to the existing Arndale Centre cannot be provided by retaining the existing 
buildings.  Similarly, the applicants have confirmed that ‘a part demolition 
approach would not be practicable from a viability or operational perspective 
and would result in an awkward architectural style which would not bring the 
benefits normally associated with a composite design.’ 
 
The existing buildings along Terminus Road and The Gildredge Pub on the 
corner of Ashford Road are not considered to be of any significant architectural 
value. The buildings comprise a mix of three storey units of varying heights and 
designs.   
 
There is therefore no objection to the proposed demolition of the existing 
buildings in Terminus Road, as their loss will have no detrimental effect on the 
overall amenity, character and context of this part of the town centre. 
 
The concerns expressed by a number of retailers currently occupying premises 
in Terminus Road that are proposed to be demolished are acknowledged and it 
is understood that the applicants have already approached all the owners of 
these properties to negotiate their purchase. 
 
There can be no objection in principle to the proposed development, as much of 
the application site is already in retail use. In addition, the site is currently 
under-utilised and one that would benefit from regeneration opportunities and 
the proposed scheme responds well to the site, utilising the land efficiently and 
effectively.  
 
The Planning Policy response to the proposals provided above, confirms that the 
principle of development is consistent with the National Planning Policy 
Framework, and the development plan. It is also consistent with the emerging 
planning policies set out in the Submission Core Strategy and the Submission 
Town Centre Area Action Plan.  
 
The National Planning Policy Framework (NPPF) sets out the Government’s 
policies for England. The document states that there should be a “presumption 
in favour of sustainable development” Paragraph 216 states that “decision-
takers may also give weight [unless material considerations dictate otherwise] 



to relevant policies in emerging plans [such as the Core Strategy and the Town 
Centre Area Action Plan] according to” the stage of preparation of the emerging 
plan. 
 
Whilst paragraph 23 of the NPPF is specifically related to local planning 
authorities drawing up Local Plans, it does provide key guidance on the role of 
town centres, which it states should be recognised as being at the heart of their 
communities (and it requires local planning authorities to “pursue policies to 
support their vitality and viability”. The proposed extension to the Arndale 
Centre will help to ensure the role of the town centre is at the heart of the 
community and help to promote a competitive town centre that provides 
customer choice and a diverse retail offer. 
 
Paragraph 24 of the NPPF requires local planning authorities to “apply a 
sequential test to planning applications for main town centre uses…They should 
require applications for main town centre uses to be located in town centres, 
then in edge of centre locations and only if suitable sites are not available 
should out of centre sites be considered”. The sequential test makes it clear that 
the preference for town centre uses should be the town centre and the 
application site is consistent with this. It can therefore be concluded that the 
proposed extension to the Arndale Centre is consistent with the NPPF. 
 
The application site is identified on the Borough Plan Proposals Map as being 
within the Town Centre. It is also within an area identified for a Mixed Use 
Scheme at the Western End of Terminus Road (Policy TC5), and within the Town 
Centre Primary Shopping Area (Policy TC6). 
 
The proposed development therefore complies with the relevant Borough Plan 
Policies. 
 
The Eastbourne Plan, the Council’s Submission Core Strategy, whilst not yet 
formally adopted, is now at an advanced stage in its preparation and should 
therefore be afforded some weight in the determination of this planning 
application. The proposed scheme is consistent with the Submission Core 
Strategy, which supports retail development in this location and identifies the 
broad location on the Eastbourne Key Diagram, as a Key Area of Change 
adjacent to the railway station and bus interchange. 
 
The Eastbourne Town Centre Area Action Plan was submitted to the Secretary of 
State in January and is scheduled to undergo formal examination later this year. 
The policies contained within it may therefore be afforded some weight in the 
determination of this planning application. The Area Action Plan seeks to assist 
in the regeneration of Eastbourne’s town centre. It provides detailed site-
specific advice setting out the broad parameters of the type of development that 
would be considered acceptable on the application site. 
 
The Arndale Centre is identified as being within the Primary Retail Area and the 
application site is specifically identified as a Development Opportunity Site.   
 
 The site is considered to offer significant potential to: 

• Expand retail capacity…; 



• Establish a stronger retail focus and built form improving the quality of 
the overall environment; 

• Enhance links to the independent retailers along Grove Road and South 
Street through improvements to the public realm; and 

• Contribute to increasing the capacity and quality of the public transport 
interchange in Terminus Road. 

