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SECTION 1

Status of the Masterplan

Background

To date, a lot of work has been undertaken to develop a
strategy to reinvent Bognor Regis as a distinct and vibrant
place to live, work and visit. Much of this work has been

The Team

undertaken by Arun District Council, West Sussex County

In December 2002 a team led by Building Design Partnership

Council, Bognor Regis Town Council, SEEDA and the Bognor

(BDP) was appointed by Arun District Council to prepare a

Regis Vision Group. This on going commitment to the town

Masterplan with a twenty-year vision for Bognor Regis town

has resulted in the Bognor Regis Town Centre Study (2000) –

centre.

which has since been adopted as a consultation draft, the

The

Masterplan

team

consisted

of

BDP

(Masterplanners), Donaldsons (property advisors) and MVA

publication

of

the

Public

Realm

Strategy,

and

the

(transport specialists). This Masterplan has been developed in

commissioning of public realm improvements to the High

parallel to the work that Vail Williams, (Property Research

Street.

Consultancy) has been undertaking for SEEDA assessing
office demand in the West Sussex coast.

As a result of these studies, Arun District Council will be
preparing development briefs for two key sites - the Regis

Scope of the Masterplan

Centre development site and Hothamton Car Park, while the
Vision Group has produced their own vision for the town

The

Masterplan

provides

a

vision

for

the

long-term

centre. In preparing the Masterplan, the team have digested

development of Bognor Regis town centre, and is based on

and expanded on much of the work that has been undertaken

practical and achievable concepts that will provide a bright

in Bognor Regis and translated this into a vision for the long

future and new role for the town.

term, successful and sustainable development of the town
centre.

A key part of the Masterplan is the Action and Implementation
Plan, which provides a framework to deliver a series of

It has been a principal objective from the outset, to develop a

individual costed projects, which will assist in delivering an

coherent vision for Bognor Regis, which sits comfortably within

urban renaissance in Bognor Regis.

the wider Area Investment Framework, the local plan and
other strategies for the town. The Arun District Local Plan,
which was adopted on 17 April 2003, sets out the Council’s
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intention to prepare and adopt supplementary planning
guidance for the regeneration of the sites in Bognor Regis
town centre subject to this Masterplan. (Local Plan policy SITE
2). It also states that Development Briefs will be the medium
for coordinating and achieving the developments envisaged
within the Masterplan. It is intended that Arun District Council
will adopt this Masterplan as Supplementary Planning
Guidance.
The Masterplan may take 20-25 years to implement,
depending on development interest and market trends.
Therefore it is important that the Masterplan is flexible to allow
individual quarters to be developed in a phased way, to allow
some early wins, without compromising the longer-term vision
for the town.
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The Vision – A new role for the 21st Century

achieved through the development of residential dwellings in
and around the town centre. The style and scale of residential
developments should complement the existing townscape.

The vision for Bognor Regis is to provide a new role for the

Bognor Regis town centre will become a place that has a range

town in the 21st Century. This new role will build upon its assets

of roles and character throughout the day, to ensure that there

and create a series of new attractions for residents and visitors

is something for everyone.

alike. At the heart of the vision will be a new vital and viable
town centre with a richness of urban form and a quality of
architecture that will reposition Bognor Regis as a first class

Bognor Regis should become more vibrant due to the

coastal destination.

increased number of people living in the town and the
reduction in leakage to competing centres, a result of the new
retail offer that Bognor Regis will have. The improved quality of

There is no ‘big bang’ approach to turn the fortunes of the town

the town centre will increase civic pride and encourage

around. Instead the vision will be delivered through a collection

residents to spend an evening in the town centre having dinner

of integrated quarters that will reinvent Bognor Regis as a

in the Old Town or perhaps meeting friends in the Café

quality place to live, a town that offers a unique, quality

Quarter. The diverse evening economy should meet the

shopping experience, and a relaxing and exciting place to

aspirations of most residents resulting in a balanced and

spend an evening or weekend. The new experience for the

mixed-use

town centre user will be delivered through a variety of new

environmentally attractive town centre.

character

set

within

a

lively,

safe

and

landmark buildings with exciting uses and quality public spaces
that will make a new destination in a spectacular setting for
residents, businesses and visitors to Bognor Regis.

The attraction for visitors will be the opportunity to spend a day
or weekend in a quality seaside town that has an excellent
shopping environment and a good selection of cafes, bars and

The Masterplan proposes a diverse mix of uses that shall make

restaurants. A town that is legible and is easy to move around,

Bognor Regis an exciting destination. The jewel in the crown

where there are attractions which offer enclosure and shelter

will be the development of the Regis Centre site into a family

on not so sunny days. Bognor Regis will offer the appeal of

leisure attraction to create a landmark building that addresses

larger centres in terms of quality of experience, however it will

the seafront and animates a first class public space. To

also offer visitors the intimacy that can only be found in smaller

increase vitality and support new facilities the demographic

towns. More importantly there are parts of the town that will

composition of Bognor Regis has to be diversified, this can be

feel individual and special, such as the landmark leisure
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development on the seafront, where visitors can relax,

The masterplan concept

promenade, visit the theatre or an exhibition before having
dinner overlooking the sea. Bognor Regis will be welcoming to
those visiting the town by public transport or car.

The town will exhibit a quality public realm that achieves a
sustainable balance between pedestrian and vehicular activity
connects each of the quarters. A hierarchy of new streets and
public spaces will be created on natural desire lines within the
town centre to provide areas for people to meet and relax,
creating a sense of place and enhancing town centre vibrancy.

Each quarter will have a different character, ranging from the
cosmopolitan space outside the railway station that may be
animated by those eating and drinking alfresco, the family
orientated square adjacent to the seafront or the more tranquil,
green space in the heart of the community at Hothamton.
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The Vision

The architecture will be varied and modern, creating new
landmark buildings and providing enclosure and enlivened
spaces. There will be a commitment to design briefs for each
individual element of the Masterplan, to ensure variety and the
highest design quality. The choice of materials will establish
new design standards in the wider area.

The town centre vision will create a quality environment of
integrated, people friendly streets and open spaces for people
to live, rest and enjoy and to provide a new piece of townscape
responding to the 21st century. The Masterplan offers a long
term vision and strategy to deliver a high quality mixed-use town
centre that offers a series of attractions that should provide a
prosperous and sustainable future for Bognor Regis.

These new quarters will change the social demographics within
Bognor Regis. Urban living and the establishment of quality
leisure destinations within the town centre will attract upwardly
mobile, young professionals who are attracted to this lifestyle.
This will help sustain the new facilities by increasing spend
within the centre of Bognor Regis.

It is essential that new

developments within the town centre be socially inclusive to

1 the leisure heart

ensure that they benefit the existing and new community as well

2 the retail quarter

as visitors to Bognor Regis.

3 healthy living
4 urban living
5 the seafront
6 café quarter
7 the old town
8 site retained for car parking
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Eight new quarters have been identified in the Masterplan.
However there are other sites such as the old Esplanade
theatre site, that are not identified in the Masterplan as at
present it is difficult to make these sites viable. However once
the image, attractions and demographics of Bognor Regis have
been improved sites such as the Esplanade theatre site will
provide an exciting opportunity.
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Masterplan Principles
What is required to help overcome these issues is a clear and
The Masterplan is a robust document that is continually
evolving. It provides the boundaries for development and
reduces uncertainties for the wider community and developers
regarding development of the town. The Masterplan details the

positive vision for Bognor Regis in the short (0 –3 years),
medium (3-8 years) and longer term (8+ years), and the steps
that have to be taken to achieve this vision. It is essential that
the Masterplan should:

twenty year vision for Bognor Regis town centre, and has

n

Be positive and aspirational

identified quarters that can be developed as resources, market

n

Make a real difference, in terms of image and quality

n

Be credible

n

Be attractive to local people, visitors, business and

trends and opportunities allow individual sites to be brought
forward for development.

investors.
The Masterplan should be continually reviewed to ensure that
the vision for the town is meeting the aspirations of the wider

n

Be deliverable

community over time.

n

Be positively integrated

The town centre has a number of key challenges to be
addressed if it is to retain its development in a way that creates

Masterplan Principles

a stronger and more versatile location. From work that has been
previously undertaken a number of issues have been identified
that the Masterplan must address:

The Masterplan has been developed on the following principles:
1.

