
Start of Request for Information 

This is a freedom of information request for a copy of the Central St Leonards Regeneration Framework - October 
2005 referred to on Page 63 of the document accessed via the following link: 

Appendix three - Central St Leonards Renewal Area - Proposed Extension of Timeframe - Report for Hastings 
Borough Council 

This information is held 

End of Request for Information 
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03Defining the Programmes


Three core Regeneration Programmes were identified at the 
Initial Report stage, which provided the framework for the 
further development of options and specific project proposals. 
The Regeneration Programmes are: A Sustainable Community, 
Town Centre Upgrade and Greening St Leonards. These three 
Programmes combine a range of interlocking ‘soft’ social/ 
economic regeneration activities, aimed at enhancing 
employment opportunities and tackling existing social and 

educational issues, as well as a portfolio of ‘physical’ projects 
to improve the overall Central St Leonards ‘offer’ and generally 
enhance the local environment. 

The key elements of each Programme and their relationship with 
the Opportunities Site Plan outlined in Section 2 is shown 
diagrammatically below. 

KEY REGENERATION PROJECTS Crown Copyright. All rights reserved. Licence number 100021328. 
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03 Defining the Programmes


The first, and perhaps the most important programme, is a policy 
led initiative. A Sustainable Community.  This provides the 
foundation for stabilising the population of the town and enabling 
the existing social, educational, employment training and 
community safety policies initiatives in Central St Leonards to have 
a greater impact in reducing the gap between Central St Leonards 
and the other wards in Hastings. It also assists in taking St 
Leonards out of the worst 10% of wards in the country by 2013 
(Objective 1 of the Central St Leonards Renewal Strategy). 
Focussed on providing greater housing choice, it also recognises 
the potential impact of a commercial uplift in the housing market by 
targeting environmental and highway improvements where they can 
have maximum impact in reducing the number of privately rented 
properties in Central St Leonards. 

The second Programme, Town Centre Upgrade, brings together two 
existing projects and five new initiatives within one ‘regeneration 
corridor’ creating one programme based on consolidating and 
enhancing the ‘heart of the town’. Building on the policies and 
suggested projects set out in the Local Plan, we have created a £35 
million regeneration programme that will transform the town centre 
creating new housing and employment opportunities as well as 
promoting Civic Pride in the future regeneration of Central St 
Leonards. The third Programme, Greening St Leonards, again pulls 
together a number of existing initiatives into one coherent 
programme but goes a stage further by identifying opportunities for 
significant physical change particularly along the sea front and at 

White Rock. We have identified two environmental based regeneration 
corridors, one running north-south through the 7 streets area and 
a proposed Home Zone, and the second connecting Warrior 
Square Gardens with the sea front through a major environmental 
intervention to implement part of the pilot Sea Front boulevard 
outlined in the Sea Front strategy. 

The first environmental corridor connects housing renewal 
interventions with general environmental upgrade to improve the 
overall perception of Central St Leonards as a place to invest in. 
This should help to contribute to a more balanced tenure mix with 
less dependence on HMO’s and private rented accommodation. 
We expect to see significant RSL (Registered Social Landlord) 
activity supporting environmental improvements to achieve 
sustainable housing choice. 

The second environmental corridor strengthens Warrior Square 
Gardens as a key environmental asset for central St Leonards by 
providing a quality and safe crossing of the A259. It will provide a 
catalyst for economic regeneration stimulating both the 
residential and retail attraction of the town. 

The interlocking nature of these Programmes is illustrated below 
with the Sustainable Communities Programme providing a ‘horizontal’ 
cross cutting soft social/economic initiative 
connecting with the more physically driven Town Centre Upgrade 
and Greening Central St Leonards prgrammes. 
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03 Defining the Programmes


A Sustainable Community 

As the basis for the comprehensive enhancement of the town we 
suggest that this over-arching approach should aim to provide a 
strong focus on creating a sustainable community within Central 
St Leonards. This would bring together a number of strategic 
policy issues and funding opportunities to ensure that physical 
regeneration supports social and economic improvement. 

The prime focus is to increase housing choice and aim for a more 
balanced tenure split in Central St Leonards, moving away 
from an over dependence on the private rented housing market 
which provides the supply of most of the short term tenancies. 
Particularly important is the need to promote a social housing 
led programme, with a range of tenure opportunities, to encour
age social stability. Supporting the policies and housing targets of 
the Area Renewal Strategy and the Hastings Housing Strategy to 
move closer to the Hastings average for RSL accommodation of 
16% we estimate that some 50 new Housing Association units 
need to be provided every year for the next 5 years. 

The Local Plan does not allocate sufficient land, at the moment, 
to enable this to take place. Consequently, as part of the 
Regeneration Framework thinking we have expanded existing 
sites and created new ones to create developments which can 
cater for this need. This will need to be considered in the 
development of The Local Development Framework. 

Progress has been made in developing this Sustainable 
Community Programme since we started this project through 
bringing a number of Housing Associations, including Amicus, 
Hyde Housing, Orbit and Moat directly into the development of the 
Regeneration Framework. 

In addition the Council’s HMO registration programme will have a 
major bearing on improving some of the housing stock in worst 
physical condition and bring a more managed housing emphasis 
to the difficult issue of short-term tenancy lets, a major factor in 
the high level of population turnover in Central St Leonards. The 
Housing Renewal Strategy, initially targeted at the worst housing 
conditions in the Pevensey Road/ Silchester Road area should 
provide a catalyst for private rented stock improvement and further 
investment by private owners. This is likely to be further enhanced 
by a programme of supporting environmental and highway 
improvements that improve market conditions for rent and private 
sale. There are also a number of existing and proposed social/ 
economic initiatives that will form part of this Programme of which 
the most significant are: 

Skills 2 Build: A construction training and employment programme 
planned to start in early 2006 to train and place local residents in 
construction employment. This programme could make a significant 
impact on the employment opportunities for local residents and 
consideration should be given to this initiative being formally part 
of every refurbishment and development proposal in the Regeneration 
Framework as part of a Central St Leonards Local Labour 
Agreement. 

A sustainable community approach will be supported and 
elaborated by programmes relating to employment and 
environmental improvement, and answering calls from the local 
community for action on community safety and security. 
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03 Defining the Programmes


A SUSTAINABLE COMMUNITY 
Urban Renaissance promoting Sustainable Communities 

Programme Aim 

To create a more diverse housing stock with less privately rented based on a stable and confident community supporting a stronger 

accommodation attracting new residents with higher incomes. regeneration Vision for the area as a quality place to live, work and play. 

To promote an increase in RSL stock which would result in lower Actions 
demographic change and a less transient population through 

managed ‘housing choice’ neighbourhood programmes. · To prioritise the Housing Renewal investment in one pilot location 
to achieve maximum impact. 

To promote quality design through new development and · To ensure the effective spending of the range of different 
improvements to open space and public realm environmentaland housing grant programmes within an agreed Renewal   

Design Guide. 
Programme · Promotion of Housing Choice through working with Housing 

Associations to deliver a targeted programme of acquisitions to 
Current heritage  and Housing Renewal Area initiatives  are provide a new range of housing providing tenure diversification, 
essentially ‘making good’ grant initiatives are aimed at improving more family accommodation and a significant reduction in short 
the worst housing conditions while improving the ‘heritage’ term tenancies. 
features of buildings. · To ensure that future development proposals are based on a new 

‘sustainable communities’ planning policy rather than the existing 
While these are clearly necessary and important initiatives there is Local Plan policies that primarily focuses on tackling housing need. 
the opportunity for better co-ordination to ensure that they lock Target environmental improvements across public realm, open · 
into SEEDA’s Area Investment Framework. space and highways to support this Sustainable Communities  Initiative. 

· To track private sector investment complementing the Housing 
- To achieve the key Area Renewal Strategy objectives it is thought   	 Renewal grant programme and review quarterly as part of the 

that a more radical programme of housing, environmental and com   monitoring of the regeneration framework. 
mercial investment may be required to achieve: 

- A more stable, less transient, population where existing and 	 Priority Initiatives 
proposed public support service initiatives have a greater impact  
in uplifting the social, educational and employment skills of local  · Identification of pilot housing development for RSL investment,  
residents through better engagement and links to lifelong such as the Alpha Cafe site 
learning opportunities	 · Identification of housing development sites 

- Greater housing choice to enable residents to have the · Identification of Pevensey Road/Silchester Road area as first 
opportunity of accessing affordable housing provided by Housing   stage of Housing Renewal funding to be supported by a 
Associations across a range of tenure options. programme of environmental and highway improvements including: 

- To consider introducing a ‘choice based’ letting initiative for 	 Home Zones, removal of unsuitable traffic calming measures; 
social rented accommodation to enable local residents to create introduction of shared surfaces / raised crossing areas for 
a more sustainable, less transient’ community. pedestrians. 

- To move towards a regeneration led housing planning policy in  
the Local Development Framework that reflects local Central St   
Leonards needs as well as borough wide need. 

- To ensure that the Housing Renewal grant maximises private sec 
tor complementary funding. 

- To promote a ‘step-change’ in the perception of Central St Leonards, 
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03 Defining the Programmes


A SUSTAINABLE COMMUNITY 

Funding 

A variety of existing funding opportunities exist including: HBC 
Housing Renewal Funding, Heritage and Conservation Grant, Priority Initiatives 

Housing Corporation Street Properties Programme, and SRB. · To create a local jobs and training forum to develop tailored 
training programmes for local residents.

Programme Aim · To establish a new training and employment initiative in the 
centre of Central St Leonards where local residents can receive

To develop a range of supporting social/economic projects to employment and training advice, basic skills training and job
ensure that local residents achieve maximum benefit from the brokerage support in a more relaxed ‘retail, customer orientated’ 
physical regeneration of Central St Leonards. environment.
To consider creating a ‘one-stop’ shop for training and employment in 

the town centre. Funding 

Programme Hasting’s Borough Council, SRB and Learning and Skills Council. 

To develop a coherent training and employment package for local 
residents to access new employment opportunities in both Central 
St Leonards and across the wider Hastings area. 

Actions 

Prepare a Local Labour Regeneration Initiative to support the 
Regeneration Framework. Initially this will involve maximising the 
Skills 2 Build initiative in every regeneration project. In addition 
there is the need for a more targeted jobs and training initiative 
covering Central St Leonards to enable local residents to both gain 
employment and improve employment opportunities while at 
work. Consider providing a one stop training and employment 
centre in Kings Road. 
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03 Defining the Programmes


Town Centre Upgrade 

Building on the Local Plan we have developed a new ‘Heart of the 
Town’ Action Plan for  Central St Leonards, which is the core driver for 
the Regeneration Framework. The objective of this programme is 
to reshape the heart of Central St Leonards both physically and 
economically providing a range of new employment and housing 
opportunities that will further strengthen the investment potential 
leading to a positive ‘rebranding’ of the town around its 
connections to the sea. 
This programme provides a range of visible physical regeneration 
initiatives that support the implementation of the Local Plan and 
the Area Renewal Strategy and, at the same time, send a strong 

signal that Central St Leonards is ready for change and is doing 
something about it. In addition targeted social/economic initiatives 
have been defined to ensure that local residents benefit from 
large-scale public and private investment over the next decade. 
A key objective of this Programme must be to instil confidence for 
further private sector investment building on current investment in 
both the residential and retail sectors. The focus is on improving 
the retail offer to positively impact on the residential offer through 
enhanced property prices and the local employment offer through 
creating a more attractive place to invest. 

PERSPECTIVE OF KING’S ROAD FROM KING’S SQUARE AND WARRIOR SQUARE STATION Crown Copyright. All rights reserved. Licence number 100021328. 
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03 Defining the Programmes


TOWN CENTRE UPGRADE 

Programme Aim 
To focus regeneration investment in the heart of the Central St 

Leonards to significantly enhance the residential, retail and 

environmental offer of the town. 

To kick-start a step change in how Central St Leonards is 

perceived by local residents, key statutory stakeholders and 

external investors. 

Programme 
Our work has identified six new initiatives, building on two existing 
projects that provides a corridor of major investment connecting 

the Warrior Square station area to the seafront via King’s Road and 
London Road.  An essential element of this programme is to make 
Warrior Square station and its immediate environment a real ‘place of 
arrival’ to the town instilling confidence for local residents, shoppers 
and future (and existing) investors in the town. 

The projects identified in this programme have a strong public sector 
involvement, either in the form of grant or making land available for 
development as the basis for future private sector investment. 

The Town Centre investment corridor is shown diagrammatically below. 

TOWN CENTRE REGENERATION CORRIDOR Crown Copyright. All rights reserved. Licence number 100021328. 
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03 Defining the Programmes


TOWN CENTRE UPGRADE 

Existing Actions 

Ex Sorting Office site: Kings Road 

Owned by SEEDA with disposal being managed by BLAT. Private Following discussions with officers from Hastings Borough 
sector development of 8 one bedroom residential units and 1 retail Council and East Sussex County Council plus considerable input 
unit. from Steering Group representatives we have produced an 

environmental upgrade of Kings Road which allows for more 
Pedestrian footpath:  London Road – Warrior Square station managed vehicular movement, as part of the Controlled Parking 

Zone feasibility coupled with vastly improved pedestrian 
Environmental improvements to the footpath between the station access by local residents and shoppers. 
and London Road by East Sussex County Council, connecting 
Ocean House to the station. Works completed  July 2005. The environmental scheme will create a safer, more attractive retail 

offer for both retailers and shoppers supported by a programme of 
Priority Initiatives business advice and mentoring. It will deliver economic benefits 

in terms of improved turnover and a reduction in the number of 
Alpha Café site empty units on Central St Leonards’ key retail frontage. 

Significant Network Rail owned site, adjacent to Warrior Square This physical improvement programme will be supplemented by 
station. Included in the Local Plan through Policy SL1 which targeted business support for local retailers to improve their unique 
specifies a ‘mixed-use development with compatible commercial local retail offer. 
uses serving the local area on the ground floor and residential 
above’. We have worked with Hastings Borough Council officers In addition we feel that a new Design Code for the area is required 
and SEEDA to produce a 47 unit residential scheme with 380 to maximise the physical and social/economic regeneration benefits 
square metres of retail on the ground floor. This proposal will and ensure effective co-ordination and management of 
provide a new high quality development in the core of the town conservation and historic area grants to both retailers and other 
centre improving the immediate environment adjacent to the landowners in the street. This design code would set out a design 
station and reinforcing this part of the town as a ‘point of arrival’. framework for all the projects within the Town Centre to ensure a 

high level of design consistency and coherence in the end town. 
Warrior Station Square (King’s Square) 

Railway station and informal square to the south; presently used 
for uncontrolled parking. Station subject to significant recent 
upgrading, which is continuing. Network Rail is keen to consider 
upgrading the northern entrance to the Station.  

Potential: Create new quality piazza combining controlled parking 
and new pedestrian facilities to emphasise the importance of the 
station as the main point of arrival in Central St Leonards. 
Opportunity for a major public art statement, designed by the 
community and emphasising Links with the Sea. 
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03 Defining the Programmes


TOWN CENTRE UPGRADE 

Crystal Square Car Park Sea Front Strategy - Junction of London Road and the A259 

While King’s Road, King’s Square, London Road and the Alpha It is proposed to create a new ‘at grade’ crossing of the A259 at 
Cafe site are all projects with a short-medium delivery capacity the junction of London Road. We have provided an indicative 
and respond to immediate needs, a much longer term opportunity environmental scheme, which would be par t of the 
is offered through the development of the Crystal Square Car Park implementation of the proposed A259 Boulevard in the agreed 
site. Sea Front Strategy. 