 
Paragraph 5.10 states that “Proposals should take the form of a comprehensive 
redevelopment scheme that links into and extends the Arndale Centre providing 
a new ‘landmark’ entrance…..”. The proposed scheme is considered to accord 
well with these principles as it expands the existing retail capacity, establishes a 
much stronger retail focus and provides a new pedestrian link into the existing 
Arndale Centre. 
 
Policy TC18: Development Opportunity Site One is an important emerging policy 
that identifies the Council’s aims for the application site. It sets out a series of 
key development components that should be incorporated into proposals for the 
comprehensive redevelopment of the site. These include the inclusion of active 
frontages, important corners providing a local landmark, a mix of uses, good 
pedestrian access, servicing and vehicle access, parking and public realm 
improvements. 
 
The proposed scheme maintains the existing active frontages on Terminus Road 
and at the Ashford Road junction and is therefore consistent with Policy TC18. 
The majority of the Ashford Road frontage is given over to service areas. The 
Policy also states that “Servicing and vehicle access will be provided from 
Ashford Road or shared with the existing facilities for the Arndale Centre”. The 
scheme therefore accords with this principle.  The Policy also states that 
‘parking will be provided within the site or as part of the current facilities within 
the Arndale Centre.’  The proposal to provide an extension to the existing multi 
storey car park therefore conforms with this part of the Policy.  
 
Policy TC18 also states that “storey heights [at Development Opportunity Site 
One] should range from 3 to 5 storeys above street level with height increasing 
towards the corner of Terminus Road and Ashford Road”. The proposed scheme 
has adopted this principle in its design and recognises the important corner at 
the junction of Terminus Road and Ashford Road and provides a landmark 
feature. 
  
Whilst Policy TC18 requires A1 uses to be provided, it also considers restaurants 
and cafes at ground floor level to be acceptable. The proposed scheme is 
therefore consistent with this providing a combination of A1, A2, A3, A4 and A5 
uses at ground floor and first floor levels. However in accordance with Policy 
TC4 of the Area Action Plan no more than 10% of the overall retail frontage in 
the Primary Retail Area should be in non- A1 use and a condition to restrict non-
A1 use, should be attached to any grant of consent. 
 
Finally, the scale of development and the provision of additional retail floorspace 
is entirely appropriate and accords well with the Council’s aims and objectives 
for the Town Centre. The proposal will provide additional retail floorspace and 
assist the Council in strengthening the Town Centre, helping it consolidate its 
position as a leading retail destination.  



 
For the above reasons, the principle of the proposed development, having 
regard to the existing use of the site and planning policy is therefore considered 
to be acceptable. 
 
Retail impact considerations 
 
The proposed development provides a net increase of 15,038 square metres of 
gross retail floorspace in the heart of the town centre.  It has been a long 
standing ambition of the Council to see the town centre rejuvenated with new 
shops to increase its attractiveness to businesses and shoppers. 
 
One of the questions that was raised at the pre-application consultation stage 
and has also been raised by one of the existing retailers in Terminus Road 
relates to why is additional retail floorspace being proposed when there are 
already vacant units in the town centre? In response to this question, there is 
evidence to show that Eastbourne town centre is performing well when 
compared to other retail centres and vacancy rates are below the national 
average. In addition, evidence shows that those retail units that are vacant fail 
to meet the needs of major modern retailers. The vacant units are on the whole 
too small and have inadequate layouts and are therefore unable to 
accommodate the larger retail units that the town centre is currently lacking. 
 
Whilst there is no policy requirement to demonstrate need/capacity for retail 
applications, the applicant has provided information which demonstrates that 
there is a capacity within Eastbourne to accommodate the proposed 
development. The Eastbourne Shopping Assessment (ESA) (May 2010) 
identified a long term need for a significant amount of additional retail 
floorspace within Eastbourne Town Centre (33,000 sqm (net)) just to maintain 
current market share through to 2026. Clearly the proposed floorspace within 
this application 15,038 sq m (net) is well within this retail floorspace 
requirement and therefore there would be no significant adverse impact on 
Eastbourne Town Centre as a result of the development coming forward.  
 