Creating a series of integrated character areas themed

n

Lack of successful commercially driven development

around particular activities.

n

Its coastal location and limited population catchment

The opportunity exists in the town centre to create a series of

n

The poor perception of the town’s potential in the eyes of
incoming investors and occupiers

linked character areas, which will have the combined effect of
strengthening civic pride among residents, businesses and
visitors to the area. The quarters are based around the main

n

The perceived advantages of adjacent towns

development opportunities in the town, namely:

n

An unattractive and restrictive town centre layout

n

The Regis Centre site for Family Entertainment.

n

The growth of car usage, which has led to expenditure

n

Hothamton Car Park for extended community and civic

leakage to other centres.

functions.
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n

Fitzleet Multi-storey and Safeway car parks for increased
retailing.

3. Encouraging a better shopping experience.
Bognor Regis should seek to retain and gradually improve its

n

Promenade for seafront activities and attractions.

n

A café quarter in the conservation area.

n

An entertainment area focused around the railway station.

framework

n

A new community to the north of the town centre.

expanding the retail floorspace and improving connections

retail role providing a quality comparison, convenience,
specialist and service function to its existing catchment and
visitors to the town. This can be achieved through creating a
for

improvements

to

the

retail

environment,

between principal retail streets.
n

Critically, the overall regeneration of the town centre can only be

Creating opportunities for additional retail development to
absorb anticipated increases in retail capacity and demand

achieved if the quarters are linked physically, functionally and

over the next 20 years, and improve the quality and range

psychologically into the life and fabric of Bognor Regis.

of the retail offer including monitoring the potential for the
future development of the Safeway car park to provide a
critical mass of retailing in the heart of the town centre.

2. Strengthening the physical and visual links between the
promenade and town centre.

n

proposed

developments

at

the

catalyst to the improvement of Queensway by encouraging

people. A key goal for the town is to break down the physical

greater footfall in this part of the town centre.

barriers between the railway station, town centre and the
maximise its major attribute.

the

Hothamton, Queensway car park site, which will act as a

Water is a fundamental attraction in all cultures and for most

seafront to reinforce the seaside character of the area and

Implementing

n

Environmental improvements which will create a more
pleasant shopping environment, increasing “browse” time
and therefore consumer spending. Active town centre
management introducing initiatives to manage and promote
the town centre.
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4. Improving the perceived quality of the townscape and public

6. Providing a quality visitor experience to encourage more

realm through improvements to key building facades, streets

visitor activity and secure more investment for the tourism

and spaces.

product.

The town needs to achieve a “step change”, in terms of
achieving quality through design standards. Higher standards

7. Creating a sense of arrival at the town.

need to be set for streetworks including proposals for paving,
furniture, signing and lighting. Through the planning framework,

Establish distinctive gateways at the boundaries, introducing

future

attractive urban markers and distinctive street furniture to

development

briefs

need

to

ensure

that

new

developments improve the townscape.

identify quarters.

5. Creating a better balance between vehicles, pedestrians and
cyclists.
A fundamental objective must be to incorporate measures to
improve circulation and movement in the town, specifically for
pedestrians. Key goals include improving signing and access to
car parks, providing designated cycle routes into and around the
town centre and creating safe environments within the heart of
the town and promenade.
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SECTION 2

As with the majority of our towns and cities, Bognor Regis is
experiencing the effects of the present transitional period

The Transport Framework

between the dominance of the motor car and the presently held
long-term national policy objective of discouraging car use. The
convenience and accessibility of the car offer many advantages

The transport component of the Masterplan recognises five
fundamental principles:
n

the need for safe, convenient and efficient movement;

n

the objective of supporting economic prosperity into the
future;

to those with access to one. However, many do not enjoy such
access and are reliant upon an inconvenient and sometimes
inaccessible public transport system relative to the car. Whilst
developments offering generous on-site parking provision and
access may be attractive to site developers, the impact of the
related car movements on the road network come at a longer-

n

protection of the local and wider environment

n

the need to serve and support the new development sites;

n

consistency with the County Council’s sustainable transport

In looking to the future, the Masterplan seeks to strike a balance

objectives

between the five principles identified earlier anticipating

term cost in terms of the local living environment.

continuance of the now established principle of demand
restraint in relation to car use. In overview, it looks to rationalise
Fortunately, Bognor Regis is well-placed to realise a transport

access by road and draw the maximum benefit from the present

system consistent with those principles within the mid to longer-

network and facilities.

term. The town centre is presently well served by road, rail and
bus, though clearly all modes offer opportunity for improvement.
For example, though providing a well located mainline rail

The development sites and present activities will be supported

station, it offers poor interchange with other modes. For those

with regard to car access, whilst over time, other transport

on foot or cycle, the generally flat terrain is accommodating but

modes are enhanced and their use encouraged.

the penetration of motorised traffic causes delay to these
movements and offers a sometimes unwelcoming environment.

In the following, we describe how these principles relate to the
development sites and transport modes. These principles form
the framework of the transport element of the Masterplan and
have been used to inform the other related components of the
Masterplan.
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SWOT Analysis Overview by Travel Mode SWOT Analysis Overview by Travel Mode
(Principal Modes/Users Only)
Strengths

Weaknesses

Road
§ Good connection to A259 Strategic road network and A29
(A27, A23, A24)
§ Availability of town centre ‘bypass routes’

Road
§ Congestion on main road network at peak times
§ Through traffic movements on unsuitable town centre roads –
residential in nature
§ Irregular road layout

Parking
§ Sufficient existing on and off-street supply at non-peak
period times
§ Off-street supply available at several locations throughout
town centre

§
§
§

Bus

Bus

§
§

Strong network of local bus routes
Good potential patronage potential

Rail

§
§
§

Parking
Some car parks poorly utilised
Some car parks of poor quality
Insufficient capacity during peak season

§
§
§

Services affected by road congestion
Services patchy and often unreliable owing to congestion
Poor information on bus services

Rail
Station centrally located
Connection to main south coast rail
Spacious and attractive station building

Walking/Cycling
§ Flat terrain and equable local climate
§ Town centre on a manageable scale to walk and cycle
§ High percentage of local ‘walkers’ compared to national
average

§
§
§
§

Indirect services
Service unreliability concerns
Train and carriage quality concerns
Perceived as costly compared to car use

Walking/Cycling
§ Delays owing to traffic measures
§ Severance at seafront and other locations too
§ Poor east-west links
§ Inconsistent walk/cycle route signing
§ Lack of defined cycle network routes
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SWOT Analysis Overview by Travel Mode SWOT Analysis Overview by Travel Mode
(Principal Modes/Users Only)
Opportunities

Threats

Road
§ Restrict through traffic in town centre, re-direct traffic

Road
§ Car travel demand restraint in part dependent upon

§
§

around it
Relief Road will ease local congestion
Promote employer Travel Plan actions to manage car use
demand

Parking
§ Make better use of present spare parking capacity,
§

through traffic management and tarriff control
Extend CPZ, protecting resident parking and adding onstreet visitor capacity
Provide on-street car park supply information
Better coordinate on and off-street parking supply
Better use of non-car modes may release capacity
Possible out-of-town Park and Ride site (not examined)
Possible alternative car park locations (not examined)

§
§
§
§
§
Bus
§ Provide bus priority measures
§ Provide better bus/rail and other mode interchange at rail
§

station
Provide real-time bus arrival information at shelters, plus
timetables

Rail
§ Provide multi-mode interchange at station
§ Station to become focus for town centre ‘gateway activity’
Walking/Cycling
§ Provide more dedicated pedestrian and cyclist facilities,
§
§
§

including route signing
Give greater priority over traffic movements
Provide attractive routes through and between
development sites
Provide comprehensive safe cycling route network

provision/take-up of alternatives

Parking
§ Need to balance requirements of accessibility, economic

§
§

vitality, environment, car demand restraint policy and
sustaining development sites
Inadequate parking enforcement limits CPZ scale and efficacy
New development sites to occupy off-street parking capacity

Bus
§ Carriageway constrained in many areas – limits possibilities
§

for bus priority
Need for release of developable area to provide new
interchange

Rail
§ Rail service and building improvements require significant 3rd
party cooperation

Walking/Cycling
§ Maintenance of traffic flow may take priority over pedestrain
and cycle needs
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Car Parking
The provision and usage of car parks in the town centre will
continue to play an important role into the town’s development
for the foreseeable future. However, the general pools of
parking provided on sites such as the Hothamton car park are
most likely going to be largely lost in favour of parking dedicated
to the site occupiers, consistent with general demand restraint
policies. With some 209 spaces currently at that site and 180 at
the Regis Centre site, these may be seen as substantial losses.
There is though considerable under-used capacity presently
offered at other existing locations, namely the Fitzleet multistorey, Lyon Street and London Road car parks. Though
detailed surveys have not been undertaken, we estimate that
under-used capacity to be in the order of 250-300 spaces on a
typical weekday. To this, we should add the present on-street
capacity for short-term on-street parking. Though the efficacy of
wider transport policies to encourage non-car travel is very
difficult to predict, it is perhaps reasonable to assume that it may
at least keep demand at around present day levels for the
foreseeable future, though they may increase in the longer term
with the development of site 6.