The Crystal Square Car Park and adjacent sites at the southern end This initiative would provide the southern end of the town centre 
of Kings Road offer a development site of nearly 5 hectares,and regeneration investment corridor, which starts at Warrior Square 
include sites identified in the Local Plan as being in need of station and ends with connecting the sea front with the town. 
redevelopment. We have developed a major mixed-use 
development comprising approximately 13,000 square metres of Funding 
residential floorspace (157 residential units) and nearly 2,600 
square metres of retail/commercial floorspace . There is also the Funding opportunities exist through: 
capacity to replace the existing car park and add an additional 245 East Sussex County Council Local Transport Plan, SRB; Hastings 
car parking spaces. Borough Council; the Townscape Heritage Initiative, BLAT/SEEDA 

funding and private retail investment. 
This development has a number of core regeneration functions, 
including: 
· Attracting additional retail investment in the town centre, 

hopefully with a large anchor convenience goods store. 
· Further enhancing the residential offer providing new homes for  

sale plus shared ownership and key worker housing. 
· Significantly enhancing car parking to provide convenient local  
parking for Kings Road as part of the Controlled Parking Zone regime. 

· Providing an attractive landmark development for Central St 
Leonards. 

This site offers real potential for change in the level of investment 
in the town centre. 
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03 Defining the Programmes


Greening St Leonards 

In addition to an attractive built environment, Central St Leonards 
has the special advantage over many south coast towns of having 
a superb supply of quality open spaces and the potential of a first 
class sea front environment. We feel that this is a unique asset 
which provides a strong economic development foundation for 
future inward investment into the town. The way in which quality 
open space and public realm can enhance the economic value of 
areas has been demonstrated in recent CABE research. This is 
particularly relevant to residential investment and could be 
important for tying environmental improvement to Housing 
Renewal investment across Central St Leonards. The Greening 
Central St Leonards programme is therefore essentially an 
economic development programme in the context of this 
Regenertion Framework. 

The special benefit of these open spaces, including Warrior 
Square, St Leonards Gardens, Gensing Gardens and White Rock is 
that they provide much needed formal open space and leisure in 
an otherwise ‘built-up’ urban core. Central St Leonards is actually 
a very green town and indeed this fact could be a strong marketing 
theme for the Regeneration Framwork. There are a variety of 
improvement proposals for several of these open spaces, along 
with some initial consideration of a development plan for the 
comprehensive improvement of White Rock. These proposals, 
which are part funded by mainstream Hastings Borough Council 
funding, along with a current Lottery Bid, need to be pulled 
together in an Open Space strategy for the area, which has already 
been commissioned by Hastings Borough Council. 

While Central St Leonards is well served by relatively large formal 
open spaces there appears to be a shortage of local ‘pocket parks’ 
and play facilities for young children and youth. There are 
opportunities for introducing small play areas across the town 
linked with other strategic housing and town centre proposals. 
Particular attention should be given to locating these community 
parks and play areas in areas of worst deprivation in the first 
instance as well as locations where they will support broader 
physical and economic regeneration. Potential first stage locations 
could include the ‘7 Streets’ Housing Renewal area bounded by 
Pevensey/Silchester Road as well as Warrior Square station. 

The sea front is an obvious area for early improvement providing an 
important environmental and leisure asset for Central St Leonards. 
Of particular importance is the need to provide safe and attractive 
connections with the heart of the town linking the beach with the 
main residential and commercial areas. The Marina Pavilion is a key 
project in this connection strategy plus the potential of the ‘Bottle Alley’ 
initiative that could provide a new direction for leisure and cultural 
activities along the beach following the successful experience of 
Brighton. 

A further major opportunity in connecting the sea front to the town 
occurs at White Rock. Although technically outside our study area 
there is a major opportunity to provide a range of new 
initiatives, as part of a new development plan for the area, which 
maximises current uses. The way in which White Rock connects 
with the Theatre and the Pier needs special consideration. It should 
be covered in the sea front strategy, along with a new access 
strategy for local residents, and others, to benefit from the wide 
range of leisure facilities in the area. 
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03 Defining the Programmes


Greening St Leonards 

Recent research commissioned by CABE Space – Does Money The general economic benefit on residential properties being 
Grow on Trees 2005, demonstrates the ‘well being’ and economic closely located to local parks varied from a general price uplift of 
value of open space in promoting sustainable regeneration. It around 5%-7%. 
states 

The potential impact of these findings on property and development 
Investing in green spaces reverses this spiral decline [of urban values in Central St Leonards is considerable given the proximity of 
areas] enhancing the social, economic and environmental well such large open spaces to all areas of the town. This reinforces 
being of our communities. Across government, the emphasis on the economic development value of the ‘7 Street’ environmental 
delivering Cleaner Safer Greener communities is prioritising strategy on improving housing stock as well as the commercial 
improving the quality of local public space. value of the Kings Road environmental improvement scheme. 

This general summary of the value of open space in promoting 
sustainable regeneration can be taken to another level in Central St 
Leonards by focussing major investment on the three large formal 
open spaces as well as targeted investment in smaller local parks 
and general upgrading of the public realm. 
Key factors that impact on property values include: 

· Security and layout 
· Building heights, density and housing layout 
· Being part of a wider park-like environment 
· Park age 
· Park size 
· Maintenance 
· Innovation 
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03 Defining the Programmes


GREENING ST LEONARDS 

Programme Aim 
To maximise the benefits that current and proposed open space 

and public realm opportunities offer for local residents. 

To promote Central St Leonards as a Green Town, where the 

quality of the environment provides a major plank in the 

regeneration strategy. To further reinforce the Greenways project 

by providing new connections into Central St Leonards. 

Programme 
To ensure that the Council’s Open Space strategy combines a 
programme of major improvements for the formal areas of Warrior 
Square and St Leonards Gardens with a range of local community 
parks and play areas. That the whole Open Space strategy is 
promoted as a major regeneration initiative promoting Central St 
Leonards as a Green and Sustainable Town, which sends a 
strong message that a ‘step change’ in thinking and activity is 
occurring. 

The promotion of the community pocket parks and play areas 
needs to be community driven with the Gensing and Central St 
Leonards Forum considering taking a ‘client’ role in the preparation 
of design briefs. This may require additional technical training in 
the field of environmental planning and design which could 
possibly be developed with the University of Brighton as a regeneration 
capacity building programme. In addition there may also be the 
opportunity to promote a number of local community enterprises 
to further develop and implement the community parks and play 
area programme. This would assist skill development and 
environment opportunities tackling some of the social exclusion 
issues that occur in Central St Leonards. 

We feel that the White Rock area provides a major strategic 
opportunity to review and consolidate existing leisure and 
environmental opportunities. We understand the need to improve 
local access to and from White Rock, which is part of the 
potential outcomes of the Greenway Project. 

OPEN SPACE STRATEGIC CONTEXT 

-Crown Copyright. All rights reserved. Licence number 100021328. 
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03 Defining the Programmes


GREENING ST LEONARDS 

There is also a need to understand the role that White Rock has in 
‘connecting’ Central St Leonards to Hastings Town Centre. It 
currently ‘bridges’ the gap between these two urban areas. A gap 
that could be ‘closed’ to ensure that Central St Leonards is not 
seen as the ‘Cinderella’ area in stakeholder perception of the town 
with respect to future regeneration opportunities and investment. 

Priority Initiatives 

7 Streets Environmental Strategy 
It has been agreed by the Steering Group that the first priority of 
the Greening St Leonards Programme is to prepare an overall 
strategy for the proposed Housing Renewal Area, called the ‘7 
Streets’ area which identified a number of key potential projects. 
The overall strategy for the 7 Streets area is shown below. 

Within the overall strategy a number of specific projects have been 
identified for potential implementation, including providing a new 
play area in Rothsay Road, extending the Green Ways project 
between Gensing Gardens and St Leonards Gardens and a 
number of new junction improvements. 

Home Zone 
Just south of the ‘7 Streets’ area there is the opportunity to create 
a neighbourhood home zone, bounded by Silchester Road and 
London Road. 

Funding 
Funding opportunities exist through:

Housing Renewal Funding; SRB; East Sussex County Council

Local Transport Plan funding. 


7 STREETS ENVIRONMENTAL STRATEGY 
Crown Copyright. All rights reserved. Licence number 100021328. 
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03 Defining the Programmes


Sea Front Strategy 

In discussions with the Steering Group and Sea Space we have 
prepared an indicative sea front project strategy which identifies 5 
key ‘investment areas’ along the sea front. This is shown below. 

In recent discussions with the Steering Group consideration has 
been given to at least two of these sea front improvements being 
aimed at providing active leisure opportunities for the youth of the 
town as well as more passive formal gardens for the  more 
elderly population. 

We have worked up one of these opportunities, where Warrior 
Square Gardens connects with the sea front, for potential 
implementation. This has been discussed with Hastings Borough 
Council and SEEDA officers. 

In addition there is a need to identify another sea front project 
either to promote an active sports use for local youth or a more 
passive activity, such as a small formal garden, for the more 
elderly residents of the town. 

SEAFRONT EXPERIENCE DIAGRAM 
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06Action Plan


Implementation Framework 

In developing the Regeneration Framework for Central St Leonards 
considerable discussion has occurred within the Steering Group 
on the definition of the key strategic programmes, priority projects, 
funding frameworks and the steps required for individual projects 
to be implemented. It is appreciated that the implementation task 
is a complex one involving co-ordinated planning and funding by 
several public sector agencies working with private sector 
partners. To achieve this a dedicated ‘task force’ group, building 
on the success of the Steering Group, will need to drive forward 
the implementation of the key projects in the Regeneration 
Framework. A first step in this process has been the establishment 
of a Central St Leonards Project Management Team to oversee the 
delivery of all public realm prioritised projects in the Regeneration 
Framework. 

A key factor in the successful implementation of projects will be 
the way in which public and private sector funding can be cost 
effectively managed to ensure that the main outputs from the two 
major development opportunities on the Alpha Café and Crystal 
Square car park sites are linked to major public realm initiatives 
that will be implemented early in the Action Plan. A number of key 
projects are being considered for SRB funding to secure early 
delivery of  core initiatives to provide the framework for major 
private sector inward investment in residential and mixed used 
development opportunities. 

The key feature in achieving sustainable regeneration in Central St 
Leonards is the way in which projects are phased and funded to 
ensure a cost effective delivery programme both financially and 
socially/economically. More work needs to be undertaken in this 
area to produce a definitive business action plan after decisions 
are made on the final allocation of SRB grant later in 2005. In 
addition Hastings Borough Council and East Sussex Council still 
need to make specific strategic funding allocations to support the 
projects. 

To ensure that local residents directly benefit from the regeneration 
of Central St Leonards it is important to secure direct local labour 
agreements on all development proposals, including public realm 
works. This will require an agreed local labour model to be 
prepared by the Council and incorporated as part of Section 106 
agreements. 

There are a variety of issues that will shape the implementation 
plan of the Regeneration Framework. These include: 
· Land ownership and acquisition 
· The attractiveness of development potential for private sector 

investors, both in respect of the town itself and in particular   
projects. 

· Robust financing,  maximising public and private sector 
investment 

· 	 The town planning process, specifically the need for housing 
policy to reflect the sustainable communities objectives i.e. 
the move towards larger units. 

· 	 The decision on whether to implement a controlled parking 
zone 

· 	 The commitment of Hastings Borough Council, SEEDA and 
East Sussex County Council to work in partnership to achieve 
common regeneration objectives. 

The implementation task is not an easy one but is critically 
important in securing the private sector investment that will assist 
in promoting a ‘sea change’ in the way the town is perceived as 
a quality place to live and work. The first projects to be 
implemented will be critical in sending the right message that the 
town is changing for the better, creating new opportunities for 
existing residents and those that want to move to Central St 
Leonards. 

Each project has its own implementation dynamics; the existing 
Renewal  Area Steering Group needs to take ownership of the 
programme as a whole and oversee its implementation. The main 
implementation features for each project are listed below. 
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06 Action Plan 

A- Kings Road 

This project has been well supported  at the recent public 
consultation on the Regeneration Framework (October 2005) with 
residents and shop owners looking for early implementation. It is a 
key project in the heart  of the town that links the two key 
development opportunities at Alpha Café and Crystal Square car 
park. When implemented it will send a very positive message to 
residents, retailers and potential investors that real change is 
happening in the town. 

B - Kings Square Improvement Programme 

This project is a key improvement programme to the main public 
transport ‘gateway’ in the town. Designed properly this could make 
a significant difference to how the town is perceived and, at the 
same time, reinforce the town’s connection to the sea. 

Ideally this project should be planned in tandem with the Kings 
Road improvements and the implementation of the Alpha café 
development to ensure cost-effective synergy for both public and 
private sector organisations. 

C - Alpha Café 

This project could really signify a major change in the way the 
future regeneration of the town is perceived as well as providing a 
quality ‘landmark’ development at a key gateway location. The 
success of the scheme depends on the landowner, Network Rail, 
agreeing to support the Regeneration Framework by providing the 
type of housing that is required in the town. The Steering Group 
has agreed that this should be Housing Association led. This may 
require BLAT helping with land assembly. 

D - Junction of Kings Road and London Road 
This project is a continuation of the Town Centre upgrade initiative 
and closely linked with the Kings Road improvement. It also part 
of the sea front improvement programme. However it could be 
implemented separately depending on funding commitment. 
Ideally it could be implemented through a single contract tied 
in with the Kings Road  and Kings Square improvement 
programme. Like the Kings Road scheme, final design is 
dependent on the findings of the CPZ feasibility study. 

Key implementation actions: 
· Ensure resident and shop owner support for the project 
· Review project brief following completion of the feasibility study  

on the controlled parking zone (CPZ) 
· Secure SRB, and other public sector funding, commitment. 
· Prepare detailed design brief 
· Submit planning application and secure necessary highway 

approvals 
· 	Implement scheme - 2007 

Key implementation actions: 
· 	Agree scheme with Network Rail  including potential develop 

ment links with the Alpha Café development opportunity 
· Secure SRB, and other public sector funding, commitment. 
· Prepare detailed design brief 
· Submit planning application and secure necessary highway 

approvals 
· 	Implement scheme, potentially as a single contract with Kings 

Road improvements to minimise design and construction 
costs. 

Key implementation actions 
· 	Agree development proposal with Network Rail – potential 

involvement of BLAT. 
· Prepare development brief 
· Agree procurement route, which should be managed by 

Hastings Borough Council if it is to be Housing Association led 
· Submit planning application 2006 
· 	Implement scheme – 2007/2008 

Key implementation actions 
· Secure SRB, and other public sector funding, commitment. 
· Prepare detailed design brief,  following completion of the 

feasibility study on the Controlled Parking Zone. 
· Submit planning application and secure necessary highway  

approvals 
· 	Implement scheme – 2007 
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E - Crystal Square Car Park 

This is the major development opportunity within the Regeneration 
Framework  providing significant residential and employment 
benefits as well as creating a major landmark building that 
consolidates the regeneration corridor between Warrior Square 
station and the sea front. 