The need for additional floorspace identified within the ESA was calculated on a 
trend based forecast, which is in accordance with the recent appeal decision in 
Darlington (App Ref: APP/N1350/A/10/213408) which stated that the use of 
long-term growth trends was considered more appropriate than using short 
term growth rates based on existing short term economic difficulties. Recent 
appeal decisions at Tithebarn, Preston and McMullen’s Brewery, Hertford all 
accepted the use of long term growth trends.  
 
Given the preference for a trend based forecast, it should be noted that the 
Eastbourne Shopping Assessment over the period from 2007 to 2016, applied 
an average annual growth rate of only +2.5% per annum. These figures are 
significantly lower than the current expenditure forecasts provide by Experian 
(+2.8%) and (Pitney Bowes 4.2%), representing a robust assessment. 
Furthermore, the applicant has applied a lower more cautious rate of 1.6% 
between 2007 and 2012. 
 



It should also be considered that, as a consequence of an increase in market 
share, the level of capacity available to support further retail floorspace in the 
town centre will also increase.  
 
In light of the above and in accordance with the NPPF’s requirement to plan for 
growth, it is accepted that there would be no significant adverse retail impact as 
a result of the scheme coming forward before (or after) 2015. 
 
In addition, as well as improving the attraction of Eastbourne Town Centre as a 
retail destination, it is considered that the proposed development will also have 
spin off benefits for existing businesses within the town centre, through 
increased footfall and linked trips.   

 The proposed development could also increase the demand and attraction for 
further retailers to be represented in the town centre.  This would also have the 
effect of reducing the level of vacant floorspace and improving the town centre’s 
long term vitality and viability, in accordance with relevant planning policy. 

 
 
The effect the proposed development will have on the visual amenities 
of the locality 
 
Section 7 of the National Planning Policy Framework (NPPF) places great 
importance on the design of the built environment. The Eastbourne Borough 
Plan and emerging Core Strategy and Town Centre Area Action Plan also require 
all large scale proposals to be of the highest quality design, especially in terms 
of the wider and local townscape context. 
 
The applicants carried out extensive public consultation prior to submitting the 
planning application, in order to obtain the views of the community and 
stakeholders on the design of the proposed development. 
 
In addition, the applicants presented their proposals to the South East Regional 
Design Panel and the local Design Review Panel twice and amended their 
scheme in light of the comments made. 
 
It is considered that the proposed design fits in with the scale of the 
immediately surrounding development and the additional height at the junction 
of Terminus Road and Ashford Road gives a greater emphasis to this element as 
a gateway into the town centre. 
 
The chosen design for the Terminus Road elevation provides modern glazed 
shopfronts and active frontages and also includes the structural glazed entrance 
detail and canopy. 
 
For the proposed Ashford Road elevation, masonry blocks and cladding panels 
are to be used. This elevation conceals the service core at the rear of the retail 
units.  The appearance of this stepped façade will be further enhanced with the 
introduction of lighting behind the stepped walls. 
 



The design of the internal mall follows a similar appearance to the Terminus 
Road frontage, with shopfronts articulated as two storeys, however glazing will 
only be to the ground floor street level. Above, will be a rendered finish to the 
top of the parapet. 
 
As detailed above the design of the development at the corner of Terminus Road 
and Ashford Road has a distinct individual identity and a strong vertical 
emphasis. 
 
The proposed extension to the multi storey car park will be formed from a 
lightweight steel frame and a steel mesh will sit inside the face of the pedestrian 
guarding. The extension has been placed towards the centre of the existing car 
park to minimise its impact. 
 
Finally, as part of the development, it is proposed to improve the appearance of 
the existing entrances to the Arndale in Terminus Road. It is proposed to 
remove the unattractive canopies and introduce design features to be used in 
the new extension which include perforated pattern satin finish metal panels. 
 
Having regard to all of the above matters, the design, scale and appearance of 
the proposed development is considered to be acceptable and will not have any 
detrimental impact on the visual amenities of the locality. 
 