Car Parks - access routes and usage
It is suggested as part of the Masterplan and transport
framework, that facilities at the longer stay car and coach park
be improved.

14

a masterplan for Bognor Regis

The means to bring about that rationalisation of the parking

At present, the town centre is characterised by a variety of

supply will be through encouraging use of those alternative

vehicles on a range of purposes, all serving to impact upon the

locations through traffic management methods including road

amenity of those visiting or living and working in Bognor Regis.

signing and the application of differential parking tariffs designed

As with car park use, that traffic would be directed to and along

to attract motorists to those locations. Long-stay motorists, such

those routes by way of comprehensive road signing, and in all

as business users and visitors are directed to those further from

likelihood, supporting physical traffic management measures.

the centre, whilst short-stay shoppers pay a relatively higher

An example of the latter may be the conversion of the northern

tariff for the convenience of a town-centre parking location,

section of Victoria Drive to two-way operation between

whether on or off-street.

Annandale Avenue and the roundabout (though a traffic
engineering assessment would be required to prove the
feasibility of such an arrangement).

We should note at this point too the tremendous variety of
options for managing the car parking stock dependent upon the
‘package’ of new development realised at any one point of time

In this example, Victoria Drive becomes the primary north-south

in the future. This is of course true of the other elements of the

route for through traffic, relieving the present B2166, Argyle

transport system too.

Road, Canada Grove, Longford Road corridor, which for the
most part is unsuitable for the purpose. Instead, town centre

Road Access
The general principles underlying road access within the
Masterplan are that:
n

n

access traffic is directed to entry points such as Longford Road.

At the Station Road junction, we may envisage that increased
pedestrian priority would mean greater delay to queuing

access to town centre roads should be restricted to ‘local’

motorists. We may also expect that those with an essential need

traffic, i.e. those living or working there;

to enter the town centre will continue to accept that small delay

through traffic is diverted away from the less suitable town

in return for direct access, whereas through traffic will turn to the

centre roads to more peripheral and higher capacity routes;

alternative Victoria Drive route. In this way, we achieve the
deterrence of through traffic in the town centre and the

n

through this traffic management, wider benefits to the town

realisation of pedestrian priority improvements. At other

centre environment are realised.

locations, localised traffic calming or footway widening may
achieve similar benefits. The present High Street limited access
scheme is an example of how traffic management may affect
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the town centre environment. Though access options are
restricted for motorists on the east-west axis, there is a
consequent improvement in the local environment, with benefits
to pedestrians, cyclists, and the general street scene. Bus
movements are catered for and benefit from the much reduced
general traffic levels. Alternative routes are available via The
Esplanade and Walton Road/Belmont Street. This present
situation is a very good example of the pros and cons of such
initiatives which need to be carefully weighed as the future town
centre development scenario unfolds.

There are numerous combinations of such traffic management
arrangements which could be applied over coming years to
achieve the desired protection of residential areas and make
best use of the present road system all of which would require
detailed design and testing in terms of traffic engineering
feasibility. As such, no attempt made here to present specific
traffic management proposals.

Through and local traffic routes
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The various development sites are afforded access from the
Local Access Traffic network, as they have an essential need to
enter the town centre. In general terms, none cause concern in
terms of traffic impact upon the local road network as they may
be:
n

on sites replacing substantial car parks with current
accesses;

n

leisure uses with relatively low trip generation rates or;

n

may share parking with other town centre uses in the
evening period.

Walking and Cycling
Both walking and cycling are important to the continued growth
of the town centre. All journeys have at least a part of them
made on foot, fewer by cycle, and will be made from home/car/
bus/station origins to various locations within the town centre.
Given the range of origins, both within and outside the town
centre, it is important that these journeys are fully encouraged
and provided for along their entire length.

As the town centre develops, so we should seek to address
those links comprehensively and in detail with high quality
measure. For example, the Masterplan vision places due
importance upon the rail station as a gateway to the town centre
with associated new and vibrant activities. Anticipated also as a
much improved transport interchange (See Public Transport),

Pedestrian routes, links and facilities

the pedestrian link to London Road should be seamless and of
high quality to stimulate the desired movement.
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Presently though, pedestrians walking from the Longford Road/

Each of the development sites presents an opportunity to

Station Road junction (northside) have to cross the Richmond

provide very real benefits to town centre permeability on foot

Road junction with vehicles turning across their path both left

and bicycle. Most notably, the site between Queensway and

and right into that one-way road section.

Bedford Street offers the chance to provide the much needed
east-west link between Queensway and the London Road retail
area. The Regis Centre site offers an opportunity to provide a

The remainder of the Station Road footway is narrow and of

legible path to the seafront. Further opportunities for cycle

poor quality and leads to a section of guardrailing guiding

networks include the A259.

pedestrians

to

a

pelican

crossing.

A

comprehensive

improvement for such pedestrians may entail:
n

a raised crossing (table) of Richmond Road, with that apron
perhaps spreading to include Station Road for a limited
length;

All movement between the seafront and the town centre is
inhibited by The Esplanade and to a lesser, but perhaps more
manageable extent, by Belmont Street. The recent High Street
restricted access scheme demonstrates how much reduced

n

banning of either/both turning movements by general traffic

traffic levels may encourage pedestrians and reduce road

from Station Road into Richmond Street;

severance whilst Belmont Street will retain an important function

n

widening of the Station Road Footway;

as an access route, its use as an east-west route is limited by its

n

provision of a raised table crossing of London Road with

narrow width at its western end. There is then the possibility of
that apron extending into Station Road and Bedford Street;
the guardrailing would be removed;
n

improving the streetscene along Belmont Street in favour of
pedestrians, though provision should be made for present traffic
levels to remain. The Esplanade will need to retain its present

narrowing of London Road between Lyon Street West and

function as a town centre through and access route, though

Bedford Street to one lane of traffic flow.

pedestrians and cyclists would benefit from more generous
crossing facilities. It may also prove advantageous to provide a
shared surface for cyclists along the promenade to promote

This one example points the many possibilities for an

cycle travel.

improvement in conditions for pedestrians. It also serves to
remind of the many traffic management implications of such
measures. Further detailed investigations of these would be
necessary to prove their value and feasibility.
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In summary the Masterplan envisages a much enhanced

There are though a wide range of actions that could take place

pedestrian and cyclist environment with a clear focus made

during the Masterplan period to increase bus use. Some benefit

upon the achievement of seamless, convenient and hazard-free

will result from the anticipated continuing car use, Other more

local journeys to and within the town centre.

attractive enticements may include:

Public Transport

n

Real-time bus service information for passengers;

n

High quality bus shelters;

n

Greater priority for buses on the road network aiding

As described previously, we may expect the future to offer a
gradual diminishing in the reliance upon the motor car for a

service reliability;

substantial proportion of town centre travellers. At present, the
various statistics presented within the 1996 Bognor Regis Local

n

A denser and more complicated service network;

Transport Plan (using 1991 Census data) indicate that some

n

Higher quality vehicles

56% of those employed within the town centre use the car for

n

Effective ‘Quality Partnerships’ between WSCC and bus

those journeys. For those working outside the area the
proportion rises to 87%. Town Centre residential car ownership
is relatively low though at 325/1000.