This a complex development proposal predicated on the Council’s 
land holding in the car park being the main catalyst for 
regeneration. The key issue to making this development 
opportunity a reality is land assembly either through negotiation or 
compulsory acquisition. This implies a major role for SEEDA, and 
possibly English Partnerships, in the acquisition of land and/or the 
construction  of a development vehicle involving several differ
ent partners to achieve the project objectives. 

F - Town Centre Design Guide 

This is an important technical support project to assist final 
designs for the improvement schemes across the town. It should 
be commissioned early and completed in early 2006 to enable 
final designs on improvement schemes to be prepared for planning 
submission. 

G - Retail Business Support Initiative 

This project complements the physical improvement projects by 
ensuring that retailers improve their retail and customer care offer 
to build on Central St Leonards’ special retail position. It could run 
separately to the physical improvement programme and could 
start early in the implementation programme. 

H - Training and Employment Centre 

This project provides a unified and accessible training and 
employment service in the heart of the town, possibly Kings Road 
in order for residents to maximise existing employment 
opportunities  across Hastings and Bexhill as well as being 
prepared for the direct employment opportunities that  will be 
provided through the Regeneration Framework. Subject to the 
agreement of the main agencies involved in this initiative including 
Hastings Borough Council, Job Centre Plus, local training 
providers and Hastings Trust this project could, and should be 
implemented early. 

Key implementation actions: 
· 	Land assembly 
· 	Preparation of development brief 
· Incorporation into Local Development Framework, subject to 

timing 
· 	Procure development partner 
· 	Masterplan and planning application 
· 	Implementation – 2009/2010 

Key implementation actions: 
· 	Secure SRB funding 
· 	Prepare design guide tender brief 
· 	Commission design guide 2005 
· 	Complete design guide 2006 

Key implementation actions: 
· 	Prepare project brief 
· Secure funding possibly SRB and or Local Enterprise Growth 

Fund 
· 	Secure project provider 
· 	Implement scheme 

Key implementation actions: 
· 	Further define project programme and key objectives ensuing 

partner support. 
· 	Find suitable location, preferably a current vacant shop in Kings 

Road. 
· 	Secure funding commitment 
· 	Secure planning approval, if applicable. 
· 	Open Training and Employment Shop – 2006 
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I - 7 Streets Environmental Improvements 

This is an environmental strategy comprising three pilot projects to 
support the Council’s Housing Renewal initiative and helping to 
promote further private sector investment in some of the town’s 
poorest housing stock. 

The three pilot projects at Stockleigh Road and Carisbrook 
junction; Silchester Road to Kenilworth Road and Rothsay Road 
can be implemented in the medium term either individually or as a 
co-ordinated programme. If the latter implementation option were 
chosen there would be greater chance of achieving better cost 
effectiveness through contract procurement. 

J – Community Design and Enterprise Programme 

This project is aimed at engaging local residents in the design and 
implementation programme, specifically on the major 
environmental improvements. This initiative should be started 
early in 2006 to enable residents to be trained as ‘design 
champions’ and start to become effectively engaged in the 
detailed project design and implementation process. 

K - Sea Front improvements 

The Regeneration Framework, building on the sea front strategy, 
suggests 5 improvement projects along the sea front. Three are 
selected for early implementation comprising London Road/A259 
Junction (see above), Marina Pavilion & Marine Court and Warrior 
Square Gardens. Each project is dependent on the way in which 
the A259 is treated in advance of the Bexhill Relief Road being 
implemented. In addition these improvements need to be seen in 
the context of creating a new green boulevard along the sea front 
tying the sea front to the town centre by enabling safe, secure and 
attractive crossing and environmental improvements. 

L - Home Zone 

This project provides for environmental improvements to the area 
south of the ‘7 Streets’ again supporting housing investment as a 
key objectives. The project is still at a concept stage and needs 
much greater resident engagement and design development to 
be taken through to implementation stage. It is therefore seen as 
a long-term  project not because of any particular  technical 
difficulties but due to the need to effectively engage local residents 
in the further development of the concept. 73 

Key implementation actions: 
· Prepare design briefs, with residents through associated 

Community Design and Community Enterprise projects. 
· Secure funding commitment 
· Prepare detailed designs and planning application 
· Secure planning and highway approvals 
· Implement schemes – 2007/2008 

Key implementation actions: 
· Define training programme 
· Identify academic partner 
· Secure funding 
· Implement scheme – 2006 

Key implementation actions: 
· Prepare detailed design briefs, involving residents 
· Secure funding, specifically Hastings Borough Council and East 

Sussex County Council 
· Secure planning and highway approvals 
· Implement schemes – 2008-2010 

Key implementation actions: 
· Further development concept for discussion with local residents 
· Prepare detailed designs 
· Secure funding 
· Secure planning and highway approvals 
· Implement scheme – 2009/2010 
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07Technical Appendices


Appendix 1 

Assumptions Made on the Project and Programme Outputs 
Calculations 

Relating to Physical and Environmental Improvements 

Ha environmental improvements 

Total area of environmental improvement, including improved 
open space, roadway and street curtilage i.e. pavements/ hard 
surfacing. 

Ha open space improved 

Total area of improvements to space dedicated to recreation e.g. 
play areas/ formal parks/ pedestrian areas on the seafront. 

Ha roadway improved 

Total area being improved within the bounds of the highway. 

Number of dwellings and business premises improved 

This is taken as the number of dwellings and business 
premises that will be improved as a result of environmental 
enhancement projects, either through encouraging further 
private investment or as a result of a general improvement in the 
environment. 

Brownfield Land 

Ha of brownfield land redeveloped 

Measured site area on each development site 

Relating to Employment and Training Outputs 

New jobs 

New jobs resulting directly from new retail development, 

assuming a floorspace per worker ratio of:

· 20sqm for retail 

· 13sqm for A3 ratio 


Alpha Café: 380sqm retail space equates to 19 new jobs (based 
on the whole ground floor being retail, if it were entirely A3, the 
number of new jobs would be 29). 
Crystal Square Car Park: 2600sqm of retail/ commercial space 
equates to 130 new jobs using the 20sqm per worker ratio. 

Jobs safeguarded 

Jobs safeguarded in the town centre, the total number of people

employed in retail in the town centre was calculated using the

following methodology :

Total of 26,850 sqm of retail floorspace in Central St Leonards

(Knight Frank retail report 2005), applying a floorspace to worker

ratio of:

· 35 sq m for comparison shopping (3720sqm)

· 20 sqm for convenience shopping (12360)

· 20 sqm for other retail types (5850 sqm)


Giving a total of 831 retail people employed in retail in Central St

Leonards town centre.

10% of these jobs being safeguarded is 83.


Number of learning opportunities 

This has been based on an estimate of the number of learning 
opportunities that residents are likely to take up according to local 
need and experience elsewhere (Employment Shop), and on the 
number of learning opportunities that could be accommodated in 
two resident design courses (Community Design – Community 
Enterprise). 

Number of learning hours 

This is a direct multiple of the number of learning opportunities 
that are expected to be taken up (12 hours per learner : Community 
Design – Community Enterprise) 

Number of individuals benefiting from personal advice or 
support 

This has been listed as a output which relates directly to the 
Non-Tier 3 output (SEEDA), and relates to the same individuals 
being in receipt of learning opportunities. 
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Number of adults entering into employment 

This has been measured as the number of people that would be 
assumed to enter into employment as a result of the training or 
advice they have received as par t of the programme 
(Employment Shop). 

Relating to Community Involvement Outputs 

Number of residents becoming more actively involved in 
their community 

This has been taken as the proportion of residents who are 
expected to take a more active involvement in their community 
as a result of the learning opportunities and support received by 
them. 

Relating to Resident Satisfaction Outputs 

Number of residents being more satisfied with the place they 
live 

This assumes that at least two residents per household will more 
satisfied with the place they live in the 7 Streets area as a 
result of environmental enhancements. Many of the properties 
in this area are HMOs and generally three – four storeys high. 
This was therefore seen as a reasonable assumption. 

Access to play 

Number of children with improved access to play space 

This has been based on an estimate of children living in the 
immediate area and who would benefit from improved play 
facilities within the vicinity of their home. 
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Other physical factors: 

Car Parking 

Our first stage study demonstrated that parking in Central St Leonards 
is generally uncontrolled, particularly in the residential streets to the 
north.  There is only one public car park in Central St Leonards 
which is the Crystal Square car park, with 30 spaces, and there is 
generally a demand for increased car park provision both from 
retailers and shoppers. 

Consideration is currently being given to introducing a Controlled 
Parking Zone in Central St Leonards with a feasibility study being 
undertaken to identify existing car parking and projected need. The 
result of this study could have profound implications for the 
implementation of some of the proposed projects in the 
Development Framework, which will need to be reviewed when the 
current CPZ study is completed. 

The relationship between the introduction of a controlled parking 
zone and the need for adequate car parking to support the future 
regeneration of the town centre needs to be carefully considered 
with respect to future development opportunities. 

Public Transport 

Rail 
The Hastings Local Plan refers to the provision of rail services in 
the area. In particular it refers to the South Coast Multi Modal 
Study and the proposal for a new south coast express rail service 
enabling five trains per hour to call at Bexhill, St Leonards Warrior 
Square, Hastings and Ore, and three trains per hour calling at two 
new proposed stations at Glyne Gap and St Leonards Marina. 
The Local Plan reports that the Secretary of State indicated that 
the capacity to deliver the additional significant investment 
recommended is limited, but the Strategic Rail Authority should 
be encouraged to examine the scope as part of its planning 
objectives. While this is an aspiration it appears that this is 
unlikely to be actioned in the medium term. 

The Local Plan notes that the Council supports amongst others, 
the re-opening of a coast line station at West Marina, together 
with improvements to the four Hastings Stations and their 
surroundings. 
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St Leonards Warrior Square Station is the entrance point to St 
Leonards for many visitors, and as such there is some need for it 
to function as a transport hub.  However, from our analysis of bus 
services in the area, it would appear that no bus routes run directly 
past the front or back of the station.  There was also limited public 
transport information available at the station with regard to 
onward connections by bus, walking or cycling. A new footpath 
connecting the station to London Road has just been provided 
which should ease access to and from local bus services. 

2, 2A, 8A 

Bus Services 

From our discussions with local residents, we understand that the 
local bus services are viewed as limited. This is because 
services are more limited at weekends and outside peak hours 
which makes it difficult for both journeys to work and shopping 
trips at Glyn Gap and Pondswood. 
We have analysed the current provision, and this is shown as 
Table 1.  In total there are 19 bus services within the study area. 
These are shown below. 

254, 347 

2, 2A, 20B, 66, 
355, 710, 711 

4, 5, 20, 20A, 

26, 26A, 66 21, 21A, 22, 22A, 
254, 300, 302,2, 2A 
341, 710 

�������������������������������������������������St. Leonards Warrior SquareSt. Leonards Warrior SquareSt. Leonards Warrior SquareSt. Leonards Warrior SquareSt. Leonards Warrior SquareSt. Leonards Warrior SquareSt. Leonards Warrior SquareSt. Leonards Warrior SquareSt. Leonards Warrior Square 

2, 2A,8, 8A 

2, 2A 

�������������������������������������������������West St. LeonardsWest St. LeonardsWest St. LeonardsWest St. LeonardsWest St. LeonardsWest St. LeonardsWest St. LeonardsWest St. LeonardsWest St. Leonards

4, 5, 8, 8A, 20, 20A, 
21, 21A, 22, 22A, 
26, 26A, 98, 254, 

Tile Barn RoadTile Barn RoadTile Barn RoadT le Barn RoadTTTTTiile Barn Roadile Barn Roadile Barn Roadile Barn Roadile Barn Road

300, 302, 341, 710 
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Study Area 

'B' Roads 

'A' Roads 

© Crown Copyright Reserved 0 0.1 0.2 0.3 0.4 Bus Network

Ordnance Survey
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St. Leonards Masterplan steer davies gleave
Figure 2.1:  Bus Routes Serving Study Area 

TABLE1. BUS PROVISION IN CENTRAL ST LEONARDS STUDY AREA 
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TABLE1. BUS PROVISION IN CENTRAL ST LEONARDS STUDY AREA 

Pedestrian Movements 

As we noted earlier, the rail station is seen as the main entrance 
for many visitors to St Leonards. However, the main route to the 
town centre is unclear, and visitors are greeted by a car park and 
St Johns Road.  The main desire line to Kings Road seems to be 
across the car park, and with no crossing facilities. 
We found few formal pedestrian crossing facilities within Central 
St Leonards Town Centre.  There are rumble strip crossing areas, 

but these are unsuitable for mobility impaired people, and did not 
appear to be used by pedestrians in 
general. With the one-way traffic system in place at the southern 
end of London Road, there can be confusion with regard to 
vehicle movements for pedestrians, which does not add to a safe, 
pleasant shopping environment. 

A259 severance effect 

The Renewal Strategy vision for the town states that: ‘Grand 
Parade would no longer deter people from using the seafront as 
there would be plenty of places for pedestrians to cross’ 

Further confirmation of this is provided in the Renewal Strategy 
when talking about more active lifestyles:

“Better links across the A259 would help this cause and enable

the seafront to be seen and used as a local resource.”


However, and in contrast to the town centre, we found there to be 
several formal and informal crossing facilities on the A259 within 
the study areas as follows: 

· Two pedestrian islands with dropped kerbs, 
· A pedestrian island with no dropped kerb and a speed camera 

located in the centre, 
·  A zebra crossing, 
· A signalised straight over crossing at junction at Warrior Square 

(on the eastern side) with green man on lower display, 
· Signalised straight over crossing with standard green man 

raised display, 
· A staggered signalised pedestrian crossing at the London Road 

junction. 

East Sussex County Council had a project and capital funding for 
improvements to the southern end of London Road which has not 
been taken through to implementation because of the need to 
rationalise East Sussex County Council funding for the masterplan 
proposals. 
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Other key routes 
In addition to the key pedestrian desire lines from the station to the 
town centre, and from the town centre to the seafront, there are 
naturally many other pedestrian movements occurring on a daily 
basis. Key movements will be to the main employment centres 
such as the Department of Scial Security and Tax offices, and to 
and from shopping areas. We have already noted that there are 
limited formal crossing facilities in Central St Leonards. 

Cycling 
There is a cycle route along the seafront in the middle of the 
promenade that forms part of National Cycle Route 2.  It is the only 
formal cycle route in St Leonards.  To some extent, this cycle route 
adds to the severance issue for pedestrians between the town 
centre and the seafront and in any redesign of the seafront public 
realm this matter needs to be addressed to enable 
pedestrians and cyclists to walk and cycle in harmony.  There is 
little official cycle parking provision in the town centre, and no 
formal cycle lanes. All environmental projects in the regeneration 
strategy will be designed with cycle provision in mind to increase 
useage. 

Regeneration Initiatives 

There are a number of regeneration initiatives that aim to address 
the problems and issues raised during our audit and assessment 
work, some of which could be funded through the existing SRB 
programme, some of which are funded through central government 
initiatives and some of which are being driven forward by other 
local agencies. 

Housing Renewal 
· The Housing Renewal Programme is a major programme of funding 
contributing £1million per annum aimed specifically at improving 
private sector housing stock and targeted for the first two 
years at the ‘7 streets area’ to the north of Silchester Road. 

