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1 INTRODUCTION

growth and change in Hastings; to build on its positioning as a destination, and to enhance the
local economic benefits.

BGVA were instructed by Hastings Borough Council to prepare the Hastings and White Rock
Study. The study area is shown in figure 1.

FIGURE 1: HASTINGS & WHITE ROCK STUDY AREA 2

Hastings Town Centre and White Rock areas have been identified by the Council as key to the
continued economic and cultural regeneration of the Borough. The Council is looking to adopt
an Area Action Plan (AAP) as part of the suite of Local Plan documents – identified in the Local
Development Scheme.
In line with this, Hastings Borough Council (HBC) instructed Bilfinger GVA team 1 to prepare a
comprehensive assessment into the needs, capacity, strengths and opportunities of the Hastings
Town Centre and White Rock area, and to derive key evidence and recommendations to inform
the Council’s Area Action Plan (AAP).
This report forms a major evidence base for the Council’s Area Action Plan (AAP), which is to be
provisionally titled ‘Hastings Town Centre and White Rock Area Action Plan’. It provides detailed
baseline analysis and identifies opportunity sites in the town centre, which can then be used as a
tool for focussing the early actions of the new governance and delivery vehicles.
The main objectives of this study are to:
•

Develop and agree Planning Policy recommendations in relation to the study area.

•

Assess value and benefits that might be generated in the future

•

Encourage Investments: Developing a brief for using this information to encourage creative
private investment through the Area Action Plan (AAP) process.
Extended study
area boundary

The following report presents the key components of this study which include retail needs/
capacity assessment of Hastings Town Centre, leisure and facilities assessment, an urban design
analysis and identifying opportunity areas for the study.

The project components include detailed technical evidence alongside a wider strategic
opportunity analysis and illustrative visioning exercise, setting out the emerging options for
development and change. This report comprises the following sections:

The AAP will form part of a suite of Local Plan documents, and will sit alongside the Hastings
Planning Strategy (adopted February 2014) and the Development Management Plan (adopted
September 2015).

•

Section 2: The Context

Hastings Town Centre and the White Rock area is identified as having a pivotal role to play in
driving the local economy as the Borough’s largest retail and leisure destination, service centre,
tourist destination, and employment centre.

•

Section 3: Urban Design Analysis and Opportunities

•

Section 4: Retail and Leisure Assessment

Combined, the Town Centre and White Rock area have close links with the seafront, Hastings
Castle, the Victorian Pier which is undergoing restoration, and the presence of a number of
assets of historic significance and importance. This study and the emerging AAP will bring the
different elements together in order to formulate one co-ordinated strategy for regeneration,

•

Section 5: Conclusions

The boundary of the original study area was expanded to reflect the functional relationship of
this additional area with the Town Centre and White Rock area. The revised boundary is shown
by a dotted line in figure 1.

2

The Bilfinger GVA team includes Bilfinger GVA, Proctor and Matthews Architects and Nicole
Collomb Landscape Architect.

1
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2 THE CONTEXT FOR THE STUDY

2.1.1 THE STUDY AREA: HASTINGS TOWN CENTRE AND
WHITE ROCK AREA

2.1 GEOGRAPHICAL CONTEXT

As shown in figure 3, the study area falls under the sub-areas Central St. Leonards & Bohemia,
and Hasting Town Centre as defined by the Hastings Planning Strategy (2014).

The Borough of Hastings is located along the South coast, between Eastbourne and Folkestone.
Hastings is a mainly urban community of approximately 90,000 people, and together with Bexhill,
a smaller settlement to its west, forms a population of around 135,000.

Both sub-areas have their own distinctive identity. Hastings Town Centre is the Town’s prime retail
centre and includes a significant stretch of the seafront, the Victorian Pier, and seaside activities.

The town has 8 miles of coastline and is surrounded by the mainly rural district of Rother,
bordered by the High Weald to the north, Combe Haven Valley to the west and Fairlight to the
east. Its development has thus been shaped by its relationship to the sea, its distance from
London (60 miles) and the physical constraints of its geography.

The study area (figure 4) also comprises White Rock Gardens. The White rock Gardens provide
excellent views to the seafront and contain a number of leisure attractions and opportunities.
FIGURE 3: HASTINGS CENTRAL AREA

Although Hastings is connected to the strategic road network by the A259 and A21, it continues
to suffer from poor transport connections compared with the rest of the region. High Speed One
(HS1) and trunk road improvements elsewhere, has left Hastings relatively isolated. Despite this,
the town has four railway stations with regular services to London, Brighton and Ashford (Hastings
Planning Strategy, 2011-2028).
FIGURE 2: HASTINGS CONTEXT

Hastings Planning Strategy (2014)

Central St. Leonards
& Bohemia

Hastings Town Centre

Source: ONS
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FIGURE 4: STUDY AREA BOUNDARY

2.2 STRATEGIC CONTEXT- ISSUES AND PRIORITIES
This report is intended to provide a key evidence base for the Council’s production of an Area
Action Plan for the Town Centre and White Rock. The study area is considered to provide
considerable opportunity for regeneration and redevelopment to bring enhanced benefits for
Hastings and to address a number of the key issues already identified in the Council’s Local Plan
(Hastings Planning Strategy (adopted 2014) and Hastings Development Management Plan
(adopted 2015). The following section highlights the key issues and priorities for Hastings as
identified in the adopted Planning Strategy (2014):
Retail and Hastings Town Centre: Hastings Town Centre underwent a major planned
improvement and expansion during the 1990s with construction of the Priory Meadow Shopping
Centre and pedestrianisation of the main shopping streets. This enabled it to fulfil its natural role
as a sub-regional centre. Its catchment area takes in Hastings and St Leonards, parts of Bexhill
and the more rural communities to the north and east of Hastings.
However, Hastings currently faces competition from neighboring centres at Eastbourne,
Tunbridge Wells and Ashford. It is important the vitality and viability of retail areas in Hastings,
including Hastings Town Centre are safeguarded and enhanced. Failure to plan for future retail
needs will mean that these competing centres will begin to absorb the share of the spending
that Hastings currently attracts. This would lead to decline of the centre and maybe an inability
for it to serve even the needs of Hastings residents.
Cultural regeneration: Hastings has a strong and diverse cultural infrastructure including a
number of important components – most recently, the Jerwood Gallery and Stade performance
space but also: performance venues, museums; art galleries and studios; the cultural dimension
offered by Sussex Coast College and the University of Brighton Hastings campus; and most
importantly, its artists, performers and other creative businesses and communities. The Council
and its partners have recently focused heavily on culture as an instrument of social change and
economic growth. The arrival of the Jerwood Gallery and Stade open space in 2012 marked a
significant point on this journey. The Gallery has had a major positive impact itself, and
subsequently the potential of culturally based regeneration to deliver change has become
much more widely accepted.

Extended study area

The demand for affordable housing exceeds supply in Hastings: Hastings residential values have
consistently remained below the average for the South East. This is due to a range of factors
including the mix of housing. However, the affordability of housing is about the relationship
between income and house prices. In Hastings, this ratio is on a par with many areas in the South
East because of the low wage economy. As a consequence rising house prices means that
housing has become less affordable for local people. Given the constraints to development,
the Hastings Planning Strategy, which provides for at least 3,400 net new homes by 2028 goes as
far as it is able in meeting housing need particularly affordable housing. Objectively assessed
housing need indicates housing demand up to 2028 to be approximately double this amount.
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Limited space for growth and development: There are limits to the amount of land available for
development and regeneration purposes within the town and outward expansion is constrained
by protected landscape and countryside such as the Hastings Country Park and the High Weald
Area of Outstanding Natural Beauty (AONB).

FIGURE 5: WIDER TRANSPORT NETWORK-HASTINGS

Retaining the Character: Hastings is known for its seaside location, wooded valleys, varied wildlife
and surrounding countryside, with distinctive conservation areas and attractive Victorian housing
stock, all contributing to the special character of Hastings. The main challenge for the borough is
to conserve and enhance the best of this and at the same time enable high quality
development to meet future needs.
Transport links: There are two main connections into Hastings, A21- the primary access to London
and the A259 which runs along the coast to Brighton in the west and Ashford to the east. There is
choice of train service connections between Hastings and London including High Speed one to
St Pancras via Ashford. However, despite the choices, the journey times are slow. For example,
the route to London (Charing Cross), only 60 miles away, takes over 90 minutes.
The local business community in Hastings prioritised the need for improvements to the A21 and
A259, and the rail links to London and Ashford as being vital to making Hastings a more
attractive place for businesses to locate in and to operate from.
The opening of the Bexhill - Hastings Link Road in December 2015 marked the successful
completion of a joint long-term objective. The road will support the delivery of 1200-2000 new
homes and the provision of a 50,000 sq.m of business park and regeneration amounting to £1
billion over 25 years.

Transport Priorities

2.2.1 PRIORITIES
Jobs and Homes: The Hastings Planning Strategy (2014) will deliver at least 3,400 new homes and
up to 70,000 sq.m. of employment space. The Council has confirmed that the adopted Planning
Strategy housing target of 3,400 homes, falls somewhat short of the identified housing needs and
that, where they exist, opportunities should be taken to address how this need can be met;
potentially through opportunities identified in this study.
Accessibility and Connections: Hastings has relatively poor accessibility and transport
connections compared to surrounding towns within the South East and longer journey times to
London and regional centres such as Gatwick, Ashford and Brighton. Transport priorities for the
borough are identified in the Planning Strategy.

Wider improvements to
the A21 and A259 corridor

Improve connectivity along the coast towards the A23/ M23
and Gatwick Airport.

Ashford to Hastings line –
capacity and journey time
improvements

Electrification of the Hastings to Ashford line to enable high
speed services to run to Hastings and Bexhill. This could bring
journey times down from 90-100 minutes from Hastings to St
Pancras via Ashford to around 68 minutes.

Hastings to Tonbridge line
capacity and power
supply improvements

Journey time improvements on the Hastings to Tonbridge Line.

Source: Hastings Planning Strategy (2014)
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Context for Positive Change: Hastings is undergoing significant change with several regeneration
initiatives/projects currently being planned and undertaken. The study area in particular has a
significant amount of regeneration funding which has been focused in the Town Centre in
recognition of its importance, particularly in terms of improving the education offer at the
University of Brighton Hastings Campus and the Sussex Coast College.
In addition, new office and retail developments at Priory Quarter are likely to ensure the quality
of space available is improved, and contribute positively to the local economy.

The Jerwood Gallery and a booming Old Town area (at the eastern end of the
Promenade) are important to the heritage and historical importance of the town and are
successful examples of cultural regeneration. The area has seen rising interest, and
investment activity.

•

Clear signs of successful regeneration are present throughout Hastings and St Leonards.

•

University campus buildings have provided impetus and an important opportunity for
Hastings to grow its reputation as a centre of excellence for higher education. In light of
recent announcements by the University, the retention of such in some revised form will be
a key element in raising local aspiration and opportunity.

•

New employment space are opening up, both formal and informal. The creative industries,
in particular, are slowly becoming established within the town, offering a new and more
diverse economic and employment base. New employment allocations are set out in the
Development Management Plan, including the Town Centre and land at Queensway
which is part of the wider Enviro21 employment corridor.

•

Restoration of the Town’s Victorian Pier due to open with considerable support from the
local community.

•

Prior Quarter now phase III following the successful completion of 2 earlier phases.

•

Hastings and Bexhill Seafront Strategy Refresh (2014-2020) identified several short-term and
long-term proposals along the seafront many of which have advanced in terms of funding
and construction on the ground. Seafront projects like Hastings Pier regenerations and new
BMX and Skate Park at the former White Rock Baths.

2.3.1 POPULATION STRUCTURE
The 2011 Census recorded that Hastings borough has a population of 90,300. In 2001 Hastings
had a population of 85,400, which represents a 5.7% increase over 10 years. Hastings is the 9th
smallest local authority within the South East.

The following provides a brief overview of particular developments planned/ undertaken in the
area.
•

2.3 SOCIO-ECONOMIC CONTEXT

FIGURE 6: POPULATION ESTIMATES BY AGE STRUCTURE FOR HASTINGS IN 2011 AND 2028
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FIGURE 7: ECONOMIC ACTIVITY

Population and Household Forecast: Based on the housing growth proposed between 2011 and
2028, the population is forecast to grow by 3.2%. At the same, time growth in the number of
households is expected to increase from 41,000 in 2011 to 44,500 in 2028 (an increase of 8.2%).
The working age population is forecast to remain static between 2011 and 2028.
Economic Activity and Employment: Table 1 shows that Hastings has relatively low economic
activity (76.1%) compared to the regional (80.1%) and national average (77.5%). Unemployment
in Hastings is also higher (8.4%) compared to the region (4.4%) and nationally (5.7%).
TABLE 1: EMPLOYMENT AND UNEMPLOYMENT (JUL 2014-JUN 2015)
Hastings

Hastings

South
East

Great
Britain

(Numbers)

(%)

(%)

(%)
Source: Datashine

All People
Economically Active†

45,200

76.1

80.1

77.5

In Employment†

40,600

68.6

76.4

73.1

Employees†

34,800

59.6

64.4

62.5

5,800

9

11.7

10.1

3,700

8.4

4.4

5.7

Self Employed†
Unemployed (Model-Based)

Source: Datashine (2015)

Source: ONS
Figure 7 shows the economic activity of full-time employees. Higher economic activity by
residence is located towards the outskirts of Hastings whilst there is lower economic activity within
the Town Centre and the seafront area.

The high unemployment count in Hastings is also reflected in the numbers of Job Seeker
Allowance (JSA) claimants in the borough which is significantly high at 2.1% compared to the
regional (0.9%) and national average (1.5%).
TABLE 2: TOTAL JSA CLAIMANTS (JAN 2015)

All People

Hastings

Hastings

South
East

Great
Britain

(Numbers)

(%)

(%)

(%)

1,208

2.1

0.9

1.5

Source: ONS
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FIGURE 9: DEPRIVATION AT REGIONAL LEVEL

2.3.2 DEPRIVATION LEVELS
Along with other coastal areas in the UK, Hastings has suffered from challenging economic times.
This has in part been caused by changes in holiday patterns and destination and has led to a
service sector centred economy.
The Government’s Indices of Multiple Deprivation (IMD, 2015) ranks Hastings as the 20th most
deprived area in England (out of 326).
FIGURE 8: HOUSEHOLDS BY DEPRIVATION

Source: Data from Open Data Communities: 2015 Deprivation Mapper
In response to this the Council has prioritised a multi-agency approach to addressing the causes
of deprivation which can result in low skills, poor educational attainment, ill health, poverty, lack
of job opportunities, poor housing quality and high crime rates (Hastings Planning Strategy, 2014).

Source: Datashine
S

D t

hi

2.3.3 HEALTH
The following maps show the state of general health in Hastings.
Source: Datashine(2015)

The study area performs poorly in terms of health statistic with most of the area falling below
average.

Figure 8 shows high deprivation levels in the borough (with most areas deprived by at least one
or more dimension). Generally, this is evenly throughout the Borough.
The map shows that the Town Centre and the White Rock Area is performing higher than the
Borough average.
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FIGURE 10: DISTRIBUTION OF THE HASTINGS POPULATION IN ‘VERY GOOD HEALTH’

FIGURE 11: DISTRIBUTION OF THE HASTINGS POPULATION IN ‘VERY BAD HEALTH’

Source:
Datashine

Source:
Datashine

Source: Datashine (2015)
Source: Datashine (2015)
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FIGURE 12: NO QUALIFICATIONS

2.3.4 EDUCATION
Table 3 shows the skills profile of Hastings residents. It shows that the population has generally low
qualifications compared to the regional and national average. At the high skill levels Hastings
residents have 34.3% qualifications to level 4 or above, compared to 39.1% in the South East
region.
TABLE 3: QUALIFICATIONS (JAN 2014-DEC 2014)
Hastings

Hastings

South East

Great Britain

(Level)

(%)

(%)

(%)

NVQ4 And Above

19,600

34.3

39.1

36

NVQ3 And Above

31,000

54.2

60.5

56.7

NVQ2 And Above

39,000

68.1

77.1

73.3

NVQ1 And Above

47,900

83.8

89.2

85

Other Qualifications

3,900

6.8

5.2

6.2

No Qualifications

5,400

9.4

5.6

8.8

Source:
Datashine

Source: ONS
Figure 12 shows the distribution of resident population with no recognised qualifications, which
adversely affects their ability to compete for jobs. The need for skills development has been
recognised within sub-regional and Local Plan policies and a number of initiatives are underway
(the University Centre Hastings has been expanded, having opened a second building in Priory
Square in 2012) with specific objectives to increase higher level qualifications within the
workforce.

Source: Datashine (2015)
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TABLE 5: EMPLOYMENT BY OCCUPATION (JUL 2014-JUN 2015)

2.3.5 ECONOMIC SECTORS AND EMPLOYMENT PROFILE

Hastings

Hastings

South East

Great Britain

(Numbers)

(%)

(%)

(%)

Standard Industrial Classification
2010 Major Group 1-3

16,900

41.5

49.4

44.3

1 Managers, Directors And Senior
Officials

6,700

16.4

11.8

10.3

2 Professional Occupations

5,700

14.1

21.5

19.7

3 Associate Professional & Technical

4,500

11

15.9

14

Table 4 shows employment by broad sectors in Hastings. The public sector is the biggest
employer in Hastings and among this, the Health sector employs over 23% of residents.
The table indicates that there is high employment in Hastings in the health and retail sectors (36%
combined). Other key employment sectors in Hastings include education, accommodation &
food services, manufacturing, and public administration and defence, each having a proportion
of employees between 7% to 9%. In comparison, high value sectors like professional and
technical services, finance and insurance and ICT each have low representation (<5%) in the
economy.
TABLE 4: EMPLOYEES BY SECTOR (JUL 2014-JUN 2015)
Industry

Employees (Nos.)

Employees
(%)

Soc 2010 Major Group 4-5

6,800

16.8

21.1

21.5

Column Total

29,208

100

4 Administrative & Secretarial

3,300

8.2

10.7

10.6

17 : Health (Q)

6,903

23.6

7 : Retail (Part G)

3,890

13.3

5 Skilled Trades Occupations

#

#

10.4

10.7

16 : Education (P)

2,682

9.2

9 : Accommodation & food services (I)

2,415

8.3

Soc 2010 Major Group 6-7

9,900

24.3

15.6

17.1

3 : Manufacturing (C)

2,372

8.1

15 : Public administration & defence (O)

2,102

7.2

6 Caring, Leisure And Other Service
Occupations

4,200

10.3

8.7

9.2

4 : Construction (F)

1,318

4.5

14

6.9

7.7

1,280

4.4

7 Sales And Customer Service
Occupations

5,700

14 : Business administration & support services (N)
13 : Professional, scientific & technical (M)

1,262

4.3

Soc 2010 Major Group 8-9

7,100

17.4

13.9

17.2

18 : Arts, entertainment, recreation & other services (R,S,T and U)

1,130

3.9

8 : Transport & storage (inc postal) (H)

951

3.3

8 Process Plant & Machine Operatives

4,800

11.7

5

6.3

6 : Wholesale (Part G)

748

2.6

11 : Financial & insurance (K)

571

2

#

#

8.9

10.8

5 : Motor trades (Part G)

530

1.8

10 : Information & communication (J)

506

1.7

12 : Property (L)

425

1.5

1 : Agriculture, forestry & fishing (A)

66

0.2

2 : Mining, quarrying & utilities (B,D and E)

58

0.2

9 Elementary Occupations
#Sample size too small for reliable estimate

Table 5 shows the occupational profile of Hastings residents. A relatively low proportion of the
population is engaged in high-value employmment (41.5%) including managerial roles,
professional occupations and associate professional and technical occupations. This is lower
than the regional average of 49.4% and more in line with the national average of 44.3%.
The table also shows that a relatively high proportion of the population is employed in low and
mid-level skilled occupations relating to caring, leisure and other services and sales, and
customer service occupations.
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FIGURE 14: TRAVEL TO WORK COMMUTING PATTERN, HASTINGS (2011)

2.3.6 TRAVEL TO WORK AND COMMUTING PATTERNS
Travel to Work Areas (TTWAs) are officially recognised “labour market areas”, defined by the
Office for National Statistics (ONS). They are areas in which the bulk (at least 75%) of the resident
economically active population also work.
Based on the 2011 TTWA map (ONS) shown in figure 13, Hastings Travel to Work Area embraces
most of Rother (over 90% of its population) and is bordered by Eastbourne, Tunbridge Wells and
Ashford TTWAs.
FIGURE 13: HASTINGS TTWA MAP, 2011

FIGURE 15: TRAVEL TO WORK PATTERN, HASTINGS (2011)

Figure 14 shows commuting patterns i.e. inflow and outflow of the population in Hastings for
work. It shows that Hastings has strongest relationship with Rother with a significantly high
proportion of Rother residents commuting into Hastings for work and similarly, a significant
number from Hastings commuting into Rother for work.

Travel
Out
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2.3.7 SUMMARY:
Hastings is growing: Based on housing-led growth Hastings is expected to grow by at least 3.2% in
population and the number of households is expected to increase from 41,000 in 2011 to 44,500
in 2028.
Low economic activity and employment: Hastings has relatively low economic activity and a
high unemployment rate compared to the regional and national average. The Local Plan seeks
to address this through allocations for employment and retail growth.

2.4 HASTINGS MARKET COMMENTARY
2.4.1 HOUSING MARKET
Hastings falls within the wider Hastings and Rother sub-region and is one of the smallest functional
housing markets in the South East of England.
The area of Hastings Borough and Rother District operates largely as a single housing and labour
market, though the northern parts of Rother District look more to Tunbridge Wells than to
Hastings. The sub-region is characterised by considerable internal diversity (Hasting and Rother
Housing Market Assessment, 2006).

High deprivation and poor health: According to the Government’s Indices of Multiple
Deprivation (IMD, 2015) Hastings is the 20th most deprived area in England (out of 326).
High public sector employment and less employment in high-value economic sectors: A
significantly high proportion of the Hastings’ residents are employed in the public sector,
specifically in the health sector. There is less employment in technical and professional
occupations within the Borough.

FIGURE 16: HASTINGS AND ROTHER HOUSING MARKET

Source: Hasting and Rother Housing Market Assessment, 2006
2.4.1.1

RESIDENTIAL VALUES AND OTHER CHARACTERISTICS

RENTAL VALUES
The Zoopla heat map in figure 17 suggests house prices are lower in Hastings than in the
surrounding area. The rural parts of Rother have much higher house prices than Hastings or
Bexhill. According to Zoopla the current average asking price in Hastings is c.£210,000,
compared to £410,000 in nearby Battle. Prices in the rural areas tend to be higher still.
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FIGURE 18: MEDIAN HOUSE PRICES (£)
FIGURE 17: RESIDENTIAL VALUE HEAT MAP

Source: Land Registry
FIGURE 19: AVERAGE CURRENT VALUE (2015)

Source: Zoopla
Figure 18 shows the average house price trend in Hastings compared to neighbouring local
authorities and the wider region. Values in Hastings are relatively lower than the wider East Sussex
and the South East. However, the house prices have been consistently increasing in the area
since 2009,
Source: Zoopla
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Residential values in Hastings have seen a steep increase by 10% over the last 12 months, and
22.5% over the last five years.