The effect the proposed development will have on nearby designated 
heritage assets 
 
The application site does not itself comprise any heritage assets, however, it 
borders the Town Centre and Seafront Conservation Area and is within close 
proximity of the following three listed buildings: 
 

• The railway station, Terminus Road (Grade II) 
• Church of All Souls, Susan’s Road (Grade II*) 
• All Souls’ Vicarage, Susan’s Road (Grade II) 

 
With regard to archaeology, the County Archaeologist has advised that the 
nature of the current proposals is unlikely to have significant impacts on 
archaeological remains.  However, notwithstanding this, it is recommended that 
an agreed programme of archaeological works is undertaken prior to 
commencement of development and that this should be secured by a condition 
attached to any grant of consent. 
 
The Heritage Statement that accompanies this planning application assesses the 
designated heritage assets that may be affected by the proposed development 
and confirms that the impact is limited to indirect effects.  The existing buildings 
on the application site make a negative contribution to the setting of the Grade 
II listed railway station and a neutral contribution on the character and 
appearance of the adjacent Town Centre and Seafront Conservation Area. 
 
In addition, it is considered that the replacement of the existing buildings with 
one of high quality which better defines the edge of the Conservation Area will 
also enhance the setting of the listed railway station building. 
 



The assessment also confirms that the proposals will preserve the setting of All 
Soul’s Church and Vicarage. 
 
The Council’s Conservation Officer has confirmed that the proposed 
development is acceptable on conservation grounds and is likely to have a 
positive impact on the adjacent Conservation Area.  
 
In addition, the Council’s Conservation Consultant has confirmed that she has 
no objections to either the Terminus Road or Ashford Road elevations.   
 
The concerns expressed by the Eastbourne Society, the Regional and Local 
Design Panels and indeed some local residents regarding the design of the 
corner feature of the scheme are noted. However, the Conservation Consultant 
has confirmed that on balance, and with some minor amendments, the listed 
station clock tower would remain the dominant feature in views from the east 
and west along Terminus Road. Furthermore, it is considered that there is no 
reason why an honest, modernist approach cannot work in this sensitive 
location, even where the proposed new building sits so close to such a fine listed 
building as the station.   
 
In 2001, English Heritage and the Commission for Architecture and the Built 
Environment (CABE) published a document entitled ‘Building in Context’.  The 
purpose of the publication was to stimulate a high standard of design when 
development takes place in historically sensitive contexts.  The document 
provides a number of case studies that demonstrate that distinctive modern 
buildings can sit happily alongside historic buildings and that ‘a modern building 
can be less visually intrusive than a reproduction one.’ 
 
The Conservation Consultant has also confirmed that the success or otherwise of 
these proposals depends on the work being of the highest possible quality with 
suitable materials and robust detailing.  Any grant of consent will therefore be 
subject to a condition requiring samples of all external finishes to be submitted 
to and approved by the Council.  
 
The Conservation Consultant suggested the following minor revisions which 
could make the scheme more acceptable and which would still provide the 
developers with the corner feature they want.  These are: 
 

o Keep the cut-out but make the parapet height consistent and about one 
metre above the height of the proposed parapet facing Terminus Road 

o Ensure that the walls are vertical  
o Make the shop windows square 
o Consider the use of coloured render rather than white for this element of 

the scheme 
o Move the signage around the corner onto the Terminus Road elevation 

 
 
It is acknowledged by the Consultant that it may not be possible for commercial 
reasons, but there is also an opportunity for the cut-out to reveal the shopping 
floors behind, rather than being opaque, which will strengthen the draw of 
shoppers into the mall.   
     



In response to the suggestions, the architects made the following revisions to 
the scheme: 
 

• The corner feature has been opened up  
 

• The ground floor shop front on the corner feature has been recessed to 
create more space 
 

• The overall height of the parapets has been reduced, so that it is the 
same height on both sides and the height of the shop front glazing has 
been increased slightly.  The maximum height of the corner feature has 
been reduced from 15 metres to 12.375 metres. The height of the 
Gildredge pub is 11.5 metres 
 

• A vertical setback has been added which creates a more subtle break, but 
follows the same design language as the rest of the Terminus Road 
façade. This has also allowed the shop front glazing on the Terminus Road 
frontage to be increased 
 

• The areas for signage have been reduced in scale and the location has 
been revised 

 
• The scale of the corner feature has been reduced by extending the 

Kingspan panels along Ashford Road towards the corner. Colour has also 
been introduced to the underside and the inner face of the projecting 
walls to add interest and help articulate the under croft walkway 

Therefore, having regard to all of the above, it is considered that the proposed 
development will have no detrimental effect on the designated heritage assets 
adjacent to the application site. 
 