· Central St Leonards has received funding from the Home Office 
as part of a Police Priority Area aimed at reducing incidences of 
crime and anti-social behaviour.  The scheme has had success 
particularly  in building relations with shopkeepers and other 
businesses in the town centre through targeted Shopwatch and 
Barwatch schemes.  The schemes offered a package of 
security measures to town centre businesses including provision 
of radios linked straight to the Community Police Co-ordinator 
and other security measures such as installing security glass at 
shop counters. Although the scheme is coming to an end its 
practices are being actioned elsewhere in the town. 

Employment/ Employability 
There are a number of employment related initiatives being 
delivered in Central St Leonards aimed at getting hard-to-reach 
groups back into work or training. These are based at a number 
of venues across St Leonards and are funded mainly through 
SRB funds. Current activities are based at Silchester Mews, the 
Fellowship of St Nicholas and at the WRVS club at Cross Street. 
The SeaView Centre offers support and guidance to homeless 
people and substance misusers. We feel that there is an 
opportunity to better co-ordinate training and employment 
support to local residents as part of the holistic regeneration 
programme. 

Town Heritage 
There has been investment in historic properties within the 
Conservation Area through the Town Centre Heritage 
Improvement Grant, which offers grant to private owners to 
refurbish properties to their original condition.  There have been a 
number of retailers on the King’s Road who have taken up the 
offer of grant funding for major shopfront improvements. 

Subsequent findings: 

Since concluding our first stage report there have been three 
further reports published which provide  further research on which 
to consolidate our masterplanning work. These reports are the 
Economic Action Planning Research Report 
commissioned by Hastings Borough Council and completed by 
WM Enterprise, the second is the Hastings Retail Capacity Study 
again commissioned by Hastings Borough Council and 
completed by Knight Frank as well as the SeaSpace /SEEDA/ 
Hastings Borough Council commissioned Sea Front Strategy.  The 
Council has also commissioned an Open Space Audit and 
strategy. 

The WM Enterprise Report 

The WM Enterprise Report provides a comprehensive research 
base of the current and future employment situation in Hastings 
and Bexhill and enables sound conclusions to be drawn about the 
direction and targeting of future employment and training 
initiatives. The report identifies the current levels of employment 
within the area, identifies relative levels of competitive advantage 
within individual sectors compared to other regional centres and 
makes proposals on how gaps in skills and other barriers to work 
might be addressed within a sub-regional context. 
The main employment sectors in Hastings and Bexhill are 
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biotechnology and healthcare, public sector services and 
education and retail. Furniture manufacturing is the most 
specialised industry in Hastings although it only employs 600 
people, Biotechnology and Healthcare are particularly important 
because they are amongst the largest employers in the area. 
Despite education being one of the largest employers in 
employment terms there is no degree of specialisation within the 
sector within Hastings and Bexhill. There is a notable absence of 
technical and vocational secondary education in the area and this 
could account for the lack of skills in Central St Leonards. 

The report identifies Construction and Property, Wholesaling and 
Tourism and Leisure as growth clusters, having all had significant 
levels of growth between 1999 and 2003. It also identifies ICT, 
Financial and Professional Services and Media and Creative 
industries as sectors that have the potential to emerge as clusters. 

The report identifies Central St Leonards as an area of particular 
need. Resident surveys show it has particularly high levels of 
households whose income is derived wholly from benefits, 
people of working age who are long-term sick and disabled 
people. There is also a concentration of people with caring 
responsibilities. 

Long-term worklessness is a problem across Hastings and Bexhill 
and the report also identifies a general need for debt counselling. 
Most people not working had previously been employed in lower 
skilled professions, in wholesale and retail, health and social work, 
construction and manufacturing. 

Childcare was identified as one of the main barriers to work with 
this being a particular need in Central St Leonards.  A lack of 
communication and specific manual skills was also identified as a 
barrier to people entering employment. 
There are low levels of self-employment in Hastings with only 
5.4% of people being self-employed compared to a regional 
average of 9.6%. Amongst those considering self-employment 
the ability to invest in IT equipment was identified as a barrier. 

In terms of people looking for employment, a large proportion of 
non workers are actively seeking work (35%) with most people 
generally wanting to work within 10 miles of their home. 

The main factor identified as aiding a return to work was the 
availability of employment in an area relevant to the individual’s 

skills, with a big preference towards work in personal service 
professions amongst those looking for work. 

On the whole the report identifies a problem with the overall level of 
skills among Hastings residents, with 30% of residents having no 
qualifications compared with a national average of 16.4%. 

A number of firms experienced difficulties in recruiting staff and these 
are particularly experienced by organisations in the public sector. 
Means of advertising vacancies is largely informal with most 
vacancies being advertised in shop windows or in the local paper. 

Knight Frank Retail Report 

The Knight Frank report provides a review of relevant local, 
sub-regional and regional planning policies which support 
investment in major town centres and smaller centres to meet the 
needs of residents and local businesses and to make appropriate 
transport improvements to provide better access to these 
facilities. It identifies Hastings’ main strengths and weaknesses as 
a retail centre and makes an assessment of additional retail 
capacity, which could generate a total of 1,316 additional jobs by 
2012. 

The report provides a thorough assessment of retail floorspace in 
Central St Leonards, distinguishing between the level of 
convenience and comparison shopping, the range and quality of 
shops available. 

It identifies the fact that there are too many A4/A5 units located 
within the central area, that there is a poor mix of non-retail uses 
(particularly in the financial sector) and that there is a severe lack 
of parking for both traders and shoppers. 
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Open Space Strategy 

The draft final report of this strategy has just been received by 
Hastings Borough Council and needs to be fully assessed before 
any findings and recommendations can be fully integrated into the 
Regeneration Framework for Central St Leonards. However at this 
stage several strategic issues are being raised which have already 
been identified and developed further in the Regeneration 
Framework. 

With regard to overall Vision the strategy states that: 

Hastings will have a network of high quality, accessible 
greenspaces and sport and recreation facilities, which meet local 
needs, are financially and environmentally sustainable and 
support community cohesion, health promotion, “liveability”, 
economic regeneration and nature conservation. 

With respect to the hierarchy of open space provision it states: 

Borough-wide Provision: to deliver and manage a network of 
strategic, high profile, safe and high quality green spaces and 
sport and recreation facilities which are accessible to all residents 
and visitors and serve a Borough-wide function in terms of its 
overall image, engendering pride in all its citizens and supporting 
bio-diversity. 

Neighbourhood Provision: to ensure that local green spaces and 
sport and recreation facilities throughout the Borough are 
accessible, meet the Council’s quality standards and are 
attractive to potential users. 

Community Involvement: to work with local communities to 
ensure that local spaces are sustainable, are financially and 
environmentally sustainable and support community cohesion, 
health promotion, “liveability”, economic regeneration and nature 
conservation. 

The focus on quality neighbourhood provision of open space, and 
indeed public realm generally, is a constant theme throughout the 
Regeneration Framework and is carried through into detailed 
project proposals. In addition the need for community 
involvement, both in the design of, and possibly also the future 
management of, small open spaces in Central St Leonards has 
been incorporated into our proposed Community Design – 

Community Enterprise project. 

The open space strategy comments on ‘The Green Network’ by 
stating that ‘The Borough Council should seek actively to 
implement the Local Plan proposals for a network of green routes. 
Wherever possible, these routes should pass through attractive 
green spaces in order to increase their use and make them appear 
safer’ . 

This principle is incorporated into the Greening St Leonards 
Programme (as described in the next section) and can be 
practically implemented through the 7 Streets Environmental 
Strategy as well as other projects. 

On White Rock Gardens the strategy states ‘The Council should 
decide once and for all either to develop the western part of White 
Rock Gardens for an appropriate public use or dispose of it.  If it 
adopts the latter course it should use the whole of the capital 
receipt to enhance open space or sport and recreation provision 
elsewhere in the Borough. 

We endorse this finding and indeed would go further to state that 
a design and development brief needs to be considered for the 
future improvement of White Rock Gardens to maximise its 
regeneration potential for the whole of Hastings. 
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INTRODUCTION 

Our Stage One report set out the underlying social conditions 
affecting Central St Leonards based on our analysis of baseline infor
mation and a thorough review of existing policy documents and 
strategies. It also incorporated the findings of our comprehensive 
physical audits conducted through a series of ‘walkabouts’ by the 
masterplanning team and assisted by members of the Gensing 
and Central St Leonards Community Forum  and other key 
stakeholders. 

An understanding of the main socio-economic indicators within 
each of these headings coupled with an on-the-ground assessment of 
physical conditions enabled us to identify the main regeneration 
drivers needing to be addressed as part of the masterplan. 

In summary these are: 
· A high level of instability in the nature of tenancies in Central St 
Leonards, with 25%-40% of tenancies changing on an annual 
basis (as referred to in the Area Renewal Strategy) 

· A lack of affordable rented accommodation, with only 2% of 
homes being owned by Registered Social Landlords (excluding 
sheltered housing) 

· Nearly 50% of dwellings being privately rented with the 
majority of these being in Houses of Multiple Occupation (HMOs). 

· Housing conditions amongst the private rented sector being 

very poor with  50% of HMOs posing an ‘imminent threat to 

health’ and 26% of houses being unfit for human habitation


· Above average levels of residents who are economically 

inactive with unemployment levels at 13% 

· 20% of the working population is on Incapacity Benefit 
· A high concentration of single person households(62% - 2001 Cenus) 
· Generally low levels of income amongst the working population,  

nearly 50% of households have an income of less than £10,000 
pa 

· Limited opportunities for local employment with the main  
employment areas being Ocean House, the small businesses 
concentrated in London Road, King’s Road, Norman Road and  
the seafront, and the light manufacturing and distribution 
businesses based at Pondswood Industrial Estate. 

· Poor skills levels with 25% of residents having poor literacy 
and poor numeracy skills 

· The poor quality of the physical fabric despite the high quality 
of buildings and spaces, owing to a lack of investment by 
private owners and problems associated with street maintenance 
such as rubbish collection and fly-tipping 

· 	Problems around community safety and anti-social behaviour. 
·	 Problems associated with street drinking, with Central St 

Leonards often becoming a congregating point in the town. 

Despite these problems there are a number of positive aspects 
which will aid the regeneration process and which have made a 
positive contribution to the work of the Neighbourhood Forum and 
the Central St Leonards Area Renewal Strategy.  These are: 

· The high level of commitment among members of the Gensing  
and Central St Leonards and Gensing Forum and the community  
generally,  towards making a difference in Central St Leonards 

· The commitment of Hastings Borough Council to the regeneration 
of Central St Leonards through the implementation of the Housing 
Renewal programme and the Neighbourhood Renewal process 

· The opportunities offered through the Hastings Five Point Plan      
and the work of SeaSpace and BLAT 

· The potential offered in St Leonards through its seaside location 
and the inherent quality of its architectural and heritage qualities. 
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02Setting the Regeneration Context


Urban Grain: 

Central St Leonards has been developed with a tight urban grain 
characterised by large terraced properties giving the feeling of a 
dense urban environment, particularly to the west of London Road. 
To the west of London Road the width of the roads are larger 
giving the feeling of more space, although characterised by poor 
housing stock and unattractive public realm. Most noticeable 
about the town is the lack of quality small open space or 
playspace. 

The seafront contains larger taller buildings some of which, like 
Marine Court, have real quality. The sea front edge is well defined 
but divorced from the sea front by the A259, which presents a real 
obstacle to safe movement between the town centre and the beach. 

The core of the town is framed by quality formal open space areas, 
which give Central St Leonards a unique urban quality. These areas 
require significant capital and revenue expenditure to maximise 
their potential for assisting the future regeneration of the town. 

The sea front is a major underused resource, and has been the 
subject of a separate sea front strategy jointly commissioned by 
SeaSpace, SEEDA,  Hastings Borough Council, Rother District 
Council and Tourism SouthEast. 

We feel that there is a pressing need to reconnect the town centre 
with the seafront, both economically, environmentally, and socially. 
This objective, captured in our definition of the three core 
programmes and their relationship to the seafront, are outlined in 
Section 3. 

URBAN GRAIN Crown Copyright. All rights reserved. Licence number 100021328. 
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02 Setting the Regeneration Context


Our audit of current planning applications, assessment of land 
and property usage and discussions with local development 
agencies revealed the following in regard to the physical fabric of 
Central St Leonards: 

· Approximately 75% of Central St Leonards is residential in use, 
with the overall sense of the town being residential. The residential 
grain increases in density towards the west with more densely 
packed streets and terraces supplementing the street pattern 

· A key element of the urban grain is provided by the seafront, the 
scale of terraces and features such as Marine Court provide a 
dramatic frontage to the town 

· The Renewal Area includes major open spaces, namely White 
Rock Gardens and Warrior Square on the eastern side, Gensing 
Gardens to the north and St Leonards Gardens in the west with 
West Marina Gardens just outside the study area on the 
western edge. 

· There are limited opportunities for wholesale redevelopment  
within the town centre or the residential areas. 

· The main current development proposals within the study area 
are the BLAT/ SEEDA proposals for the Marina Pavillion and the  
ex-sorting office in London Road. 

· The Local Plan recognises that the seafront is cut off from the 
town centre due to the A259 being a major barrier. 

LAND USE Crown Copyright. All rights reserved. Licence number 100021328. 
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02Setting the Regeneration Context


3D Evaluation 

Our initial mapping and physical audit focussed on the ‘heart of 
the town’ along the Kings Road/London Road corridor as being a 
key economic regeneration driver for the Development 
Framework. This initial evaluation is shown below. 

It identifies the key elements: 
· King’s Road as the prime retail core 
· King’s Square (Warrior Square Station entrance area) and the 

London Road / King’s Road junction as key destination  and 
arrival points 

· The Crystal Square car park as a site with major regeneration 
potential for the town centre 

3D EVALUATION Crown Copyright. All rights reserved. Licence number 100021328. 

07




30




31




04 Regeneration Framework

Regeneration Framework 

The Regeneration Framework for Central St Leonards has been 
developed through linking the 3 key Programmes to reconnect 
the town with the sea. This core development aspiration runs 
throughout the strategic Programmes and has been developed 
further through detailed work on the priority projects. 

The Regeneration Framework has been constructed on the 
foundation of our assessment of site opportunities and urban 
form undertaken during Stage 2 of the project. This identified the 
key development opportunities and constraints, specifically 
around improving connectivity across the town both north-south 
and east-west. Key themes of this connectivity, building on the 
Local Plan, are to create green networks which combine quality 
open space with improved public realm. This should be an 
integral part of the future urban renaissance of Central St 
Leonards, which also provides the foundation for quality design 
of buildings. 

The Regeneration Framework has identified a range of projects that 
support the 3 core Programmes, A Sustainable Community, Town 

Centre Upgrade and Greening St Leonards. These projects have 
been developed with officers from Hastings Borough Council, East 
Sussex County Council and SEEDA with support from the Steering 
Group. They have been put forward as priority projects and are not 
meant to cover all the projects that we have considered during the 
preparation of the Regeneration Framework.  The priority projects are 
described in detail in section 5 of this report. 

The implementation of these projects will need to be monitored over 
time and new projects brought forward as appropriate to meet 
changing economic and regeneration needs, once all the current 
consultant studies impacting on Central St Leonards have been 
completed. 