AFFORDABILITY

FIGURE 20: VALUE TRENDS IN HASTINGS

Figure 22 shows the affordability ratio trends in Hastings in relation to the neighbouring local
authorities and the county from 2006 to 2013. Houses in Hastings are generally more affordable
than in Rother or East Sussex.
FIGURE 22: AFFORDABLITY, RATIO OF MEDIAN HOUSE PRICE TO MEDIAN EARNINGS

FIGURE 21: VALUE CHANGE (2010-2015)
Source: DCLG
Figure 23 shows the increase in the dwelling stock by base year in Hastings between 2009 and
2014 compared to neighbouring authorities and East Sussex.
FIGURE 23: DWELLING STOCK ESTIMATE BY LOCAL AUTHORITY

Source: Zoopla
Source: DCLG
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TABLE 6: TOTAL DWELLING STOCK
2009
East Sussex
Eastbourne
Hastings
Rother

OWNERSHIP

2010

2011

2012

2013

2014

240,100

241,520

243,260

244,880

246,180

247,400

46,980

47,270

47,470

47,690

47,850

48,090

42,350

42,590

42,770

43,130

43,280

43,430

43,600

43,750

44,020

44,190

44,290

44,450

According to the Housing Market Assessment (2006), the majority of householders in Hastings are
owner-occupiers; however, the level of ownership has significantly fallen since 1991 when it was
75%. The sub-region has experienced a 50% growth in the private rented sector.
In terms of tenure, Figure 25 shows tenure split by major group for Hastings in 2011. It shows that
most housing in Hastings is under private sector ownership (c. 78%).
FIGURE 25: NUMBER OF DWELLINGS BY TENURE, 2011

Source: DCLG

DWELLING SIZES
Hastings and Rother Housing Market Assessment (2006) confirms that around 37% of dwellings in
the sub-region have less than 5 rooms, compared to 30% of dwellings in the South East of
England. Smaller dwellings are particularly concentrated in Hastings, where 40% of dwellings
have less than 4 rooms, and there is a correspondingly small proportion of larger dwellings with 7
or more rooms. Hastings in particular has a relative concentration of flats and has a
correspondingly high incidence of overcrowding. Almost 10% of households in Hastings live in
overcrowded conditions. The Local Plan is seeking to re-balance the housing stock through the
provision of more family and larger sized dwellings.
Source: DCLG

FIGURE 24: DWELLING SIZES, 2007
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Figure 26 shows the distribution of office stock in Hastings. The majority of office floorspace is
concentrated in Hastings Town Centre.

Average office rents 3 for the last five years in Hastings Town Centre are £13.74/ sq.ft which is
slightly higher than the borough’s average of £10.69/ sq.ft (CoStar). In general, the rental values
in Hastings have been lower than the wider East Sussex where the average five year rental
values have been around £14.88/ sq.ft.

FIGURE 26: DISTRIBUTION OF OFFICE UNITS IN HASTINGS

FIGURE 27: OFFICE RENTAL VALUES, £/ SQ.FT (5 YEAR AVERAGE, 2010-2015)

2.4.2 OFFICE MARKET

Source: CoStar
Source: CoStar Suite
There are a significant number of office units in Hastings, providing c.600,000 sq.ft of office space.
Hastings Town Centre provides approximately 65% of the total office floorspace.

3

These refer to asking rents. Asking rental rates are defined as the annual costs of occupancy for a particular
space that is available for lease that is being asked for by the owner of the building, quoted on a per square
foot basis. Asking rental rates may differ from the actual (achieved) rates paid by tenants following the
negotiation of all terms and conditions in a specific lease.
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FIGURE 29: VACANCY AND AVAILABILITY RATES- OFFICE MARKET

Figure 28 shows the five-year asking rents trend in Hastings Town Centre. It shows an increase in
the rental trends in the Town Centre in 2012/13 where the rental values increased significantly
and have shown a steady upward trend since then.
FIGURE 28: ASKING RENTS-OFFICE MARKET, HASTINGS TOWN CENTRE AND WHITE ROCK (SQ.FT)

Source: CoStar
Source: CoStar

Figure 29 shows the vacancy 4 and availability rate 5 for Hastings Town Centre against the wider
context. Vacancy rates are slightly higher in the Town Centre 5.6% compared to the borough
and East Sussex average. Availability rates on the other hand are lowest in the Town Centre
(7.5%) compared to the borough (11.7%) and East Sussex average (9%)

Vacancy Rate: Expressed as a percentage - it identifies the amount of New/Relet/Sublet space that is
vacant divided by the existing Rentable Building Area. Can be used for buildings or markets. (CoStar)

4

Availability Rate: Expressed as percentage. It is the total amount of space that is currently being marketed as
available for lease or sale in a given time period. It includes any space that is available, regardless of whether
the space is vacant, occupied, available for sublease, or available at a future date. (CoStar)

5
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Figure 30 shows average vacancy and availability rate trends between 2011 and 2015. It shows
that vacancy rates in the Town Centre are currently 4.9%. Vacancy rates peaked in 2011 at just
over 7% and decreased steadily since this point.

2.4.3 RETAIL MARKET
Figure 31shows the distribution of retail stock in Hastings. There are three major clusters of retail
floorspace concentrated throughout Hastings, the largest of these being Hastings Town Centre.

Availability peaked in 2013, before falling over the next year to 10%. In the last quarter the
availability rate has marginally increased to just below 11% of stock.

FIGURE 31: DISTRIBUTION OF RETAIL UNITS IN HASTINGS

FIGURE 30: AVAILABILITY AND VACANCY RATE TRENDS, HASTINGS TOWN CENTRE AND WHITE ROCK

Source: CoStar

Source: CoStar Suite
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Table 7 shows the existing or current floorspace for retail use in the study area in relation to the
wider area. There are over 200 retail units in Hastings providing c. 1,189,083 sq.ft of retail space.
Approximately 50% of this floorspace is within the Hastings Town Centre.

Hastings as a centre for retail for businesses or may be a result of completion from neighbouring
shopping centres.
FIGURE 33: ASKING RENTS-RETAIL MARKET, HASTINGS TOWN CENTRE AND WHITE ROCK AREA
(SQ.FT)

TABLE 7: EXISTING BUILDINGS AND FLOORSPACE FOR RETAIL
Availability (5year average)
Existing Buildings
Existing Sq

Ft 6

Hastings Town Centre
and White Rock

Hastings

East Sussex

97

226

3,561

577,465

1,189,083

13,058,583

Figure 32 shows the 5-year average rental values in the study area for the 2010-2015 period. It
shows that the average rental value in the study area (£25.69) is higher than the wider Borough’s
(£18.82) average and slightly higher than East Sussex (£24.51).
FIGURE 32: AVERAGE 5-YEAR RETAIL VALUES (SQ.FT)

Figure 35 shows the vacancy 7 and availability rate 8 for Hastings Town Centre against the wider
context. Hastings vacancy rates are more or less in line with the Town Centre (1.3%). Availability
rates are much higher in the Town Centre (4%) and Hastings (4.4%) compared to the wider East
Sussex averages (2.8%)

Figure 33 shows the five-year retail rental trend for the study area. The most recent retail rents in
2015 in Hastings Town Centre and White Rock area are £27 per sq.ft. Figure 34 shows that there
was a rapid increase in rental values throughout 2012, reaching a peak at the start of 2013. Since
then, rents have gradually decreased in value. This could reflect the declining attractiveness of
Vacancy Rate: Expressed as a percentage - it identifies the amount of New/Relet/Sublet space that is
vacant divided by the existing Rentable Building Area. Can be used for buildings or markets. (CoStar)

7

The current floorspace which exists, regardless of availability, size, state of repair and any other
characteristics.

6

Availability Rate: Expressed as percentage. It is the total amount of space that is currently being marketed as
available for lease or sale in a given time period. It includes any space that is available, regardless of whether
the space is vacant, occupied, available for sublease, or available at a future date. (CoStar)

8
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FIGURE 34: AVAILABITY AND VACANCY RATE

2.4.4 SUMMARY
Housing Market:
The study property market assessment provides a range of findings that presents a wider market
context for the area. In particular the residential market has the following key features:
•

Comparatively low, but rising, house prices: Housing value trends in Hastings are
generally lower than the wider East Sussex area and the South East region. However,
house prices have shown a steady increase in Hastings since 2009.

•

Declining affordability: Houses in Hastings are generally more affordable than in Rother
or East Sussex County. However, the affordability in Hastings has been declining in the
last three years.

•

Increasing housing stock and bias towards smaller dwellings: The assessment shows
that Hastings has seen a significant increase in housing stock compared to Rother and
Eastbourne local authorities. Dwelling sizes in Hastings are relatively smaller compared
to the wider housing market area and the Borough has a relatively high concentration
of flats.

•

Growth in the private rented sector: The majority of householders in Hastings are owners
occupiers, but the level of ownership has significantly fallen since 1991. The sub-region
has experienced a 50% growth in the private rented sector

Figure 35 shows availability and vacancy trends in the study area between 2011 and 2015.
Vacancy rates in the Town Centre are currently at 1.6%, which is below the five year average of
1.9%. Vacancy rates peaked in mid-2012 and have been gradually declining ever since.

Office and Retail Market:

The current availability rate for retail provision is 4.7%. The availability rates have fluctuated
significantly throughout the previous 5 years, peaking in 2013 at over 7.5%. The 5 year average
availability rate is 5.8%, slightly higher than the present day rate.

Town Centre, a significant contributor: Hastings Town Centre presents a significant opportunity to
the borough in terms of office and retail stock. c.65% of the office floorspace and c.50% of the
retail floorspace in the borough is located in the Town Centre.

FIGURE 35: AVAILABILITY AND VACANCY RATE TRENDS, HASTINGS TOWN CETNRE AND WHITE ROCK

Strong values indicating strong demand: The rental values in the Town Centre for office and retail
properties are generally in line with the wider East Sussex trends. Retail rental values in the Town
Centre are much higher than the Borough average indicative of a strong demand in the Town
Centre.
Within this study we go on to analyse from an urban design and development opportunity
perspective, those areas within the study which we believe offer a significant opportunity to
capitalise on and grow the strengths of both the Town Centre, the cultural and leisure identified
in section 3 of this report and of meeting some of the opportunities that mixed development will
bring to the delivery of these objectives.
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SECTION 3: URBAN DESIGN
ANALYSIS & OPPORTUNITIES
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3 URBAN DESIGN ANALYSIS

FIGURE 36: MAP OF 1873

3.1 INTRODUCTION AND METHODOLOGY
An urban design analysis was carried out to contribute to the evidence base of the Hastings
Town Centre and White Rock Study to inform the identification of development and investment
opportunities. The urban design analysis considered the historic development of the study area
to its present day form, context within the wider town, topography, land use, Character Areas,
landscape and heritage, movement and legibility, townscape and public realm quality. The
audit was carried out in three parts:
1.

A desktop analysis of the physical characteristics of the study area based on historical and
current maps, topographical data and other information regarding for example, specific
sites.

2.

A rapid but comprehensive urban design assessment carried out on a site walkabout.

3.

Stakeholder workshop input, checking and supplementing the initial analysis and
highlighting key issues and ideas.

The following sections outline the key findings of the analysis.

3.2 HISTORIC DEVELOPMENT TO PRESENT FORM
The following sets out the key historic developments of the study area, which provide the
structure of the area today.
Pre-19th Century
•

The study area covers the valley of the Priory Stream which flowed into the sea at “The
Haven”. The Priory Stream has long since been culverted under Queens Road.

•

Medieval Priory of the Holy Trinity located in the vicinity of Cambridge Road

•

Expansion of the town’s population in late 18th Century to meet demand as a fashionable
seaside resort.

28

gva.co.uk

HASTINGS TOWN CENTRE AND WHITE ROCK STUDY: FINAL REPORT
FIGURE 37: MAP OF 1899

19th Century
•

The Old Town spread west into Priory valley in the 1820s with the cutting back of castle cliff
to create access for development at Castle Street in 1818.

•

Wellington Square and Pelham Crescent were earliest developments in the 1820s.

•

Informal settlement to the west of the valley on an area known as the America Ground
cleared in the 1830’s to make way for development of Robertson Street, Trinity Street and
Carlisle Parade.

•

Town expanded further with arrival of the railway in the 1850s.

•

Pugin-designed Grade II* listed former Holy Child Convent chapel complete by 1869.

•

Large proportion of the current Town Centre in place by the 1870s including the Pier

•

Main route through the town from the seafront was along Robertson Street and Castle
Street via Harold Place.

•

The Albert Memorial (removed in the 1970s) marked the original centre of town at the
junction of Robertson Street, Havelock Place and Harold Place.

•

County cricket ground on the site of the current Priory Meadow Shopping Centre

•

Gas works on the current site of Morrisons

•

White Rock Gardens and Summerfields was open space and included the wooded private
estate of Bohemia House and Farm.
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20th Century
•

Town Centre expanded north to the railway line and beyond.

•

White Rock Grounds laid out on land acquired by the Council in the early 1900s including
ornamental features as well as pavilions and sports facilities for tennis, putting and bowling.

•

By 1938 the seafront road was transformed by Borough engineer, Sidney Little, to become
the main through route with new concrete sea wall and promenade with underground car
park at Carlisle Parade, now a listed heritage asset, and the art deco style White Rock
Baths.

•

String of civic facilities developed in 1970s and 80s along Bohemia Road including the
police station, fire station, ambulance station and leisure centre.

•

Development of Priory Meadow Shopping Centre over the old cricket ground and
associated pedestrianisation of Town Centre streets in early 1990s.

•

Relocation of cricket ground to current site at Horntye.

•

Other key sites redeveloped include tower blocks Cavendish House and Aquila House on
the seafront at Breeds Place and the Morrisons supermarket on the site of the former gas
works.

3.2.1 SUMMARY
•

Town defined to a large extent by its heritage being associated nationally and
internationally with the 1066 Norman Conquest of England.

•

Hastings expanded from a small fishing port in the medieval period contained within the
Bourne river valley to a seaside resort with elegant Georgian and Victorian terraces and
crescents spanning the adjacent Priory Valley.

•

Buildings from the 19th Century dominate the townscape of the Town Centre Grade I Listed
Hastings Castle on top of West Hill is a strong visual and historic landmark.

•

White Rock Gardens is an example of early 20th Century municipal park design with much
of the original structure remaining today.

•

Summerfields area includes remains of the Bohemia House estate.

•

Seafront promenade structures from 1930s are legacy of Sidney Little, Borough engineer.

•

Development of Priory Meadow Shopping Centre displaced the cricket ground to its
current Summerfields site and moved the retail focus away from the traditional streets of the
Town Centre.

•

Recent Royal Society for Arts report of national heritage put Hastings in the top 5% of
England’s local authorities.
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FIGURE 38: THE STUDY AREA AND KEY OPPORTUNITIES
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3.3 TOPOGRAPHY AND LANDSCAPE CONTEXT
•

Hastings Town Centre located between Hastings Old Town to the east and St Leonardson-Sea to the west with the railway line forming the northern boundary.

•

Seafront forms the town’s southern boundary and provides a natural edge.

•

Town sits on sandstone eroded into ridges and wooded ghylls, providing a series of green
spaces and woodland within the urban area.

•

Topography strongly influences character, legibility and movement with the town,
located in a river valley bounded by steep hills to the east and west.

•

River now culverted under the Town Centre with an outlet into the sea.

•

White Rock Gardens sit at a higher level and rise from between 24 metres above sea
level in the south to 54 metres above sea level in the north.

•

Horntye Park Sports Centre sits at the highest point within the study area at around 74m
above sea level
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FIGURE 40: LAND USE
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3.4 LAND USE
•

Hastings Town Centre is predominantly retail focused on Priory Meadow Shopping Centre
and nearby pedestrianised streets.

•

More recently developed educational and office uses are located at Station Plaza and
Priory Quarter including university and Sussex Coast College.

•

Cluster of cafés around Harold Place and Robertson Street, with many pubs and bars
open into the evening.

•

Secondary retail with lower quality outlets and charity shops dominate Queens Road
running north-east from the centre along with Morrison’s supermarket and petrol station
with extensive surface level parking.

•

Residential terraces flank the Town Centre to the east and west with some being used as
offices or workspaces.

•

White Rock and Summerfields area is largely open space with leisure facilities and a string
of civic facilities including police station, ambulance station, fire station as well as the
Summerfields Leisure Centre and Hastings Museum and Art Gallery.

•

Seafront uses are mixed with mainly residential to the west and a mix of vistor
accommodation, pubs, retail and offices to the east with a few residential blocks.

•

St Mary in the Castle, the White Rock Theatre and the Pier, provide cultural focal points
along the seafront.
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FIGURE 41: CHARACTER AREAS
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3.5 CHARACTER AREAS
2) White Rock Gardens

Broad Character Areas were defined by their urban character, structure and predominant
uses. Each one could be further divided for a more detailed assessment.

This area includes the public open space south of Bohemia Road and north of St Margarets
Road divided by Falaise Road as well as the former Convent of the Holy Child Jesus.

1) Summerfields

Strengths

This area includes the land north of Bohemia Road, including Summerfields Wood Local Nature
Reserve, Horntye Park, Summerfields Leisure Centre, Hastings Museum and Art Gallery, the
police station, ambulance station, fire station and the Travelodge.
Strengths
•

Distinctive tree lined road providing strong break in townscape

•

Mix of civic and leisure facilities set in mature woodland

•

Summerfields Wood Local Nature Reserve offers wild space close to Hastings Town Centre

•

Network of formal and informal footpaths

•

Heritage/community assets: Bohemia walled garden, Listed Victorian roman bath and
ice house

Under-used land with little purpose around civic facilities

•

Unclear/poor pedestrian access to and through woodland

•

Poor boundary/access to White Rock Gardens

•

Area disconnected with poor access from Hastings Town Centre

Locally important heritage public space

•

Mix of indoor and outdoor leisure facilities including long established bowling clubs

•

Well-used skate park and youth facilities

•

Nationally important Listed historic convent buildings

•

Landscape gap between Hastings and St Leonards

•

Long views out to sea

•

Some views inland across town

Issues

Issues
•

•
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•

Derelict and under-used leisure facilities

•

Poor quality landscape and public realm

•

Visual impact of coach parking on Falaise Road

•

Poor pedestrian access to seafront
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3) Seafront St Leonards

4) Seafront Hastings

This area includes the seafront promenade, A259 road and terraced buildings from Warrior
Square in the west to the Pier in the east.

This area includes the seafront promenade, A259 road and terraced buildings from the Pier in
the west to Pelham Crescent in the east.

Strengths

Strengths

•

Natural beach environment and views

•

Natural beach environment and views

•

Distinctive 4-5 storey Victorian seafront terrace

•

East-west cycle path – part of a national cycle route

•

Two level wide seafront promenade

•

Pier and St Mary in the Castle provide iconic cultural landmarks

•

East-west cycle path – part of a national cycle route

•

Wide seafront promenade with historic former White Rock Baths

•

Long views to Hastings Pier and castle to east and Marina Court to west

•

Nationally Listed Carlisle Parade car park and shelters

Issues

Issues
•

Busy A259 road with limited pedestrian crossings

•

Busy A259 road with limited pedestrian crossings

•

Poor public realm and landscape quality

•

Harold Place underpass is unwelcoming

•

Poor condition of lower level ‘Bottle Alley’

•

Poor public realm and landscape quality

•

Lack of activities to draw people west from Pier

•

Impact of parking and highway on setting of Listed St Mary in the Castle and Pelham
Crescent
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5) Town centre core

6) Town Centre edge

This a large and quite varied Character Area, which includes the Town Centre shopping areas
including Priory Meadow, the train station and adjacent education buildings as well as
surrounding residential areas at White Rock, Cambridge Gardens, Wellington Square and St
Andrews Square.

This area includes the land between the railway line and Queens Road mostly occupied by
Morrison supermarket with the Britannia Enterprise Centre to the north and the terraced houses
and shops along Queens Road.
Strengths

Strengths
•

Priory Meadow Shopping Centre is a strong attractor

•

Tight historic urban grain creates compact, accessible retail core

•

Cluster of heritage buildings create strong, attractive townscape

•

Good mix of cultural, education and leisure facilities – university, cinema, library, Observer
Building

•

Issues
Secondary retail areas in poor condition e.g. Queens Road

•

Poor pedestrian access from train station to seafront

•

Mixed quality and character of streetscape

•

Blank rear facades to Priory Meadow blight public realm

•

Impact of busy road and poor quality buildings and underpass on setting of historic
Wellington Square and gateway to town from the east.

Distinctive listed railway bridge provides strong gateway feature to Hastings Town Centre

•

Diversity of small scale businesses at Britannia Enterprise Centre

•

Striking views to extensive Victorian terraces on West Hill

Issues

Residential areas close to centre

•

•
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•

Loss of cohesive urban character at Morrison’s supermarket site and dominance of car
parking

•

Poor quality townscape along Queens Road

•

Poor quality pedestrian access under railway line and into Hastings Town Centre
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3.6 LANDSCAPE AND HERITAGE
See figure 42
Strengths
•

Cluster of historic buildings and 19th Century street pattern in Hastings Town Centre
provide distinctive urban character

•

Positive temporary cultural use of Observer Building

•

Restored Pier and new use for the former White Rock Baths will provide renewed focus for
the White Rock area

•

White Rock Gardens and Summerfields Woods are multifunctional public green spaces
with heritage, biodiversity and recreational value

•

Beach and seashore is town’s primary natural asset

Issues
•

White Rock Gardens poorly maintained and underused

•

Poor access to and through Summerfields Wood

•

Some historic buildings and townscape in poor condition

•

Poor quality setting of key heritage assets such as St Mary in the Castle

•

Limited activity and uses on seafront

•

Lack of trees and greening in urban core

•

Lack of heritage interpretation
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FIGURE 43: MOVEMENT AND LEGIBILITY
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3.7 MOVEMENT AND LEGIBILITY
See figure 43
Strengths
•

Distinctive topography helps orientation

•

Main transport interchange with train station close to Town Centre

•

Pedestrian friendly primary shopping area

•

Seafront promenade provides pleasant east west walking/cycling route

•

Twittens help link across urban core

Issues
•

Topography can be a barrier to accessibility for all

•

Poor pedestrian access from train station to centre

•

A259 road is barrier to seafront access on foot

•

Significant increase in footfall between Hastings Town Centre and Pier expected once
Pier opened

•

White Rock cultural/leisure facilities disconnected from Town Centre

•

Lack of cycle links inland from seafront

•

Seasonal demand for more car parking with underused car parks out of season
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FIGURE44: TOWNSCAPE AND PUBLIC REALM
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3.8 TOWNSCAPE AND PUBLIC REALM QUALITY
See figure 44
Strengths
•

Strong network of historic streets in urban core provide distinctive character

•

Distinctive Victorian/Edwardian seafront terraces

•

Restoration of Hastings Pier and new skate park in the former White Rock Baths will create
renewed high quality attraction at White Rock

•

Priory Square sets standard for contemporary space

•

Green, tree-lined character of Bohemia Road

Issues
•

Poor quality setting to historic buildings e.g. Pelham Crescent

•

Impact of poor quality buildings in key locations e.g. Car park on Priory Street,
Poundstretcher and Sports Direct stores on Albert Road

•

Traffic/car park dominated seafront

•

Street clutter particularly on main roads

•

No consistency/variable quality of streetscape materials

•

Lack of significant scale trees in urban core

•

Morrisons’ retail shed and extensive parking blights Queens Road

•

Need to complete Priory Quarter development to improve quality of Priory Road and
Station Plaza
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3.9 SUMMARY OF KEY ISSUES AND RECOMMENDED
PRINCIPLES AND NEXT STEPS

Proposed principles:

‘A town or city’s public image is shaped by the quality of its public realm. The beauty, safety
and state of repair of its streets and spaces are very important to its success’. Manual for
Streets 2

•

Understand and articulate the heritage significance and value of the townscape to
develop a robust policy framework for planning and management decisions

•

Harmonise and restrain shopfront design to agreed standards in Conservation Areas

3.9.1 PEDESTRIAN ACCESS AND ENVIRONMENT

•

Communicate heritage value and interest to the public
Encourage public participation in the management of the historic environment

•

Poor pedestrian experience on arrival at Hastings train station

•

•

Poor pedestrian access across main roads

Recommended actions:

•

Traffic/car park dominated seafront

•

Develop Conservation Area management plans in partnership with local interest groups

•

Disconnection between Town Centre and White Rock area

•

•

Limited cycle access and parking

Develop masterplan for White Rock Gardens based on an assessment of heritage
significance with enhanced leisure/cultural uses

•

Develop and promote heritage trails and interpretation

Proposed principles:
•

Prioritise pedestrian and cycle movement in the Town Centre, ensuring access for all

•

Ensure busier roads are easy for pedestrians to cross in key strategic locations

3.9.3 STREETSCAPE QUALITY

•

Reduce road space where feasible to increase space for pedestrians

•

Street clutter particularly on main roads

•

Manage seasonal parking demand with better information about location of car parks
and temporary car parks

•

Poor quality streetscape materials

•

Lack of consistency of streetscape materials

Recommended actions:
•

Work with East Sussex Highways to develop a public realm strategy that assesses potential
for reclaiming road space for pedestrians, improved/increased pedestrian crossings and
shared space junctions including on A259 seafront road

•

Assess parking management across the Town Centre to reclaim seafront space for leisure
uses and improve pedestrian environment

•

Implement cycle strategy for Hastings Town Centre

Proposed principles:

3.9.2 HERITAGE CONSERVATION

•

Develop high quality palette of streetscape materials appropriate to local Character
Areas to harmonise character and quality of public realm to agreed standards as sites
are developed

•

Ensure traffic management is sympathetic to the historic environment

•

Reduce highway clutter such a guardrails and signs through good design

•

Ensure maintenance and utilities companies retain or replace with appropriate materials
after works are carried out

•

Poor quality setting to historic buildings

Recommended action:

•

Poor condition of historic landscapes, buildings and structures

•

Develop streetscape manual based on detailed public realm audit and adopt as SPD

•

Inappropriate shopfronts, fascias, signage on historic buildings

•

Involve local artists and craftspeople in creating a Hastings specific streetscape

•

Lack of interpretation of heritage
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3.9.4 GREEN INFRASTRUCTURE
•

Lack of trees/greenery in the Town Centre

•

Over-mature, poorly maintained planting in some areas e.g. White Rock Gardens

•

Under-used or inappropriate areas of grass eg on seafront

•

Poor quality planters and small plant beds

Proposed principles:
•

Ensure existing trees and their growing environment are protected during street works or
other developments

•

Plan for succession of mature trees and tree groups by replacement planting

•

Ensure planting in public spaces is biodiverse, robust and suitable for a changing climate

•

Green the grey infrastructure of highways and buildings with green walls, roofs and street
planting

•

Ensure high quality maintenance of green infrastructure

Recommended actions:
•

Assess tree cover on public and private land and develop a tree strategy which considers
landscape character, amenity, heritage, biodiversity and climate change adaptation

•

Develop a tree planting programme across the Town Centre

•

Improve character and quality of seafront planting

•

Replace unused mown grass with alternative planting or redesign space

•

Engage the community in identifying and carrying out urban greening projects with
incentives such as small grants
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4 SUMMARY OF KEY URBAN DESIGN
ISSUES AND RECOMMENDATIONS
4.1 INTRODUCTION
This section summaries the key issues and approach that is proposed to address the urban
design challenges and opportunities apparent across the Town Centre and White Rock area.
Some of the opportunities were previously recognised within the Hastings Seafront Strategy
(relevant extracts of which are included as Appendix A to this report). It also introduces a
range of development and investment ideas that would help improve the Town Centre and
White Rock areas.

the findings of the retail and leisure study has shown that there is demand for an
increase In retail floorspace within the Town Centre;

•

where and how improvements can be made in the connections between the Town
Centre, Seafront and White Rock areas;

•

where the public realm and pedestrian experience is in need of improvement;

•

where existing buildings and uses facing the beach make little of the seafront setting, or
could provide a better setting and range of retail, leisure and tourism uses to support both
the Town Centre and the seafront;

•

Client inputs at meetings

•

The stakeholder workshop

•

Site research into the property and planning context

•

A design charrette amongst the consultant team

It is important to note the following regarding what is presented.