 
The effect the proposed development will have on the amenities of 
occupiers of surrounding residential properties 
 
To the north of the application site are the residential streets of Ashford Road, 
Junction Road, Longstone Road and Tideswell Road, which form the perimeter to 
the existing Arndale Centre multi storey car park. 
 
A development of this size and scale is undoubtedly going to have some impact 
on the amenities of occupiers of nearby residential properties, particularly 
during the proposed demolition and construction phases of development. It is 
therefore necessary to consider these impacts in detail and to assess whether 
they are likely to cause material harm. 
 
It is important to acknowledge that the adjacent residential properties are 
situated within the heart of the town centre and are already surrounded by the 
Arndale Centre and multi storey car park, so they already experience some 
noise and disturbance, particularly associated with traffic. 
 



In support of the planning application, a Daylight and Sunlight Assessment was 
submitted which assesses the potential daylight, sunlight and overshadowing 
impacts to the surrounding residential properties as a result of the proposals. 

The findings of the Assessment showed that the proposed development will have 
a negligible impact on the surrounding residential properties and their respective 
amenity areas. 

An Environmental Noise Survey was also submitted with the application. The 
Survey assessed the potential noise impacts of the building services plant, the 
car park extension and associated traffic growth on the nearest residential 
properties.  

With regard to the noise from plant and equipment it was recommended that a 
condition restricting both day time and night time noise levels should be 
attached to any grant of consent and the suggested limits would mitigate 
against any worst case Local Planning Authority criteria. The Survey also 
confirmed that the potential noise increase as a result of the car park extension 
was unlikely to be perceptible and finally, the noise impacts resulting from the 
traffic growth associated with the scheme was considered to be negligible. 

An Air Quality Assessment submitted as part of the application assessed the air 
quality impacts associated with the construction and operation of the proposed 
development.   

The potential impacts of increased traffic emissions arising from the additional 
traffic as a result of the development were assessed in conjunction with the 
Transport Assessment findings and the impacts were found to be negligible and 
the overall air quality impacts of the development were judged to be 
‘insignificant’.   

The Assessment recommends that mitigation measures should be applied during 
the construction phase to minimise dust emission, although it was noted that 
any effects will be temporary and will only arise during dry weather. On this 
basis, the overall impacts during construction were judged to be negligible.   

The Construction Management Plan submitted with the application proposes that 
the hours of external work would be would be restricted to 08:00 to 19:00 
Monday to Friday. If work is required to be undertaken on a Saturday it will be 
restricted to between 08:00 and 13:00. 

The document also recommends the damping down of dust on site to prevent it 
spreading to surrounding residential properties.  

Therefore, as confirmed by the various submitted reports and assessments, it is 
considered that the proposed extension to the Arndale and the extension to the 
multi storey car park are unlikely to have a detrimental effect on residential 
amenity. However to ensure this is indeed the case, it is recommended that a 
number of conditions are attached to any grant of consent to deal with the 
following: 
 

• minimising dust 
• restricting the hours of working 
• controlling the noise associated with any plant or equipment  



• preventing light spillage 
• preventing the burning of any waste on site. 

 
Highways and parking considerations 
 
The application site is in a prime location for access by all forms of sustainable 
transport.  It is also well located for highway access, being adjacent to the 
Ashford Road section of the town centre ring road, and is served by its own car 
park. 
 
There is easy access to bus services, the railway station is adjacent to the 
application site and this part of the town centre is also well located for 
pedestrian access from the surrounding residential areas.   
 
East Sussex County Council is currently implementing a scheme to provide a 
cycle route into the town centre, adjacent to the railway station which will 
encourage greater cycle use and cycle parking will be provided at various points 
around the site as part of the development. 
 
The submitted Transport Assessment considered the impact of the proposed 
development on the capacity of key junctions adjacent to the application site. 
The report shows that the highway impact of the development proposals is 
negligible with the increase in traffic flows in the future being largely down to 
future traffic growth rather than the development.  The Transport Assessment 
therefore concluded that the proposed development does not have a material 
impact on the performance of the highway network. 
  