SITE OPPORTUNITIES Crown Copyright. All rights reserved. Licence number 100021328. 
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SITE LOCATION 

CONCEPT ENVIRONMENTAL ENHANCEMENT TO KING’S ROAD 

53




    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Kings Road 
Town Centre Upgrade 

location: south of the King’s Square 

Funding 
SRB 
East Sussex County Council 
Hastings Borough Council 

Phasing - Short term 2006-2008 

Strategic Links 

· Increase the economic and employment contribution to existing 
sectors with growth potential (AIF Strategic Outcome under the 
Economic Prosperity Theme) –  Integrated packages of business 
support services that respond to sector needs (AIF Investment  Priority) 

· Increased level of inward investment and retention of existing key 
employers (AIF Strategic Outcome under the Economic 
Prosperity Theme) – Improve the quality of the retail offer and 
reduce the number of vacant units (AIF Investment Priority) – 
Place promotion and image marketing for the area (AIF 
Investment Priority) 

· Raise the capacity of local communities to participate in the 
regeneration of the area through active citizenship (AIF Strategic 
Outcome under Social and Economic Inclusion Theme) – 
Improve the capacity of residents in deprived wards to access 
opportunities (AIF Investment Priority) 

· 	Enhance the quality and image of the built environment for all 
and promote Urban Renaissance (AIF Strategic Outcome under  
the Physical Theme) – Town centre regeneration, including the 
upgrading of the built environment to complement Task Force 
investment (AIF Investment Priority) 

· 	Local Plan : Paragraph 11.33, identifies King’s Road/ Warrior 
Square Station Area as a focus for regeneration in Central St 
Leonards. 

Outputs 

· 	Jobs safeguarded : 83 (See Appendix 1) 
· 	No of businesses receiving specialist advice : 10 (based on 

20% takeup out of the 52 shops on King’s Road) 
· 	Km of routeway improved : 200m (0.246ha) (Non Tier 3 output) 
· 	Number of business premises improved : 52, based on the total 

number of shops on King’s Road (Non Tier 3 output) 
· 	0.464 ha of environmental improvements 

Outcomes 

· 	Improved vitality of the town centre 
·	 Improved quality of retail offer on King’s Road 
·	 Reduced number of takeaways on King’s Road and an 

improvement in the quality of the food and drink offer 
·	 Reduced level of vacant floorspace available (Baseline: Total  

54 

vacant floorspace 4920 sqm, Knight Frank Retail Report) 
· Conservation of the built environment 
· Increased investment in historic buildings on King’s Road as   

a result of investment in the public realm 
· 	Private investment benefiting deprived areas : 
· £30M as a result of other development sites being brought 

forward for development 
· Improved job retention through additional/ safeguarded inward 

investment 
· Improved impression of Central St Leonards through improved 

visitor perceptions – improved spend 

Project – The Employment Shop 

The Regeneration framework identifies the need for a new training 
and employment initiative in Central St Leonards that provides a 
friendly customer orientated training and employment bureau. The 
bureau should be managed through a consortium of Job Centre 
Plus, Hastings Borough Council and Hastings Trust and perhaps 
include at least one of the main training providers in the town. 

It should provide skills assessment and advice, basic skills 
training and a jobs brokerage service. It needs to be centrally 
located, possibly in Kings Road, and have the character of a 
commercial shop rather than a government initiative. 

It is proposed that a vacant shop unit is leased to provide the 
Employment Shop in the town centre as part of the Town Centre 
upgrade initiative. 

Cost: 
Shop lease (5 years) - £100,000 
IT and furniture - £30,000 
Employment Shop –co-ordinator £30,000 per annum 
5 year cost - £280,000* 
*Not inclusive of VAT or professional fees 

Funding 
SRB - £100,000 
Hastings Borough Council - £100,00 
Sussex Learning & Skills Council - £80,000 

Outputs 
· Number of individuals benefiting from personal advice or support 

200 (Non tier 3 output) 
· Number of learning opportunities (3 – 30 hours) 100 
· Number of adults going into employment 50 

Phasing - Short Term 2006 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Crystal Square Car park 
Town Centre Upgrade 

location: south-east side of the King’s Road 

This is the largest development opportunity for Central St 
Leonards and provides for the implementation of the key Local 
Plan policy SL3. As the key regeneration opportunity delivering 
new housing, jobs and shops it should be given implementation 
priority by Hastings Borough Council. 

It delivers a number of major outputs which support the SRB 
programme, the AIF strategy and strategic targets in the 
Renewal Strategy including: 

· 157 new homes 
· 2600 square metres of retail/commercial floorspace 
· 10 live work units 
· 245 parking spaces 

It is the key development project in the Local Plan for Central St 
Leonards and supports the AIF’s Urban Renaissance aspirations 
for the area. It also provides the practical manifestation of several 
Area Renewal objectives not least those embodied in An 
Environment to be Proud of and Pathways to Work. 

We have considered the proposed boundary of this project in the 
Local Plan and recommend that the boundary is redefined to 
exclude the strip of land on the east side of Western Road because 
of the difficulties of creating a credible development parcel. We 
also recommend that the site includes the Council’s car park at 
Crystal Car Park to provide a significant development opportunity 
that would provide a real economic boost to Central St Leonards, 
providing new retail, housing and parking opportunities. The 
development could also be designed to create a landmark 
development for the town emphasising the new role of the town in 
promoting regeneration across the Bexhill- Hastings corridor as 
well as helping to change the image of Central St Leonards for 
existing residents and future investors. 

The suggested new development site is shown over and includes 
a variety of land ownerships including Hastings Borough Council 
which occupies approximately 35 % of the site. There is a 
significant land acquisition task required by both Hastings 
Borough Council and Sea Space to ensure that this proposed 
development can occur. It may also require the use of Compulsory 
Purchase to facilitate comprehensive development promoted by the 
Local Plan. 

The Local Plan states that planning permission will be granted for 
housing as a primary use and other uses that are compatible with 
housing. The need for new housing to promote greater Housing 
Choice in Central St Leonards has already been 
demonstrated. In addition the both the Local Plan and the recent 
Knight Frank retail study emphasises the need to improve the 
town’s retail offer. Consequently we feel that there is an opportunity to 
create new retail floorspace in a mixed-use development 
perhaps encouraging an anchor national retailer to the town 
centre to complement the more unique localised retail offer 
on Kings Road. 

The scale of development would be influenced by the need to 
create a prestige building of high quality, perhaps with a taller 
residential element to reinforce the landmark role of this project in 
the regeneration framework. A new internal courtyard is shown in 
the concept image for the scheme to provide a quality public realm 
to support the retail uses. It also provides a better connection with 
the Kings Road/London Road junction and access to and from 
Kings Road shopping centre. 

There is a need to consider acquisition of some properties along 
London Road to provide good visual and pedestrian links into the 
new retail courtyard. To achieve this compulsory purchase may be 
necessary. 

Most important is the potential for increasing car parking in the 
town centre. This could assist with implementing the partial 
pedestrianisation of Kings Road in the long term as well as the 
implementation of a controlled parking zone for Central St 
Leonards. 

Cost of project : 
£27M*

*Not inclusive of VAT or professional fees


Possible Sources of Funding 
Private sector 

Phasing – Long term 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Crystal Square Car park 
Town Centre Upgrade 

location: south-east side of the King’s Road 

Strategic Links 

· Increased level of inward investment and retention of existing key 
employers (AIF Strategic Outcome under the Economic Prosperity   
Theme) – Improve the quality of the retail offer and reduce the 
number of vacant units (AIF Investment Priority) – Place 
promotion and image marketing for the area (AIF Investment 
Priority) 

· 	Enhance the quality and image of the built environment for all and 
promote Urban Renaissance (AIF Strategic Outcome under the 
Physical Theme) – Town centre regeneration, including the 
upgrading of the built environment to complement Task Force 
investment (AIF Investment Priority) 

· Establish sustainable and balanced communities (AIF Strategic 
Outcome under Social and Economic Inclusion) –– Increase the 
range, quality and access to social housing (AIF Investment 
Priority) 

· Local Plan – Policy SL2 identifies Western Road/ Cross Street as 
a problem area, containing several vacant sites. The priority is to 
see the area comprehensively revived through redevelopment and 
some refurbishment. 

Outputs 

· 	New jobs created : 130 (See Appendix 1) 
· 	Hectares of brownfield land redeveloped : 5.46ha 
· 	Private sector leverage benefiting deprived areas (£) : £27 M 

based on 13,000 sqm of residential development at an 
investment rate of £1,400 per sqm, 4,000 sqm retail at 
£750/sqm and 8,000 sqm car parking at £750/sqm 

Outcomes 

· 	Promoting new housing choice:121 new homes for private sale 
· 	Contribution to meeting affordable housing needs : 36 

affordable (assumes 25% social rented) 
· 	Urban renaissance : Positive contribution to the urban 

environment of St Leonards 
· 	Health of the town centre : Significant contribution to 

improving the retail offer of St Leonards Town Centre 
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VIEW FROM THE WEST SHOWING CENTRAL COURTYARD VIEW TOWARDS THE SEA 

RELATIONSHIP WITH WESTERN ROAD STRATEGIC OVERVIEW 
Crown Copyright. All rights reserved.  Licence number 10021328. 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Connecting with the Sea Front 
Town Centre Upgrade Programme 

location: junction of London Road and A295


Connecting with the Sea Front 

Building on the Local Plan and the Hastings & Bexhill Seafront 
Strategy we have outlined a conceptual implementation strategy 
that provides 5 strategic interventions along the St Leonards 
seafront. A fundamental aim of this strategy is to reconnect the 
town centre with the seafront emphasising Central St Leonards as 
a Seaside Town. 

A core component of these interventions is to reduce traffic flow 
along the A259 and upgrade the environment, which is both an aim 
of the Local Plan and the Seafront Strategy. The Seafront Strategy 
elaborates the aspiration further by stating ‘the seafront strategy 
seeks to redefine the St Leonards Seafront as a safe, active and 
interesting public place by the sea’. 

A strategic aspiration for the seafront should be the creation of a 
Seafront Boulevard, which incorporates: 
· Reduction and better management of traffic flows along the A259 
· The creation of a green corridor with new tree planting and 

formal landscaping 
· Creation of individual character areas emphasising the particular 

local characteristics of the 5 intervention areas 
· Quality street furniture 
· Quality play space, both formal and informal, with a particular 

emphasis on active youth provision. 
· A new public art initiative. 

Three areas have been identified for immediate consideration: 

· Warrior Square Gardens 
· London Road/A259 junction 
· Area around Marine Court and Marina Pavillion 

Junction of London Road and the A259 

Cost of project : approximately £150,000* 
*Not inclusive of VAT or professional fees 

Funding 
Hastings Borough Council 
East Sussex County Council 

Phasing Medium term 2007-2009 

Strategic Links 

It supports the recent Sea Space commissioned Sea Front 
strategy and provides a key project within the Renewal Strategy for 
Central St Leonards. It also provides a quality environmental 
setting for future improvements to Marine Court. 

The Local Plan and the Sea Front Strategy both identify 
opportunities to improve the relationship between the sea front and 
the town centre making this key environmental asset a major 
feature of the future regeneration of Central St Leonards. The Local 
Plan emphasises the need to reduce severance between Central St 
Leonards and its sea front. 

The Sea Front strategy takes a slightly more strategic view of the 
opportunity by developing the concept of a sea front boulevard 
between Bexhill and Central St Leonards. 

SeaSpace Business Plan: To regenerate the seafronts of Hastings 
and Bexhill and enable 100,000 sqm of regeneration activity: 

· SEEDA Investment in the Marina Pavillion development 
· Hastings Borough Council investment in the Townscape Heritage 

Initiative (Lottery Funding) 
· Hastings Borough Council investment in the Housing Renewal 

Programme 

Outputs 

Non-tier 3 outputs: 
· Km of routeway improved : 0.065ha 
· Area of environmental improvements : 0.123ha 

Outcomes 

· Reconnecting the town with the sea 
· Improved community and pedestrian safety 
· Improved pedestrian linkages between the town centre and the 

seafront 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Connecting with the Sea Front

Greening St Leonards 

location: along A259 route 

Sea Front 

Building on the Local Plan and the Sea Front strategy an indicative 
model of potential project implementation has been prepared 
which identifies 5 ‘strategic interventions’ along the St Leonards 
sea front to reinforce the connection between town and sea. 

One of these projects, the initial start of the proposed Sea Front 
boulevard at the junction of London Road and the A259, is 
included in the Town Centre Upgrade programme. A second 
potential project is connecting Warrior Square Gardens to the sea 
front as the second stage. As an illustration of the way in which 
the Local Plan and Sea Front Strategy concept could be taken 
forward as a practical project a concept scheme, showing an 
an environmental improvement scheme, which starts to create 
a new environmental boulevard for the A259 incorporating a 
safe and secure street level crossing.. 

The third project at Marine Pavilion will provide an important 
environmental improvement supporting SEEDA's renovation of 
the Marine Pavilion and enhance the potential of future 
improvement of Marine Court to restore the building's pride and 
place in the town. 

· Warrior Square Gardens £550,000 
· Marine Court and Marina Pavillion £ 250,000 
Total Cost: £800,000* 
*Not inclusive of VAT or professional fees 

Funding 
SRB 
Living Landmarks 
Big Lottery Fund 
Hastings Borough Council 
East Sussex County Council 
Section 106 

Phasing – Medium term 2008-2010 

The environmental improvement works would include: 

· resurfacing the A259 
· providing new signalling 
· refurbishing all Victorian light fittings 
· providing semi-mature trees 
· new quality street furniture 
· new public art initiative. 

In addition there would be refurbishment work to Warrior Square 
Gardens to include part redesign and replanting of the Gardens. 

Outputs 

Non-tier 3 outputs: 
· 	Km of routeway improved : 0.528ha 
· 	Area of environmental improvements - 1.24 ha 
· 	Number of commercial premises improved : 26, based on the 

number of commercial premises adjacent to the improvements 

Outcomes 

· 	Reconnecting the town with the sea 
· 	Improved access to leisure and recreation opportunities 
· 	Reduced level of commercial floorspace available in seafront 

properties (Baseline: 11 empty properties) 

62




SITE LOCATION 

CONCEPT ENVIRONMENTAL SCHEME LINKING WARRIOR SQUARE GARDENS TO THE SEAFRONT 

VIEW FROM LONDON ROAD TOWARDS 
THE SEA 

63




    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Design Guide 
Greening St Leonards 

Project – Design Guide 

A key feature in developing the regeneration framework has been 
the need to have a coherent and consistent approach to quality 
design in Central St Leonards. In our Stage 1 report we focussed 
on the key design and architectural features of Kings Road some 
of which have been incorporated into our indicative sketch for the 
way in which Kings Road could be improved through partial 
pedestrianisation and environmental upgrading. 

We have also shown a variety of design ‘pallette’, at various 
Steering Group meetings, illustrating the way that the public realm 
could be improved in Central St Leonards. 

To take this design thinking to the next stage and to ensure that 
there is consistency and quality built into the projects that will be 
funded through the regeneration framework we recommend that a 
detailed design for Kings Road is prepared. This should 
incorporate the Council’s existing standards, which are used for 
retail and conservation grants plus other design considerations, 
particularly on the use of materials both on buildings and the 
highway.  The design guide would also include the Seafront. 