Within this report there are a number of factors that have informed the identification of areas
for improvement in the physical fabric and investment in the study area, as outlined below.
•

•

•

The proposals are provisional in nature. Their core purpose is to set out an approach to
the layout of blocks of development and the creation of key linkages.

•

They are not presented as a prescriptive plan, and in fact would need to be subject to
significant further testing and stakeholder input.

4.3 LINKING UP THE TOWN CENTRE, SEAFRONT AND
WHITE ROCK
The plan at figure 45 illustrates the key pedestrian linkages between the Town Centre, seafront
and White Rock. The recommendation is to take a comprehensive approach to wayfinding,
pedestrian prioritisation, improved pedestrian crossings and both seafront and higher
pedestrian routes, as indicated on the plan.
Specifically in relation to east-west links between the Town Centre and White Rock, a tier
approach to connections is recommended. The level changes between the seafront, St
Margarets Road and Bohemia Road mean that pedestrians and cyclists tend to use the
seafront as the main east-west route, dropping or climbing up and down to the seafront at
their point of origin and destination.

how to create better physical and therefore economic connections between the
pedestrian routes at the lower level along the seafront with the higher level land and uses
on the upper level of the White Rock and Bohemia Road area.

The following plans address these key aims.

4.2 THE REVIEW PROCESS
A full review has been carried out of potential areas in and around the Town Centre and the
White Rock area that would benefit from improvement and which, if brought forward with the
appropriate mix of uses and with a commitment to the design of high quality buildings and
public realm could benefit the economic, social and tourism offer of the study area. This has
been based on:
•

Site visits and research

•

Urban design analysis
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FIGURE45: KEY PEDESTRIANS LINKS BETWEEN HASTINGS TOWN CENTRE, SEAFRONT AND WHITE ROCK
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As indicated on the plan (figure 45) there is the potential to create a tier approach to eastwest pedestrian / cycling routes through White Rock gardens. These could include:
•

The seafront promenade – with improved pedestrian crossings along its length;

•

A new pedestrian route (potentially including stairs and a feature lift) up to a belvedere
pedestrian route along the front of the White Rock gardens, which has an elevated view
of the seafront linking back into St Margarets Road as it rises to the east and west. This
would create direct connections, both physical and visual between the Pier and White
Rock gardens;

•

•

to rebuild the Pier. Hastings Pier Charity (HPC) was set up in 2011 as the organisation to take
the ownership, to drive its restoration and manage its future through a sound commercial plan.
Ownership of the Pier passed to the Charity on August 14th 2013. HPC is a Community Benefit
Society (Bencom) with exempt charity status. HPC holds the freehold of the Pier and there is a
statutory asset lock that protects the ownership for the benefit of the community over the long
term.
The Charity has direct responsibility to the HLF, which is providing £12m of the £14m funding
needed, for the project to restore the Pier. HPC currently has 9 Directors including the Chair
and employs 12 full time staff.
(Source: Rich Moore, Sourcebmx.com)

A secondary route which could link through the convent site, into the gardens and across
to the southern end of Bohemia Road and the emerging creative cluster around the
Observer Building, Library and Claremont

The Organisation
The core building blocks of the Pier programme are:

Two further routes linking across from St Leonards and Warrior Square station, through the
Convent Site to Bohemia Road, which create a block structure to define the future use of
the area, the northern most of which could link into the proposed pedestrian and cycle
route through to Hastings station.

•
•
•
•

Projections for visitor numbers for the Pier and the Source Skatepark suggest that there may be
in the region of 1000-2500 people visiting the Pier on a daily basis and 120-250 visiting the
skatepark. (Source: Rich Moore, Sourcebmx.com)

the visitor centre complete with heritage and education elements as well as amenities
differentiated food and beverage offers
a robust and well planned activities programme
modest retail including heritage related memorabilia

There are many opportunities for subsequent phases should further funds be available in the
future, these include: additional heritage and education experiences and content: fixed
assets and buildings to deliver entertainment elements; event stages, equipment and facilities.
The current operating programme is designed to deliver two key objectives:

It will be important to monitor the travel and footfall patterns of these visitors and ensure that
safe and attractive routes are created for them. It is probably reasonable to assume that
visitors to the Pier will follow a similar pattern to existing users of the seafront, but with extra
events planned, for example outdoor cinemas, there may be particular changes.

•
•

The pattern of usage for the skatepark is very different as it is expected to be more in Autumn
and Winter and into the late afternoon and evening. While the numbers are not significant
safe routes to and from the station are worth considering, given the likely age profile of the
users.

to attract a significant number of annual visitors to the Pier, starting with 330k in the first
year
to ensure that whilst on the Pier there are sufficient commercial opportunities to achieve a
£4 spend per head from visitors

Development Activity

HASTINGS PIER
Project History

The scope of the £14m project is primarily determined by the need to address 30 years of
neglect. The substructure restoration has included the replacement of corroded metal trusses
and beams, missing bracing, damaged columns and missing deck sections.

Hastings Pier was closed in 2006. Subsequent local campaigning for its re-opening led to the
conclusion that the only viable option was for Hastings Borough Council to purchase the
Grade II Listed Pier from its offshore owner through a compulsory purchase order (CPO) and
then to transfer ownership to a Charity that could restore and run the Pier for the benefit of the
people of Hastings and St Leonards and the wider community.

A new steel structure has also been put in place to support the new visitor centre building. The
Edwardian balustrade has been restored and re-installed at the Parade Extension, but the
remainder is being replaced with a new contemporary designed rail.
The Western Pavilion is the only building to survive the 2010 fire and this has now been restored
and extended to create the spaces needed for the fit-out of a profitable restaurant and bar
facility. The Restaurant will provide structured training opportunities and a good quality offer
utilising local, ethically produced ingredients.

The community’s efforts to save the Pier were severely disrupted by a major fire in 2010 that
destroyed virtually all of the Pier’s superstructure. Nonetheless a development plan was put
forward to the Heritage Lottery Fund (HLF) who grant funded the project feasibility work in
2011. In November 2012 the HLF awarded a project grant of £11.4m to underpin the proposals

The Charity is developing the new visitor centre - a 450m2 building in the centre of the Pier. This
will provide flexible spaces for education, events and heritage interpretation that will include a
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digital archive celebrating the significant history of the Pier. It will also include a second café
area, some retail space and toilet facilities. The fully useable roof terrace and stepped seating
will give views to the sea and back to Hastings and St Leonards.

4.4 STRATEGIC VISION FOR HASTINGS TOWN CENTRE
AND WHITE ROCK

SOURCE BMX & SKATEPARK– WHITE ROCK BATHS

The Study provides a detailed analysis of the urban design issues and opportunities across the
study area and a range of proposed interventions / projects related to the public realm. These
have informed the urban design considerations set out for the individual opportunity sites. The
above is based on the application of the following vision for Hastings Town Centre and White
Rock.

The building converted to create the Source BMX and Skatepark is located on the seafront to
the east of the Pier. The building first opened in 1876 as a Turkish Bath. Since then the building
has been a cinema, swimming pool and an ice rink. The Ice Rink closed in the early 1990s.
Source BMX approached Hastings Council about turning the whole building into a Skatepark
complex The underground, formerly derelict Victorian building has needed a renovation.

Hastings Town Centre and White Rock will be continually improved over the next ten years
through investments in the public realm, redevelopment of key seafront buildings, continued /
but modest growth in the quantity of retail and leisure in the Town Centre, complemented by
an improvement in the quality and range of the leisure and tourism offer.

The Main Park is set inside the old Swimming pool. This room is surrounded by a balcony. There
is also a Café. At the other end of the building is the”Plaza”: which includes further skatepark
areas and experiences including a foam pit and also a further space called the Garden II
which is an outdoor space set down in the courtyard, right on the seafront and away from any
wind. The Source Park opened on February 13th 2016. The Garden will be finished later in the
spring when the weather is kinder.

The approach to the regeneration of key areas of the Town Centre, White Rock and seafront
sites will ensure the right uses, in the right location and a scale of development that can
positively contribute to the economic life of the town and range of services and uses which
benefit both residents and visitors.

The Source Park is mainly for BMXers and skateboarders with dedicated sessions for both of
these disciplines. There will also be open sessions and dedicated sessions for under 12s and
female only sessions; as well as coaching.

A careful balance will be struck between the quantum and quality of development,
particularly housing, and how this can help create and cross-fund improvements to the public
realm, as well as civic and cultural uses in the area. The positive benefits of regeneration will
be made possible through a comprehensive and coordinated approach to the use of public
sector land and assets. Hastings Borough Council are in a prime position to ensure this
comprehensive and coordinated approach, thus avoiding a piecemeal approach to land
sales, leases and other decisions, that would compromise taking a holistic plan forward that
can maximise the positive outcomes from regeneration.

Opening hours will be 12noon to 10pm 7 days a week and open earlier at weekends and in
school holidays. There is also the large spectator area in the main park along with a café and
seating.
The peak hours are anticipated to be late afternoon and into the evening (4pm-9pm) and the
peak season is expected to be October – March. Total visitor numbers for of the year are
forecast to be in the regional of 70,000, which averages at around 120 visitors per day in low
season and around 250 per day in high season. In addition, regional and international events
will generate additional visitors and are projected to bring additional economic benefits to
Hastings in term of visitor spend and potentially hotel nights.

Hastings will be distinguished from other town centres by:
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•

its positive relationship to the seafront setting and its tourism and leisure attractions
from the Old Town, to the Pier and beyond to St Leonards

•

ensuring that the areas unique heritage is analysed and understood and new
development in and around the historic setting – both buildings and public realm – is
of the highest quality

•

Hastings being seen as a location where the community plays a strong role in shaping
the future of the town and its economic vitality

•

the development of new, high quality seafront residential and mixed use
development proving attractive to people moving to Hastings

•

an exciting range of different leisure and tourist attractions along the seafront, which
will be continually evolving Hastings brand and visitor experience, (for example with
the new Pier and Skatepark); supported by a programme of events and festivals
extending the range of visitors and tourist season
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•

the area providing interesting buildings and spaces which attract start-up businesses
and people looking for an alternative workspace, including affordable artisan
“maker” and co-working/shared working spaces

•

exploring a new civic and cultural spaces across the White Rock area

•

new housing development in White Rock bringing about renewed investment and
purpose for the White Rock Gardens

•

commercial, education and housing in and around Hastings station continuing to
strengthen Hastings higher education offer

•

the renewal of Hastings Town Centre being informed by an assured approach to
planning and the use of public sector land and buildings

4.5 THE OPPORTUNITY AREAS
Figure 46 locates and identifies twenty opportunity areas. These include public realm and
buildings that would benefit from improvement and investment. A brief outline of the
proposed approach to each site is also provided.
By their very nature these interventions are medium or long term, as they all require one or
more of the following further market and viability testing, consultation with stakeholders, site
assembly, design development, a planning strategy and funding.
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FIGURE 46: OPPORTUNITY SITES

Opportunity Areas
(Refer to the
description overleaf)
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Site Reference
No.
Site Name

4.5.1 STUDY AREA OPPORTUNITY AREAS
The following section presents a key summary of the opportunity areas and their development
potential, with reference to the figure 46.
Site Reference
No.

1

Site Name

Site along Queens Road comprising Morrisons Supermarket, Car Park and
Petrol Station
Potential to reconfigure parking and intensification of use on the site, for
residential or mixed use. Recreating a frontage along Queens Road
would be advantageous, including the relocation of the petrol station to
the back of the site. Car access could be maintained off Waterworks
Road potentially into a multi-storey car park with integrated petrol station;
thus freeing up the frontage of the site and creating a reasonable depth
for development.
• consolidating, intensifying and optimisation of land-use;
• active frontage along Queens Road
• A1/A3 Retail / Cinema / Boutique Bowling
2

Urban Design
Considerations

Development
Potential
Site Reference
No.
Site Name
Site Description
Urban Design
Considerations

Development
Potential

Site Description

Urban Design
Considerations

Development
Potential
Site Reference
No.
Site Name

Car Park, Cornwallis Street, Hastings
Car park, approx. 60 spaces
The car park sits at the corner of Mann Street and South Terrace Road.
The site offers strong potential for intensification and optimisation of the
land use given the location and proximity of the site to Hastings station
and retail quarter. The site faces the back of the Priory Meadow shopping
centre and its multi-storey car park, but otherwise is in area of old housing.
The proposal would be to recreate the building massing and frontages of
the adjacent streets and thus complete the block of housing onto Mann
Street and Cornwallis Street. This would provide the opportunity for some
high quality, new homes in close proximity to Hastings Town Centre and
station. The architecture should be of the highest quality in this historic
location.

Site Description
Urban Design
Considerations

Remodelling of car parking to support supermarket and intensification of
the site with residential and potential for active retail frontage onto
Queens Road.

Development
Potential
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3
Albert Road, Queens Arcade and the public space on the junction of
Albert Street and Castle Street
The site includes a large retail unit and adjacent public space. The
property comprises a four storey retail building with space arranged over
basement, ground and three upper floors. The property is located at the
corner of Wellington Place (pedestrianised area) and Albert Road.
Hastings railway station is approximately 0.29 miles distant. Pedestrian
access to the seafront. The building comprises of Poundstretcher and a
pool bar.
This site provides the opportunity to reconfigure this important piece of
public realm and the adjacent retail block. It would be proposed to
redesign the square on the south site of Albert Street in order to create a
better setting and connections across to Wellington Square and a more
attractive and permeable environment for pedestrians. The retail unit
could be redeveloped and the use intensified, perhaps with residential
apartments above. The location onto a new public space could sustain
an active ground floor use.
• Improving public realm and shop frontages; enhancing retail offer
• A1 Retail
4
This site relates to the public realm and retail units on Pelham Place /.
Pelham Arcade and the pedestrian linkages to the beach. These historic
and landmark buildings provide a combination of a venue, houses, retail
units and a food and drink offer.
The area comprises St. Mary in the Castle (exhibition space), shops along
the A259, the road crossing and the access strip to the sea through the
car parking.
Pelham Place is a set-piece and an important historic part of Hastings
Seafront. The buildings, public realm and use within the Arcade should be
carefully managed and maintained to ensure that the full potential of
these buildings is realised as part of Hastings tourism, cultural and retail
offer. One option would be to further extend the pedestrian area linking
the retail to the beach, through the car park; to make more of the setting
of the buildings and improving the pedestrian experience further.
Maintenance of the pavements and pedestrian surfaces along the
Crescent would also be beneficial.
There is a strong potential of improving public realm offering in this area
and connections from the Pelham Crescent to the Seafront; potential for
general enhancement of the offer along the seafront.
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Site Reference
No.
Site Name

5

Site Description

The site consists of 3 storey building with retail on the ground floor and
residential on the first and the second floor. The side facing Castle Street is
pedestrianised. The retail units in the building include Argos, cafés,
restaurants and small individual retail units. There is a major roundabout to
the east of this area which is used as a turning point for the vehicles
coming from the east.

Urban Design
Considerations

Site Reference
No.
Site Name

Block between Castle Street, Denmark Place, and the pedestrian area
linking the Town Centre to the beach.

Site Description

Urban Design
Considerations

This key seafront block could be improved to exploit its pivotal location
between the Town Centre, seafront location and proximity to the beach.
It could provide an opportunity to create a landmark building of quality
that celebrates the unique context of the site. The massing could be
higher at the eastern end of the site and onto the seafront, but transition
to the north side of the site to reflect the massing and grain of the
buildings on the north side of Castle Street. Active ground floor uses
would be suitable on all sides of the building.
The pedestrian environment, routes and crossings between the seafront
and the Town Centre would benefit from some new thinking. One option
to explore is to review the need for and if required find an alternative
location for a turning point for large vehicles elsewhere on the Seafront.
This would enable the reconfiguration of the pedestrian environment,
potentially taking out the roundabout, and redesign of routes and
pedestrian crossings to and from the south side of the Seafront.

Site Reference
No.
Site Name

The pedestrian crossings at the junction with Albert Road and the
footpath along the northern side of the A259 should be redesigned to
give greater priority to pedestrians and create a more attractive
pedestrian environment.
This would be part of a comprehensive review of all the seafront junctions
and pedestrian linkages between the Town Centre and the beach and
could include pavement widening in some places, reconfiguration of
pedestrian crossing, the removal of guard rails and improved wayfinding.
Development
Potential

•

•

Wellington Place, Retail block between Albert Road, Pelham Street and
Denmark Place.
Comprises a 2 storey building which is a pub, adjoined by residential
blocks facing the A259. The buildings along Pelham Crescent include a 3storey building, end of a retail street, pedestrian access, no parking
spaces provided directly outside. The site also has a toilet block to the
northwest.
• Along Harold Place the transition and views from the town centre to
the beach front are blocked by the toilets and the rise in levels as
you look south from the square at Harold Place. The at-grade
pedestrian environment and routes are indirect and not of good
quality. There is also a below grade crossing under the road, through
the car park, to the beach, the ramps and stairs for which impede
direct pedestrian routes at grade. The eastern end of the site has a
pub on the corner, which is a relatively low density and poor quality
building on this prominent site. Equally the Sport Direct building has
limited active frontage considering its proximity to the beach and
primary routes into and out of the town centre. The Sports Direct unit
is well located within the Town Centre and can be viewed from the
seafront. The site has a strong potential to enhance the seafront
character and improve visitor appeal.
• A1/A3 Retail / Cinema / Boutique Bowling
7
Car parking (back land) along Middle Street

Site Description

A small section of land which is located mid way along Middle Street acts
as a small car park. To the north of this site are smaller undeveloped
sections of land, which are used by individual businesses as informal
parking areas.

Urban Design
Considerations

Considerations towards intensifying site use and reconfiguring parking.
The site could be reviewed for infill development, potentially for additional
mixed use, residential or student housing. The southern end of the site
could accommodate 5/6 storey development to complement the scale
of the buildings along Havelock Road. The northern end of the site are
back gardens / parking areas linked to individual properties on Havelock
Road – mainly converted 4 storey Victorian houses. Any development of
public realm improvements should aim to create a strong street frontage
onto Middle Street and mitigate the blank frontages of Priory Meadow on
the eastern side of the street. The pedestrian environment could be
improved to create an alternative north-south route linking Hastings station
to the Town Centre.
• Opportunities to intensify and reconfigure the existing car park use;
the north of the site consists of relatively underutilised and
undeveloped land.
• A1/A3 Retail

Strong potential for improving public realm, reconfiguring traffic
movement and making the area more accessible for pedestrians;
potential for improvement of retail offer for the shops along the
seafront and create associated residential or hotel development.
A1/A3 Retail / Boutique Bowling
Development
Potential
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Site Reference
No.
Site Name

8

Site Description

The land around Hastings station is currently being used as a car and bus
park and taxi rank. A considerable amount of public space exists with
entrance and exit roads allowing quick pick up and drop off outside the
station.
This is an extensive area of public space and could be enhanced through
intensification and reconfiguration to improve accessibility to the Town
Centre, particularly for pedestrians.
There is the potential, already recognised, to bring forward the car park
and Delivery Office for redevelopment. There could be potential to
create a small multi-storey car park backing onto the railway lines. The
massing of the 4 storey with basement housing on Cornwallis Terrace
could be used as a precedent for the height of development on the
southern edge of the site.
The pedestrian environment and crossing would be reconsidered as part
of any scheme. A high level pedestrian crossing, as put forward in the
previous masterplan, is not recommended; as it will cause increased
severance and compromise wayfinding to the Town Centre.

Urban Design
Considerations

Station Approach, car park and Royal Mail Delivery Office

Development
Potential

The site lies next to the station area and has a potential to act as an
appealing gateway to Hastings. Opportunities exist for the improvement
of the public realm and the reconfiguration of this space to enhance its
offer as a pedestrian hub and main access point to the Town Centre.

Site Reference
No.
Site Name

9

Site Description

The site consists of a 5/6 storey car park, which can be accessed off the
A21. One multi-storey building comprising office & residential building
exists to the north of the site and one commercial building exists to the
south of the car park (16-24 Cambridge Road)

Urban Design
Considerations

Site Reference
No.
Site Name

10

Site Description

The junction is located adjacent to the seafront connects Robertson Street
and Carlisle Parade to the A259. It therefore acts as a key junction to gain
access to the Town Centre. A number of cafés, restaurants and hotels
surround the junction to the north. The pavements widen towards the
junction and consist of public space and cycle racks. The south of the
junction provides an open view of the seafront pathway and beach,
consisting of a public space to the south west of the site.