Therefore, as the LTP points out, such car reliance adds

operators;
n

More and higher quality bus boarding facilities

n

Effective co-ordination with rail service timetables.

n

Encourage bus operators to market their product to
increase bus patronage.

significantly to peak hour congestion, worsened by journeys to
schools and colleges during term time, and tourists in the
holiday season.

These and other actions are typical of those being considered/
implemented in towns and cities. However, obstacles to their
introduction abound such as; cost, impact upon general traffic

For many, bus transport could offer a meaningful alternative to

flows, strategy co-ordination between authority and bus

car use, provided that concerns over accessibility, reliability,

operators. We are aware though that WSCC have a clear desire

service information and quality are addressed. Though there is

to progress such actions through the LTP process.

an extensive network of bus services in the area, bus use is low
in the wider LTP plan area at 3% (percentage not available for
the town centre).
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Of all the possible bus service improvement actions, increasing

A clear opportunity exists at the rail station and nearby ‘Covers’

service coverage and reliability are high in priority. Present

site to provide a new and much needed public transport

users may be frustrated by delays due mainly to traffic

interchange between rail, bus, taxi, cycle and walk modes. The

congestion and future users discouraged. In many other towns

general design aspirations are described elsewhere in terms of

and cities, measures to provide effective bus priority at traffic

the linking of town centre activity, but this interchange offers a

signals and road links has proved beneficial in minimising bus

new and much needed focus for public transport too. It would be

delays. Naturally though, we often see these savings passed on

a centre for service information for all modes, be a town centre

to car drivers as new delays as car carrying/throughput capacity

meeting place, perhaps short-term layover for bus operational

is reduced. The Masterplan anticipates a gradual introduction of

needs, and importantly, raise the profile of town centre public

this principle within the town centre and on its approaches. As

transport. It should also assist in promoting the use of rail

noted in relation to road access earlier, essential town centre

services to/from Bognor Regis for business and leisure use.

traffic may be better disposed to such delay in comparison to
through traffic as it has an origin/destination within the area.
In terms of transport, the Masterplan looks forward to a future
directed in part by aspiration and part by necessity, though
The present High Street traffic management scheme is an

these are compatible in most instances. Though in the near

example of such a strategy with benefits including those to bus

term, unnecessary provision for the motor car in terms of access

service access and reliability, pedestrian and cyclist accessibility

and parking may serve to provide a high degree of comfort to

and to disabled users.

site sponsors, it comes at a cost, both monetary and
environmental degrading the streetscene and limiting access by
other modes. Added to this, there is an established national
policy obligation to retrain car use and encourage non-car
modes. Therefore, it is important to reach an acceptable
balance between these needs such that the economic
prosperity of the town centre is maintained and enhanced in the
centre.
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This study presens a framework for transport provision over the
plan period featuring:

n

The supply of sufficient on-site parking to support each of
the development sites considered

n

The optimisation of the present town centre parking
capacity usage

n

Support for public transport initiatives including:
§

Town centre bus priority schemes

§

Greater service coverage and reliability

§

A new and comprehensive interchange facility at the
rail station.

The possibilities and options for the various measures and
initiatives outlined here are very numerous, many requiring
considerably greater assessment and testing than is possible

n

A rationalisation of local and through traffic movements to:

within the remit of this Masterplan study. It does though point
the way forward to the future Bognor Regis town centre

§

Reduce town centre congestion

§

Remove through traffic from unsuitable town centre

transport system.

roads
§

Enhance the town centre environment

§

Support other town centre traffic, public transport and
environmental initiatives

n

A focus on improving conditions and town centre links for
pedestrians and cyclists:
§

To / from development sites

§

To / from important destinations including the rail
station and seafront
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SECTION 3
The Masterplan

The following quarters have been identified as:

1 Leisure Heart

family-led leisure’
2 Retail Quarter

The Masterplan is a robust framework that provides a coherent
vision for the long term development of the town centre. This
spatial framework physically integrates key town centre sites,
which are currently under performing socially, environmentally
and economically.

‘a mixed use development with a focus of

‘diversifying the attractions and economic
activity within the town’

3 Healthy Living

‘a mixed use community’

4 Urban Living

‘a new urban community’

5 The Seafront

‘a quality environment fronted by a series
of leisure attractions’

These key sites create a network of quarters each with an

6 Café Quarter

individual identity, but having a wider role to play in delivering an
urban renaissance in Bognor Regis.

‘a lively entertainment area at the
gateway to Bognor Regis’

7 Old Town

‘an intricate townscape adjacent to the
seafront’

Each of these character areas has a distinct identity, in order to
create the desired sense of place, development principles have
been established for each area. The issues surrounding
deliverability have also been considered to provide an indication
of timescale and development partners. These issues are
explored further in section 5, The Action and Implementation
Plan.
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The Masterplan
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1. The Leisure Heart

The Regis Centre site is the ‘jewel in the crown’ of the
masterplan. Development on this site could be pivotal to the
long-term future of the town. There is a shared vision that
development on this site should consist of activities that attract
visitors to the town, and these must be housed within a first
class building and public realm.

Character:
A mixed use development, with family-led leisure activity,
centred around a quality destination of a suitable critical mass to
make the seafront a vibrant location. The seafront will become
a key part of the town centre, rather than feeling on the edge.
The proposed uses within the development are a mix of
commercial and non-commercial, with active (A1/A3) uses on
the ground and first floor, with residential on the upper storeys.
A new theatre is provided, however the development of any new
arts facility will have to be more flexible to make the theatre
space more economically sustainable and in use all year. The
Town Hall will remain in civic use. While parking related to the
development would be provided within the block, undercroft
spaces will also be provided with a landscape courtyard above.

The Leisure Heart
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Development Principles:

n

Reinforce physical connections from the station through
town centre and arcade to seafront

n

A mixed use landmark development

n

Protect and enhance views to seafront

n

Provide protection from the microclimate

n

Development should have frontage on all sides

n

Ground floor uses should provide active frontage and
generate activity.

n

Quality residential development on upper floors

n

Town hall should be retained and enhanced

n

Parking within a courtyard setting

n

5 storeys is an appropriate height for development

Activities which animate the seafront
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Retail Quarter –Longer term

2. Retail Quarter

This site has often been described as the heart of the town, due
to its physical location and its close proximity to the prime retail
area. There is a consensus that Safeway is a valued retailer
within the town centre, however it does not make optimum use
of this pivotal site. The site is likely to be the most difficult to
develop as it is in private ownership and the store currently
trades very well. Due to constraints surrounding land ownership,
medium and longer term development options have been
devised for the Retail Quarter. However the site could come
forward for development earlier if the proposals were viewed as
advantageous to the owner.

Character:
The retail quarter will attract people to Bognor Regis due to the
extensive shopping experience. The development of the new
four storey development will increase permeability throughout
the town particularly from the High Street to Queensway. The
retail quarter shall also increase vitality by providing floorspace
on the upper levels for residential or office accommodation as
market demands dictate. Parking associated with the retail offer
would be provided within a new multi storey, within the curtilage
of the development.

Development Principles – longer term
n

Mixed use development

n

Establish east-west pedestrian route from London Road to
Queensway

n

Car parking provision on site
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n

Establish circular retail experience with greater choice and

Retail Quarter –shorter term

offer
n

Retail units on the ground floor fronting onto Queensway

n

4 storey development

n

Residential on upper floors

n

Provision of affordable housing

Development Principles – shorter term
n

Mixed use development

n

Car parking provision on site

n

Retail units on the ground floor fronting onto Queensway

n

4 storey development

n

Residential on upper floors

n

Provision of affordable housing

n

Infill development on London Road

n

Wet weather link from London Road to Safeway
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Vibrant retail environments have been used
as a successful regeneration tool in many
towns and cities
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3.

Healthy Living

Healthy Living

This site is in the centre of the town and on one of the main
vehicular approaches, thus is considered to be a gateway
location. Its current use as Hothamton car park does not make
optimal use of the value or location of the site.