The design guide should be short, clear and well presented and be 
incorporated into the evolving Local Development Framework for 
Hastings. An example of a best practice guide from Tourcoing, 
northern France, is for illustration. 

Cost £100.000* 
*Not inclusive of VAT 

Funding: 
SRB 
Hastings Borough Council 

Outcomes 

· Achievement of a coherent design Framework to promte design  
quality. 

· Resident training programme in design and regeneration 

Phasing – Short term 2006 
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DESIGN GUIDE TEMPLATE FROM FRANCE 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Home Zone 
Greening St Leonards 

location: Norman Road, Shepherd Street, North Street, Alfred Street 

Home Zone 

It is suggested that the area south of the 7 Streets bordered by 
Silchester Road, Gensing Road, London Road and Norman Road 
is considered for comprehensive ‘home zone’ treatment. This 
would comprise a series of traffic management and environmental 
improvements that would again support local housing investment 
in the area to both improve housing conditions as well as 
promoting further tenure change away from private rented 
accommodation to more owner occupation and shared ownership. 
This home zone is potentially an area for targeted Housing 
Association investment with respect to refurbishment of 
properties. 

Indicative design treatments for the Home Zone are illustrated 
although no detailed costings for Central St Leonards have been 
undertaken at this stage 

Approximate cost : £1.5M* 
*Not inclusive of VAT or professional fees 

Potential Sources of Funding: 
SRB 
Landfill Tax 
East Sussex County Council 

Strategic Links 

· A Stronger Community – An Environment To Be Proud Of  -
Resident Satisfaction with the Local Neighbourhood – Increase 
the number of local people satisfied with their neighbourhood 
as a place to live to 75% by 2013 (Central St Leonards Renewal 
Strategy) 

Outputs 

· 	Area of environmental improvements : 0.758ha 
· 	Km of routeway improved : 0.758ha 
· 	Number of dwellings improved : 230, based on the number of 

dwellings in these streets 
· 	Public buildings improved : 3 , based on the number of public 

buildings in this area 

Outcomes 

· Improved pedestrian safety 
· Enhanced residential amenity 
· Contribution towards enhanced investment in private 

properties and change in tenure balance 
· 	Number of residents being more satisfied with the place they 

live : 230, based on the number of properties in this area and  
assuming one person per household being more satisfied - this 
is ower to the smaller nature of households in this area) 
(Baseline figure : 59% of residents quite or very 
satisfied with Central St Leonards Renewal Strategy) 

Phasing – Long term 2009-2010 
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SITE LOCATION 

DESIGN PALETTES FOR HOMEZONE TREATMENT 
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c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: 7 Streets 
A Sustainable Community & Greening St Leonards 

location: Pevensey Road, Stockleigh Road, Carisbrooke Road, Cardiff Road, Rothsay Road 
Silchester Road, Kenilworth Road 

7 Streets Project 

The Strategy for the ‘greening’ of the 7 Streets area has been 
considered and endorsed by the Regeneration Framework Steering 
Group. The range of projects include the provision of a number of 
‘pocket parks’ to support the housing renewal programme, 
junction improvements to both manage the flow of traffic through 
the area as well as environmentally enhancing key locations plus 
the extension of the Greenways initiative linking Gensing Gardens 
to St Leonards Gardens. 

This strategy provides a practical implementation programme that 
achieves many of the objectives of the Area Renewal Strategy, 
covered by the theme ‘An Environment to be Proud of’. In 
addition the strategy incorporates the objectives and aspirations of 
East Sussex County Council’s ‘Improving the Public Realm in East 
Sussex’, which demonstrates the need for a major improvement of 
public realm and ‘the space between buildings’. 

To support the Council’s Housing Renewal Priority investment 
programme in the ‘7 Streets area’, a range of specific priority 
environmental improvement projects have been discussed with the 
Steering Group. These include: 

· The Rothsay Road playground, which provides much needed 
play facilities for young children in this very built up area. 

· Junction improvements at Stockleigh Road and Carisbrooke 
Road to slow down vehicular movement through the area and 
improve community safety. 

· Highway improvements to Silchester Road to slow down traffic, 
improving community safety and improving the shopping 
environment along London Road. 

The whole programme has been costed at £4.53 million* but can 
be divided into smaller blocks and implemented on an incremental 
programme in conjunction with housing investment in the area. 
*Not inclusive of VAT or professional fees 

Potential funding sources: 
SRB 
Landfill Tax 
Hastings Borough Council 

Strategic Links 

· Raise the capacity of local communities to participate in the 
regeneration of the area through active citizenship (AIF Strategic 
Outcome under Social and Economic Inclusion Theme) – 
Improve the capacity of residents in deprived wards to access 
opportunities (AIF Investment Priority) 

· Establish sustainable and balanced communities (AIF Strategic 
Outcome under Social and Economic Inclusion) – General 
environmental improvements to enhance the area and make it an 
attractive place to live (AIF Investment Priority) 

Outputs 

· Hectares of environmental improvements : 1.7 ha 
· Hectares of open space improved : 0.22 ha 
· Hectares of routeway improved : 1.48 ha 

Outcomes: 

· 	 Number of residents being more satisfied with the place they 
live : 480 (Based on a total of 240 properties in the 7 streets    
area, with two residents per household being more satsfied) 
(Baseline figure : 59% of residents quite or very  satisfied with 
Central St Leonards Renewal Strategy) 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Rothsay Road ENVIRONMENTAL PROJECT 
A Sustainable Community 

location: Rothsay Road in 7 street area 

Rothsay Road Environmental Project 

This project has been included in the Sustainable Communities 
Programme, rather than Greening St Leonards, because it has 
been designed to support the Council’s Housing Renewal Initiative 
and HMO registration drive by targeting environmental 
improvements close to housing investment to make the area more 
attractive for local landowners and other potential investors. One of 
the intended outputs from this programme is to encourage more 
home ownership, through economic and environmental 
investment, and reducing the private rented sector and the number 
of HMOs. 

The Playground would provide much needed active play space in 
a key priority neighbourhood. The intention would be to involve 
local youth and residents in the detailed design of the playground 
on the basis that they would become the ‘clients’ for the project 
and hopefully take greater community interest in its long-term 
sustainability. 

The cost of the project is approximately £ 175,000* 
*Not inclusive of VAT or professional fees 

Potential funding sources include: 
SRB 
Landfill Tax 

Phasing - Medium term 2007-2008 

Strategic Links 

· Raise the capacity of local communities to participate in the 
regeneration of the area through active citizenship (AIF Strategic 
Outcome under Social and Economic Inclusion Theme) – 
Improve the capacity of residents in deprived wards to access 
opportunities (AIF Investment Priority) 

· Establish sustainable and balanced communities (AIF Strategic 
Outcome under Social and Economic Inclusion) – General 
environmental improvements to enhance the area and make it an 
attractive place to live (AIF Investment Priority) 

· A Stronger Community – An Environment To Be Proud Of  -
Resident Satisfaction with the Local Neighbourhood – Increase 
the number of local people satisfied with their neighbourhood as 
a place to live to 75% by 2013 (Central St Leonards Renewal 
Strategy) 

· Housing Renewal Strategy 

Outputs 

Direct: 
· 	Investment benefiting deprived areas, leverage through RDA 

funding and activity : £3M Housing Renewal funding 
· 	Hectares of open space improved: 0.2ha (Non Tier 3 output) 

Indirect: 
· Increased investment in residential properties by private owners 

(Baseline figure : 26% of properties in the North West area 
reported as being unfit, Housing Renewal Strategy) 

Outcomes 

· No of children with improved access to play space : 40 (Based 
on an estimate of the number of children living in the immediate 
area) 
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Play Area 

Demolition of three existing garages provides 
valuable land for play zone and improves 
space visually. Proposed solution enhances 
space, already used as play zone and provides 
quality furniture (street lamps, seating etc.) 

SITE LOCATION 

ILLUSTRATIVE LAYOUT OF PLAY AREA IN ROTHSAY ROAD 

STREET VIEW FROM KENILWORTH ROAD Crown Copyright. All rights reserved.  Licence number 10021328. 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

Stockleigh Road/ Carisbrooke Road JUNCTION IMPROVEMENTS 

projects: Silchester Road Improvements 
A Sustainable Community & Greening St Leonards 

location: Stockleigh Road, Carisbrooke Road, Silchester Road 

Stockleigh Road / Carisbrooke Road Junction Improvements 

It is proposed to change the alignment of this junction to slow 
down vehicular movement through the area as well as 
providing a safer junction for local residents. 
The junction improvement will incorporate associated landscaping 
works to improve the general environment of this part of the 7 
Streets area. 

Cost: Approximately £400,000* 
*Not inclusive of VAT or professional fees 

Phasing - Medium term 2007-2008 

Strategic Links 
· Establish sustainable and balanced communities (AIF Strategic 

Outcome under Social and Economic Inclusion) – General 
environmental improvements to enhance the area and make it an 
attractive place to live (AIF Investment Priority) 

· A Stronger Community – An Environment To Be Proud Of  -
Resident Satisfaction with the Local Neighbourhood – Increase 
the number of local people satisfied with their neighbourhood as 
a place to live to 75% by 2013 (Central St Leonards Renewal 
Strategy) 

· Housing renewal strategy 

Outputs 
Direct: 
· Area of environmental improvement : 0.2ha 
· Area of roadway improved : 0.126 ha (Non Tier 3 output) 
· Number of dwellings improved: 50 dwellings, based on the number 

of dwellings adjacent to the improvements(Non Tier 3 output) 
· Investment benefiting deprived areas, leverage through RDA 

funding and activity : £3M Housing Renewal funding 
· Improved pedestrian environment for residents of Stockleigh 

Road and Carisbrooke Road 

Indirect: 
· Increased investment in residential properties by private owners 

(Baseline figure : 26% of properties in the North West area 
reported as being unfit, Housing Renewal Strategy) 

Outcomes 
· Number of residents being more satisfied with the place they live : 
100 (based on a total of 50 properties in the immediate area, with   
two residents per household being more staisfied) 
(Baseline figure : 59% of residents quite or very satisfied 
with Central St Leonards Renewal Strategy) 44 

Silchester Road Improvements 

A programme of traffic management measures will assist in a 
more effective management of traffic flow through the area. This 
will be coupled with a new junction improvement with the London 
Road to provide better access to shops along the London Road. 
Works will include: 
· Resurfacing roads/pavements, with natural stone flag paving 
· Allowance for dropped kerbs 
· Planting semi-mature trees 
· Additional trees at the Stockleigh Road/Carisbrooke Road 

junction to provide for a green link between Gensing and St 
Leonards Gardens. 

· New street furniture 

Cost: Approximately £600,000* 
*Not inclusive of VAT or professional fees 

Phasing - Medium term 2007-2008 

Strategic Links 

As for Stockleigh Road/ Carisbrooke Road Junction Improvements 

Outputs 

· Area of environmental improvements: 0.3ha 
· Area of roadway improved (220m length): 0.18 ha (Non Tier 3 Output) 
· Number of dwellings improved : 80 dwellings, based on the number of 

dwellings adjacent to the improvements (Non Tier 3 Output) 
· Number of business properties improved: 22, based on the 

number of business properties adjacent to the improvements 

Outcomes 

· Improved vitality of the town centre as a result of environmental investment 
· Increased investment in residential properties by private owners 

(Baseline figure : 26% of properties in the North West area 
reported as being unfit, Housing Renewal Strategy) 

· Reduction in the number of vacant commercial properties on 
Silchester Road (Baseline : 9 vacant properties). 

· 	Number of residents being more satisfied with the place they 
live: 160 (Based on a total of 80 properties in the immediate   
area, with two residents per household being more satisfied) 
(Baseline figure : 59% of residents quite or very satisfied 

with Central St Leonards Renewal Strategy)




SKETCH LAYOUT OF JUNCTION IMPROVEMENTS AT STOCKLEIGH AND CARISBROOKE ROADS 

POTENTIAL GREEN LINK THROUGH NEW JUNCTION IMPROVEMENTS 
Crown Copyright. All rights reserved.  Licence number 10021328. 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Community Design - Community Enterprise 

A Sustainable Community 

-Community Design - Community Enterprise 

There is the opportunity to train local residents in the key 
principles of regeneration and design in order that they can 
become more actively involved in the regeneration process as 
‘clients’ rather than consultees. In addition there is the 
opportunity to consider developing a social enterprise initiative 
whereby local residents take on, in part or full, the implementation 
of some of the physical regeneration projects. 

Clearly this would need to be seen as a medium term investment 
in the community with sufficient time given to developing the 
design and regeneration community capacity building programme 
with an appropriate learning and training institution. 

We have discussed with the University of Brighton, who have 
experience of training local residents in design and regeneration, 
the opportunity of developing a localised training initiative for 
Central St Leonards to support the Regeneration Framework. This 
initiative could be taken forward as an extension of the Skills 2 
Build initiative, which could also be described as a social 
enterprise project aimed at getting local people back into work. 

In the first phase the project would be aimed at members of the 
Gensing and Central St Leonards Community Forum as well as 
unemployed youth. The initial course would be designed for 20 
people who would be trained as design champions for the 
Regeneration Framework. They would also be given the 
opportunity to take on key citizenship roles in the future 
development of the Regeneration Framework working closely with 
the Project Manager. 

Cost of the project is approximately £50,000* 
*Not inclusive of VAT 

Potential funding includes: 
SRB 
Learning & Skills Council 

Phasing - 2006-2007 

Strategic Links 

· Raise the capacity of local communities to participate in the 
regeneration of the area through active citizenship (AIF Strategic 
Outcome under Social and Economic Inclusion Theme) – 
Improve the capacity of residents in deprived wards to access 
opportunities (AIF Investment Priority) 

Outputs 

SRB 
· Number of learning opportunities (3-30 hours) : 10 
· Number of learning hours : 240 (12 hours per learner) 
Non-tier 3 
· Number of individuals benefiting from personal advice or 

support : 20 

Outcomes: 

· 	 Number of residents becoming more actively involved in their 
community : 12 
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COMMUNITY DESIGN WORKSHOP 

USING FILM TO EXPLAIN REGENERATION ACTIVITY ENGAGING RESIDENTS IN MASTERPLANNING
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Alpha Café site 
Town Centre Upgrade 

location: east side of the King’s Square 

This is a key project for the regeneration framework providing 
a number of core outputs including: 

· Increase in the number of homes 
· Opportunities to provide a range of affordable housing, including  

shared ownership, key worker accommodation and affordable rent 
· RSL involvement 
· Managed housing offer 
· Additional retail development 
· Landmark development adjacent to Warrior Square station 
· Significant private sector investment. 

The importance of this development is outlined in the Local Plan 
as one of the few development opportunities in Central St Leonards. 
Its location, adjacent to the station and the northern end of Kings 
Road, means that this landmark development could make an 
important ‘Sense of Place’ statement about arriving and leaving 
the town by train. In addition the site is regarded as part of the 
Millennium Community Programme and is supported by SEEDA as 
a significant development opportunity. The importance of this 
project for the SRB programme is that it could secure a large part 
of the remaining private sector investment required to complete the 
programme. In addition the Hastings and Bexhill Area Investment 
Framework advocates the need to enhance the quality and image 
of the built environment to promote Urban Renaissance. 