Urban Design
Considerations

This would be part of a comprehensive review of all the seafront junctions
and pedestrian linkages between the Town Centre and the beach and
could include pavement widening in some places, reconfiguration of
pedestrian crossing, the removal of guard rails and improved wayfinding.

Development
Potential

•

Site Reference
No.
Site Name

11

Site Description

The theatre is medium sized and has a seating capacity of 1066 and the
building contains a café, a number of bars and some community rooms. It
sits directly on the seafront with views over the beach and Pier.
The building creates an important cluster of cultural uses associated with
the Pier. A provisional review of the internal layout might suggest its
potential for conversion to a 3-4 screen cinema. Its continued use as a
cultural / leisure building including improvements to the active frontage
facing the Pier should be explored. This should be considered in
association with the potential cultural uses proposed for the White Rock
Pleasure Gardens.
•
Conversion to cinema with associated food and d rink offer.
•
A3 Retail / Cinema / visitor accommodation / other cultural uses

Urban Design
Considerations

Car Park along Priory Street

Development
Potential

Considerations towards intensifying site use and reconfiguring parking to
enhance employment opportunities within the Town Centre.

Carlisle Parade Junction

Development Potential: A1/A3 Retail

The White Rock Theatre

The completion of the public realm that forms part of the development on
the east side of Priory Street would need to be addressed. This street can
also be developed as a secondary route towards the seafront and Pier
from the station.
Development
Potential

•

•

The site offers strong potential for intensification and optimisation of
the land use given the location and proximity of the retail quarter and
as a key designated employment area. Opportunities for
redevelopment of surrounding buildings in line with the aim of
enhancing employment opportunities. The site is next to the university
campus and there is potential for linking uses to its surroundings.
A1/A3 Retail/office development
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Site Reference
No.
Site Name
Site Description

Urban Design
Considerations
Development
Potential

Site Reference
No.
Site Name
Site Description

Urban Design
Considerations
Development
Potential

12

4.5.2 SITES 13-19 WHITE ROCK PLEASURE GARDENS AND
BOHEMIA ROAD

Seafront walkway from Schwerte Way to Warrior Square, including Bottle
Alley
The stretch of pathway along the seafront to the west of the Pier, from
Schwerte Way to Warrior Square. The pathway is slightly raised in relation
to Everfield Place, the road which runs adjacent to the walkway. The
beach is situated on its other side. Bottle Alley is located under the road
and is occasionally used as an art space and other community
programmes. The space is very exposed during winter storms and can
then flood. There are signs of concrete damage from the weather and
waves. There are also occasional water sports activities during the
summers adjacent to the site.
The site is an existing cycleway and pedestrian walkway. It is an important
feature in the enhancement of environmental quality along the seafront.

The plan provides a suggested approach to linking these important sites to the seafront and
the Town Centre. These areas provide a range of potential and the extent of change will
need to be carefully considered. Some ideas are outlined below.
Leisure Provision

There may be potential to intensify and diversify use of this area. The site is
on the seafront, in close proximity to the Pier and Bottle Alley beneath the
seafront road and is used by cyclists (which provides a significant
opportunity for this area). The area offers potential for enhancing and
improving the promenade with inclusion of some retail offer.
Potential for local organisation and staging of events and activities in
Bottle Alley alongside the Pier and White Rock offer. The site can be used
more actively for seasonal/ year-round water-sport related activities and
could prove to be a more popular exhibition venue.
20

•

There is the opportunity to consolidate the leisure facilities and in turn redevelop some of
the sites currently in leisure use (including the swimming pool)

•

The site of the existing indoor bowling facilities is well located to provide the location for a
new consolidated leisure offer (potentially including a swimming pool) and relocated
outdoor bowling greens

•

The meadow at the northern end of Bohemia Road is maintained as open space and
proposed as a location for seasonal car parking in the peak summer season, which would
bring people through the development to the White Rock and Pier area.

Consolidation of other public buildings on Bohemia Road

Horntye Park Sports Complex and surrounding area
The majority of the site consists of a large sports ground, with a large sports
complex to the north. The sports / cricket pavilion and grounds were
designed with the capacity to host County cricket, but have ended up
not being used for this purpose and they are considered to be oversized
for the current needs.
The land falls away to the south and the south east of the site there are
two smaller buildings; that include the former Summerfields Registry Office.
A number of smaller tarmacked areas act as car parks throughout the
south of the site.
The reconfiguration of the site, particularly towards the south and the
consolidation of leisure facilities should be considered.
As part of the wider White Rock proposals, this site could be used to
consolidate the leisure offer in Hastings, thereby freeing up land more
suitable for residential development elsewhere along Bohemia Road. The
inclusion of the registry office site, would enable the area of the cricket
pitch to be maintained and provide an adjacent site where the swimming
pool could relocate to. There is also an alternative to consolidate some of
the leisure uses onto the western side of Bohemia Road around a
redeveloped indoor bowls club.

•

There is the potential to create, linked development plots of a sufficient scale to enable a
new residential quarter to be established along Bohemia Road.

•

In order to enable this, the opportunity to co-locate the ambulance station with the fire
station could be explored. Along with the relocation of the swimming pool this would
bring forward a site of reasonable scale.

•

If there is potential to relocate the Museum in the future, one option to explore is locating
it as an anchor around a new civic space in the Pleasure Gardens. The existing building
and some adjacent land could then be refurbished and extended as a hotel. A
relocated museum could be related to the small scale conference facility proposed
around the civic space. Depending on viability, an alternative use would be for housing.

•

A full topographical and tree survey should be carried out as an early action to consider
the constraints this would place on development.

Open Space
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•

The Pleasure Gardens are an important heritage asset to Hastings, but they are in need of
significant investment in order to bring them back into more productive use as public and
leisure spaces and to be able to fund the refurbishment of some of the heritage assets.

•

Refurbishment of the core areas of the Pleasure Gardens at the top of the stairs coming
up from the Seafront to create a sense of arrival and recreate aspects of the Gardens
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Urban Design
•

•

There should be a comprehensive approach taken to the urban design, layout and land
use of the Convent site, Pleasure Gardens and sites on Bohemia Road in order to create
strong east–west linkages at different levels between St Leonards and the Town Centre
and through the site

4.6 PUBLIC REALM OPPORTUNITIES
‘A town or city’s public image is shaped by the quality of its public realm. The beauty, safety
and state of repair of its streets and spaces are very important to its success’. Manual for
Streets 2

The plan delivers a number of east-west links at different levels including the Seafront, St
Margaret’s Road, a new belvedere level along the southern frontage of the Pleasure
Gardens and linking through to the Town Centre, and at the higher level linking from St
Leonards Warrior Square Station, through the site to Bohemia Road and Hastings Town
Centre

4.6.1 PEDESTRIAN ACCESS AND ENVIRONMENT

A new civic space and uses
•

•

There is the potential to create a new civic space / cultural use above the Pier in the
Pleasure Gardens, which will provide sufficient draw to attract tourists and visitors up the
steps and via a lift to the Pleasure Gardens.
This could include a relocated museum, Hastings History Centre, small scale conference
facilities (which could be linked through the White Rock Theatre as associated
conference space if redeveloped as an arts cinema or appropriate use) and associated
cafés and restaurants

•

Poor pedestrian experience on arrival at Hastings train station

•

Poor pedestrian access across main roads

•

Traffic/car park dominated seafront

•

Disconnection between Hastings Town Centre and White Rock area

•

Limited cycle access and parking

Proposed principles:

Urban design

•

Prioritise pedestrian and cycle movement in the Town Centre, ensuring access for all

•

Ensure busier roads are easy for pedestrians to cross in key strategic locations

•

Reduce road space where feasible to increase space for pedestrians
Manage seasonal parking demand with better information about location of car parks
and use of temporary car parks

•

The Gardens benefit from a southerly aspect looking towards the sea and great views,
given the elevated position of the site and rising levels south to north.

•

•

Some development in White Rock and on Bohemia Road sites, and associated planning
gain, could fund investment in the public spaces and civic facilities.

Recommended actions:
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•

Work with East Sussex Highways to develop a public realm strategy that assesses potential
for reclaiming road space for pedestrians, improved/increased pedestrian crossings and
shared space junctions including on the A259 seafront road

•

Assess parking management across the Town Centre to reclaim seafront space for leisure
uses and improve pedestrian environment

•

Implement cycle strategy for Hastings Town Centre
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4.6.2 HERITAGE CONSERVATION

4.6.3 STREETSCAPE QUALITY

•

Poor quality setting to historic buildings

•

Street clutter particularly on main roads

•

Poor condition of historic landscapes, buildings and structures

•

Poor quality streetscape materials

•

Inappropriate shopfronts, fascias, signage on historic buildings

•

Lack of consistency of streetscape materials

•

Lack of interpretation of heritage

Proposed principles:

Proposed principles:
•

Understand and articulate the heritage significance and value of the townscape to
develop a robust policy framework for planning and management decisions

•

Harmonise and restrain shopfront design to agreed standards in Conservation Areas

•

Communicate heritage value and interest to the public

•

Encourage public participation in the management of the historic environment

Recommended actions:
•

Develop Conservation Area management plans in partnership with local interest groups

•

Develop a Masterplan for White Rock area based on an assessment of heritage
significance with enhanced leisure/cultural uses

•

Develop and promote heritage trails and interpretation

•

Develop high quality palette of streetscape materials appropriate to local Character
Areas to harmonise character and quality of public realm to agreed standards as sites
are developed

•

Ensure traffic management is sympathetic to the historic environment

•

Reduce highway clutter such a guardrails and signs through good design

•

Ensure maintenance and utilities companies retain or replace with appropriate materials
after works are carried out

Recommended action:
•

Develop streetscape manual based on detailed public realm audit and adopt as a
Supplementary Planning Document (SPD)

•

Involve local artists and craftspeople in creating a Hastings specific streetscape

4.6.4 GREEN INFRASTRUCTURE
•

Lack of trees/greenery in Hastings Town Centre

•

Over-mature, poorly maintained planting in some areas e.g. White Rock Gardens

•

Under-used or inappropriate areas of grass e.g. on seafront

•

Poor quality planters and small plant beds

Proposed principles:
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•

Ensure existing trees and their growing environment are protected during street works or
other developments

•

Plan for succession of mature trees and tree groups by replacement planting

•

Ensure planting in public spaces is biodiverse, robust and suitable for a changing climate
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SECTION4: RETAIL AND
LEISURE ASSESSMENT
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5 POLICY FRAMEWORK

•

recognise that residential development can play an important role in ensuring the vitality
of centres; and

In this section we summarise the relevant national and local planning policy guidance which
provides the context and framework for this study.

•

where town centres are in decline, plan positively for their future to encourage economic
activity.

5.1 NATIONAL POLICY FRAMEWORK

LPAs should ensure that the Local Plan is based on adequate, up-to-date and relevant
evidence about the economic, social and environmental characteristics and prospects of the
area. These assessments should be integrated and take full account of relevant market and
economic signals. LPAs should use the evidence base to assess, inter alia;

5.1.1

NATIONAL PLANNING POLICY FRAMEWORK (2012)

The National Planning Policy Framework (NPPF), published in March 2012, sets out the
Government’s planning policies for England and replaces the suite of national Planning Policy
Statements, Planning Policy Guidance and Circulars with a single document.
The NPPF recognises that the planning system is plan-led and therefore Local Plans,
incorporating neighbourhood plans where they exist, are the starting point for the
determination of any planning application. In line with the Government’s aim to streamline the
planning process, each Local Planning Authority (LPA) should produce a single Local Plan for
its area with any additional documents to be used only where clearly justified.
The NPPF maintains the general thrust of previous policy set out in PPS4 – Planning for
Sustainable Economic Growth (2009). With regard to retail planning, it advocates a ‘town
centres first’ approach, and requires planning policies to positively promote competitive town
centre environments and manage the growth of centres over the plan period. In planning for
town centres LPAs should:
•

recognise town centres as the heart of their communities and pursue policies to support
their vitality and viability;

•

define a network and hierarchy of centres that is resilient to anticipated future economic
changes;

•

define the extent of town centres and primary shopping areas, based on a clear
definition of primary and secondary shopping frontages in designated centres and set
policies that make clear which uses will be permitted in such locations;

•

promote competitive town centres that provide customer choice and a diverse retail
offer which reflect the individuality of town centres;

•

retain and enhance existing markets and, where appropriate, re-introduce or create new
ones, ensuring that markets remain attractive and competitive;

•

allocate a range of suitable sites to meet the scale and type of economic development
needed in town centres. Where town centre sites are not available, LPAs should adopt a
sequential approach to allocate appropriate edge of centre sites;

•

•

the needs for land or floorspace for economic development, taking account of both
quantitative and qualitative requirements for all foreseeable types of economic activity
over the plan period, including retail and commercial leisure development’;

•

the existing and future supply of land available for economic development and its ability
and suitability to meet the identified needs;

•

the role and function of town centres and the relationship between them, including any
trends in the performance of centres; and

•

the capacity of existing centres to accommodate new town centre development.

As a whole, the NPPF adopts a positive approach, with a presumption in favour or sustainable
development and support for economic growth. In terms of decision-making, applications for
planning permission must be determined in accordance with the development plan unless
material considerations indicate otherwise. The NPPF is a material consideration in planning
decisions.

5.1.2

NATIONAL PLANNING POLICY GUIDANCE (2014)

In March 2014 the Department for Communities and Local Government (DCLG) launched the
online planning practice guidance, which replaced a number of previous planning practice
guidance documents, including the Practice Guidance on Need, Impact and the Sequential
Approach (2009). Although it does not constitute a statement of Government policy, it
provides technical guidance on how to prepare a robust evidence base and how to assess
the impact of proposals for main town centre uses. The web-based resource provides
guidance on how to assess and plan to meet the needs of main town centre uses in full
through production of a positive vision or strategy for town centres.

5.2 LOCAL POLICY FRAMEWORK
The Development Plan for Hastings Borough Council currently comprises:

set policies for the consideration of proposals for main town centre uses which cannot be
accommodated in or adjacent to town centres;
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•

the Hastings Planning Strategy (adopted February 2014)

•

the Development Management Plan (adopted September 2015)

•

Local Plan Policies Map(adopted September 2015)
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•

o

promote competitiveness in terms of the range and type of shops operating in the
area

o

ensure the area is attractive to visitors and support the retention of visitor
accommodation

o

promote accessibility by local public transport, walking and cycling, and for people
with disabilities

o

develop the evening economy

o

promote and encourage improvements to the public realm as part of new
development schemes and in day to day repairs and maintenance

o

promote leisure and cultural facilities including a new library, registration service and
wedding venue, and support the development of cultural quarters between White
Rock & the America Ground and Station Plaza through the Development
Management Plan

Policy DS3: Location of Retail Development states a need for 20,500 sq.m new comparison
goods floorspace up to 2028, with this need being primarily met within Hastings Town
Centre. Furthermore, it is stated that 2,800 sq.m of retail warehousing needs will be met on
edge-of-centre and out-of-centre sites.

o

protect and enhance architectural heritage, particularly in the conservation area

o

maintain the distinctiveness of the area in terms of architecture, townscape and
function

Policy E3: Town, District and Local Centres sets out the hierarchy of town, district and local
centres in Hastings. Development proposals for town centre uses are directed to town and
district centres. The hierarchy of centres is as follows:

o

improve the existing housing stock and quality of life for residents

o

encourage mixed use developments and explore the potential for ‘living above the
shop’

Various Supplementary Planning Documents (SPDs) and Supplementary Planning
Guidance (SPG)

5.2.1

THE H ASTINGS PLANNING STRATEGY (2014)

The Hastings Planning Strategy provides a long-term plan to deliver regeneration and
sustainable growth in the town up to 2028. The Planning Strategy outlines a number of
Strategic Objectives that will help meet the overall vision for the Borough. Relevant aims within
Objective 1 include ‘providing for 20,500 sq.m .of retail floorspace in the Town Centre by 2028’
and ‘developing Hastings and St Leonards Town Centres as the focus for employment in the
office, retail, leisure and cultural and service sectors, with Hastings Town Centre being the
primary focus’. Objective 7 seeks to make best use of the Seafront and promote tourism within
Hastings. A relevant aim within Objective 7 is to ‘increase opportunities for vibrant art and craft
studios, markets, chalets and retail’ within the seafront area.
The relevant Planning Strategy policies are outlined below as follows:
•

•

•

o

Town Centre: Hastings (the principal centre in the town)

o

seek to reduce the number of long term empty homes

o

District Centre: The Old Town, St Leonards centre, Ore Village, Silverhill

o

control the distribution and mix of Houses in Multiple Occupation within the area.

o

Local Centre: Bohemia

5.2.2

Policy E3 seeks to safeguard the retail character and function of the centre, enhance its
appearance and quality, encourage a diverse range of uses within the centre including
retail, leisure, social, education, arts, culture, office, residential and commercial.

•

Policy E4: Tourism and Visitors seeks to promote and secure sustainable tourism
development in Hastings Town Centre by encouraging a more diverse and high-quality
tourism offer in both attractions and accommodation.

•

Policy FA3: Strategy for Hastings Town Centre states the following objectives:
o

provide for c.21,700 sq.m (net) employment floorspace at Priory Quarter by 2028

o

provide for 20,500m2 (gross/net) retail comparison goods floorspace up to 2028

o

achieve a more even mix of housing tenure

DEVELOPMENT MANAGEMENT PLAN (2015)

The Development Management Plan (DMP) document follows on from the Hastings Planning
Strategy. The DMP shows in more detail where the housing, offices, shops and other
development will go; and provides specific policies to be used in the determination of
planning applications.
The Development Management Plan identifies the following retail policies:
•

Town Centre Boundary: Policy FA3;

•

Hastings Town Centre Shopping Area: Meadows: Policy SA1;

•

Drinking Establishments and Hot Food Take Aways: Policy SA4

This study allows us to explore whether a review of shopping frontages and the Town Centre
Boundary is needed in line with national planning guidance. Inconsistency with these industry
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standard definitions/allocations may cause confusion during the development control
management of applications, giving rise to conflicts of ‘opinion’ in respect of town centre,
edge-of-centre, and out-of-centre sites.

Elsewhere within the Town Centre Boundary, and in close proximity to the Town Centre
Shopping Area, Site Allocations HTC 1, 2 and 4 are allocated for residential development.

5.3 SUMMARY

Policy SA1 – Hastings Town Centre Shopping Area states that within the Town Centre Shopping
Area at ground floor level, as defined on the Policies Map, proposals for planning use-class A1A4 and other uses appropriate to the character of the shopping area will be permitted
provided both of the following criteria are satisfied:
•

•

The National Planning Policy Framework (NPPF) was published in March 2012 and replaces the
suite of national planning policy statements, including PPS4. The NPPF clearly advocates a
‘town centres first’ approach and requires planning policies to positively promote competitive
town centre environments and manage the growth of centres over the plan period.

The proposal would not result in non-A1 uses exceeding 5% of the total floorspace of Priory
Meadow and not more than 45% of the total number of ground floor units in the
remaining shopping area, as defined on the Policies Map;

The Hastings Planning Strategy (2014) promotes Hastings and St Leonards Town Centres as the
focus for employment in the office, retail, leisure and cultural and service sectors, with Hastings
Town Centre being the primary focus. The need for new retail floorspace is clearly set out, but
these are now dated and it is the purpose of this evidence based study to provide an update
on the requirement for convenience and comparison floorspace and commercial leisure
facilities.

The proposal would not result in such a concentration of non-class A1 uses as to lead to a
significant interruption in the shopping frontage, thus harming the vitality and viability of
the Town Centre Shopping Area as a whole.

Policy SA4 states that planning permission for new drinking establishments (Class A4) and hot
food take-aways (Class A5) will be granted provided that the proposal would not adversely
affect neighbours, result in public disorder and that it would not cause a danger to the public
highway.

Developing the diversity and quality of the tourism offer is seen as central to the Hastings
Planning Strategy moving forward, having the ability to drive visitor numbers and longer dwell
times. In parallel, the Planning Strategy aims to promote competitiveness in the range and
types of shop, develop the evening economy, improve the public realm, and protect and
enhance the architectural and townscape heritage/function.

Policy CQ1 identifies four Cultural Quarters where cultural activities are concentrated and
where their continuance and expansion will be encouraged and supported. The areas of
relevance include the White Rock and America Ground Cultural Quarter (including Robertson
Street and Harold Place) and the Academic Cultural Quarter (including Priory Quarter). The
Development Management Plan recognises that cultural activities can make a vital
contribution to a local economy, strengthening visitation rates and raising aspirations in the
town. The document notes that it is natural for many of these to cluster within an area for
mutual advantage, benefiting from flexibility, change and temporary uses, in addition to an
availability of indoor and outdoor exhibition and performance space.

The Development Management Plan sets out development management policies, including
the protection of Use Class A1 within the policy defined Town Centre Shopping Area. The
policy document also controls Class A4 and A5 uses in order to protect neighbours and avoid
public disorder. This study allows us to explore whether a review of Shopping Frontages and
the Town Centre Boundary is needed in line with national planning guidance. Inconsistency
with these industry standard definitions/allocations may cause confusion during the
development control management of applications, giving rise to conflicts of ‘opinion’ in
respect of town centre, edge-of-centre, and out-of-centre sites.

Section three of the DMP identifies Site Allocations across the Borough, two of which are of
particular relevance to this study and fall within the Town Centre Boundary and immediately
adjoin the Town Centre Shopping Area:
•
•

The White Rock and America Ground Cultural Quarter includes Robertson Street within the
Town Centre Shopping Area; and the Academic Cultural Quarter includes the Priory Quarter
site (Site Allocation HTC6) adjoining the Town Centre Shopping Area. Cultural activities are
concentrated here and will be encouraged in the future.

Site Allocation HTC3 (The Observer Building) is identified within the DMP as being suitable
for mixed use (including tourist accommodation, retail, educational and leisure facilities).

Within the Town Centre Boundary, two sites are identified as having the potential to
accommodate some retail floorspace as part of a wider mixed use development; these
include the Observer Building (HTC3) and Priory Quarter (HTC6). The remainder of this report
assesses the extent of need for new retail floorspace, but it should be noted at this stage that
the Development Management Plan identifies no sites to accommodate more substantial
concentrations of retail development should the need be identified.

Site Allocation HTC6 (Priory Quarter) is also identified as being suitable for mixed use
development including education, retail, leisure and hotel uses. The Development
Management Plan confirms that the site has outline planning permission for a large scale
mixed use development comprising offices, education, retail and leisure. It encompasses
a significant part of the Academic Cultural Quarter, and is allocated primarily for business
development, but also allows for other complementary uses – retail, education, car
parking, hotel and/or leisure proposals, should they come forward. A design brief has
been prepared to help guide development in this location.
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6 NATIONAL MARKET TRENDS

6.3 THE ROLE OF THE TOWN CENTRE

In this section we set out a summary of current national trends in respect of the retail and
commercial leisure sectors, which can have implications for future growth of centres and
demand for new retail floorspace. As part of our assessment, we consider the potential
implications of these trends in Hastings.

The Town Centre has been the main shopping channel for centuries, but in the face of new
forms of e-tailing (i.e. online shopping) and m-tailing (shopping through mobile phones, tablets
and so on) competition, many centres will need to continue to adapt in order to remain viable
shopping destinations. Emerging trends suggest that many centres will be used increasingly for
leisure and social activities as well as traditional retailing, with more bars, restaurants, food
outlets and community spaces locating in the town centre. Hastings Town Centre follows this
trend and has the potential to be well placed in order to withstand the impacts of people’s
changing shopping habits. A number of significant leisure developments and facilities that
have been recently realised or are in the pipeline, provide Hastings with an important
opportunity to grow in future years. Centres which offer a unique/specialist retail and leisure
offer which cannot be matched online are likely to continue to perform strongly.

6.1 ECONOMIC UPSWING
Analysis published by Experian (Retail Planner 2015) suggests that following several years of
subdued performance, including a period of recession; a ‘strong economic upswing’ took
place in early 2013, driven by increases in consumer spending and business investment.
Consumer and investor confidence is tentatively returning, and Hastings can therefore be
expected to benefit directly from the upturn in the wider national economy as footfall and
expenditure in town centres begins to increase again.