Character:
The creation of a new urban community in the heart of Bognor
Regis will enliven the town centre. The development of a cluster
of taller buildings will enhance the skyline. The new and existing
community will have a stronger identity and will benefit from the
creation of a new urban park that connects to the seafront. The
prestigious office, healthcare and library development to the
northern edge of the site will complement the landmark
residential developments. Parking will be accommodated within
the curtilage of each building.

Development Principles:
n

Mixed use development

n

Establish physical connections with the town centre, the

n

Retail units on the ground floor fronting onto Queensway

n

Office accommodation for the County Council with potential
for other users

railway station and seafront
n

Opportunity for tall buildings (up to 10 storeys)

n

Community uses on ground floor to provide active frontage
onto Queensway and Steyne Street

n

Residential development to optimise sea views

n

Provision of affordable housing

n

Create green finger to seafront
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Taller buildings can reinforce the identity of
an area, while green links improve quality
of life for all town centre users
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4.

Urban Living

This urban site is currently under performing as a builders
merchants, however its proximity to the town centre makes it an
ideal location for high density housing. Like any other housing
development within the Masterplan, residential schemes should
be mixed tenure and be built to the standard of current best
practice.

Character:
The site will provide a mixture of family townhouses and
apartments next to a superior transport interchange for trains
buses and taxis in the town centre. The site also provides a
suitable location for a three-storey office development adjacent

Development Principles
n

Retain parking associated with Railway Station

n

Improve pedestrian links to station

n

Opportunity for office building at the western
edge of the site

n

Opportunity for transport interchange at the
western edge of the site

n

High density, sustainable urban housing

n

Provision of affordable housing

n

Mix of houses and apartments

n

Low car parking provision

n

Residential frontage onto Spencer Street

n

Residential heights 2, 3 and 4 storey

n

Mixture of private and shared open space

to the transport interchange. Station parking would remain as at
present.

Transport interchanges should add to the streetscene as well as being well located
and safe places to wait for a variety of modes of public transport.
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5.

The Seafront

The Seafront

The Gloucester Road Car Park has the potential to be a
secondary location for family based leisure that complements the
attractions on the Regis Centre site. Like the Regis Centre site,
the car park is adjacent to the seafront; and also benefits from its
proximity to Butlins Holiday Centre.

Character:
This site provides the location for a 2 or 3 storey building with a
small footprint, to provide a leisure attraction at the eastern end of
the seafront, thus encouraging people to walk from the pier to the
other end of the promenade. Development of leisure on this site
should be designed to create a front door to Butlins, as at present
the Holiday Centre and the activities within it, turn their back on
the town. Development of a family leisure attraction on this site
must ensure that the seafront remains accessible, and that
suitable numbers of parking spaces are retained within any
proposed scheme.
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Development Principles
n

Develop a Lighting and Public Realm Strategy for the
seafront

n

A landmark building to be developed at the eastern end

n

The building to provide a frontage to the seafront and
Butlins Holiday Centre

n

Car Parking to be retained on site

n

2 storeys would be an appropriate height

n

Optimise views to seafront

Public realm improvements such as artwork and lighting can
change the image of a place dramatically
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6.

animated piazza with outdoor dining and seating. By creating

Café Quarter

The environs around the Railway Station provide the ideal
location for a vibrant evening economy. At present the younger,
more upwardly mobile members of the community go to
Chichester for an evening out. Many of them travel by train, thus
pass through this transient part of the town. The proposal is to
establish a lively and vibrant bar and evening entertainment
quarter. The physical character of the area is ideal for these sort
of uses, as the modern bar chains prefer to locate in buildings

a new character at this location, perceptions and relationships
with the rest of the town centre would be changed and the
station would no longer feel ‘edge of town’. This new quarter
would provide a more memorable gateway to the town and
would have a large impact in changing perceptions of the town
to residents and the wider catchment area. Furthermore
development of this nature could happen in the immediate
future.

with character, such as the rail station or the Reynolds building.
Bars such as these, would encourage people to either stay in
the town longer or perhaps all evening, which inevitably would
result in increased local spend and creation of a buoyant
evening economy. Furthermore, the rail station provides a
natural

thoroughfare,

which

increases

the

likelihood

The Café Quarter

of

commercial success. The critical mass and footfall that could be
generated in this location could allow for improved transport
interchanges e.g. between rail and taxis.

Character
The station area already has some uses required to establish
a commercial leisure-led evening quarter, such as the twoscreen cinema adjacent to the station as well as several bars
and food outlets in close proximity. If an operator could be
found (several requirements have been identified) for the
Reynolds building and the vacant station building, the whole
area could be transformed and a new gateway into the town
centre would be created. The west facing public space in front
of the station, could become the heart of the quarter as an
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Development Principles
n

Retain and enhance the cinema

n

Establish A3 uses in the Station building fronting onto
the pedestrianised square

n

Improve pedestrian links from the Station to Lyon
Street West

n

Establish A3 use in Reynolds Building

n

Improve pedestrian priority by increasing footway
widths, and improving pedestrian environment.

Cafes and bars spilling out onto
public spaces can create lively
spaces, in areas that previously
lacked vitality
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7.

Old Town

The Conservation Area on the western edge of the town centre,

Development Principles
n

Retain and enhance character

n

Implement public realm strategy to develop brand and style
for Old Town to ensure that improvements, street furniture

could be the first stage in the process in turning the fortune and

and public art reinforce the identity of the quarter

image of Bognor Regis around. At present the qualities of this
quarter are over looked.

n

Encourage establishment of A3 uses

Character
This part of the town has a quality townscape consisting of a

The Old Town

fine urban grain, which gives the quarter a very unique
character. By improving the quality of the public realm, street
lighting, signage etc. this area could become an attractive
restaurant quarter. These improvements could be undertaken
relatively quickly and inexpensively. A significant operator has
stated an interest in trading in the town and this would be the
ideal location. An establishment such as this could provide the
anchor for similar establishments
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The Old Town could be transformed
very quickly by co-ordinating public
realm improvements to theme the area.
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SECTION 4
Sustainable Development
Introduction
The Masterplan seeks to embrace needs of the local
community, with the environmental concerns and economic
prosperity for all.

The innovative design of new buildings has to provide solutions
that minimise energy demand – hence reducing CO2 and global
warming potential. Each building should make use of the earth’s
free resources – excellent daylighting, passive solar heating,
groundwater cooling and micro-climate benefits induced by the
coastal location.

Further aspects that are fundamental to the sustainability of

Sustainable Development Approach

community is the infrastructure that supports the development.
These site-wide considerations have been proposed to provide
small-scale combined heat and power, rainwater mains
providing supply for non-potable demand, and renewable
energy systems where appropriate. The main consideration is
ensuring low environmental impact, whilst guaranteeing robust
and plentiful supplies to all.

Development of the Masterplan will be required to demonstrate
how a well-designed, modern environment can enhance and
support the provision of high quality urban space and meet the
needs and expectations of the community and its partners in the
21st century.
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CHP
Primary electricity generation in the UK is generally around 30%
efficient. This results not only in higher tariffs for users, but also
creates

disproportionately high

levels

of

environmentally

damaging emissions whilst being wasteful of precious fossil fuel
resources at the same time. An alternative method of generating
more efficient electricity, whilst still employing cost effective
generation systems, is simply to utilise the excess heat
generated in the process.

Combined Heat and Power (CHP) systems have the ability to
generate electricity and to simultaneously harness the waste
heat produced and increase overall efficiency to around 65%.
The heat can be used in a number of ways but most importantly,

CHP Diagram

a CHP system could provide a cost effective, green solution to
providing space heating and domestic hot water supply for all

Refuse Strategy

new housing, and green electricity.
It is clear that today’s production of waste is becoming
unmanageable,
Renewable Energy
As global warming accelerates and our energy demands
continue to rise, we have to adopt cleaner, more sustainable

and

continued

growth

in

production

is

unsustainable. The first priority is to reduce the waste at source.
This can be achieved by making production processes use the
resources more efficiently.

sources of energy. Photovoltaic panels produce electricity from

Next comes re-use, such as refilling containers, repairing and

the sun. By cladding the buildings roof and southerly orientated

reconditioning consumer products wherever possible.

facades, opportunities exist for significant renewable energy
generation. It is proposed that renewable energy technology
should be designed into the development of each site.