Located within a conservation area any new development would 
need to be high quality complementing the existing urban form 
while imposing a new vision for Central St Leonards. 

Key design and development factors that would need to be taken 
into account when considering the future development of this site 
will include: 
· The way in which design will enhance the architectural value of 

the existing urban form and existing buildings within this important 
Conservation area. Specifically important is the relationship of  
any proposed development to the existing buildings along St 
John’s terrace, with respect to privacy and overlooking. 

· The opportunity to provide a landmark development, which 
reinforces the site’s strategic location in the King’s Road Conservation Area. 

· The opportunity to provide a range of different tenures that support 
the housing regeneration needs of Central St Leonards and offer 
Housing Choice for local residents. 

· The way in which the ground floor commercial uses interact with 
the public realm and specifically assist in enhancing Warrior 
Square Station (Kings Square). 

· The opportunity to maximise density within a quality design 
framework 

· The need to minimise car parking and ensure that it is kept 
off- street and contained with the development itself. 

Land Use and Function 

The Alpha Café site has the opportunity to act as the catalyst for 
the broader regeneration of Central St Leonards by creating a landmark 
development for the creation of a mixed-use development that 
provides a range of housing tenures to support the Sustainable 
Communities Programme of the Masterplan. It is important that 
this development helps to attract new residents to the town who 
can support local shops through increased spending power. In 
addition there is the need to offer shared ownership opportunities for 
local residents as well as key worker accommodation to support local 
public services, particularly education. 

To achieve this the implementation of the housing component 
needs to be undertaken by an organisation that can provide housing 
that supports the housing needs of Hastings Borough both with 
respect to housing for sale and affordable housing. It is 
essential that this development does not simply add to the existing 
private rented sector stock in Central St Leonards but offers a 
new Housing Choice initiative for local residents. Therefore it is 
recognised that this development is best taken forward by a 
Housing Association working in par tnership with Hastings 
Borough Council. 

Density and Design 
The scale of development will be influenced by good design. There 
is an opportunity to create a medium density development with 
a prominent taller building, which maximises the topography of 
the station area and reflects the current level of residential and 
commercial density in the area. It is important that this taller 
element does not overshadow St Johns Terrace or has a prejudicial 
impact on established urban form. 

Design criteria would need to be to eco-excellent standard for 
the residential element as well as meeting lifetime home 
standards. 
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SITE LOCATION 

OVERVIEW 

VIEW FROM KING’S SQUARE Crown Copyright. All rights reserved.  Licence number 10021328. 
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    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Alpha Café site 
Town Centre Upgrade 

location: east side of the King’s Square 

The retail element would need to be integrated with the 
residential and provide an attractive perspective to the King’s 
Square area creating an active commercial environment. 

To ensure a range of residential tenures to meet the housing needs 
of Central St Leonards as well as supporting the Regeneration  
Framework. The scheme will be a Housing Assocation mixed 
tenure development including shared equity, discounted sale, 
social rent and outright sale. Future development needs to respect 
the building heights of St John’s Road and the core scheme 
proposes a 7-storey building, cascading down to 3 stories with 
retail/commercial space at the ground floor. The total number of 
residential units would be 47, with some 380 square metres 
retail/commercial floorspace. Car parking would be provided at 
Local Plan standard within the development, with 32 spaces. 

Residential Units 
1 bed flat 13 
2 bed flat 13 
2 bed maisonettes 21 
Total 47 

Retail space: 380sqm 
Parking: 32 spaces 

Cost of the project is approximately £7 million* 
*Not inclusive of VAT or professional fees 

Funding 
BLAT and RSL investment £7,000,000 

Phasing - Medium term 2007-8 

Strategic Links 
· Enhance the quality and image of the built environment for all 

and promote Urban Renaissance (AIF Strategic Outcome under 
the Physical Theme) – Town centre regeneration, including the 
upgrading of the built environment to complement Task Force 
investment (AIF Investment Priority) 

· Recycle and remediate 15ha of brownfield land by focusing 
investment activity in the Town Centres of Hastings and Bexhill 
(AIF Strategic Outcome under the Physical Theme) – Recycle 
brownfield land and other underutilised land (AIF Investment 
Priority) 

· Local Plan : Paragraph 11.33, identifies King’s Road/ Warrior  
Square Station Area as a focus for regeneration in Central St 
Leonards. 

Outputs 

· New jobs created : 19 (See Appendix 1) 
· Hectares of brownfield land remediated : 1.22ha 
· Private sector leverage benefiting deprived areas : £6.5M 

Outcomes 

· Contribution to meeting affordable housing needs : 
12 affordable units (25%) 

· Urban renaissance : Positive contribution to the urban 
environment of Central St Leonards 

· Health of the town centre : Renewed life in the mix of uses in 
the town centre and in the potential of the evening economy 
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VIEW FROM THE STATION 

AN ACTIVE GROUND FLOOR  BRINGS LIFE TO KING’S VIEW FROM ST JOHN’S ROAD 
ROAD 

Crown Copyright. All rights reserved.  Licence number 10021328. 

51




    c e n t r a l s t l e o n a r d s i n d i v i d u a l p r o j e c t s 

project: Kings Road 
Town Centre Upgrade 

location: south of the King’s Square 

This major economic environmental project has been designed 
to tackle a number of identified issues in the heart of the town, 
including: 

· Improving the retail offer of Central St Leonards 
· Enhancing the historic core and conservation area 
· Managing the unrestricted parking in the street which is both 

unattractive and does not maximise access to this important  
shopping area 

· Creating a safer and more relaxed shopping environment with 
greater pedestrian movement which should assist in promoting 
greater spend in the centre 

· Providing a link into the Kings Square area and also providing a 
more attractive environment where Kings Road meets London Road. 

This project delivers a practical initiative supporting Priority 19 in 
the Central St Leonards Renewal Strategy -Improving the retail 
offer. It also delivers several other objectives in the Renewal 
Strategy under the Pathways to Work programme namely getting 
local people into jobs and developing local enterprise. 

The need to strengthen the retail offer in Central St Leonards is also 
recognised in the Hastings Local Plan and is also 
identified in the recent King Sturge retail study for Hastings. 

The way in which this major economic/environmental project has 
been designed also complements the Council’s planning policies 
for the historic core of the town and further assists the AIF 
objective of promoting Urban Renaissance. 

The indicative environmental improvement scheme would create a 
widened pedestrian zone on the eastern side of Kings Road, which 
would include new paving, tree planting and street furniture. The 
main highway would be reduced in width but would still allow 
managed on-street car parking and a one-way traffic flow. This 
proposal would need to be considered as part of the proposed 
Controlled Parking Zone for Central St Leonards. 

King’s Square 
There is the opportunity of extending the scale of the environmental 
improvement of Kings Road to include the current car turning and 
open area in the front of Warrior Square station on the south side. 
This area could benefit from additional environmental improvement 
reinforcing the strategic link between the station, the Alpha café 
development and Kings Road. There is also the potential of 
creating a new public art feature in the centre of this square 
promoting the town’s link to the sea. 

London Road - King’s Road junction 
The junction where King’s Road meets London Road is also a key 
point in the town centre corridor.  Improvements to this junction will 
ease pedestrian movement between these two core streets and 
should be designed to enable buses to turn from London Road into 
King’s Road thus providing a public transport through to Warrior 
Square station which is not currently possible from the northern 
end of Central St Leonards. 

This key environmental initiative needs to be implemented in 
conjunction with the Council’s existing policies and grant support 
for improving the historic core. There is a need to bring together the 
Council’s existing design and planning standards in a clear and well 
presented manner in the form of a Design Guide for the town. 
An example of how this might look is shown later on using 
experience from a similar town centre initiative in Tourcoing in 
France. 

Business Support Programme 
One of the economic objectives of this project is to support the 
on-going retail investment in the town centre and reduce the 
number of vacant shops. Consequently a direct benefit would be an 
increase in employment both in new shops opening and by 
increasing turnover in existing shops. 

In addition there is the opportunity of developing a tailored retail 
business support programme for local retailers enabling them to 
maximise their retail offer on the back of this major economic 
environmental improvement scheme. This would enable retailers to 
develop a unique local Kings Road retail offer building on the 
specialist services that currently exist while also attracting new 
independent retail businesses. A recent study by the New 
Economics Foundation (June 2005) was critical of the ‘cloning’ of 
UK retail areas with too many of the UK’s major centres providing 
a similar if not identical retail offer. A key finding of this study was 
the need to promote ‘uniqueness’ as par t of a broader 
regeneration programme. Central St Leonards has a real 
opportunity to maximise this opportunity, which can only occur 
through retailers, the Council and other statutory undertakers 
working in partnership. 

Cost of the core Kings Road project is approximately  £660,000 
Cost of including King’s Square £500,000 
Cost of including London Rd-King’s Rd junction £200,000 
Cost of business support initiative £ 100,000 
Total Cost £ 1.46M* 
*Not inclusive of VAT or professional fees 
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Executive Summary

Introduction - The Brief 

Broadway Malyan was appointed by Hastings Borough Council 
and SEEDA in February 2005 to  prepare a masterplan and 
development framework for Central St Leonards. Our work 
programme for the project was split into four stages: 

· Mobilisation and Familiarisation 
· Collection and analysis of Baseline Information and community 

engagement 
· Option Development and Evaluation 
· Masterplan 

The masterplan is a key output of the Hastings and St Leonards 
Regeneration Programme  SRB Delivery Plan with a principal 
purpose to create a holistic regeneration framework for Central St 
Leonards focusing on key physical and social economic 
interventions which will bring about a ‘step change’ in the area.  

Setting the Regeneration Context 

An initial report covering the first two stages was submitted to 
Hastings Borough Council in April 2005 and provided the basis for 
significant debate with the Project Steering Group, comprising 
Hastings Borough Council, Hasting Trust, Gensing and St 
Leonards Forum and SEEDA.  This report summarised the key 
social and economic issues that needed to be addressed, the key 
findings of our physical mapping and urban design audit as well 
as outlining initial development linkages and early strategic 
regeneration programmes. 

The main findings coming out of our baseline audit studies were: 

· A high level of instability in the nature of tenancies in Central St 
Leonards, with 25%-40% of tenancies changing on an annual 
basis (as referred to in the Area Renewal Strategy) 

· A lack of affordable rented accommodation, with only 2% of 
homes being owned by Registered Social Landlords (excluding 
sheltered housing) 

· Nearly 50% of dwellings being privately rented with the 
majority of these being in Houses of Multiple Occupation (HMOs). 

· Housing conditions amongst the private rented sector are very 
poor with 50% of HMOs posing an ‘imminent threat to health’ 
and 26% of houses being unfit for human habitation 

· Above average levels of residents who are economically 
inactive with unemployment levels at 13% 

· 20% of the working population is on Incapacity Benefit 
· A high concentration of single person households(62% - Cenus) 
· Generally low levels of income amongst the working population,  

nearly 50% of households have an income of less than £10,000 pa 
· Limited opportunities for local employment with the main 

employment areas being Ocean House, the small businesses 
concentrated in London Road, King’s Road, Norman Road and  
the seafront, and the light manufacturing and distribution 
businesses based at Pondswood Industrial Estate. 

· Poor skills levels with 25% of residents having poor literacy 
and poor numeracy skills 

· The poor quality of the physical fabric despite the high quality 
of buildings and spaces, owing to a lack of investment by 
private owners and problems associated with street maintenance 
such as rubbish collection and fly-tipping 

· 	 Problems around community safety and anti-social  behaviour. 
·	 Problems associated with street drinking, with Central St 

Leonards often becoming a congregating point in the town. 

The most important conclusions coming out of the Stage One 
study were: 

· The need for regeneration initiatives to tackle demonstrated 
social and economic need and build on the agreed Central St 
Leonards Area Renewal Strategy. 

· The necessity to stem the rapid annual turnover of the population  
of Central St Leonards to provide a sustainable demographic          
base for future regeneration. 

· The need to strengthen and improve the town centre, both 
economically and environmentally, while respecting its historic   
core and conservation value. 

· To promote the sea front as a major regeneration initiative. 
· To build on the ‘green assets’ that Central St Leonards has in 

promoting further inward investment. 
· To co-ordinate regeneration activity within a coherent and 

holistic framework. 

i




Executive Summary

Defining the Programmes 

Three core Regeneration Programmes were identified at the 
Initial Report stage, which provided the framework for the 
further development of options and specific project proposals. 
The regeneration Programmes are A Sustainable Community, 
Town Centre Upgrade and Greening St Leonards. These three 
Programmes combined a range of interlocking ‘soft’ social/ 
economic regeneration activities, aimed at enhancing 
employment opportunities and tackling existing social and 

educational issues, as well as a portfolio of ‘physical’ projects 
to improve the overall Central St Leonards ‘offer’ and generally 
enhance the local environment. 
The interlocking nature of these Programmes is illustrated 
below with the Sustainable Communities Programme providing a 
‘horizontal’ cross cutting soft social/economic initiative 
connecting with the more physically driven Town Centre 
Upgrade and Greening Central St Leonards prgrammes. 

KEY REGENERATION PROJECTS Crown Copyright. All rights reserved. Licence number 100021328. 
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Executive Summary

The programmes build on the strategic policies of the Local Plan, 
along with the Housing Renewal and Townscape Heritage 
Initiatives and provide the practical implementation programme 
delivering the objectives set out in the Central St Leonards Renewal 
Strategy.  In preparing the programmes there have been many 
meetings with statutory partners, local businesses and the local 
community. The Gensing and St Leonards Forum has been a core 
member of the Masterplan Steering Group. 

Priority Projects 
Following the endorsement of the three strategic regeneration 
programmes by the Steering Group a range of specific projects 
were further defined to ensure the practical implication of the 
regeneration strategy. The projects have been developed to 
varying levels, some being quite specific with detailed outputs, 
design concept and approximate costings. Others such as the 
Home Zone are much more conceptual and require further 
definition following detailed consultation with residents. 

The principal regeneration projects comprise: 

A Sustainable Community 

7 Streets Environmental Project 
A programme of environmental improvements focussed on the 7 
priority streets of the Housing Renewal Programme,  aimed at 
encouraging further  investment from private landlords and 
creating a more stable residential community 

Rothsay Road Playground (Pilot Project) 
The creation of a car-free active play area for residents of the 
streets surrounding Rothsay Road providing much needed active 
play space in a priority neighbourhood 

Stockleigh Road/ Carisbrooke Road Junction Improvements 
Realignment of this junction to reduce the emphasis on vehicular 
traffic and provide valuable amenity space as well as improving the 
general environment of this part of the 7 Streets area. 

Silchester Road Improvements 
A programme of traffic management measures and environmental 
enhancements to improve the shopping environment along 
Sichester Road and improve links with the town centre. 

Community Design – Community Enterprise 
A bespoke training programme designed to enable residents to 
acquire the necessary skills to take on a more active role in the 
design process of the key projects. This could be developed as a 
social enterprise initiative whereby residents take on, in part or full, 
the implementation of the projects. 