Enhancing the non-retail offer so towns function as more than just retail locations will help drive
footfall and increase dwell time. Towns should promote unique attractions such as heritage
assets, historic buildings and cultural features which can differentiate a centre and improve its
attractiveness. To ensure that town centres have a viable function moving forwards they must
provide an attractive shopping and leisure experience which the internet is unable to match.
A wider strategy must deliver a mix of town centre uses to enhance the attraction of a centre,
and increase frequency of visit and dwell time. A vital component of this will be making town
centres as accessible as possible, with improved and affordable car parking, as well as
investment in public realm and place marketing initiatives.

6.2 INTERNET GROWTH & MULTICHANNEL RETAILING
The number of people using the internet to shop is beginning to reach saturation point, with
future growth in this market likely to be derived from increased spend driven by new
technology, increased functionality and improved delivery options. The growth in online sales
has previously raised concerns about the continued need for physical stores; however, trends
indicate that online and in-store shopping channels are becoming increasingly blurred.
The ‘click and collect’ phenomenon is the largest online growth sector in the UK at present. It is
forecast to be one of the most significant drivers of growth, with expenditure set to grow by
82% between 2014 and 2019 to £6.5bn (Verdict 2014). Verdict state that the importance of
click and collect should not be underestimated. Maintaining a store network that can offer
locality, whilst also having highly informative websites to drive growth, is now a fundamental
requirement. It can be used as an important tool in helping town centres to continue to have
an important role and function, by being a footfall generator in its own right. Many national
retailers who are trading in Hastings now operate ‘click and collect’ facilities.

6.4 CONVENIENCE GOODS/FOODSTORES
The main foodstores (i.e. the ‘big four’ - Sainsbury’s, Tesco, Asda, Morrisons) have reigned in
substantial expansion and the roll-out of their super-sized stores. Both Tesco and Morrisons
announced a closure programme of underperforming stores in 2015. The combined spread of
convenience stores opening, online grocery sales, and the expansion of ‘deep discount’
retailers such as Aldi and Lidl has fundamentally changed consumer shopping behaviour.
These trends have encouraged repetitive top-up shopping that in turn diminishes main grocery
sales and renders large-format stores less profitable.

It is apparent that, despite being a relatively new concept for the retail sector to embrace,
‘Click and Collect’ is affirming that physical stores will continue to have a role in the
multichannel shopping environment. The advantages of physical stores, in terms of the
shopping experience, service and immediacy of products in a showroom setting, will ensure
that a network of key stores remains a fundamental component of retailer strategies to
provide an integrated multichannel retail proposition. Importantly for Hastings, the ‘Click and
Collect’ phenomenon can be expected to drive an occupier desire to maintain a
representation of physical store units within the Borough.

The ‘big four’ have historically had a combined market share of over 75% of the convenience
goods market, although in recent years their dominant market position is being increasingly
challenged by discount retailers such as Lidl and Aldi. The value/discount retailers are, in
particular, in the midst of a period of rapid expansion, having gained considerable market
share during the recession, although year-on-year levels of growth have begun to slow. It is
worth noting that these deep-discount retailers appear to be performing particularly strongly
within Hastings Borough.
Supermarket operators are continuing to invest in new stores, although new store openings are
becoming less frequent. We expect the ‘big four’ retailers to be significantly more selective in
committing to new sites, and to instead focus on programmes of enhancements and
upgrades to their existing store network where this is considered to be needed.
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these operators within Hastings remains relatively limited. This new breed of venues aims to
appeal to a wider market with flexible, low cost monthly or ‘pay as you go’ subscriptions.
These facilities are usually located in high-footfall, in town or edge of centre locations, often as
part of a wider leisure offer.

6.5 OUT-OF-CENTRE RETAILING
Retailers are opting to develop stores in the most strategic and cost effective locations, with a
notable resurgence of out-of-centre destinations, which offer the benefits of lower rents, larger
retail units and in most cases, free car parking. According to Verdict, out-of-town retailing is
the only form of retailing which has seen store numbers increase consistently since 2000. The
Department for Business, Innovation and Skills (BIS) reports that the number of out-of-centre
stores has increased by up to c.1,800 (25%) since 2000; whilst the number of town centre stores
fell by almost 15,000 between 2000 and 2009, the majority of which are likely to have been in
‘high street’ locations.

6.7 SUMMARY
The ‘traditional’ high street continues to face a number of challenges stemming from the
impacts of the economic downturn, the tightening of retail spending in recent years, and
continued significant changes in consumer shopping behaviour. The growth in online
shopping, including multi-channel retailing, acts as tough competition, but also presents an
opportunity for the high street to capitalise, by maximising the opportunities arising from
services like ‘click & collect’, and retailers moving towards a seamless transition between storebased and virtual shopping experiences.

Another trend is the evolution of traditional retail ‘box’ warehouse developments into retail
parks, sub-dividing units, expanding the product offer, and developing beyond just retail to
introduce food and beverage, encouraging longer dwell times. Retail park owners are also
refurbishing their retail parks; i.e. public realm, walkways, car parks, signage, landscaping and
seating to enhance the visitor experience.

Out-of-centre retailing remains an ever-present source of competition, and market evidence
suggests that many retail parks have performed well during the economic downturn, and
have become increasingly attractive to ‘high street’ retailers. Portfolio aspiration is generally to
increase footfall through a greater product offer and mix of uses to encourage footfall and
longer dwell times.

6.6 COMMERCIAL LEISURE
As the nature of retail and high-street shopping continues to change over time, the
commercial leisure sector is becoming an increasingly important contributor to the vitality and
viability of town centres. Leisure time is a precious commodity to consumers and in order to
maximise free time, research suggests that town centre visitors often combine leisure activities
as part of an overall ‘going out’ experience.

Town centre strategies, like the proposed Hastings Town Centre and White Rock Area Action
Plan (AAP), which support the continued evolution of the high street, are therefore considered
ever more vital. This may involve providing a high quality shopping ‘experience’, maximising
the benefits of trade from a broader catchment area, and improving the mix of retail and
non-retail outlets to increase length of stay and spend.

The recession brought mixed fortunes for the restaurant sector. The main casualties were from
the more exclusive end of the market, as well as smaller companies with less established
brands. Many companies owning multiple brands expanded throughout the economic
downturn and continue to trade well, often by offering heavy promotions and discounts.

It will be important for town centres to be well positioned to be able to adapt to on-going
changes in the retail and leisure sector in future years and to reaffirm their unique selling points
which differentiate their retail offer from other centres, allowing them to differentiate
themselves from – rather than directly compete with – higher order centres. In the case of
Hastings, this includes the coastal location, and mix of cultural, leisure, academic, business and
retail assets. Robust place marketing strategies are ever crucial.

The coffee shop sector remains buoyant; there are now approximately 16,500 coffee shops
across the country. Recent analysis shows that the UK’s coffee shop sector remains one of the
most successful in the nation’s economy and will continue to expand. Operators such as
Costa are now a high street staple whilst the independent coffee shop sector is also growing
store numbers.
The pub industry suffered during the recession with a record number of pub closures across the
UK as a direct consequence of a decline in both drinks sales and rental revenues. This decline
continues today, at a rate of approximately 30 pub closures per week across the country.
Many pubs have in recent years been converted to small-format convenience stores.
Additional factors such as competition from supermarkets, changes to licensing legislation and
the smoking ban have further compounded the problems faced by many operators. Similar to
the foodstores, however, value led brands such as JD Wetherspoon have achieved sales
growth in recent years and continue to expand.
The Health and Fitness sector continues to perform strongly as the social trend involving the
maintenance of personal health and fitness shows no sign of abating. The health and fitness
market is currently being expanded through investment by value and budget operators (such
as Easy Gym, Gymbox and Pure Gym), although we understand that representation from
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7 SUB-REGIONAL CONTEXT

across a number of key indicators – scale, market positioning, fashionability and age
positioning of the retail offer. The score attached to each operator is weighted to reflect their
overall impact on shopping patterns. For example, anchor stores such as John Lewis, Marks &
Spencer and Debenhams receive a higher score than unit store retailers to reflect their major
influence on shopping patterns. The resulting aggregate score for each venue is called its
Venuescore.

This section examines the retail performance of Hastings Town Centre in the context of the
retail network across the wider sub-region. Our analysis draws on the household telephone
survey results and desk-based research to identify the main retail offer and floorspace
provision in each competing centre, and the extent to which this is likely to change and
influence shopping patterns in the region in the future. The survey was undertaken in
September 2015 by NEMS Market Research which resulted in 1000 valid responses. The survey
area takes into consideration the extent of the catchment area for Hastings Town Centre. This
area is sub-divided into 10 zones based upon postal sector boundaries. The survey findings are
weighted to reflect the actual distribution of population within these zones. A map illustrating
the Household Telephone Survey Area is shown in figure 47.

Shopping patterns from the telephone survey allow us to calculate the amount of comparison
goods expenditure that each competing centre draws from within the borough. This indicator
takes into consideration the strength of the retail offer as well as the centres accessibility and
distance from Hastings. The total expenditure captured by each centre from the Zone 1-10
survey area is set out in Table 8.
It is evident that Hastings Town Centre is the most dominant centre in terms of comparison
goods trade, drawing c.£212.3m of comparison goods expenditure (30.3% market share) from
within the survey area, a strong proportion of which is derived from within the Borough (Zones
1-3) (£132.9m / 48% market share). Eastbourne is the main competitor in the sub-region and
the second most dominant centre in terms of comparison goods trade in the study area,
drawing £108.8m (15.5%) of comparison goods expenditure.

FIGURE 47: HOUSEHOLD TELEPHONE SURVEY

Ravenside Retail and Leisure Park is also identified as a key competitor and the third most
dominant centre in terms of comparison goods trade across the survey area, drawing £95.5m
(13.6%) of comparison goods expenditure. Bexhill and Tunbridge Wells are the third and fourth
most influential centres in the Zone 1-10 survey area in respect of trade draw (see table 8).
TABLE 8: COMPARISON GOODS TRADE DRAW: KEY COMPETING CENTRES
Javelin UK Ranking
2014

£(Ms)

Market Share (%)

Hastings

188

£212.3m

30.3%

Eastbourne

117

£108.8

15.5%

Ravenside Retail &
Leisure Park

682

£95.5m

13.6%

Bexhill

586

£49.5m

7.1%

Tunbridge Wells

52

£41.5m

5.9%

Hailsham

768

£15.7m

2.2%

2,306

£5.9m

0.8%

Centre

Battle

Source: Household Telephone Survey, 2015

7.1 TOWN CENTRE NETWORK

We have undertaken a more detailed analysis of shopping patterns across the Hastings
Borough zones (best fit Zones 1, 2 and 3). The findings are as follows (full details are shown in
Table 4, Appendix 1):

The household telephone survey highlighted that the main centres that trade with and
compete in the same catchment as Hastings, include Battle, Ravenside Retail and Leisure
Park, Bexhill, Hailsham, Rye, Eastbourne and Tunbridge Wells.
Table 8 highlights the ranking of each of these centres as derived from Javelin (Venuescore
2014). Javelin Group’s Venuescore provides an up-to-date ranking of UK shopping venues
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•

Zone 1: Hastings Town Centre has a market share of 72.3%. Alternative choices include
Ravenside Retail Park (9.7% market share); St Leonards (9% market share);; and
Eastbourne Town Centre (2.2% market share);

•

Zone 2: Hastings Town Centre has a market share of 32.98%. Alternative choices include
Ravenside Retail Park (19.22% market share); St Leonards District Centre (12.5% market
share); Eastbourne Town Centre (11.56% market share); Tesco Extra, St Leonards (4.73%
market share); and Tunbridge Wells (3.46% market share);

•

Zone 3: Hastings Town Centre has a market share of 55.45%. Alternative choices include St
Leonards District Centre (7.47% market share); Tunbridge Wells (3.76% market share);
Eastbourne Town Centre (3.14% market share), Central London (2.17% market share); and
Bexhill (2.08% market share).

7.2 SUMMARY
In terms of the sub-regional context, the household telephone survey has identified Battle,
Ravenside Retail and Leisure Park, Bexhill, Hailsham, Rye, Eastbourne and Tunbridge Wells as
the main competing centres outside Hastings. Across the survey area, Hastings has a market
share of 30.3%; and within the Borough Zones (1/2/3) the centre has a higher market share of
48%.
It is evident that Eastbourne, Hailsham, Bexhill and Ravenside Retail and Leisure Park are the
most dominant centres in the western areas (Zones 5/6/7). Hastings has its lowest survey area
market share in Zones 6 (9.7%) and Zone 7 (0.9%), highlighting the greatest area of
competition.
In the eastern areas (Zones 4/9/10), Hastings Town Centre retains a reasonably strong market
share in the absence of main competitors in close proximity. Centres including Rye, Tunbridge
Wells and Ashford do have an influence on shopping patterns, particularly in Zones 9 and 10 –
albeit to a lesser extent than Eastbourne and Ravenside Retail and Leisure Park.
To the north, Tunbridge Wells has a strong market share in Zone 8 (48%) given proximity and a
superior retail and food/beverage offer.
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8 HASTINGS TOWN CENTRE

units (retail, leisure and financial and business services combined), comprising 427 units 9.
Table 9 sets out the composition of the number of units in Hastings, and Table 10 sets out the
composition of retail floorspace in Hastings.

In this section we present our qualitative analysis of Hastings Town Centre. We provide a
detailed review of current policy designations and the retail and leisure offer focusing on the
current composition of the Town Centre and the performance of broadly defined ‘Character
Areas’.

TABLE 9: HASTINGS TOWN CENTRE COMPOSITION OF UNITS

Drawing on the Household Telephone Survey we set out customers’ views and behaviour in
order to define the usage and function of Hastings Town Centre. A pedestrian footfall survey
was carried out by PMRS in October 2015 to measure the varying quantum of footfall
throughout the Town Centre. The survey measured footfall at 30 different locations around the
centre during a Friday and Saturday.

8.1 POLICY FRONTAGES/BOUNDARIES
Hastings Town Centre’s policy designations are set out on the Policies Map accompanying the
Development Management Plan (DMP, adopted 2015).

8.1.1

TOWN CENTRE BOUNDARY

% of Total

UK Average (%)

Variance (%)

Convenience

34

7.96

8.52

-0.56

Comparison

138

32.32

32.16

+0.16

Retail Services

50

11.71

14.32

-2.61

Leisure Services

85

19.91

22.59

-2.68

Financial &
Business Services

55

12.88

10.71

+2.17

Vacant

65

15.22

11.38

+3.84

TOTAL

427

100

100

-

TABLE 10: HASTINGS TOWN CENTRE COMPOSITION OF RETAIL FLOORSPACE

Hastings’ Town Centre Boundary is defined on the Policies Map (2015). It essentially
encompasses the central shopping area comprising Priory Meadow Shopping Centre and the
stores located around Harold Place, the Morrisons foodstore on Queens Road, a range of
peripheral residential areas and civic uses and the seafront up to and including the Pier.

8.1.2

Number of Units

HASTINGS TOWN CENTRE SHOPPING

The Hastings Town Centre Shopping Area (DMP Policy SA1) is focussed around Priory Meadow
Shopping Centre, but also includes the units along Queen Road, up to and including the
Morrisons foodstore, as well as units along Havelock Road, Robertson Street and Castle Street.
The Policies Map does not distinguish between Primary and Secondary shopping frontages.
As outlined earlier, Policy SA1 – Hastings Town Centre Shopping Area states that within the
Town Centre Shopping Area, as defined on the Policies Map, at ground floor level, proposals
for planning use-class A1-A4 and other uses appropriate to the character of the shopping area
will be permitted.

Floorspace
(sq.m)

% of Total

UK Average (%)

Variance (%)

Convenience

9,030

11.92

15.14

-3.22

Comparison

35,331

46.63

35.94

+10.69

Retail Services

4,329

5.71

7.48

-1.77

Leisure Services

12,681

16.74

23.40

-6.66

Financial &
Business Services

6,550

8.64

8.12

+0.52

It is evident that Hastings Town Centre has a below average representation of units occupied
by convenience goods retailers. The main convenience goods offer in Hastings Town Centre
comprises a large Morrisons supermarket, located off Queens Road towards the northern
periphery of the Town Centre (net sales area of c. 3,100 sq.m). The Town Centre also has an
M&S store located within Priory Meadow shopping centre, a Sainsbury’s Local, Tesco Express
and Iceland. This convenience goods offer is supplemented by a small number independent
operators.

8.2 DIVERSITY OF USES
The Experian Goad category report for Hastings Town Centre (February 2015) identifies a total
of approximately 75,772 sq.m of floorspace at ground floor level for retail trade and service

The floorspace figures derived from Experian Goad only use the footprints of the units and
therefore only provide indicative floorspace figures.

9
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The proportion of comparison goods retail units sits above the UK national average, although
this hides fluctuations between goods categories. In particular, the Town Centre has a below
average representation in the children’s, ladies and menswear clothing categories, but a
marginally above average representation in the footwear category. At the time of the survey,
Hastings Town Centre had 10 charity shops which is below national average. In other
categories there is an above average representation in the department store and variety store
categories, photographic, second hand books, sports/camping/leisure goods, and
telephone/mobile accessories.

8.4 CHARACTER AREAS
In order to look in more detail at the retail and leisure provision throughout the Town Centre we
have identified six Character Areas, which assist in the description of the centre, but do not
relate directly to current or future policy designations. Figure 48 illustrates the broad Character
Areas underpinning the analysis.

Service businesses in the centre account for 44.5% of all retail units within Hastings Town Centre.
Within the retail service category the dominant use by far is ‘health and beauty’ occupying 34
units, although this remains below the national average in respect of proportion of units. In the
‘leisure’ service sector, Hastings has an above average proportion of bars and wine bars,
cafés, and disco’s and nightclubs; and a below average representation of ‘cinemas, theatres
and concert halls’, ‘restaurants’, ‘public houses’, ‘hotels’ and ‘fast food take aways’. Within
the financial services categories, Hastings has an above proportion of units occupied by
employment centres/recruitment agencies, financial services, legal services and property
services, but a below average representation of banks and building societies.

The six Character Areas comprise:

8.3 RETAILER REPRESENTATION

•

Core Shopping Area (Priory Meadow)

•

Station Gateway/Priory Quarter

•

Cornwallis Street/St Andrews Square

•

Queens Road/Morrisons

•

Robertson Street/White Rock and Seafront

•

Castle Street/Wellington Street

Hastings Town Centre performs an important retail role in the sub-region. The retail provision
within the Town Centre comprises a good mix of independent and multiple retailers. The
presence of multiple outlets can enhance the appeal of a town centre relative to other
centres within a sub-regional hierarchy. According to Experian Goad (and also informed by
GVA’s healthcheck survey), multiple retailers (i.e. chain stores) account for 26% of the total
number of retail units. Key multiple retailers present include BHS, Debenhams and Marks &
Spencer. Other major multiple comparison retailers include H&M, New Look, Topshop, Argos,
Boots, Waterstones and Carphone Warehouse.
The representation of comparison retailers is reasonably strong but largely mainstream and
mid-range, with little to no representation of higher-end retailers such as Molton Brown, Reiss,
Ted Baker, Mango, Cath Kidston. Furthermore, Debenhams is currently housed within a fairly
dated unit with a poorly configured store format. Whilst the comparison retailer representation
is of a mid-quality, Hastings Town Centre does benefit from a relatively strong secondary and
tertiary retail offer, with a good representation of independent cafés and restaurants primarily
concentrated around Robertson Street, and a number of retail services located around
Queen Road.
Hasting Town Centre’s main foodstore is a large Morrisons supermarket located to the north of
the Town Centre (edge-of-centre in policy terms), located off Queen Road and serviced by a
large car park. The centre also benefits from a Marks & Spencer (including ‘Simply Food’)
within the Priory Meadow Shopping Centre, a Tesco Express on Havelock Road and a
Sainsbury’s Local at Station Approach.

69

gva.co.uk

HASTINGS TOWN CENTRE AND WHITE ROCK STUDY: FINAL REPORT
FIGURE 48: HASTINGS TOWN CENTRE CHARACTER AREAS

also noted as being particularly busy, which was evidently reflected by the footfall survey
undertaken by PMRS.

8.4.2

PMRS PEDESTRIAN FOOTFALL RESULTS

A high level of footfall was recorded at Priory Meadow. The highest level of footfall was
recorded in the central pedestrianised courtyard and southern entrance to the covered area
of the shopping centre. Results from PMRS’ survey also reveals that footfall levels were slightly
lower heading towards Station Approach, and the exit and stores facing onto Queens Road.

8.4.3

CH ARACTER ARE A 2: STATION GATEW AY AND PRIORY
QUARTER

Station gateway forms the key link between Hastings train station, Sussex Coast College
Hastings and Priory Meadow shopping centre and beyond into the rest of the Town Centre.
Located within the station and beneath the College campus is a small variety of shops and
cafés including a Costa, Subway and Sainsbury’s Local foodstore.
Further south, situated along Havelock Road is Priory Quarter, Hastings’ new, up and coming
town centre business and education district. Development has already started within the Priory
Quarter, with approximately 150,000 sq.ft of office, retail and education premises already built.
At present, the Priory Quarter is already occupied by a range of businesses and organisations
including the University of Brighton, solicitors, insurance brokers and Tesco Express. However,
despite a clear sign of investment into the area, it was noted at the time of our site visits during
September 2015, that a number of the new commercial and retail units located at ground
floor beneath the new offices towards the top of Havelock Road remain vacant and un-let.

8.4.1

The retail offer within the Priory Quarter is fairly limited as an ancillary use to the dominant
commercial and education uses in the area , with the most notable services including a Tesco
Express foodstore and a couple of restaurant/takeaways.

CH ARACTER ARE A 1: CORE SHOPPING AREA (PRIORY
MEADOW)

Located in the heart of the Town Centre, Priory Meadow, owned by New River Retail,
undoubtedly plays a significant role in the Town Centre’s overall vitality and viability. The
shopping centre and pedestrian courtyard features the Town Centre’s more modern, larger
floorplate store formats, and contains key multiple retailers such as M&S, BhS, River Island,
Pandora, H&M, Boots, Clintons, WH Smiths, JD Sports, Waterstones, H Samuel, Topshop,
Poundland, Robert Dyas, Vision Express, Carphone Warehouse and Clarks, and a number of
other mobile phone/accessory shops. The site survey carried out in September 2015 identified 3
vacant units within the shopping centre, including a reasonably large vacant unit within the
covered area, 31-32 Kings Walk.

8.4.4

PMRS PEDESTRIAN FOOTFALL RESULTS

In comparison to Character Area 1, the footfall survey results revealed a significantly lower
level of footfall in Character Area 2. This can be perhaps be explained in part due to the very
time-specific uses at the station gateway such as the train station and college. Furthermore,
the very low level of footfall recorded along Havelock Road is also potentially due to the
concentration of commercial and education uses.
However, considering that Havelock Road provides a reasonably direct route to the core of
the Town Centre, the results illustrate how the majority of pedestrians are using Priory Meadow
and Station Road to access the town. The survey results suggest that Havelock Road has
amongst the lowest pedestrian activity in the Town Centre.

Priory Meadow also comprises a 1,000 space multi-storey car park to the rear of the shopping
area, as well as some cafés. Overall, this core shopping area of the Town Centre provides a
pleasant and functional shopping environment, and during various visits to the town it was
noted how the courtyard was often used for extra activities such as markets or a temporary ice
rink, which certainly contributes to the town’s vitality and viability. This area of the town was
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8.4.5

8.4.8

CH ARACTER ARE A 3: CORNW ALLIS STREET/ST ANDREWS
SQUARE

Pedestrian activity was recorded as being fairly low along Queens Road from the corner of
Priory Meadow northwards. As would be expected, the level of pedestrian activity decreases
as you head further north along Queens Road, and some of the lowest activity was recorded
at count point locations adjacent to Morrisons and further north. This does reinforce our
observation that the majority of customers visiting the supermarket are doing so by car, rather
than by foot. The survey results clearly indicate that this area of the Town Centre remains
peripheral to the core shopping areas of Priory Meadow and Station Road, and therefore
serves more of a secondary shopping function.