Recycling comes next followed by recovery, encompassing
elements such as obtaining compost from rotting organic
material, utilising timber substitutes from reprocessing mixed
waste plastics and energy from incineration.
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New developments within Bognor Regis, should provide for
sorting and separation of refuse to allow further processing or
composting to be easily carried out by Arun District Council.
Collaborations with recycling companies should be encouraged
to ensure that waste strategies are environmentally and

Green Buildings
It is commonly believed that approximately half of the UK’s CO2
emissions are either due to manufacturing processes or
transportation, a significant proportion of which is due to the
construction industry.

economically viable.
Embodied energy is a major environmental factor in buildings,
and is often ignored. Embodied energy can be defined as ‘the
Waste that cannot be recycled at present is either sent to land

quantity of energy required by all of the activities associated

fill or incineration. Waste incineration centres currently receive

with a production process including the acquisition of primary

municipal waste from a development and use it to create

material, transportation, manufacturing and handling.’

electricity. In Bognor Regis this type of facility could be explored
to produce heat for a District Heating system.

The Building Research Establishment (BRE) has produced an
environmental profiling system methodology known as “The
Green Guide to Specification”. It is based upon extensive

Ecology and Water

research into the impact of the production and use of building
materials. The “Green Guide” ranks the environmental impact of

Considerations include the collection or rainwater which is then

building materials in either A, B or C with ‘A’ meaning the least

treated and supplied to the buildings for WC flushing – using

impact and ‘C’ the highest.

clean water appropriately. Any overflow from the tanks is then
allowed to slowly flow into the source, again much cleaner than
the current condition.

The Masterplan should seek to ensure that any proposed
buildings score highly against the BRE Green Guide to
Specification.

The ecology of the water source would be enhanced and
protected to ensure that any new development places no
burdens on the water life that cannot be sustained. By the
introduction of clean groundwater, and filtered rainwater, the
discharges to the water feature will be significantly better than
currently.
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SECTION 5

Suitability

Action and Implementation Plan

The next principle is to seek to establish the most appropriate
mechanism for the task in hand and not to apply a common

This section sets down the implementation mechanisms that will

formula to every situation. Each opportunity has its unique

be required to move from ideas to action on the ground and

characteristics and therefore will require an implementation

starts by setting down the general principles we have adopted

mechanism that relates to its specific circumstances.

and

against

which

we

have

considered

the

various

implementation options.

Early Win

The section then considers each of the character areas and

The Masterplan provides a long term vision for the next 20

their development proposals and makes recommendations as to

years. However, it is also recognised that a degree of

how each might be brought forward. The following are the

expectation has built up and there is a need for proposals to be

principles that we have used to guide our consideration of the

implemented in the short-term. Mechanisms have been

implementation options and upon which we have based our

considered that will allow an early start to happen on certain

recommendations.

projects and initiatives without frustrating the establishment of
long-term arrangements.

Viability
Meeting Community Expectations
The important principle is to endeavour to create development
opportunities which represent, within themselves, commercially

Consultation has been a key principle in the development of the

viable schemes. The development proposals contained within

Masterplan. It is therefore accepted that as a guiding principle

this Masterplan are underpinned by market research and

there will be a need to continue to seek community participation

viability appraisals. Whilst schemes may contain elements

during the implementation phases and to meet the expectations

which are non-commercial i.e. the proposed theatre within the

drawn from earlier exercises.

development, it is envisaged that this will be financed by crosssubsidising commercial and residential development on the site.
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We have assumed that gas, water, electricity and sewerage are

Market Realism

provided to the site and there are no services on the site in a
Many of the initiatives and proposals considered will require

position which would inhibit development or make it unduly

private

expensive.

sector

investment

to

enable

delivery.

The

implementation mechanisms adopted will need to reflect this
situation. The mechanisms will need to ensure that developers

We have assumed affordable housing equating to 25% of total

and investors have certainty, clarity, and speed of decision

residential units on each of the sites.

making

in

the

public

sector

and

a

process

that

is

understandable and familiar to them.

The construction costings indicated are based on initial cost
assumptions provided from the Building Cost Information

Development Appraisal Assumptions

Service (BCIS) and Donaldsons building surveyors. A further
detailed review of construction costs by a QS / Building

General Assumptions
The viability analysis should be read in accordance with the

Surveyor would need to be undertaken once a detailed scheme
design has been worked up.

assumptions as outlined below. We would stress that a full
valuation exercise has not been undertaken at this time. The

We have adopted the profession accepted standard fees for

figures provided herein are indicative and may be subject to

both professional fees and disposal fees (as appropriate).

variation whereby further, detailed, cost, value and floor area
information is received.

We have adopted a design contingency rate of 10.0 % on build
costs.

To enable a clearer view on project viability a further detailed
scheme design would be required for the specific proposals for

An indicative value has been included in relation to Landscaping

each of the site.

and promotional costs.

We have assumed planning permission for the proposed

We have assumed that a developer profit on cost of 20% would

developments but each submission should be considered on its

be sought in order to reflect the likely risk and associated

merits and how it accords to the final adopted development

returns a developer would require for developing out the

brief, SPG and adopted Local Plan.

proposals.

We have assumed vacant possession of all third party land
interests unless otherwise stated.
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Interest charged in respect of the development option has been

We have outlined below an action plan for the implementation of

assumed as 6.0 % to reflect the risk margin involved and is a

development on this site with an estimated timescale following

function of the base interest rate set by the Bank of England as

adoption of the master plan.

at the date of the appraisal.

Commercial rationale and viability analysis
An estimated construction period has been incorporated for the
appraisal to reflect the nature of the proposed development. A more

Given the locational qualities of this site, a mixed-use

detailed programme would be required in relation to specific

development incorporating commercial and non-commercial

proposals, also facilitating cash flow appraisals and analysis once a

uses was felt to be appropriate. The focus was to create a

detailed scheme design has been worked up.

family-led leisure activity, A1/A3 uses at ground and first floor,
with residential on the upper storeys. It is clear through the

The next part of the implementation section takes each of the

market and viability analysis that the residential sector is the key

seven main area based proposals and sets down against each

value driver. It is apparent therefore that the residential sector is

what we believe to be the right

the key factor in creating a viable scheme. As a result the

mechanism to make them

happen.

incorporation of residential uses potentially enables the delivery
of less viable uses / public benefits in creating a more vibrant

1. The Leisure Heart

mixed-use scheme.

Overall Approach

As highlighted in the property market review significant

The Regis Centre site is within Arun District Council freehold
ownership. Financial appraisal of the mixed-use proposal
indicates development which should be commercially viable.
This is therefore considered to be an opportunity, which could
be progressed immediately. The main initial issues to be
resolved in respect of this site are as follows: -

premiums are placed on residential units with sea views, as a
result it was felt that this site gave the opportunity to capitalise
financially on its location. Although clearly having leisure and
A1/A3 uses on site would not be as viable as having a 100%
residential scheme. It was felt that an active ground floor use
would create a vibrant destination on what is a key site in
Bognor Regis, and in addition would help to improve the linkage

n

Whitbread leasehold interest

n

Theatre leasehold interest

n

Need for a new theatre on the site and specification of the

requirement, although this could potentially be replaced by

theatre

residential.

from the town centre to the sea front.
A hotel use has also been incorporated to reflect an identified

n

Future use of the Town Hall building
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Action Plan

Viability analysis
Estimated total

Estimated total

Gross residual land

development

development value

value after developer

cost

profit

£19,689,772

£23,627,184

1.

( 2 months)
2.

£1,344,000

Note:n

n

Initial expressions of interest (1 month)

n

Analysis of submissions and approval of short-list (1
month)

Estimated Total Development Revenue reflects the income

n

3.

achievable from the development as described.
n

Marketing of development opportunity

Estimated Total Development Cost reflects construction
costs, all legal, agents, consultants and finance charges.

n

Council to prepare detailed planning and development brief

Detailed submissions (2 months)

Analysis of detailed submissions, developers presentations
and selection of preferred developer (2 months)

Gross Residual Value provides the level of value

4.

Agreement of Heads of Terms (1 month)

achievable through undertaking the development option as

5.