The Highway Authority carried out additional modelling and capacity assessment 
work to gauge the cumulative impact of the three Development Opportunity 
Sites identified in the Town Centre Area Action Plan in this area of the town 
(land at the junction of Terminus Road and Ashford Road (the application site), 
land adjoining the railway station and Enterprise Centre and land between 
Upperton Road and Southfields Road). This additional work concluded that most 
of the junctions considered will operate below capacity with all the 
developments up to 2021, including the Upperton Road/Terminus 
Road/Southfields Road Roundabout.  For these reasons, the Highway Authority 
has confirmed that ‘it would be difficult to justify the need for any measures to 
mitigate highways impacts at this, or any other, assessment junction in the 
town centre as a result of the impacts of the  Arndale proposals alone’. 
 
The Highway Authority has considered the proposals to provide 317 additional 
parking spaces within the proposed two storey extension to the existing Arndale 
Centre’s multi storey car park.   
 
Access to the car park is from Longstone Road and is controlled by two sets of 
barriers, at the base of the access ramp. At times vehicles have to queue to get 
into the car park with vehicles sometimes backing up into Ashford Road.  This is 
caused mainly by the ‘one car in/one car out’ arrangement which operates at 
busy times, but part of the delay is caused by the entry layout/barrier system.  
Possible improvements to the entry layout/barrier system have been 
investigated by the applicant.  However, due to the ramped access to the car 



park and limited land available, it has been concluded that it is not possible to 
improve on the existing situation.    
 
The Transport Assessment argues that the case for the proposed level of car 
parking at the site is justified.  However against this, it could be argued that 
there are other car parks within the town centre which could be used and given 
the excellent accessibility of the site by sustainable transport modes, increased 
car parking is not so essential here as it might be elsewhere in the town centre.  
 
However, it is acknowledged that Paragraph 40 of the National Planning Policy 
Framework (NPPF) states ‘Local authorities should seek to improve the quality of 
parking in town centres so that it is convenient, safe and secure’, and it is 
considered that the proposals undoubtedly do that. 
 
Therefore, whilst the proposals to provide additional car parking at the site go 
against the principles of encouraging sustainable travel, the Highway Authority 
accepts that there is a case here to provide additional car parking to reduce 
occupancy rates.  The increased car parking proposed would help to improve the 
quality of town centre car parking; would resolve the current issues of queuing 
at the existing Arndale car park entrance; and would provide sufficient 
additional car parking to cater for increased demand arising from the increased 
floorspace.   
 
Paragraph 35 of the NPPF states that:  
 
Plans should protect and exploit opportunities for the use of sustainable 
transport modes for the movement of goods or people and the Highway 
Authority considers that a scheme of this size and type would be expected to 
reinforce its sustainable transport accessibility by providing and contributing 
towards off site improvements.  
 
The Highway Authority has confirmed that it would like to see real time signage 
in Eastbourne to inform drivers of the availability of parking spaces in the Town 
Centre car parks.  This is also a recommendation of the recently adopted 
Parking Strategy for Eastbourne. The provision of real time information has a 
number of advantages such as improving traffic flow and reducing the need to 
drive around looking for a space.  Given the reliance of the proposals on 
improved car parking facilities, the Highway Authority has therefore 
recommended that a financial contribution towards the implementation of a Car 
Park Guidance System should be secured by a S.106 agreement if consent is to 
be granted for the development. It is envisaged that this system will be 
implemented once further town centre developments have come forward and 
have also made contributions towards such a system. 
 
Having regard to deliveries and servicing, it is proposed to extend the existing 
service area on the roof of the Arndale Centre and provide 5 additional loading 
bays. Access to the service area will remain via the ramp from Ashford Road 
with exiting via another ramp into Tideswell Road.  The Highway Authority has 
confirmed that as the servicing arrangements have operated successfully for 
many years, there is no objection to this element of the proposals. 
 



Whilst it is acknowledged that a Construction Management Plan has been 
submitted with the application, the Highway Authority has confirmed that 
additional information is required. It is therefore recommended that a condition 
should be attached to any grant of consent to require a Traffic Management 
Scheme to be submitted and agreed prior to commencement of demolition. 
 