This Character Area is predominantly residential in nature. In close proximity to Priory Meadow
and Queens Road, the area comprises a distinctive arrangement of terraced houses
surrounding a central square which features a place of worship and community centre. There
are few retail uses within this Character Area, although a pub, café, Fish & Chip restaurant,
hairdressers, a bar and Indian takeaway do serve the local residents. Located directly behind
St Andrews Square adjacent to Mann Street is a car park with the capacity to accommodate
approximately 70 vehicles. This site is currently allocated within the newly adopted
Development Management Plan for further residential development (Site Allocation Ref:
HTC2).

8.4.6

8.4.9

PMRS PEDESTRIAN FOOTFALL RESULTS

CH ARACTER ARE A 5: ROBERTSON STREET & WEST SEAFRONT

A large proportion of Robertson Street & the West Seafront area lies within Hastings Town
Centre Shopping Area, and currently comprises a mix of comparison retail and commercial
leisure activities. Towards the eastern end of Robertson Street, the large Debenhams
department store provides the focus of comparison retail activity in this area of the Town
Centre. Comprising four floors, the store features an irregular configuration which we consider
could benefit from refurbishment.

Character Area 3 was not included in PMRS’ footfall survey due to the lack of retail units.
However, following our own observations on site, the area – which would be expected given
its residential nature - was very quiet. Due to the lack of retailers, its residential character and
the fact that it does not form a key route for people walking to the Town Centre or train
station, Character Area 3 is arguably a more secondary town centre area.

8.4.7

PMRS PEDESTRIAN FOOTFALL RESULTS

This area of the Town Centre also features the highest concentration of independent cafés
and restaurants which makes a positive contribution to its vitality. The eastern extent of
Robertson Street benefits from being pedestrianised which makes for a pleasant shopping
environment – something we consider could be capitalised upon further in this part of the
town.

CH ARACTER ARE A 4: QUEENS ROAD/MORRISONS

Towards the northern extent of the Town Centre Boundary, Character Area 4 contains a
significant mass of shops and retail services. Most notably, the Morrisons supermarket, Hastings
Town Centres largest foodstore, is located off Queens Road. The superstore is supported by a
large car park which dominates the site, with capacity to accommodate approximately 500
vehicles. Pedestrian access when coming from the Town Centre is reasonably poor, and
something which we consider could certainly be improved. However, the store appears to
predominantly serve customers arriving by car.

Claremont and Trinity Street feature an eclectic and positive mix of independent retailers
including art galleries, a bakery, a music shop and Hastings Central Library. However, due to its
peripheral location in relation to the core shopping area in the Town Centre, it was noted that
these areas were significantly quieter in terms of pedestrian activity. This is also reflected by the
current proportion of vacant units in the area.

Throughout the rest of the Character Area along Queens Road, the majority of units are
occupied by independent retailers. The retail offer along Queens Road is fairly diverse,
comprising services (hairdressers, barbers, solicitors and beauty parlours), household goods
stores, convenience stores and cafés/restaurants. We consider the retail offer within this area
to serve local resident needs well, and provides a different, more service-orientated offer to
the core retail area of the Town Centre.

The retailers currently located along the Seafront on the western boundary of the Town Centre
are of a lower quality, and a noticeable lack of pedestrian activity along this parade was
noted during our site surveys.

Following our various site visits, a reasonably significant cluster of vacant units were noted
along Queens Road, in particular around the junction with Elford Street, Cornwallis Street and
opposite the Morrisons petrol station.

Pedestrian activity was recorded as being fairly low along Robertson Street, with footfall levels
gradually diminishing further towards the seafront and then onto White Rock road itself, where
some of the lowest activity across the survey was recorded. Similarly, and as we noted during
our own site visits, pedestrian activity around Trinity Street and Claremont was particularly low.
The Debenhams clearly serves an important function within the Town Centre with a strong
customer draw as pedestrian activity was recorded as being very high outside the store
entrance.

8.4.10 PMRS PEDESTRIAN FOOTFALL RESULTS
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TABLE 11: VACANCY RATES IN HASTINGS BY UNIT AND FLOORSPACE

8.4.11 CH ARACTER ARE A 6: CASTLE STREET/WELLINGTON PLACE

Vacant Units

This Character Area includes the central core of the Town Centre at the junction between
Robertson Street, Queens Road and Wellington Place. The shopping area is pedestrianised for
the majority of the day which fosters a pleasant shopping environment. A number of national
multiple retailers are located in this central area including Odeon Cinemas, Boots Opticians,
Thomas Cook, Costa, McDonalds and Millets.

65

% of Total
Units
15.22

UK Average (%)

Vacant
Floorspace
(sqm)

11.38

7,850

% of Total
Floorspace

UK
Average
(%)

10.36

9.19

Source: Experian Goad Category Report February 2015

Queens Arcade, situated between Queens Road and Wellington Place, features a set of small
unit independent retailers. We consider this arcade, along with the PoundStretcher store,
could be better utilised given its central location (please see our recommendations in Section
5 for further details).

GVA undertook an on-site audit in September 2015 which enabled the Experian Goad data to
be updated. The survey highlighted that the number of vacant retail units had fallen
substantially by 25 from 65 to 40. This equates to a vacancy rate of 9.6%, meaning the
proportion of vacant units has since fallen below the national average.

The number of smaller, independent stores increases beyond Wellington Place on Castle
Street, although a relatively large Argos store is also located there. Unfortunately, the southern
side of the units along Denmark Place is effectively dead frontage. We consider this prime,
central location could better utilise its proximity to the seafront, providing a ‘gateway’
between the beach and the Town Centre.

For the most part, the previously-vacant units have been re-occupied by a wide range of retail
outlets. The significant vacant units currently include the former Royal Mail Post Office on
Cambridge Road, 11-14 Robertson Street, the unit on the corner of Queens Square facing
towards Sainsbury’s Local and the station, and the unit at 31-32 Priory Meadow. There is also a
fairly significant cluster of vacant units along Robertson Street.

8.4.12 PMRS PEDESTRIAN FOOTFALL RESULTS

8.6 CUSTOMER VIEWS AND BEHAVIOUR

Pedestrian activity was relatively high within this Character Area. In particular, very high footfall
counts were recorded at the junction between Wellington Place and Queens Road. This area,
along with Station Road and Priory Meadow is undoubtedly the most heavily trafficked part of
Hastings Town Centre. Further eastwards along Wellington Place and into Castle Street
pedestrian activity does fall a little, but still remains relatively high in comparison to other
peripheral parts of the Town Centre. This is perhaps due to the fact that Hastings Old Town and
the leisure facilities on the seafront are accessed this way, nevertheless, we consider this area
has great potential and could perhaps be better utilised for retail and leisure purposes.

The household telephone survey included various attitudinal questions about the frequency of
visit to different parts of Hastings, the reasons for choosing to visit and likes and dislikes. The key
findings from the telephone survey are summarised below, and provide an in-depth
understanding of the functionality of Hastings as a destination.

8.5 VACANT RETAIL PROPERTY
The proportion of vacant street level property is one of the relevant indicators which can be
used when assessing the health and viability of a town centre. However, it should be used with
caution as vacancies can arise even in the strongest, most healthy town centres. Conversely,
a lack of vacant units can be a symptom of under provision of space which can prevent
prospective or current retailers from securing new, or enhancing, their representation.

•

Respondents visited four key areas in Hastings, with 70.5% visiting the main shopping area,
63% visiting Hastings Old Town, 61.3% visiting the Seafront, and 30% visiting Central St
Leonards shopping area.

•

The response rate was higher for those living in the Borough, with 85% visiting the main
shopping area, 82% visiting Hastings Old Town, 81% visiting the Seafront, and 48% visiting
Central St Leonards.

We have separated the Zone 1-10 Survey Area into three sub-zones illustrated on figure 49. This
assists in a broader geographical overview of where people living in different parts of the
catchment are travelling to access different ‘areas’ in Hastings – including the Main Shopping
Area, Old Town, St Leonards and the Seafront. Sub-zones 1, 2 and 3 have been defined and
referred to throughout this section for the purposes of the analysis.

Table 11 indicates that during February 2015 (when the Experian Goad Survey was completed)
there were 65 vacant units in Hastings, equating to a vacancy rate of 15.22%. This is above the
national average of 11.38%. Furthermore, the 2015 Experian Goad Category report indicates
that 10.36% of floorspace in Hastings is vacant compared to a national average of 9.19%.
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FIGURE 49: SUB-ZONE ANALYSIS AREAS

When asked about dislikes, a high proportion (30.7%) noted general environmental factors,
litter, threatening behaviour and feeling unsafe. Availability and cost of parking was also
cited, as was the poor range of multiple retailers and general range of shops.
Across the survey area, 41.1% of respondents who visit Hastings Old Town do so at least once a
fortnight. The figure is higher in the borough (58.1%), but lower in outer sub-zones 2 and 3
(38.2% and 13% respectively); in these outer areas, the majority of those who visit the Old Town
do so less than once a month (41.5% and 66.2% respectively). The catchment to the east are
more regular users than those to the west.
As set out above, 61.3% of those living the study survey area visit the Seafront, and 42% of
those do so at least once a month. Like other areas in Hastings, this figure is higher in the
borough (58.4% visiting at least once a month), but lower in sub-zone 2 (44.7%), and
considerably lower in sub-zone 3 (13.4%). Of those who visit the Seafront, 14.5% visit the whole
area, 30.3% visit the Old Town, 11.5% visit the amusement arcades, and 9.8% visit the Pier. The
most common reason for visiting the Seafront is ‘walking/fresh air’ (39.3%), the range of leisure
activities (35.4%), the sea view/relaxing (15.5%), a great place to take children/family (14.8%),
cafés/restaurants (7.7%) and dog-walking (5.9%).
Overall, respondents appear generally satisfied with the Seafront in terms of the offer, quality
and environment. Desired improvements included a ‘general tidy-up/cleaner environment’
(20.5%) and ‘more/better parking’ (5.6%), but no further major issues were highlighted.
Given the more localised role of St Leonards, 30% of people living within the survey area visit
this area, with 51.6% of those visiting at least once a fortnight. This figure is higher in the
borough (62.5%), and as you would expect lower in outer sub-zones 2 and 3 (38.8% and 25.8%
respectively).

The survey probed further about the reasons and frequency for visiting these areas, as well as
respondents’ likes and dislikes. In respect of the Main Shopping Area, 54% visit at least once a
fortnight; although this is higher for borough residents (75%). The main purpose for visiting
includes non-food shopping (67%), financial services (7%), food shopping (6.7%), and leisure
activities (3%).
•

Respondents were asked why they like the main shopping area in Hastings and the top
responses included:

•

Close to home (17%)

•

Good range of non-food shops (11.4%)

•

Good range of multiple retailers (9.9%)

•

Good layout, compact shopping area (8.8%)

•

Good places to eat (cafés/restaurants) (5.7%)

•

Easy to park (5.6%)

•

Attractive environment (5.6%)

•

Pedestrianised areas (5.3%)

The Household Telephone Survey probed usage of the White Rock Area in Hastings. Across the
survey area 44.3% of respondents stated that they did visit this area, with the figure being
higher amongst borough residents (57.5%). In outer sub-zones 2 and 3 the figure is marginally
lower at 44.1% and 31.9% respectively. The over-riding reason for visiting the White Rock area is
the White Rock Theatre (72.5%), and this translates into a low visitation rate with 74.4% visiting
less than once a month. The secondary reason for visiting White Rock is for ‘walking, exercise
and fresh air’(10.3%).
Finally, the Household Telephone Survey also sought to explore the role and usage of festivals
in Hastings. Across the survey area, 33% of respondents stated that they did attend festivals
held in Hastings, although the figure is higher from Borough residents (58.7%). The most popular
festivals include the Seafood and Wine Festival (30.8%), Jack-in-the-Green Festival (30.5%),
Bonfire and Fireworks (23.1%), Old Town Carnival Week (22.8%) and the Beer and Music Festival
(19.5%).
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FIGURE 50: SUB-ZONE ANALYSIS AREAS

8.7 BULKY GOODS RETAILING
National retail trends demonstrate market aspiration to move away from pure bulky goods
retail destinations, evolving to more ‘mixed use’ destinations in respect of comparison and
leisure operators; the key driver being to increase footfall and dwell times. Nevertheless, in
qualitative terms, out-of-centre retail destinations remain the location of choice for bulky
goods operators and they continue to represent town centre competition. It is relevant to
consider flows of bulky goods expenditure alongside the role and functionality of Hastings and
the adjoining network of centres.
Beyond the main shopping area, bulky goods retailing / retail warehouse provision in Hastings
borough is limited, including for example the Bensons for Beds and Carpetright (Bexhill Road, St
Leonards), Gordon Busbridge in Bohemia, HSL in Marina and Bentley & Hall (furniture/carpets)
on Earl Street. It is evident from the household telephone survey that a proportion of borough
generated bulky goods expenditure is travelling to alternative destinations further afield in the
wider sub-region. The tables below set out where people are travelling for different categories
of ‘bulky’ goods retailing from with the Borough (Zones 1/2/3), and from the eastern sub-zone
and western sub-zone (see figure 50).
Hastings is the preferred location for the purchase of furniture, floor coverings and household
textiles for those living within the Borough and the eastern sub-zone. In the western sub-zone,
Eastbourne is the preferred location followed by Tunbridge Wells and then Hastings as third
choice.

TABLE 12: HOUSEHOLDS SHOPPING FOR FURNITURE, FLOOR COVERINGS & HOUSEHOLD TEXTILES

DESTINATION

Survey Area

Borough
Market Share
(Zones 1/2/3)

Eastern SubZone (Zones
4/9/10)

Western SubZone (Zones
5/6/7/8)

Hastings

21.8%

31.0%

44.3%

8.1%

Eastbourne

16.2%

3.9%

2.5%

31.4%

Tunbridge Wells

11.9%

12.7%

9.4%

11.6%

St Leonards

6.3%

12.0%

3.9%

1.0%

Ravenside Retail &
Leisure Park

4.5%

6.4%

4.3%

2.4%

Lakeside

4.7%

7.9%

3.3%

1.7%

Ravenside Retail and Leisure Park is the dominant location for the purchase of DIY and
decorating goods for those living in all parts of the survey area, followed by Hastings Town
Centre and Eastbourne (Table 13). For the purchase of domestic appliances (Table 14)
Ravenside Retail Park is also dominant across the survey area, although not to the same extent
as DIY and decorating goods. Alternative destinations include St Leonards and Hastings, and
also Eastbourne for those living in the western sub-zone, and Ashford for those living within the
western sub-zone.
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TABLE 13: HOUSEHOLDS SHOPPING FOR DIY AND DECORATING GOODS

DESTINATION

Survey Area

Borough
Market Share
(Zones 1/2/3)

Eastern SubZone (Zones
4/9/10)

Western SubZone (Zones
5/6/7/8)

Ravenside Retail &
Leisure Park

59.8%

76.4%

42.8%

46.9%

Hastings

6.9%

11.8%

12.2%

0.8%

Eastbourne

4.0%

0.7%

0.3%

8.1%

The proportion of convenience goods retailers is below the national average. Units include a
large Morrisons store somewhat removed from the core shopping area and unlikely to
generate linked trips, and a Sainsbury’s Local, Tesco Express and Iceland store. There is no
large foodstore seamlessly integrated with the main shopping area with which to encourage
linked trips and joined up parking. There is also scope to increase the range of independent
convenience goods businesses.
In the service sector, Hastings is well represented in the health & beauty, bars, clubs and cafés
categories; but under-represented – when compared to the national average – in the
restaurant, pubs, take-away and cinema/theatre categories. Our analysis of vacant units has
highlighted a fall of 40% between February and September 2015.

TABLE 13: HOUSEHOLDS SHOPPING FOR DOMESTIC APPLIANCES

DESTINATION

Survey Area

Borough
Market Share
(Zones 1/2/3)

Eastern SubZone (Zones
4/9/10)

Western SubZone (Zones
5/6/7/8)

Ravenside Retail &
Leisure Park

47.4%

54.6%

33.7%

43.6%

St Leonards

13.7%

18.6%

20.7%

8.1%

Hastings

9.1%

12.5%

15.5%

Eastbourne

8.4%

5.3%

0.0%

Ashford
0.9%
0.0%
10.1%
NB: Includes washing machines, fridges, cookers and kettles

Across the survey area, Hastings main shopping area attracts the greatest proportion of
residents (70.5%), followed by Hastings Old Town (62.6%), the Seafront (61.3%), and Central St
Leonards (30.3%). The survey analysis identified key facts and views in respect of each of these
Character Areas:
•

In respect of the Main Shopping Area, visitors highlighted the quality of the environment
and security as the greatest dissatisfaction with the centre. Only 20% cited retailer
representation as a key strength;

4.9%

•

The catchment for the Old Town includes the borough and the eastern sub-zone;

12.8%

•

The most common reasons for visiting the Seafront include fresh-air, leisure activities and
family time. Respondents were generally satisfied, but noted that ‘a general tidy up’
would be welcomed;

•

St Leonards is a more ‘local’ shopping destination, but does attract visitors/shoppers from
the entire catchment area.

0.0%

8.8 SUMMARY

In respect of White Rock, the over-riding reason for visiting is the White Rock Theatre, which
translates into a low frequency of visit. A substantial lower proportion of survey respondents
visited White Rock for ‘walking, exercise and fresh air’.

Hastings Town Centre is the largest town in the Borough and performs an important retail role in
the sub-region. The representation of comparison retailers is reasonably strong but largely
mainstream and mid-range, with little to no representation of higher-end retailers such as East,
Gap, Banana Republic, Molton Brown, Reiss, Ted Baker, Mango, Cath Kidston, Oliver Bonas,
Karen Millen. At the discount end of the market, and a key footfall driver in today’s market,
there is no Primark represented.

Beyond the main shopping area, bulky goods retailing / retail warehouse provision in Hastings
Borough is limited, including for example the Bensons for Beds and Carpetright (Bexhill Road, St
Leonards), Gordon Busbridge in Bohemia, HSL at The Marina and Bentley & Hall
(furniture/carpets) on Earl Street. The analysis has identified bulky goods expenditure leakage
from the Borough to Eastbourne, Tunbridge Wells, Ravenside Retail and Leisure Park, Lakeside
and Ashford; although this varies across the geographical sub-zones.

Key multiple retailers present include BHS, Debenhams and Marks & Spencer. Other major
multiple comparison retailers include River Island, Pandora, H&M, New Look, Topshop, Argos,
Clintons, Clarks, JD Sports, Boots, Waterstones and Carphone Warehouse. Debenhams is
currently housed within a fairly dated unit with a poorly configured store format.
The proportion of comparison goods retailers is above the national average, although on
closer analysis, there is below average proportion of all clothing categories, and an above
average representation of footwear operators, variety stores, mobile phone shops and
sports/leisurewear retailers.
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9 RETAIL NEED PROJECTIONS

FIGURE 51: HOUSEHOLD TELEPHONE SURVEY AREA

In this section we evaluate the current performance of Hastings Town Centre. This is the basis
for forecasting the need for further convenience and comparison retail floorspace to 2030,
incorporating interim years of 2015, 2020 and 2025. The capacity tables accompanying this
assessment are shown in Appendix 1 and 2.
We have used a conventional and widely accepted step by step methodology, consistent
with best practice, which draws upon the results of the household telephone survey of existing
shopping patterns to model the current flows of available expenditure to Hastings Town
Centre. The model also identifies the ‘other’ centres in Hastings and the main competing
centres which have an influence on shopping patterns in the Borough. To develop the
baseline, we have:
•

calculated the total amount of convenience and comparison goods expenditure which is
available within the postcode areas comprising the Hastings catchment area;

•

allocated the available expenditure to the convenience and comparison goods
shopping destinations, on the basis of the household telephone survey of shopping
patterns, so as to provide estimates on current sales and forecasts of future sales;

•

compared the total expenditure attracted to each shopping destination with current
retail floorspace to assess the sales density of Hastings Town Centre;

•

built upon the baseline position, we have explored the capacity for further convenience
and comparison retail floorspace, having regard to the performance of existing
floorspace.

9.1

The survey results identify shopping habits of households for both convenience and
comparison goods. Where necessary, survey results have been rebased to remove some
responses (such as ‘don’t shop for particular goods’ and ‘internet shopping’) to ensure
consistency with categories excluded in the expenditure projections.

SURVEY AREA AND HOUSEHOLD SURVEY

In order to provide factual information on the shopping patterns in Hastings, GVA
commissioned a new household survey covering 800 households. GVA designed the survey
questionnaire in consultation with Hastings Borough Council and NEMs Market Research
Company who undertook the interviewing and data processing during September 2015. The
survey area is illustrated in figure 51 and is broken down into 10 zones.

For convenience goods, the household telephone survey included questions on main food
and top-up food shopping. The results of the two types of food expenditure were then
merged through the application of a weight which reflects the estimated proportion of
expenditure accounted for by each goods type (75% main food / 25% top-up food). This
forms a composite pattern of convenience spending, expressed as a market share for each
destination centre or foodstore for each survey zone.
The survey also included five questions on specific comparison goods types which coincide
with Experian Business Strategies definitions of comparison goods expenditure. The retail needs
modelling exercise uses the weighted averages of the household survey results for each goods
type based on the proportion of per capita spend on that goods type. This process establishes
the pattern of spending for residents of each zone in terms of the following goods types:
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Clothing and footwear;

•

Furniture, floor coverings and household textiles;
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•

DIY and decorating goods;

•

Domestic electrical appliances; and

•

Personal and luxury goods.

9.2

9.4

The comparison and convenience goods floorspace data which we incorporate into our
model has been drawn from a range of data sources, including the Institute of Grocery
Distribution (IGD), Experian Goad, the Trevor Wood Retail Warehouse Database, and the
Council’s own planning application records. Our floorspace assumptions for foodstores make
allowance for a proportion of the sales area of the foodstore to be used for the sale of
comparison goods (in supermarkets, this may include books, stationery, home entertainment,
small electrical items, and so on).

POPULATION ESTIMATES IN THE SURVEY AREA

Population estimates and forecasts for each of the survey zones were prepared using the
Experian E-Marketer in-house system, drawing on the most recent census data with mid-year
estimates and trend-line projections applied. This provides estimates of population in 2015,
2020, 2025 and 2030. Overall, the population of the Zone 1-10 survey area is currently 210,886.
It is forecast to grow to 217,832 by 2020, 225,818 by 2025 and again to 233,520 by 2030. This
represents an overall increase of 10.7%.

9.3

FLOORSPACE DATA

9.5

AVAILABLE EXPENDITURE IN THE SURVEY AREA

9.5.1

The Experian E-Marketer system provides estimates of per capita expenditure for convenience
and comparison goods expenditure in 2013 prices. We have made deductions for Special
Forms of Trading (SFT) which represent expenditure not available to spend in shops (for
example internet or catalogue shopping). The deductions applied for SFT for convenience
and comparison goods are set out in Table 2 of Appendix 1 and 2.

CONVENIENCE GOODS
FLOORSPACE PERFORMANCE

We have estimated the convenience goods performance of Hastings Town Centre
(comprising Morrisons and M&S), and edge and out-of-centre provision across the borough as
a basis for forecasting the need for additional floorspace. The market share for each town,
edge and out-of-centre destination, derived from the household telephone survey, is set out in
Table 4, Appendix 2.

Expenditure growth rates applied for convenience and comparison goods are based on the
latest economic forecasts published by Experian Business Strategies (Retail Planner 9,
September 2011). They are set out in Table 2 of Appendix 1 and 2 and reflect that we expect
spending on comparison goods to grow faster than on convenience goods, as the scope to
purchase more food is limited. These assumptions take into account economic recovery and
the after-effects of the recession and tentative return to growth. Taking these considerations
into account, we have generated the expenditure within each zone to highlight variations
across the survey area, and grown these expenditure figures accordingly to 2020, 2025 and
2030, which represent 5 year forecasting periods as required by the NPPF.