Town Centre Upgrade 
Alpha Cafe Site 
Provision of additional affordable homes on a key town centre site 

King’s Road Environmental Improvements 
Creating a safer and more relaxed shopping environment with 
greater pedestrian movement, assisting greater spend in the 
centre 

Business Support Programme 
Business support programme for retailers on King’s Road helping 
them to maximise new business on the back of the 
environmental improvements 

Crystal Square Car Park 
A significant development opportunity delivering new housing, 
jobs, and shops and greatly improving the retail offer of Central St 
Leonards 

King’s Road Employment Shop 
An employment shop offering skills assessment and advice, 
basic skills training and a jobs’matching’ service 

Connecting the Town with the Seafront - the Junction of London 
Road and the A259 
Improving the flow of pedestrian traffic at this key junction and 
marking it out as a key ‘arrival’ point into Central St Leonards on 
the Seafront 

Town Centre Design Guide 
A guide setting out key design principles for all the projects in the 
Town Centre 

Greening St Leonards 
Connecting with the Seafront: A series of projects providing 
strategic interventions  along the seafront, with the aim of 
reconnecting the town centre with the Seafront emphasising 
Central St Leonards as a Seafront Town 

Warrior Square Gardens 
Key intervention which includes providing a safe and secure 
street level crossing between the Gardens and the seafront and 
new activities which will help to connect the two. 

Marine Court/ Marina Pavilion 
An important environmental improvement supporting SEEDA's 
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Executive Summary

renovation of the Marina Pavilion and enhancing the potential for 
future improvement of Marine Court to restore the building's pride 
and place in the town. 

Home Zone 
The area south of the 7 streets has been considered for a 
‘Home Zone’ treatment, a series of traffic management and 
environmental improvements aimed at pedestrian safety and 
enhanced residential amenity. 

Funding 
Total cost for the entire programme is £43m, broadly split between 
£9m (£8.8m) public sector investment and £34 million private 
sector investment. The principal public sector funding 
organistions are: 
Hastings Borough Council 
SRB 
East Sussex County Council 

BLAT 
Sea Space 

Outputs 
Total outputs are: 

· Hectares of Brownfield land developed: 6.68ha 
· New jobs created: 149 

· Area of environmental improvements:3.28ha 
· Number of learning opportunities:120 

Action Plan 

An indicative Action Plan has been prepared to support the 
Regeneration Framework which makes clear the need for 
co-ordinated public sector working between Hastings Borough 
Council, SEEDA and East Sussex County Council. The existing 
Renewal Area Steering Group needs to take ownership of the 
programme as a whole and oversee its implementation. 

A set of Key Implementation Actions has been defined for each 
project covering land assembly, design and development briefs, 
community engagement, funding commitment, statutory 
approvals and suggested procurement routes. This Action Plan 
needs to be further developed into a robust business plan for the 
Regeneration Framework over the next few months. 
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0101Introduction

THE BRIEF 

Broadway Malyan was appointed by Hastings Borough Council 
and SEEDA in February 2005 to prepare a masterplan and 
development framework for Central St Leonards. Our work 
programme for the project was split into four stages: 

· Mobilisation and Familiarisation 
· Collection and Analysis of Baseline Information and community 

engagement 
· Option Development and Evaluation 
· Masterplan. 

Area Renewal Context 
An initial report covering the first two stages was submitted to 
Hastings Borough Council in April 2005 and provided the basis for 
significant debate with the Project Steering Group, comprising 
Hastings Borough Council, Hastings Trust, Gensing and Central St 
Leonards Forum and SEEDA. This report summarised the key 
social and economic issues that needed to be addressed, the key 
findings of our physical mapping and urban design audit as well as 
outlining initial development linkages and early strategic 
regeneration programmes. The most important conclusions were: 

· The need for regeneration initiatives to tackle demonstrated 
social and economic need and build on the agreed Central St 
Leonards Area Renewal Strategy. 

· The necessity to stem the rapid annual turnover of the population 
of Central St Leonards to provide a sustainable demographic 
base for future regeneration. 

· The need to strengthen and improve the town centre, both 
economically and environmentally, while respecting its historic 
core and conservation value. 

· To promote the sea front as a major regeneration initiative. 
· To build on the ‘green assets’ that Central St Leonards has in 

promoting further inward investment. 
· To co-ordinate regeneration activity within a coherent and 

holistic framework. 

Following the submission of the initial report a range of development 
concepts and various development options have been developed 
with senior Hastings Borough Council and SEEDA officers as well 
as members of the Steering Group. These development options 
have evolved through extensive Project steering sub groups based 
on the three key development Programmes for the regeneration 
framework, namely Sustainable Communities, Town Centre 
Upgrade and Greening St Leonards. 

Community driven 
It was agreed from the outset that our work needed to be community 
driven with a strong emphasis on working with local community 
stakeholders. The chair of the Steering Group, Christine 
Goldschmidt, representing the Hastings Regeneration Partnership 
and Monica Adams-Acton, Head of Economic Development at 
Hastings Borough Council, have steered our work and ensured 
that development options and the consideration of new opportunities 
are strongly based on delivering sustainable community regeneration. 
Significantly this means that physical projects are complemented 
by a range of social/economic initiatives to ensure that local 
residents are the real beneficiaries of the regeneration process in 
terms of new jobs, housing opportunities and environmental upgrading. 

This community leadership of the project has been strongly 
supported by the involvement of Sylvia Bennett, Chair of the 
Gensing and Central St Leonards Community Forum, and feedback 
through the existing Forum structure. 

The Area Renewal Strategy provided the baseline for the 
masterplan and development framework with its key themes 
shaping the initial audit and assessment stage of the project. The 
planning day events on the Area Renewal Strategy during 2003 set 
the context for resident involvement in the masterplan process 
which has continued into the main masterplan work. 

Initial public consultation on the core regeneration principles, key 
programmes and projects have taken place with the local 
community at the annual meeting of the Gensing and Central St 
Leonards Community Forum in June and a further formal 
consultation programme has been arranged for the end of October 
2005. There has also been good coverage of the masterplan process in 
the ‘Warrior’. In addition the Leader of the Council has been briefed 
on the progress of the regeneration framework on two occasions, 
one of which also included the Chair of the Steering Group and Councillor 
Humphries. 

Development options and preferred development projects for the 
regeneration framework have been assessed against the current 
Central St Leonards Area Renewal Strategy as well as Hastings 
Borough Council and SEEDA strategic regeneration objectives. 
Main projects have been costed and also assessed with respect to 
future public and private sector funding opportunities. 

Engaging Partners 
We have developed our thinking and specific programme and project 
definition with a range of key local partners, most notably Hastings 
Borough Council, SEEDA and BLAT. We have also assisted in 
developing a RSL support group for the regeneration framework 
that has involved Amicus, Hyde Housing Association and Orbit 
Housing Association. 
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Executive Summary

Introduction - The Brief 

Broadway Malyan was appointed by Hastings Borough Council 
and SEEDA in February 2005 to  prepare a masterplan and 
development framework for Central St Leonards. Our work 
programme for the project was split into four stages: 

· Mobilisation and Familiarisation 
· Collection and analysis of Baseline Information and community 

engagement 
· Option Development and Evaluation 
· Masterplan 

The masterplan is a key output of the Hastings and St Leonards 
Regeneration Programme  SRB Delivery Plan with a principal 
purpose to create a holistic regeneration framework for Central St 
Leonards focusing on key physical and social economic 
interventions which will bring about a ‘step change’ in the area.  

Setting the Regeneration Context 

An initial report covering the first two stages was submitted to 
Hastings Borough Council in April 2005 and provided the basis for 
significant debate with the Project Steering Group, comprising 
Hastings Borough Council, Hasting Trust, Gensing and St 
Leonards Forum and SEEDA.  This report summarised the key 
social and economic issues that needed to be addressed, the key 
findings of our physical mapping and urban design audit as well 
as outlining initial development linkages and early strategic 
regeneration programmes. 

The main findings coming out of our baseline audit studies were: 

· A high level of instability in the nature of tenancies in Central St 
Leonards, with 25%-40% of tenancies changing on an annual 
basis (as referred to in the Area Renewal Strategy) 

· A lack of affordable rented accommodation, with only 2% of 
homes being owned by Registered Social Landlords (excluding 
sheltered housing) 

· Nearly 50% of dwellings being privately rented with the 
majority of these being in Houses of Multiple Occupation (HMOs). 

· Housing conditions amongst the private rented sector are very 
poor with 50% of HMOs posing an ‘imminent threat to health’ 
and 26% of houses being unfit for human habitation 

· Above average levels of residents who are economically 
inactive with unemployment levels at 13% 

· 20% of the working population is on Incapacity Benefit 
· A high concentration of single person households(62% - Cenus) 
· Generally low levels of income amongst the working population,  

nearly 50% of households have an income of less than £10,000 pa 
· Limited opportunities for local employment with the main 

employment areas being Ocean House, the small businesses 
concentrated in London Road, King’s Road, Norman Road and  
the seafront, and the light manufacturing and distribution 
businesses based at Pondswood Industrial Estate. 

· Poor skills levels with 25% of residents having poor literacy 
and poor numeracy skills 

· The poor quality of the physical fabric despite the high quality 
of buildings and spaces, owing to a lack of investment by 
private owners and problems associated with street maintenance 
such as rubbish collection and fly-tipping 

· 	 Problems around community safety and anti-social  behaviour. 
·	 Problems associated with street drinking, with Central St 

Leonards often becoming a congregating point in the town. 

The most important conclusions coming out of the Stage One 
study were: 

· The need for regeneration initiatives to tackle demonstrated 
social and economic need and build on the agreed Central St 
Leonards Area Renewal Strategy. 

· The necessity to stem the rapid annual turnover of the population  
of Central St Leonards to provide a sustainable demographic          
base for future regeneration. 

· The need to strengthen and improve the town centre, both 
economically and environmentally, while respecting its historic   
core and conservation value. 

· To promote the sea front as a major regeneration initiative. 
· To build on the ‘green assets’ that Central St Leonards has in 

promoting further inward investment. 
· To co-ordinate regeneration activity within a coherent and 

holistic framework. 
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Executive Summary

Defining the Programmes 

Three core Regeneration Programmes were identified at the 
Initial Report stage, which provided the framework for the 
further development of options and specific project proposals. 
The regeneration Programmes are A Sustainable Community, 
Town Centre Upgrade and Greening St Leonards. These three 
Programmes combined a range of interlocking ‘soft’ social/ 
economic regeneration activities, aimed at enhancing 
employment opportunities and tackling existing social and 

educational issues, as well as a portfolio of ‘physical’ projects 
to improve the overall Central St Leonards ‘offer’ and generally 
enhance the local environment. 
The interlocking nature of these Programmes is illustrated 
below with the Sustainable Communities Programme providing a 
‘horizontal’ cross cutting soft social/economic initiative 
connecting with the more physically driven Town Centre 
Upgrade and Greening Central St Leonards prgrammes. 

KEY REGENERATION PROJECTS Crown Copyright. All rights reserved. Licence number 100021328. 
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Executive Summary

The programmes build on the strategic policies of the Local Plan, 
along with the Housing Renewal and Townscape Heritage 
Initiatives and provide the practical implementation programme 
delivering the objectives set out in the Central St Leonards Renewal 
Strategy.  In preparing the programmes there have been many 
meetings with statutory partners, local businesses and the local 
community. The Gensing and St Leonards Forum has been a core 
member of the Masterplan Steering Group. 

Priority Projects 
Following the endorsement of the three strategic regeneration 
programmes by the Steering Group a range of specific projects 
were further defined to ensure the practical implication of the 
regeneration strategy. The projects have been developed to 
varying levels, some being quite specific with detailed outputs, 
design concept and approximate costings. Others such as the 
Home Zone are much more conceptual and require further 
definition following detailed consultation with residents. 

The principal regeneration projects comprise: 

A Sustainable Community 

7 Streets Environmental Project 
A programme of environmental improvements focussed on the 7 
priority streets of the Housing Renewal Programme,  aimed at 
encouraging further  investment from private landlords and 
creating a more stable residential community 

Rothsay Road Playground (Pilot Project) 
The creation of a car-free active play area for residents of the 
streets surrounding Rothsay Road providing much needed active 
play space in a priority neighbourhood 

Stockleigh Road/ Carisbrooke Road Junction Improvements 
Realignment of this junction to reduce the emphasis on vehicular 
traffic and provide valuable amenity space as well as improving the 
general environment of this part of the 7 Streets area. 

Silchester Road Improvements 
A programme of traffic management measures and environmental 
enhancements to improve the shopping environment along 
Sichester Road and improve links with the town centre. 

Community Design – Community Enterprise 
A bespoke training programme designed to enable residents to 
acquire the necessary skills to take on a more active role in the 
design process of the key projects. This could be developed as a 
social enterprise initiative whereby residents take on, in part or full, 
the implementation of the projects. 

Town Centre Upgrade 
Alpha Cafe Site 
Provision of additional affordable homes on a key town centre site 

King’s Road Environmental Improvements 
Creating a safer and more relaxed shopping environment with 
greater pedestrian movement, assisting greater spend in the 
centre 

Business Support Programme 
Business support programme for retailers on King’s Road helping 
them to maximise new business on the back of the 
environmental improvements 

Crystal Square Car Park 
A significant development opportunity delivering new housing, 
jobs, and shops and greatly improving the retail offer of Central St 
Leonards 

King’s Road Employment Shop 
An employment shop offering skills assessment and advice, 
basic skills training and a jobs’matching’ service 

Connecting the Town with the Seafront - the Junction of London 
Road and the A259 
Improving the flow of pedestrian traffic at this key junction and 
marking it out as a key ‘arrival’ point into Central St Leonards on 
the Seafront 

Town Centre Design Guide 
A guide setting out key design principles for all the projects in the 
Town Centre 

Greening St Leonards 
Connecting with the Seafront: A series of projects providing 
strategic interventions  along the seafront, with the aim of 
reconnecting the town centre with the Seafront emphasising 
Central St Leonards as a Seafront Town 

Warrior Square Gardens 
Key intervention which includes providing a safe and secure 
street level crossing between the Gardens and the seafront and 
new activities which will help to connect the two. 

Marine Court/ Marina Pavilion 
An important environmental improvement supporting SEEDA's 
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renovation of the Marina Pavilion and enhancing the potential for 
future improvement of Marine Court to restore the building's pride 
and place in the town. 

Home Zone 
The area south of the 7 streets has been considered for a 
‘Home Zone’ treatment, a series of traffic management and 
environmental improvements aimed at pedestrian safety and 
enhanced residential amenity. 

Funding 
Total cost for the entire programme is £43m, broadly split between 
£9m (£8.8m) public sector investment and £34 million private 
sector investment. The principal public sector funding 
organistions are: 
Hastings Borough Council 
SRB 
East Sussex County Council 

BLAT 
Sea Space 

Outputs 
Total outputs are: 

· Hectares of Brownfield land developed: 6.68ha 
· New jobs created: 149 

· Area of environmental improvements:3.28ha 
· Number of learning opportunities:120 

Action Plan 

An indicative Action Plan has been prepared to support the 
Regeneration Framework which makes clear the need for 
co-ordinated public sector working between Hastings Borough 
Council, SEEDA and East Sussex County Council. The existing 
Renewal Area Steering Group needs to take ownership of the 
programme as a whole and oversee its implementation. 

A set of Key Implementation Actions has been defined for each 
project covering land assembly, design and development briefs, 
community engagement, funding commitment, statutory 
approvals and suggested procurement routes. This Action Plan 
needs to be further developed into a robust business plan for the 
Regeneration Framework over the next few months. 
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