The Highway Authority welcomes the provision of a Travel Plan and 
recommends that it is secured by a S.106 agreement between the applicant and 
East Sussex County Council. The Travel Plan will need to be monitored over 5 
years (by independent traffic counts and surveys), with targets agreed for 
reduced car use and additional measures implemented to ensure targets are 
met.  A Travel Plan Audit fee of £6,000 will also need to be secured as part of 
the S106 agreement to cover assessment of the Travel Plan and to assess the 
monitoring.   
 
The Highway Authority has confirmed that part of the site boundary along the 
Ashford Road boundary is adopted highway. It will therefore be necessary to 
request a stopping up order to remove the highway rights from this land and 
allow the development to go ahead.   
 
The Highway Authority has referred to the planned improvements to the 
pedestrian environment in Terminus Road which would need to be designed and 
implemented prior to the opening of the new extension. The cost of these works 
is likely to be largely met by the County Council with a contribution from the 
applicants which will be secured by a S.106 agreement. However, the final cost 
of the scheme is not yet known as the final design and material specification has 
yet to be agreed.  
 
In conclusion therefore, the Highway Authority has confirmed that there would 
be no unacceptable highway or parking consequences as a result of the 
proposed development, subject to securing a number of obligations by way of a 
S.106 agreement and subject to a number of conditions being attached to any 
grant of consent. 
  
Energy and sustainability considerations 
 
The proposals incorporate a number of ‘green’ initiatives that will reduce the 
environmental impact of the development and improve sustainability. 

The applicants have chosen an energy efficient design which also has regard to 
low and zero carbon energy sources. 

The retail element of the extension expects to achieve a BREEAM ‘Very Good’ 
rating for the shell and core elements, which conforms with the Council’s 
Sustainable Building Design Supplementary Planning Document. 

It is intended that the development will seek to comply with future Part L of the 
2013 Building Regulations with regard to C02 emissions reduction, which has 
more stringent requirements to be met over and above the existing Part L 
requirements.  

With regard to low and zero carbon energy sources, the proposed development 
includes 1,500 square metres of roofspace that could accommodate solar 



thermal and photovoltaic panels which could provide a contribution to energy 
demand if needed to achieve Part L compliance.  

As part of the scheme design it is proposed that the central atrium will be a 
naturally ventilated, semi-exposed space as opposed to a fully air conditioned 
mall. This will result in significant energy and cost savings for the development 
throughout its operation. The building fabric will be designed to be energy 
efficient and will exceed Part L thermal performance.  

 
The proposed car park extension, while not covered under Part L of the Building 
Regulations, will also incorporate energy efficient design including low energy 
lighting and efficient ventilation fans.  

 
In order to help ensure the delivery of an overall sustainable development, 
tenants will be encouraged to provide an energy efficient fit-out. This will be 
established through the use of a ‘green lease’ with technical support provided 
through a tenant green fit-out guide.  

 
Part L dynamic thermal modelling was carried out for a sample of units. The 
analysis demonstrated typical routes to achieve Part L 2013 compliance within 
the proposed base build using high efficiency plant and lighting design. This 
requirement will be made available to the tenant for inclusion within their fit-out 
specification. 
 
Water use at the development is targeted to be reduced by 25%, through water 
efficiency measures. 
 
The proposed development will utilise the existing facilities for waste 
management which currently receives high recycling recovery rates. 
 
The materials palette for the development will be specified with reference to the 
BRE Green Guide to Material Specification and it is targeted that 80% of the 
materials used will be responsibly sourced. 
 
Finally, sustainable construction practices are proposed to be employed for the 
development and constructors will be required to operate under the ‘Considerate 
Constructors Scheme’, with the aim of exceeding current best practice. 
 
For the above reasons, the proposed development is considered to be 
acceptable in terms of energy efficiency and sustainability. 
 
Human Rights Implications: 
 
Subject to conditions being attached to any grant of permission to minimise 
noise and general disturbance particularly during the proposed demolition and 
construction phases, it is considered that the proposed development would not 
unduly affect the rights of occupiers of surrounding residential properties to the 
peaceful enjoyment of possessions and protection of property. 
 
Conclusion: 
 



The proposed development is considered to be acceptable and is recommended 
for approval subject to the prior conclusion of a Legal Agreement and subject to 
conditions. 
 
The proposals will provide much needed additional retail floorspace and associated 
employment opportunities, within the heart of the town centre, which conforms with 
established and emerging planning policies which seek to strengthen the vitality and 
viability of the town centre. 
 