Within Hastings Town Centre, the Morrisons foodstore on Queens Road has a 20.62% market
share within Zone 1, the stores location zone. The store draws trade from all survey zones, aside
from Zone 7, with a reasonably strong market share in Zone 3 (23.9%), Zone 4 (18.3%), and Zone
10 (12.0%). We estimate that the store has a total convenience goods turnover of
approximately £35m; based on a convenience goods floorspace of 2,490 sq.m net, this
equates to a sales density of £14,056 per sq.m net. Company average sales densities for
Morrisons are £12,677 per sq.m net, which indicates that this store is trading strongly above
comparison average levels.

By applying the population forecasts to the per capita expenditure forecasts, we can gain an
understanding of the total amount of spending on comparison and convenience goods which
is currently available to residents of the survey area, and how much this is expected to
increase over the course of the study period:
•

There is currently £448.7m of convenience goods expenditure available to residents of the
survey area, which is expected to increase to £489m by the end of the study period –
equivalent to a growth in convenience goods spending of £40.4m (Table 3, Appendix 2);
and

•

There is currently £701.8m of comparison goods expenditure available to residents of the
survey area, which is expected to increase to £1,214.2m by the end of the study period
(2030), an uplift in comparison goods spending of £512.4m (Table 3, Appendix 1).
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FIGURE 52: MORRISONS, QUEENS ROAD: SHOPPER CATCHMENT

FIGURE 53: M&S, PRIORY MEADOW, SHOPPER CATCHMENT

The turnover of the M&S foodhall is £5.7m. Drawing on a floorspace estimate of 783 sq.m net
convenience goods sales floorspace, this indicates that the store has a sales density of £7,280
per sq.m net. Comparing this to Marks and Spencer’s company average sales density of
£10,963 per sq.m this indicates that the store is underperforming, however we often find that
people understate the extent to which they visit Marks and Spencer stores for top up food
shopping and therefore we consider it is likely that responses to the telephone survey have
underestimated the actual store’s market share. Such stores benefit from passing and
lunchtime trade, and our site visit found that the store was busy and appeared to be
performing well. We anticipate that the actual turnover of this store is higher.

Outside of Hastings Town Centre, there are a number of large out-of-centre food superstores,
including the Sainsbury’s, Tesco and Asda in the St Leonards area. Aside from Zone 7, all
operators have a strong market share across the survey area with Sainsbury’s, John Macadam
Way achieving the highest market share in Zone 8 (21.9%); the Tesco Extra, Church Wood Drive
achieving the strongest market share in Zone 2 (22.5%); and Asda, Battle Road, achieving the
highest market share in Zone 1 (29.1%).
Sainsbury’s currently has a turnover of £45.5m, equating to a sales density of £13, 060, higher
than the company average of £12,010 per sq.m net. Tesco has a turnover of £43.2m, and a
sales density of £10,873 per sq.m net; this is below company average sales of £11,456 per sq.m
net. The Asda foodstore on Battle Road is also under-performing, achieving a turnover of
around £30m and a sales density of c.£12,500 per sq.m net compared to a company average
level of £13,163 per sq.m net.

78

gva.co.uk

HASTINGS TOWN CENTRE AND WHITE ROCK STUDY: FINAL REPORT
FIGURE 54: SAINSBURY’S, ST LEONARDS: SHOPPER CATCHMENT

FIGURE 55: ASDA, ST LEONARDS: SHOPPER CATCHMENT
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FIGURE 56: TESCO EXTRA, ST LEONARDS: SHOPPER CATCHMENT

FIGURE 57: LIDL, BOHEMIA ROAD: SHOPPER CATCHMENT

Also in out-of-centre locations, Lidl and Aldi are both represented in Hastings Borough, and
both are performing exceptionally well. Lidl is located on Bohemia Road and has a turnover of
£14.8m, and a sales density of £11,878 per sq.m net. This compares to a company average
sales density of £3,475 per sq.m net, indicating that the store is over-trading by a considerable
margin.
The Aldi store is located on Rye Road and has a turnover of £17.7m and a sales density of
£22,405 per sq.m net, again substantially higher than expected company average sales of
£9,568 per sq.m net. Both stores are popular shopping destinations in the Borough, with Lidl
achieving the highest market share in Zone 1 (9.49%), and Aldi achieving the highest market
share in Zone 4 (15.5%).
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FIGURE 58: ALDI, RYE ROAD: SHOPPER CATCHMENT
Using a sales density of £12,000 per sq.m net, and assuming constant market shares, there is
capacity for an additional 2,990 sq.m net by 2020, rising to 3,401 sq.m net by 2025, and again
to 3,521 sq.m net by 2030. The ‘need’ arising is a consequence of the overtrading of the
existing foodstores in the borough, in particular the Morrisons in Hastings Town Centre, the outof-centre Aldi on Rye Road, the out-of-centre Lidl on Bohemia Road, and the out-of-centre
Sainsbury’s in St Leonards.

9.6
9.6.1

COMPARISON GOODS
FLOORSPACE PERFORMANCE

Table 4, Appendix 1 indicates the trade draw of Hastings Town Centre. It is evident that
Hastings has a reasonably strong market share throughout much of the survey area (Zones 110), with the highest trade draw from Zone 1 (72.3%) – the zone in which it is located, Zone 4
(57.0%), and Zone 3 (55.5%). The Town Centre also draws strong levels of trade from Zones 2, 5,
6, 7, 8, 9 and 10. As noted in previous sections, the Town Centre has a comparison goods
market share of 30.3% across the whole Zone 1-10 Survey Area. Within Zones 1-3, which
broadly ‘best fits’ with the borough boundary, Hastings Town Centre retains 56.5% of
comparison goods expenditure.

9.5.2

On the basis of current market shares, Hastings Town Centre currently retains c.30% of
comparison goods trade from within the survey area, equating to a comparison goods
turnover of £212.3m. With an existing shop floorspace of approximately 35,090 sq.m net, we
estimate that Hastings Town Centre has a sales density of around £6,049 per sq.m net. Based
on experience elsewhere in the UK and South East, we consider that Hastings is performing well
for a town centre of this size. This is consistent with our qualitative review, and also does not
take into account tourism and visitor spend from further afield, beyond the survey area.

PROJECTED NEED

We have examined the capacity for additional convenience goods floorspace in Hastings up
to 2030, incorporating interim years of 2020, 2025 and 2030. Projected floorspace need for
Hastings is based on the performance of all foodstores located within the Borough (Survey
Zones 1, 2 and 3 as listed in Table 4, Appendix 1). In order to ensure our capacity forecasts are
as up to date and robust as possible, we take account of new convenience goods
development committed through existing planning permissions. In the case of Hastings, there
is currently no committed development for new convenience floorspace which might act as a
claim on residual expenditure.
We estimate that there will be surplus convenience goods spend to support further
convenience goods floorspace in Hastings between 2015 and 2030. Our projections are
summarised in Table 7, Appendix 2, and indicate that by 2020 there will be £36.4m residual
expenditure to support convenience goods floorspace, which is forecast to grow to £42.1m by
2025, and £44.2m by 2030. When converting this residual expenditure into floorspace we have
assumed that mainstream foodstore operators would aim to achieve an average sales density
of £12,000 per sq.m net.
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FIGURE 59: HASTINGS TOWN CENTRE: SHOPPER CATCHMENT

9.8

SUMMARY

As a consequence of continued population and expenditure growth, and the strong overtrading performance of a number of foodstores across the Borough, there is an identified need
for additional convenience goods floorspace over the plan period. This is estimated to be
around 3,000 sq.m net by 2020, 3,400 sq.m net by 2025, and 3,500 sq.m net by 2030. Our
implementation strategy is discussed later in this section.
In respect of comparison goods, Hastings Town Centre is performing reasonably well,
achieving borough trade retention of 48%, and a wider survey area trade retention of 30.3%.
The Town Centre has a current sales density of £6,049 per sq.m net, which is considered to be a
good trading performance for a centre of this size, and which does not take into consideration
tourism and visitation expenditure from beyond the survey area. The analysis identifies need
for an additional 3,116 sq.m net of comparison goods floorspace by 2020, increasing to 7,343
sq.m net by 2025 and 12,425 sq.m net by 2030.

9.7 PROJECTED NEED
In assessing capacity for future comparison goods floorspace, we have assumed that the
efficiency with which existing floorspace is being used will increase over time, and we have
assumed an annual growth in existing sales per sq.m net of 1.65%. This assessment has
considered the effect of Hastings maintaining its existing market share and to have used
growth in population and expenditure to support the development of new floorspace.
Potentially, over the development plan period, Hastings could face increasing competition in
the wider sub-region, and maintaining existing market share will become increasingly
important. The overall objective should be to enhance the Town Centre and White Rock area
to encourage visitation rates, linked trips and market share within the survey area.
Like convenience goods, the assessment has not identified any planning permissions for
comparison goods floorspace and no ‘commitments’ have been incorporated. Based upon
our assessment it is evident from Table 6, Appendix 1, that there will be residual capacity to
support further comparison goods floorspace in Hastings by virtue of growth in population and
available expenditure. We estimate that by 2020, based on current market shares, there
would be theoretical capacity to support an additional 3,116 sq.m net of comparison goods
floorspace, increasing to 7,343 sq.m net in 2025 and 12,425 sq.m net by 2030.
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10 COMMERCIAL LEISURE ASSESSMENT
10.1 LEISURE CHOICES

In this section we undertake a qualitative and quantitative review of existing commercial
leisure provision within the Borough, enabling us to provide commentary and
recommendations on the extent of need for additional leisure floorspace. We draw on
national trends, detailed qualitative health checks, GIS mapping and desk based gap
analysis, the Household Telephone Survey results, and a broad overview of the economic
growth in leisure expenditure over the forthcoming Plan period.

The Household Telephone Survey results enabled the identification of the most popular leisure
activities across the sub-region, the most frequent being ‘restaurants’ and the least frequent
being ‘entertainment venues, such as ten-pin bowling’:
1.
2.
3.
4.
5.
6.
7.
8.

For the purposes of the commercial leisure assessment, we have separated the Zones 1-10 of
the survey area into three sub-zones illustrated on figure 60. This assists in a broader
geographical overview of where people living in different parts of the catchment are
travelling to access different types of leisure destination. Sub-zones 1, 2 and 3 have been
defined and referred to throughout this section for the purposes of the analysis.
FIGURE 60: SUB-ZONE ANALYSIS AREAS

Restaurants
Cafés/Coffee Shops
Theatre
Cinema
Pubs/Clubs
Museums/Art Galleries
Health & Fitness Clubs
Entertainment Venues

-

74%
73%
52%
51%
48%
41%
23%
17%

10.1.1 CINEM AS
Visiting the cinema was the fourth most popular leisure activity amongst survey respondents,
with 51% stating that it was a leisure activity that they partake in. The geographical spread of
cinema destinations and their corresponding 10 minute drive time catchment areas is
illustrated on figure 61. Within Hastings there are currently two cinemas; The Odeon (4 Screen
Multiplex) is located on the junction of Queens Road and Albert Road within the Primary
Shopping Area, and the Electric Palace Cinema is located on High Street in the Old Town. The
Electric Palace markets itself as an independent bijou cinema in the heart of Hastings Old
Town. Set up in 2002, and relying on a team of volunteers, the one screen cinema offers
contemporary, classic and world cinema, alongside live comedy, music and theatre events.
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FIGURE 61: SUB-REGIONAL CINEMA PROVISION

In the western sub-zone 3 the top choice cinema destination is the Cineworld Sovereign
Harbour Retail Park Eastbourne (47.1%), followed by the Odeon in Hastings (23.4%), The Curzon
in Eastbourne (9.5%), Hailsham Pavilion in Hailsham (6.7%) and the Odeon in Tunbridge Wells
(6.4%).
It is evident that the Odeon in Hastings (4 Screens) has its strongest influence in the Borough
Zones (1/2/3), albeit there is some leakage to Eastbourne. It is the second most popular
choice in the eastern sub-zone 2 and western sub-zone 3, with the main competition being in
Rye (2 Screens) and Eastbourne (6 Screens). The Electric Palace Cinema in Hastings is primarily
used by Borough residents, with only a 1.4% market share in eastern sub-zone 2 and a 1.0%
market share in western sub-zone 3.
In terms of competition, the Kino Cinema in Rye opened in January 2015 offering a high end
boutique, purely digital, entertainment venue. With a good quality café/restaurant with
licensed premises and a stylish interior, the venue has attracted significant interest over the
past year, also picking up a prestigious RIBA regional design award. The Cineworld in
Eastbourne has 6 cinema screens offering a greater choice and range of film than in Hastings,
with plentiful free parking and a ‘Frankie & Benny’s’ restaurant opposite.
In comparison, the Odeon in Hastings is sub-standard and run down compared to modern
development, and cannot compete in respect of the quality of the leisure experience. Whilst
the Odeon has a strong market share, there is clearly a qualitative disadvantage and
opportunity to enhance the cinema/film offer in the Borough. The Electric Palace Cinema has
strong local support, and this type of smaller independent cinema offer in Hastings has
recently been improved with the renovation and re-opening of the former Curzon Cinema on
Norman Road now called Kino Teatr.

10.1.2 ENTERTAINMENT VENUES
Across Zones 1-10 of the survey area, the four most popular cinema locations include the
Odeon in Hastings (45% market share), Cineworld at Sovereign Harbour Retail Park (27% market
share), The Curzon in Eastbourne (8% market share) and Electric Palace Cinema, Hastings (5%
market share).

Visiting entertainment venues was the least popular leisure activity recorded in the Household
Telephone Survey results, with only 17% of people from across zone 1-10 of the survey area
undertaking such an activity. Those venues that were cited across the sub-region are
illustrated on figure 62, and include a mix of bowling, bingo and general family entertainment
activities. In summary, Ashford, Hailsham and Eastbourne offer bowling facilities, and Hastings
and Eastbourne have bingo venues.

The largest cinema is the Cineworld in Ashford (12 Screens), followed by the Odeon in
Tunbridge Wells (9 Screen), and Cineworld at the Sovereign Harbour Retail Park just outside
Eastbourne (6 Screens). The Odeon in Hastings has just 4 screens and the Electric Palace has
just 1 screen.

AMF bowling has venues across the UK, including Ashford on the edge of the town centre. The
modern ten-pin bowling venues have at least 16 bowling lanes, licensed bar, café or diner,
and an amusement zone. The venue in Ashford is somewhat run-down in appearance, but
benefits from the entertainment offer inside and a Council owned pay & display car park
immediately to the rear. It is about one hour’s drive from the centre of Hastings.

Focusing on those living in the Borough (Zones 1/2/3), the top choice cinema destination was
the Odeon in Hastings (70.5% market share), followed by the Electric Palace Cinema in
Hastings (9.2%), the Cineworld Sovereign Harbour Retail Park Eastbourne (9%), and The Curzon
Cinema in Eastbourne (7.1%).

Freedom Leisure Bowl is located within Hailsham Leisure Centre, and offers an 8 lane bowling
venue with licensed café/bar. It is located approximately a 40 minutes’ drive from Hastings
Town Centre on the outskirts of Hailsham Town Centre, and benefits from an on-site car park.
Lloyds Lanes is located on the outskirts of Eastbourne within the David Lloyd leisure centre,
approximately a 40 minute drive from the centre of Hastings. The venue has 20 bowling lanes,
‘laser quest’, ‘American Pool’, an amusement zone, and plentiful free car parking.

In the eastern sub-zone 2 the top choice cinema destination is the Kino Cinema in Rye (31.9%
market share), followed by the Odeon in Hastings (30.1%), the Cineworld in Ashford (17.8%)
and the Kino Cinema in Hawkhurst (12.1%).
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FIGURE 62:SUB-REGIONAL ENTERTAINMENT PROVISION

Bingo at the Deluxe is located to the east of the main shopping area in Hastings, on the
seafront in the direction of the Old Town. Located within a previous theatre building, the
bingo venue can accommodate 900 ‘players’ and also offer a VIP room with space for 60
people and a licensed bar. In Eastbourne, Leo Leisure bingo is located in the Town Centre,
and has no on-site parking.
Lloyds Lanes in Eastbourne is the most popular bowling venue, attracting 23.2% of those visiting
entertainment venues (from across Zones 1-10). When analysing the three sub-zones, Lloyds
Lanes attracts 25.2% of those people from Hastings Borough and 23.2% from the western subzone 3. No-one from eastern sub-zone 2 travels to this venue. Freedom Leisure Bowl in
Hailsham is used by 7.6% of those undertaking entertainment trips, with all of these travelling
from western sub-zone 3; only 2.2% use AMF Bowling in Ashford, with almost all travelling from
eastern sub-zone 2. Hastings borough residents only use Lloyds Lanes in Eastbourne.
In respect of Bingo venues, the most popular venue is The Deluxe in Hastings; there are no
competing destinations in the sub-region with Leo Leisure (Eastbourne) having a negligible
response rate.

Hastings has a strong bingo venue, offering the only one in the sub-region. We conclude that
there is no apparent ‘need’ to improve or duplicate this offer in Hastings.
Bowling/family entertainment facilities are provided for in Eastbourne, Hailsham and Ashford,
with the most popular venue for Borough residents being Lloyds Lanes in Eastbourne. All are
modern, mainstream facilities with little difference in their offer. There is a gap and identified
‘need’ for this type of facility in Hastings, but we recommend the offer should provide a
different experience for leisure users, similar to the Kino Cinema concept in Rye.
‘Boutique Bowling’ is becoming increasingly popular providing a high-end leisure experience,
and attracting users from large catchment areas. They offer high quality design 50’s style retro
interiors with bowling, pool, karaoke, and good quality bars/restaurants. Such venues typically
seek sites between 7,500 sq.ft (c.700 sq.m) – 20,000 sq.ft (c.1,858 sq.m). Hastings would
substantially benefit from this type of addition to the leisure offer, meeting a variety of leisure
needs across all age categories.
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10.1.3 CAFÉS / RESTAURANTS

10.1.5 THE ATRES

Visiting restaurants and cafés/coffee shops were the most popular leisure activities of those
living within the Zone 1-10 of the survey area. The Household Telephone Survey identified that
73% of respondents visit cafés as a leisure activity, and 74% visit restaurants. Borough residents
– those living within Zones 1, 2 and 3 – primarily visit cafés in Hastings Town Centre (56.7%), The
Old Town (26%) and St Leonards (8.5%). Aside from a very small proportion of people (3.4%)
visiting cafés in Bexhill, there is negligible leakage of this type of expenditure from the Borough.

Visiting the theatre was the third most popular leisure activity across the survey area after cafés
and restaurants, with 52% of residents stating they undertake this type of leisure activity.
Theatre provision is illustrated on figure 63. The most popular theatre destination is the White
Rock Theatre, achieving a 55.3% market share across the survey area; with other destinations
of choice including London West End (16%), Congress Theatre Eastbourne (13.4%), Devonshire
Park Theatre Eastbourne (4.8%), The Stables Theatre Hastings (4%) and the De La Warr Pavilion
Bexhill (3.9%).

In the eastern sub-zone, residents are visiting cafés in Hastings Town Centre (47.9%), The Old
Town (13.5%) and Rye (17.9%); and in the western sub-zone, the variety of destinations is
greater, including Hastings Town Centre (22.4%), Bexhill (30.2%), Eastbourne (19.7%), Hailsham
(6.4%), Hastings Old Town (4.8%), Tunbridge Wells (4.3%) and Battle (4.3%). Hastings Town
Centre is a first choice café destination for a substantial part of the catchment area, with
visitors taking advantage of linked trips with the wider town centre offer. Those living in the
western sub-zone have a greater range and choice of destination in closer proximity and
Hastings Town Centre has less of an influence as a consequence.

Focusing on more specific geographical areas, the White Rock Theatre is the preferred theatre
location for the majority of Borough residents (76.9%), followed by The Stables Hastings (7%),
London West End (6.9%), and De La Warr Pavilion Bexhill (4.1%).
The White Rock Theatre is also the most popular venue for those living in the eastern sub-zone
(64.8%), followed by London West End (19.3%) and Congress Theatre Eastbourne (8.4%).
Consistent with other leisure activities, the western sub-zone is more varied, and whilst the
White Rock Theatre is the most popular theatre venue (34.6%), preferred choices also include
the Congress Theatre Eastbourne (23.2%) and London West End (23.3%).

Hastings Town Centre has less of an influence in the restaurant sector, attracting just 30.9% of
borough residents, with competing destinations including The Old Town (38.4%), St Leonards
(9.3%) and Battle (5.4%).

The White Rock Theatre is a popular theatre venue compared to the offer elsewhere in the
catchment area, and Hastings should seek to retain this leisure offer which clearly attracts
visitors from a wide catchment area. We understand that the White Rock Theatre experiences
significant constraints in its ability to accommodate the larger and more complex
performances, and the venue is out-dated and insufficient in qualitative terms to meet the
modern requirements of both performers and theatre-goers. There is a clear demand
opportunity to facilitate an enhanced theatre venue in Hastings to retain this leisure facility
and continue to compete at the regional level.

In the eastern sub-zone, Rye has the highest restaurant market share (37.8%), followed by
Hastings Town Centre (26.8%), The Old Town (12.3%), Central London (2.4%) and St Leonards
(2.1%). Similar to the café sector, residents living in the western sub-zone have a greater
choice of restaurant destination, but with preferred choices including Bexhill (29.4%) and
Eastbourne (26.1%); with other locations including Hastings Town Centre (6.2%), The Old Town
(6.2%), Tunbridge Wells (4.5%) and Hailsham (6.1%). The restaurant sector in Hastings Town
Centre is weaker than the café sector, identifying an opportunity for enhancement.

10.1.4 PUBS / CLUBS
Across the Zone 1-10 survey area, 48.4% of residents visit pubs and clubs. Taking the survey
area as a whole, Hastings Old Town is the most popular destination with a market share of 24%,
followed by Hastings Town Centre (22%), Bexhill (11%), Rye (6.5%), Hailsham (6.5%), Eastbourne
(5.2%) and Battle (4.4%). Choices do, however, vary across the geographical sub-region.
Borough residents are choosing to visit Hastings Old Town (42.4%), Hastings Town Centre
(33.1%), Battle (6.3%), Tunbridge Wells (6.2%) and St Leonards (2.3%).
The most popular destinations in the eastern sub-zone are Hastings Town Centre (36%), Rye
(25.2%), The Old Town (9.7%) and Icklesham (5.6%). In the western sub-zone, the most popular
destination is Bexhill (27%), followed by Hailsham (17.1%), Eastbourne (12.8%), Pevensey (3.6%),
Tunbridge Wells (3.5%), Hastings Town Centre (3.5%) and Hastings Old Town (3.2%). Hastings
Town Centre has very little influence in the western sub-zone in the pubs/clubs leisure sector,
and is second to Hastings Old Town in both the Borough and eastern sub-zone.
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FIGURE 63: SUB-REGIONAL THEATRE PROVISION

compete with Central London, it will be important to maintain and enhance the quality of the
museum offer in Hastings, which is having a strong pull for visitors from across the region.
Proactive planning where the opportunity arises will keep Hastings ‘on the map’ as a
destination of choice for this type of leisure trip.

10.1.7 HEALTH AND FITNESS FACILITIES
It is evident from the Household Telephone Survey results that health and fitness facilities have
the lowest participation rates (23.4%) across the survey area – aside from ‘entertainment
venues’. It must be noted that some of the survey respondents may use specialist classes,
small independent services or personal trainers which would not be accounted for in the
household survey. This analysis focuses on public and privately owned health/fitness clubs.
Table 15 : Health and Fitness Facilities, highlights the most visited locations by participants in the
study area.
TABLE 15: HEALTH AND FITNESS FACILITIES

Venue/Location

10.1.6 MUSEUMS / ART GALLERIES
Across the survey area, 41.4% of residents visit museums and art galleries, with the most popular
destinations being Central London (37.5%), Hastings Museum & Art Gallery (30.3%), Jerwood
Gallery (10.2%), Hastings Fisherman’s Museum (6.9%) and Bexhill Museum (5.7%).
The most popular choices amongst Borough residents include Hastings Museum & Art Gallery
(43.7%), Central London (24.6%), Jerwood Gallery (14.9%), and Hastings Fisherman’s Museum
(13.4%).