Negotiating Legal documentation (4 – 6 months)

described or the level of funding required to secure

6.

Satisfying development agreement conditions – 12 months)

development of the site, as appropriate

7.

Commencement of development

8.

Construction period (24 months)

9.

Completion of development

The appraisal includes circa 5,574 sq m (60,000 sq ft) of family
leisure and A3 / retail use, a community office and community
theatre / multi-space in addition to a 98-bed hotel and 70

Total period:

43 - 51 months

residential units which are subject to a 25% affordable housing
requirement.
Based on the above description the scheme is viable, with the
appraisal showing a site value of £1,344,000. This, however,
should be considered in conjunction with the attached
assumptions and in addition, it is important to highlight that the
appraisal does include the provision of a community theatre /
multi space at a cost of circa £2.1m to the scheme.

44

a masterplan for Bognor Regis

offers the best long-term opportunity to make a significant

2. Retail Quarter

positive impact on the image and attraction of Bognor Regis.

Overall approach
This proposal involves a major development in the heart of the
town centre. It is the largest of the developments contained in
the Masterplan. Initial viability assessment indicates that there is
currently insufficient retail demand to support development of
this scale but that it could potentially come forward in the longer

The site is located in the heart of the town, in close proximity to
the prime retail pitch, therefore it was felt that the site would be
best suited for expansion / improvement of the town’s retail
offer. That said currently there is insufficient retail demand in
terms of quantity and quality of potential occupiers to support
development of this scale. However, this situation may gradually

term.

change over time as the population of Bognor Regis expands
Safeway, the current owners of the store and car park at the
heart of this area, have indicated an interest in expanding their

and expenditure in the town centre increases and on this basis
this opportunity could come forward in the long term.

store. Development will require the agreement and involvement
of Safeway and the owner of Queensway or the use of
compulsory

powers

by

the

local

authority

to

Viability Analysis

achieve

development. If the latter option was to be pursued, this would

Estimated total

Estimated total

Gross residual land

have substantial timescale implications.

development

development value

value after developer

cost

It is important to create the necessary planning framework and

£39,874,341

profit
£41,279,987

- £6,568,000

policy statements relating to this site so that as retail capacity
and demand improves over time the framework is in place for

Note:-

this development to potentially come forward.

n

Commercial rationale and viability analysis

n

Estimated Total Development Cost reflects construction
costs, all legal, agents, consultants and finance charges.
Estimated Total Development Revenue reflects the income
achievable from the development as described.

This site comprises the largest of the developments contained in

n

Gross Residual Value provides the level of value

the Masterplan, and is also seen as the most difficult site to

achievable through undertaking the development option as

bring forward given the ownership constraints. The site

described or the level of funding required to secure

comprises the Safeway site as well as the properties fronting

development of the site, as appropriate

Queensway. Despite the constraints of this site it potentially
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Comprehensive Redevelopment

Action Plan

This option includes circa 12,077 sq m (130,000 ft) of retail, 160

On the assumption that an agreement can be reached between

residential

housing

the respective landowners, we have outlined below an action

requirement and a 9,000 sq m (96,875 sq ft) 300 space decked

plan for the implementation of development on this site with an

car park. The proposed decked car park adds a cost of circa

estimated timescale following adoption of the Masterplan and

£2.9 m to the overall development costs. Although this is clearly

when the market conditions are ready for this development.

units

subject

to

a

25%

affordable

necessary it does have a significant impact on viability. We felt
that the Queensway properties were better suited to be

1

Council to prepare detailed development brief (3 months)

considered within this comprehensive redevelopment option, as

2

Marketing of development opportunity

it would require the acquisition of the retail and residential units

Initial expressions of interest (1 month)

fronting Queensway. Our appraisal of the option indicates a

Analysis of submissions and approval of short-list (1 month)

funding deficit of circa £6.5 m, which primarily is due to the

Detailed submissions (2 months)

acquisition of Safeway’s interest as well as the properties

1

Analysis of detailed submissions, developers presentations
and selection of preferred developer (2 months)

fronting Queensway.
2

Agreement of Heads of Terms (1 month)

3

Negotiating Legal documentation (4 – 6 months)

4

Satisfying development agreement (6 – 12 months)

The appraisal indicates this option is marginally viable, however,

5

Commencement of development

concerns remain over Safeway’s (or future owners) willingness

6

Construction period (24 months)

to agree to such a scheme given the loss of their valuable

7

Completion of development

Small scale / in fill development

surface parking. From previous conversations with Safeway,
surface car parking was vital to compete with other operators

Total period:

43 - 51 months

whom benefit from better transport communication linkages.
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3. Healthy Living
Overall approach

Healthy Living Quarter
n

existing properties.

This site is mainly in the ownership of the Council, but it also
includes the adjoining Health Trust site and the subsequent
phase may involve the re-development of the west side of

We have assumed a demolition cost of £200,000 for the

n

We have assumed a gross to net efficiency ratio of 90% for
the office and health centre accommodation.

Queensway, which is in private ownership.
We have assumed 100% surface car parking equating to 150
Viability analysis indicates that the re-development of the west

car park spaces.

side of Queensway is not currently viable and therefore it is
recommended that this phase of development is brought

Commercial rationale and viability analysis

forward within the medium to long-term (5 years +). The
development of the car park site and adjoining Health Trust site

This site is situated in a key gateway location on one of the

for the mix of uses proposed is potentially viable and could be

main vehicular approaches to the town centre. It was felt that

brought forward in the short-term. . The main initial issues to be

this site would be best suited as a mixed-use office based

resolved in respect of this site are as follows: -

development,

incorporating

public

open

space

with

an

appropriate mix of commercial uses. The office market in
n

Agreement for joint disposal with Western Sussex Primary
Care Trust

n

Bognor Regis is particularly poor with limited commercial
requirements. However given the County Councils requirement
it was felt that this requirement could be put on this site and

Agreement of Western Sussex Primary Care Trust and

would also potentially be the catalyst in attracting other office

County Council accommodation requirements

occupiers to the town in the future. In addition to the office use
the relocation of the health centre and the incorporation of

We have outlined below an action plan for the implementation of

public open space will create a civic core for the town centre.

development on this site with an estimated timescale following
adoption of the Masterplan.

Other uses on the site include high-density residential units.
Given the height of the surrounding buildings it was felt that this
should be capitalised on in creating a high-density residential
development on site. It was felt this would be appropriated if
incorporated in a well-designed landmark building given the
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gateway location of this site. From a financial perspective, given

was a non-income generating use, could be replaced on the

the current buoyant residential market, this again will be a key

basis that the current facility provided adequate accommodation

value generator. Given the proposed height of development the

for library services. The scheme also includes a 1,207 sq m

units on the upper levels will also benefit from having sea views,

(13,000 sq ft) health centre and 95 residential units subject to a

which as previously mentioned are likely to command

25% affordable housing requirement with associated car

premiums, this clearly will aid overall viability by off setting the

parking.

lower value uses.
On this basis the scheme is viable showing a site value of circa
£1.8 m subject to the assumptions attached.

Viability analysis

Estimated total

Estimated total

Gross residual land

development

development value

value after developer

cost
£16,958,705

Action Plan

profit
£20,350,526

£1,794,000

1

Council to prepare detailed development brief (2 months)

2

Marketing of development opportunity
Initial expressions of interest (1 month)

Note:n Estimated Total Development Cost reflects construction
costs, all legal, agents, consultants and finance charges.
n

Estimated Total Development Revenue reflects the income
achievable from the development as described.

n

Gross Residual

Value provides the level

of

value

achievable through undertaking the development option as
described or the level of funding required to secure
development of the site, as appropriate
This scheme includes a total of 3,716 sq m (40,000 sq ft) of
office accommodation. We have appraised an additional 1,394
sq m (25,000 sq ft) of offices for likely office requirements
coming to the market resulting from the relocation of an element

Analysis of submissions and approval of short-list (1 month)
Detailed submissions (2 months)
1

Analysis of detailed submissions, developers presentations

2

Agreement of Heads of Terms (1 month)

3

Negotiating Legal documentation (4 – 6 months)

4

Satisfying development agreement conditions (6 – 12

and selection of preferred developers (2 months)

months)
5

Commencement of development

6

Construction period (24 months)

7

Completion of development

Total period: 43 - 51 months

of the County Council operation. In order to accommodate an
additional 15,000 sq ft it was felt that the proposed library, which
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4. Urban Living

n

We have assumed the affordable housing requirement is
located in block two and 10 units within block 3.