The contemporary design of the extension and in particular the corner feature will 
provide an iconic landmark at an important gateway into the town centre. 
 
The proposed development will have no significant detrimental effect on nearby 
heritage assets, the wider visual amenities of the locality, the highway network or 
residential amenity. For these reasons the proposals are considered to be acceptable 
and conform with all relevant planning policies. 
 
Recommendation: 
 
(A) That planning permission be granted subject to the prior conclusion of a 
S.106 Agreement to secure a financial contribution towards the proposed 
Terminus Road Improvements, a contribution towards the implementation of a 
Car Park Guidance System, a Travel Plan and associated audit fee, local 
employment initiatives and subject to the following conditions: 
 

(1) Commencement of development within three years 
(2) Drawing Nos. of approved plans 
(3) No more than 10% of the ground floor frontage of retail units 

within the application site to be in non-A1 use 
(4) Samples of all materials (internal and external) 

 (5) Lighting Strategy 
 (6) Signage Strategy 
 (7) Programme of archaeological works 
 (8) 1:1 details of edges and corners of elevations 
 (9) Details of expansion joints 
 (10) Details of anti-graffiti treatment 
 (11) Shopfront details  
 (12) Details of Terminus Road entrance 
 (13)  Drainage Strategy (surface water, use of SuDs and foul) 
 (14) Cycle parking  
 (15) Refuse and recycling in accordance with submitted details 
 (16) Servicing in accordance with submitted details 
 (17) Demolition details 
 (18) Wheel washing facilities on site 

(19) Construction Method Statement and Management Plan 
(20) Opening hours 
(21) Site contamination 
(38) Method statement for handling unspecified contamination 
(39) In accordance with FRA 
(40) Public sewer protection 
(41) Details of all plant and machinery (e.g. air conditioning, refrigeration 

units) including predicted noise levels 



(42) Construction access details, and details of location size of any temporary 
structures  

(43) Details of directional signage 
(44) Details of Local Labour Agreement (to include numbers from 

unemployment register, links to apprenticeships and placements from 
local FE & HE establishments also to include the ability for local firms to 
tender for elements of the construction (could be in the S106) 

(45) Construction Traffic Management Plan to include travel routes and 
number of vehicle movements 

(46) Foundation design  
(47) Details of any temporary structures/hoardings 
(48) Finished floor levels 
(49) Bird deterrent measures 
(50) Hours of building operations 
(51) Intrusive site investigation and UXO Desk Study 
(52) Application for stopping up order  
(53) Parking is provided in accordance with submitted details 
(54) Cycle storage and staff shower facilities 
(39) Submission of Travel Plan prior to commencement of use 
(40) No burning of waste on site 
(41) Colour of coloured render to be agreed 
(42) Conform with 2013 Part L building regulations 
 

 
SUMMARY OF REASONS FOR DECISION 
 
The proposed development is considered acceptable for the following reasons: 
 
The proposals will provide much needed additional retail floorspace and associated 
employment opportunities, within the heart of the town centre, which conforms with 
established and emerging planning policies which seek to strengthen the vitality and 
viability of the town centre. 
 
The contemporary design of the extension and in particular the corner feature will 
provide an iconic landmark at an important gateway into the town centre. 
 
The proposed development will have no significant detrimental effect on nearby 
heritage assets, the wider visual amenities of the locality, the highway network 
or residential amenity and therefore conforms with all relevant planning policies. 

 

(B) In the event that the S.106 is not concluded to the satisfaction of the 
Local Planning Authority by 28 February 2013 that delegated authority be 
given to the Senior Head of Development and Environment to refuse 
planning permission for the following reason, or if discussions are 
ongoing, to agree a reasonable extension of time for the S.106 to be 
signed. 

 
The proposed development would fail to secure the provision of a financial 
contribution towards the proposed Terminus Road improvements, a contribution 
towards the implementation of a Car Park Guidance System, the provision of a 
Travel Plan and associated audit fee and local employment initiatives.  



 
 
Appeal: Should the applicant appeal the decision the appropriate 
procedure to be followed, taking into account the criteria set by the 
Planning Inspectorate, is considered to be written representations. 
 
 
 



 
 