Overall Approach

n

We have assumed a car parking ratio of one space per two
dwellings.

This site is not in public ownership. However it is understood
that the private owner of the site may be considering relocation
and therefore it is appropriate to consider the future alternative

Commercial rationale and viability analysis

uses for the site.
This site is located in close proximity to the railway station. It
Commercial viability will be the key to the delivery of this site in
order to generate a significantly high land value for the owner to
release the site for development. Implementation will then be
relatively straightforward as the proposed mix of uses is not
complex. Subject to the current landowner being prepared to
dispose of its interest and relocate, we have outlined below an
action plan for the implementation of development on this site
with an estimated timescale following adoption of the master
plan.

was felt that a high-density residential scheme would optimise
the links to the public transport and the facilities in the town
centre. Although the residential units would not benefit from sea
views, and therefore not receive the attached premium, we are
of the opinion residential in this location would be very attractive
to the market. There remains a possibility of incorporating an
office element which would benefit from routes through to the
Station, however as previously mentioned given the state of the
office market this would have a negative impact on viability and
we would recommend that this option is demand driven.

Urban living Quarter
Viability analysis
n

An indicative £200,000 demolition cost has been included.

n

An indicative cost of £200,000 has been included for the

n
n

Note:-

provision of a small bus interchange.

Estimated total

Estimated total

Gross residual land

A cost for the relocation of the Covers operation has not

development

development value

value after developer

been included.

cost

An indicative cost for the provision of a 50 space station car

£23,336,513

profit
£28,003,655

£3,044,000

park and bus drop off point has been included
n

We have assumed a 50 / 50 split between office and
workshop units with a gross to net efficiency ratio of 85%.

n

Estimated Total Development Cost reflects construction
costs, all legal, agents, consultants and finance charges.

n

Estimated Total Development Revenue reflects the income
achievable from the development as described.
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n

Gross Residual Value provides the level of value

Action Plan

achievable through undertaking the development option as
described or the level of funding required to secure

1

Council to prepare detailed development brief (3 months)

development of the site, as appropriate

2

Marketing of development opportunity
Initial expressions of interest (1 month)
Analysis of submissions and approval of short-list (1 month)

This option provides 193 residential units, which comprises a

Detailed submissions (2 months)

mix of one and two bed flats and three bed townhouses. This
site, as with all the sites incorporating a residential element, is

1

and selection of preferred developers (2 months)

subject to a 25% affordable housing requirement. The scheme
also includes 2,879 sq m (31,000 sq ft) of workshop / office
accommodation and a small bus interchange. Based upon the
site-specific assumptions, the scheme is viable, showing a site
value of circa £3.0 m, although it should be noted that there has
been no allowance made for the relocation of the Covers
operation.

Analysis of detailed submissions, developers presentations

2

Agreement of Heads of Terms (1 month)

3

Negotiating Legal documentation (3 months)

4

Satisfying development agreement (6 months)

5

Commencement of development

6

Construction period (24 months)

7

Completion of development

Total period: 43 months
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Viability analysis

5. The Seafront

We believe this site would be a viable development opportunity
Overall approach
The

proposals

for

this

area

involve

environmental

improvements, which can take place in the short term and also
the promotion of the development of Gloucester Road Car park
site. This site is in joint ownership between the Council and
Butlins Holiday Centre (Bourne Leisure) and could be brought
forward for development within a relatively short timescale. The

if taken to the market. There are a number of operators currently
looking for such site for stand-alone development. Additionally,
through discussion with our in house agents we do not foresee
an issue with the site being located in close proximity to the
Butlins operation. We are of the opinion this site could achieve
between £400,000 – 800,000 if brought to the market.

development proposals themselves are also not complex and
potentially implementable relatively quickly.

Action Plan

Commercial rationale and viability analysis

1

Council to prepare marketing particulars with planning
guidance (1 month)

Gloucester Road Car Park benefits from having sea views as

2

is divorced from the town centre. It was felt that an A3 / family

Marketing of development opportunity
Single stage submissions (2 months)

well as its proximity to Butlins Holiday Centre however, the site
1

Analysis of submissions, developers presentations and
selection of preferred developer (1 months)

use would complement the uses within the Holiday camp as well
as those proposed for the Regis Centre site. From a commercial

2

Agreement of Heads of Terms (1 month)

perspective there are a number of A3 operators requiring sites

3

Negotiating Legal documentation (3 months)

for standalone units currently active in the market place. It is felt

4

Satisfying development agreement conditions (6 months)

that if this site is brought to the market it would potentially attract

5

Commencement of development

good interest from this market.

6

Construction period (12 months)

7

Completion of development

Total period: 26 months
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6. Café Quarter

7. Old Town

Overall approach

Overall approach

The proposals for this area similarly are concerned with
improvements to the area’s environment and character as a
catalyst to the development of this area as a commercial leisure
led quarter. Improvements can be delivered in a relatively short

The proposals for the old town comprise a number of
improvements to enhance the environmental quality and
emphasise the character of this area. These could be
undertaken relatively quickly and effectively.

timeframe and without significant cost.
Commercial rationale and viability analysis
Commercial rationale and viability analysis
Through our market research we have uncovered requirements
Through our market research we have uncovered requirements
from A3 operators who would potentially be interested to locate
in these areas. Such improvements could act as a catalyst for
future development and help to develop the evening economy in
Bognor Regis. These Improvements can be delivered in a

from A3 operators who would potentially be interested to locate
in these areas. Such improvements could act as a catalyst for
future development and help to develop the evening economy in
Bognor Regis. These Improvements can be delivered in a
relatively short timeframe and without significant cost.

relatively short timeframe and without significant cost.

52

a masterplan for Bognor Regis

n

Single Re-generation budget

n

Section 106 contributions from developers

packages are subject to a range of issues and risks such as site

n

Area Investment Framework

acquisition, commercial viability and planning consent. In

n

European Funding

n

National Lottery Funding

Funding
The implementation and timing of the various development

addition, there are various alternatives in relation to design,
functionality, use, cost and funding. The current action plan
presents a package for realistic opportunities, many of which
require further investigation. We believe that there are

Most of the external funding opportunities are highly competitive

significant commercial opportunities in several locations –

and further work by the development partnership will be

specifically the Regis Centre site and Hothamton car park site -

required to establish the validity of pursuing of such sources of

to provide benefits in terms of financial cross subsidy and large-

funding for individual projects.

scale regenerative impact.

Delivery
Nevertheless, it is likely that a level of public sector finance will
be required to facilitate the delivery of the overall strategy as
well as funding some of the key projects which are non-

Urban regeneration project delivery almost invariably includes

commercial. There are a number of potential sources of public

some form of public/private partnership arrangement. Where

sector funding that may aid the delivery of these projects and

the objective is to secure maximum private interest, leverage to

these may include: -

central requirements are likely to be:

n

Financial support from SEEDA

n

An effective and positive partnership culture

n

Financial support from Arun District Council

n

A flexible approach balancing certainty of land use with the

n

Financial support from West Sussex County Council

n

Financial support from Bognor Regis Town Council

need to respond to changing market instances
n

Clear definition of the roles of public and private sectors in
delivering an investment
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n

Clear priorities and targets in terms of key opportunities and
prospects for ‘early wins’

n

Clear identification of how and by whom all elements of the
regeneration package can be delivered

This Masterplan is an important first step in the delivery
process. It identifies distinctive development opportunities and
the need for bespoke delivery arrangements reflecting the
scale and complexity of the opportunities and varied land
ownership position. Delivery issues and arrangements have
been identified earlier in this report.
The promotion and co-ordination of development activity will
provide the most tangible early signal to private investors of a
new and

dynamic approach in Bognor Regis.

Creating a

positive facilitation culture towards developers and investors is
a prerequisite for any development strategy.
The formulation of this Masterplan is an important signal to the
private sector of the priority areas for investment. It provides a
robust framework for engagement with developers, with clarity
and certainty on land use preferences in key locations.
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