Market Share
(%)

Bannatyne Health Club, Battle Road, Hastings

22%

Summerfields Leisure Centre, Bohemia Road,
Hastings

22%

Bexhill Leisure Centre, Down Road, Bexhill

11%

Bexhill Leisure Pool, Ravenside Retail Park

10%

Falaise Fitness Centre, Cambridge Road,
Hastings

4%

Helenswood Sports Centre, The Ridge, Hastings

4%

David Lloyd, Eastbourne

3%

Source: Household survey results

In the eastern sub-zone, residents are travelling to Central London to visit museums and art
galleries (37.3%), followed by Hastings Museum and Art Gallery (32.2%), Jerwood Gallery
(10.9%), Hastings Fisherman’s Museum (3.9%) and Rye Castle Museum (3.8%). In the western
sub-zone, Central London is the most preferred location for this type of leisure activity (52.5%),
followed by Hastings Museum and Art Gallery (32.2%), Jerwood Gallery (10.9%), Hastings
Fisherman’s Museum (3.9%) and Rye Castle Museum (3.8%).

Amongst Borough residents, the most popular gym is the Bannatyne Health Club Hastings in St
Leonards (39.7%), followed by Summerfields Leisure Centre (35%), Helenswood Sports Centre
(5.4%), Falaise Fitness Centre Hastings (4.5%), Bexhill Leisure Pool (3.3%), and Bexhill Leisure
Centre (2.3%).
In the eastern sub-zone, the most popular gym destination is the Summerfields Leisure Centre
Hastings (33.7%), followed by the Rye Sports Centre (12.2%) and Helenswood Sports Centre
(4.7%); a further 20.6% stated ‘Hastings’ but gave no specific location highlighting the strong
provision in smaller specialist classes outside the large gym providers. The western sub-zone
are choosing to travel to Bexhill to the leisure centre (25.1%) and the leisure pool (19.8%),

Central London is clearly a dominant destination of choice given the quality, range and
international status of the offer, but the offer in Hastings is appealing as a second choice
destination across the region, contributing to the quality and range of cultural mix on offer. In
all geographical sub-zones, Hastings Museum and Art Gallery is the most popular, followed by
the Jerwood Gallery and Hastings Fisherman’s Museum. Whilst it will not be possible to
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TABLE 17: TOTAL LEISURE EXPENDITURE (BY SUB-ZONE, 2015 SURVEY)

followed by David Lloyd in Eastbourne (8.4%), Hailsham Leisure Centre (4.9%) and Bannatyne
Health Club Hastings (4.6%).
Health and fitness facilities in Hastings are most popular with borough residents and those living
within the eastern sub-zone; with facilities in Rye and Bexhill providing alternative first choices
for a small proportion. The western sub-zone are choosing to travel west to Bexhill, Eastbourne
and Hailsham, with just 4.6% using the private Bannatyne Health Club in Hastings.

2015 (£m)

10.2 EXPENDITURE GROWTH
This section details the overall projected increase in leisure expenditure to demonstrate the
extent of growth in this sector. Drawing on Experian consumer spend data, we have analysed
the amount of money individuals within the catchment area spend on leisure facilities, and
how much they are expected to spend in the future.

2030 (£)

Sub-zone 1

2,861

2,810

3,057

3,268

3,503

Sub-zone 2

2,861

3,513

3,822

4,085

4,379

Sub-zone 3

2,861

3,250

3,536

3,779

4,051

Sub-zone 1

38.7

41.8

46.2

51.2

12.5

Sub-zone 2

125.1

135.2

149.1

165.4

40.4

Sub-zone 3

100.6

108.9

120.1

133.3

32.6

TOTAL

264.4

285.9

315.4

349.9

85.5

The Odeon is well used, but is sub-standard, small and run-down and does not offer a quality
leisure experience. We recommend support for its refurbishment or relocation to a superior site
with the ability to strengthen and grow the film offer; but do recommend this is retained within
the Town Centre, or on a site with strong pedestrian links to the Town Centre. Expenditure
growth is identified as being available to support such enhancement to the period 2030.
Hastings has a strong bingo venue, offering the only facility in the sub-region. We conclude
that there is no apparent ‘need’ to improve or duplicate this offer in Hastings given the quality
of the existing facility and the absence of superior competition elsewhere.
Bowling/family entertainment facilities are provided for in Eastbourne, Hailsham and Ashford,
with the most popular venue for Hastings Borough residents being Lloyds Lanes in Eastbourne.
All are modern, mainstream facilities with little difference in their offer. There is a gap and
identified need for this type of facility in Hastings, but we recommend the offer should provide
a different experience for leisure users, similar in concept to the Kino Cinema concept in Rye.
‘Boutique Bowling’ is becoming increasingly popular providing a high-end leisure experience,
and attracting users from large catchment areas. They offer high quality design 50’s style retro
interiors with bowling, pool, karaoke, and good quality bars/restaurants. Hastings would
substantially benefit from this type of addition to the leisure offer, meeting a variety of leisure
needs across all age categories, and providing an all-weather and evening attraction.

TABLE 16: PER CAPITA LEISURE GOODS EXPENDITURE (BY SUB-ZONE, 2015 SURVEY)
2025 (£)

Change
2015-2030
(£m)

Our leisure assessment has identified that cinema provision in Hastings is performing well across
the sub-regional catchment area, although there is strong competition with residents in the
western sub-zone also travelling to Eastbourne, and the eastern sub-zone travelling to the Kino
cinema in Rye. Given the Electric Palace Cinema in the Old Town and the newly re-opened
Cinema in St Leonards we conclude there is no immediate need for a new independent ‘arthouse’ cinema in Hastings. Nevertheless, if an interest arose from a quality operator like ‘Kino’,
this should be supported, provided it complied with policy requirements.

This leisure spend per capita figure is substantially higher than the corresponding figure for
convenience goods (£1,904 per head), but below that for comparison (£3,243 per head).

2020 (£)

2030 (£m)

10.3 SUMMARY

It is evident that in sub-zone 1, for example, that spend per capita on leisure goods is expected
to increase from £2,810 in 2015 to £3,503 in 2030. Table 16: Per Captia Leisure Goods
Expenditure (By Sub-Zone, 2015 Survey) also highlights the socio-economic characteristics of
the catchment area, with sub-zone 2 and 3 have a spend per capita substantially above the
national average, whereas Hastings Borough is marginally lower than the national average –
this demonstrates a need to ensure a quality leisure offer to capture the wider catchment
beyond Hastings Borough boundary.

2015 (£)

2025 (£m)

Source: Experian Business Solutions, E-Marketer 2016

The forecasts build on the 2015 base position and project available expenditure per capita
leading up to 2030, assuming an ultra-long term growth rate of 1.3% per annum for leisure
goods (as derived from Experian Business Strategies Retail Planner Brief Note 12.1, .2014). The
calculations are based upon the demographic and economic profile of the catchment area.
The outputs are detailed in table 16: Per Captia Leisure Goods Expenditure (By Sub-Zone, 2015
Survey), and have been separated by geographical sub-zone to highlight any economic
variations across the catchment area.

UK Average
(£)

2020 (£m)

Source: Experian Business Solutions, E-Marketer 2016

Hastings Town Centre is a first choice café destination for a substantial part of the catchment
area, with visitors taking advantage of linked trips with the wider town centre offer. Those living
in the western sub-zone have a greater range and choice of destination in closer proximity
and Hastings Town Centre has less of an influence as a consequence. Hastings Town Centre
has less of an influence in the restaurant sector, with key competing destinations including

Applying per capita goods expenditure to the total population of the survey area,
demonstrates that there is currently £264.4m of available leisure expenditure, which is
expected to rise to £349.9m by 2030 as shown in table 17. This equates to a strong 32%
predicted increase in available leisure expenditure.
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Hastings Old Town, Rye, Bexhill and Eastbourne. Given substantial sub-regional competition,
the extent of expenditure growth in this sector, and national trends focusing on a wider mix of
town centre uses, we recommend proactive planning policies to encourage the
enhancement of both sectors in Hastings Town Centre.
There is a more diverse spread of ‘pub’ destinations across the sub-region, with Hastings Town
Centre performing well in the Borough and eastern sub-zone. There is a negligible pull from the
western sub-zone. Pubs and clubs do add to the town centre mix but any growth in this sector
should be carefully managed through the development plan given the potential for anti-social
behaviour and associated management of this sector. We recommend a specific reference
to this use type within the development plan frontage policies (Area Action Plan).
The White Rock Theatre is a popular theatre venue for all residents across the catchment area,
and Hastings should seek to retain this leisure offer. We understand that the White Rock
Theatre experiences significant constraints in its ability to accommodate the larger and more
complex performances, and the venue is out-dated and insufficient in qualitative terms to
meet the modern requirements of both performers and theatre-goers. There is a clear
demand opportunity to facilitate an enhanced theatre venue in Hastings to retain this leisure
facility and continue to compete at the regional level.
Central London is clearly a dominant destination of choice for museums and galleries given
the quality, range and international status of the offer, but the offer in Hastings is appealing as
a second choice destination across the region, contributing to the quality and range of
cultural mix on offer. In all geographical sub-zones, Hastings Museum and Art Gallery is the
most popular, followed by the Jerwood Gallery and Hastings Fisherman’s Museum. Whilst it will
not be possible to compete with Central London, it will be important to maintain and enhance
the quality of the museum offer in Hastings, which is having a strong pull for visitors from across
the region. Proactive planning where the opportunity arises will keep Hastings ‘on the map’ as
a destination of choice for this type of leisure trip.
In the health and fitness sector, the privately owned Bannatyne Health Club and the Council
owned, but leased Summerfields Leisure Centre are the most popular destinations. Nationally,
this continues to be a growing sector, albeit involvement in this activity has spread amongst a
greater range of smaller specialist classes, private fitness tuition and outdoor training. The
need for major health clubs is generally driven by demand from the private owners and
understanding of capacity by local authorities, but in planning policy terms, the Council should
support proposals for smaller, independent facilities in town centre locations – used for
example, as yoga/pilates/spinning classes – which add to the town centre mix and visitation
rates; provided they comply with planning policy.
Expenditure growth analysis supports the growth in leisure activities to the period 2030,
particularly in the restaurant / café sector. The introduction of an improved range and quality
of cafés and restaurants in Hastings Town Centre, alongside the retail offer, will facilitate a
greater number of visitors who stay loner and promote an ‘evening economy’ keeping the
Town Centre open later.
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SECTION 5: CONCLUSIONS
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11 CONCLUSIONS

development control management of applications, giving rise to conflicts of ‘opinion’ in
respect of town centre, edge-of-centre, and out-of-centre sites. The Area Action Plan should
seek to address this through Policy and allocations where appropriate.

This study forms the major part of the evidence base for the forthcoming Hastings Town Centre
and White Rock Area Action Plan (AAP). The AAP will form part of a suite of Local Plan
documents, and will sit alongside the Hastings Planning Strategy (adopted February 2014) and
the Development Management Plan (adopted September 2015).

The White Rock and America Ground Cultural Quarter includes Robertson Street within the
Town Centre Shopping Area; and the Academic Cultural Quarter includes the Priory Quarter
site (Site Allocation HTC6) adjoining the Town Centre Shopping Area. Cultural activities are
concentrated here and will be encouraged in the future.

Hastings Town Centre and the White Rock area is identified as having a pivotal role to play in
driving the local economy as the Borough’s largest retail and leisure destination, service
centre, tourist destination, and employment centre.

Within the Town Centre Boundary, two sites are identified as having the potential to
accommodate some retail floorspace as part of a wider mixed use development; these
include the Observer Building (HTC3) and the Priory Quarter (HTC6). Site HTC1 is a residential
led site opportunity, but policy does support a small element of retail. The remainder of this
report will assess the extent of need for new retail floorspace, but it should be noted at this
stage that the Development Management Plan identifies no sites to accommodate more
substantial concentrations of retail development should the need be identified. The Area
Action Plan should seek to address this through Policy and allocations where appropriate.

Combined, the Town Centre and White Rock area have close links with the seafront, Hastings
Castle, a Victorian Pier undergoing restoration, and the presence of a number of assets of
historic significance and importance. This study and the emerging AAP will bring the different
elements together in order to formulate one co-ordinated strategy for regeneration, growth
and change in Hastings; to build on its positioning as a destination, and to enhance the local
economic benefits.
This section summarises our headline conclusions, and provides recommendations in respect of
a Town Centre and White Rock strategy for development and change.

11.2 NATIONAL MARKET TRENDS

11.1 POLICY FRAMEWORK

The ‘traditional’ high street continues to face a number of challenges stemming from the
impacts of the economic downturn, the tightening of retail spending in recent years, and
continued significant changes in consumer shopping behaviour. The growth in online
shopping, including multi-channel retailing, acts as tough competition, but also presents an
opportunity for the high street to capitalise, by maximising the opportunities arising from
services like ‘click & collect’, and retailers moving towards a seamless transition between storebased and virtual shopping experiences.

The National Planning Policy Framework (NPPF) was published in March 2012 and replaces the
suite of national planning policy statements, including PPS4. The NPPF clearly advocates a
‘town centres first’ approach and requires planning policies to positively promote competitive
town centre environments and manage the growth of centres over the plan period.
The Hastings Planning Strategy (2014) promotes Hastings and St Leonards Town Centres as the
focus for employment in the office, retail, leisure and cultural and service sectors, with Hastings
Town Centre being the primary focus. The need for new retail floorspace is clearly set out, but
these are now dated and it is the purpose of this evidence based study to provide an update
on the requirement for convenience and comparison floorspace and commercial leisure
facilities.

Out-of-centre retailing remains an ever-present source of competition, and market evidence
suggests that many retail parks have performed well during the economic downturn, and
have become increasingly attractive to ‘high street’ retailers. Portfolio aspiration is generally to
increase footfall through a greater product offer and mix of uses to encourage footfall and
longer dwell times.

Developing the diversity and quality of the tourism offer is seen as central to the Hastings
Planning Strategy moving forward, having the ability to drive visitor numbers and longer dwell
times. In parallel, the Planning Strategy aims to promote competitiveness in the range and
types of shop, develop the evening economy, improve the public realm, and protect and
enhance the architectural and townscape heritage/function.

Town centre strategies, like the proposed Hastings Town Centre and White Rock Area Action
Plan (AAP), which support the continued evolution of the high street, are therefore considered
ever more vital. The strategy may involve providing a high quality shopping experience,
maximising the benefits of trade from a broader catchment area, and improving the mix of
retail and non-retail outlets to increase length of stay and spend.

The Development Management Plan sets out development management policies, including
the protection of Use Class A1 within the policy defined Town Centre Shopping Area. The
policy document also controls Class A4 and A5 uses in order to protect neighbours and avoid
public disorder. This study allows us to explore whether a review of Shopping Frontages and
the Town Centre Boundary is needed in line with national planning guidance. Inconsistency
with these industry standard definitions/allocations may cause confusion during the

It will be important for town centres to be well positioned to be able to adapt to on-going
changes in the retail and leisure sector in future years and to reaffirm their unique selling points
which differentiate their retail offer from other centres, allowing them to differentiate
themselves from – rather than directly compete with – higher order or nearby centres. In the
case of Hastings, this includes the coastal location, and mix of cultural, leisure, academic,
business and retail assets. Robust place marketing strategies are ever crucial.
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11.3 QUALITATIVE AUDIT
Hastings Town Centre is the largest town in the Borough and performs an important retail role in
the sub-region. The representation of comparison retailers is reasonably strong but largely
mainstream and mid-range, with little to no representation of higher-end retailers such as East,
Gap, Banana Republic, Molton Brown, Reiss, Ted Baker, Mango, Cath Kidston, Oliver Bonas,
Karen Millen. At the discount end of the market, and a key footfall driver in today’s market,
Primark is not represented.

•

The most common reasons for visiting the Seafront include fresh air, leisure activities and
family time. Respondents were generally satisfied with the experience, but noted that ‘a
general tidy up’ would be welcomed;

•

St Leonards is a more ‘local’ shopping destination, but does attract visitors/shoppers from
the entire catchment area; in excess of 25% visit from both the eastern and western subzones at least once a fortnight. This is likely to be a consequence of the main food
shopping provision.

Key multiple retailers present include BHS, Debenhams and Marks & Spencer. Other major
multiple comparison retailers include River Island, Pandora, H&M, New Look, Topshop, Argos,
Clintons, Clarks, JD Sports, Boots, Waterstones and Carphone Warehouse. Debenhams is
currently housed within a fairly dated unit with a poorly configured store format.

In respect of White Rock, the over-riding reason for visiting is the White Rock Theatre, but this
does translate into a low frequency of visit. Only a very small proportion of survey respondents
visited White Rock for ‘walking, exercise and fresh air’, although this is expected to change in
respect of the seafront area following the reopening of the Pier.

The proportion of comparison goods retailers is above the national average, although on
closer analysis, there is below average proportion of all clothing categories, and an above
average representation of footwear operators, variety stores, mobile phone shops and
sports/leisurewear retailers.

Beyond the main shopping area, bulky goods retailing / retail warehouse provision in Hastings
Borough is limited, for example the Carpetright store located in the St Leonards area (Bexhill
Road, St Leonards). The analysis has identified bulky goods expenditure leakage from the
Borough to Eastbourne, Tunbridge Wells, Ravenside Retail and Leisure Park, Lakeside and
Ashford; although this varies across the geographical sub-zones.

The proportion of convenience goods retailers is below the national average. Units include a
large Morrisons store somewhat removed from the core shopping area and unlikely to
generate linked trips; operators also include a Sainsbury’s Local, Tesco Express and Iceland
Store. There is no large foodstore seamlessly integrated with the main shopping area with
which to encourage linked trips and joined up parking. To put these qualitative findings into
context, the Morrisons and M&S store combined have a turnover of c.£40.7m, compared to
the combined turnover of the Sainsbury’s, Tesco and Asda in St Leonards, and the Lidl and Aldi
stores of £151.1m. The evidence also highlights the scope to increase the range of
independent convenience goods businesses.

There is scope for Hastings to further enhance its offer in terms of the quality of goods and the
mix of uses. The cultivation of different quarters or Character Areas through the emerging AAP
will help to focus activities and ensure a more holistic approach is taken moving forwards. Ongoing improvement to the public realm will only benefit the centre and should be maintained
and encouraged in the future.

11.4 COMPETING CENTRES
In terms of the sub-regional context, the household telephone survey has identified Battle,
Ravenside Retail and Leisure Park, Bexhill, Hailsham, Rye, Eastbourne and Tunbridge Wells as
the main competing centres outside Hastings. Across the survey area, Hastings has a market
share of 30.3%; and within the Borough (Zones 1/2/3) the centre has a higher market share of
48%.

In the service sector, Hastings is well represented in the health & beauty, bars, clubs and cafés
categories; but under-represented, when compared to the national average, in the
restaurant, pubs, take-away and cinema/theatre categories. Our analysis of vacant units has
highlighted a fall of 40% between February and September 2015. The shortage of restaurants
and qualitative deficiencies of the Odeon are highlighted in this report, and we provide more
detailed recommendations later in this section.

It is evident that Eastbourne, Hailsham, Bexhill and Ravenside Retail and Leisure Park are the
most dominant centres in the western areas (Zones 5/6/7). Hastings has its lowest survey area
market share in Zones 6 (9.7%) and Zone 7 (0.9%), highlighting the greatest area of
competition.

Respondents of the telephone survey, from across the survey area, were asked which areas in
Hastings do they ‘ever’ visit. The outputs highlighted that the main shopping area attracts the
greatest proportion of residents (70.5%), followed by Hastings Old Town (62.6%), the Seafront
(61.3%), and Central St Leonards (30.3%). The survey analysis identified key qualitative
customer views and behaviour in respect of each of these Character Areas:
•

•

In the eastern areas (Zones 4/9/10), Hastings Town Centre retains a reasonably strong market
share in the absence of main competitors in close proximity. Centres including Rye, Tunbridge
Wells and Ashford do have an influence on shopping patterns, particularly in Zones 9 and 10 –
albeit to a lesser extent than Eastbourne and Ravenside Retail and Leisure Park.

In respect of the main shopping area, visitors highlighted the quality of the environment
and security as the greatest dissatisfaction with the centre. Only 20% cited retailer
representation as a key strength, reinforcing our conclusion to enhance this element of
the town centre offer;

To the north, Tunbridge Wells has a strong market share in Zone 8 (48%) given proximity and a
superior retail and food/beverage offer.

Hastings Old Town is regularly visited by those living within the Borough and the eastern
sub-zone, but less frequently visited by those living in the western sub-zone;
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Hastings Town Centre is a first choice café destination for a substantial part of the catchment
area, with visitors taking advantage of linked trips with the wider town centre offer. Those living
in the western sub-zone have a greater range and choice of destination in closer proximity
and Hastings Town Centre has less of an influence as a consequence. Hastings Town Centre
has less of an influence in the restaurant sector, with key competing destinations including
Hastings Old Town, Rye, Bexhill and Eastbourne. Given substantial sub-regional competition,
the extent of expenditure growth in this sector, and national trends focusing on a wider mix of
town centre uses, we recommend proactive planning policies to encourage the
enhancement of both sectors in Hastings Town Centre.

11.5 ECONOMIC NEED FORECASTS
As a consequence of continued population and expenditure growth, and the strong overtrading performance of a number of foodstores across the Borough, there is an identified need
for additional convenience goods floorspace over the plan period. This is estimated to be
around 3,000 sq.m net by 2020, 3,400 sq.m net by 2025, and 3,500 sq.m net by 2030.
In respect of comparison goods, Hastings Town Centre is performing reasonably well,
achieving Borough trade retention of 48%, and a wider survey area trade retention of 30.3%.
The Town Centre has a current sales density of £6,049 per sq.m net, which is considered to be a
good trading performance for a centre of this size, and which does not take into consideration
tourism and visitation expenditure from beyond the survey area. The analysis identifies need
for an additional 3,116 sq.m net of comparison goods floorspace by 2020, increasing to 7,343
sq.m net by 2025 and 12,425 sq.m net by 2030.

There is a more diverse spread of ‘pub’ destinations across the sub-region, with Hastings Town
Centre performing well in the Borough and eastern sub-zone. There is a negligible pull from the
western sub-zone. Pubs and clubs do add to the town centre mix and vitality but any growth
in this sector should be carefully managed through the development plan given the potential
for anti-social behaviour and associated management of this sector. We recommend a
specific reference to this use type within the development plan frontage policies (Area Action
Plan).

11.6 LEISURE ASSESSMENT
Our leisure assessment has identified that cinema provision in Hastings is performing well across
the sub-regional catchment area, although there is strong competition with residents in the
western sub-zone also travelling to Eastbourne, and the eastern sub-zone travelling to the Kino
cinema in Rye. Given the Electric Palace Cinema in Hastings Old Town and the newly reopened Cinema in St Leonards we conclude there is no immediate need for a new
independent ‘art-house’ cinema in Hastings. Nevertheless, if an interest arose from a quality
operator like ‘Kino’, this should be supported, provided it complied with policy requirements.

The White Rock Theatre is a popular theatre venue for all residents across the catchment area,
and Hastings should seek to retain this leisure offer. We understand that the White Rock
Theatre experiences significant constraints in its ability to accommodate the larger and more
complex performances, and the venue is out-dated and insufficient in qualitative terms to
meet the modern requirements of both performers and theatre-goers. There is a clear
demand opportunity to facilitate an enhanced theatre venue in Hastings to retain this leisure
facility and continue to compete at the regional level.

The Odeon is well used, but is sub-standard, small and run-down and does not offer a quality
leisure ‘experience’. We recommend support for its refurbishment or relocation to a superior
site with the ability to strengthen and grow the film offer; but do recommend this is retained
within the Town Centre, or on a site with strong pedestrian links to the Town Centre.
Expenditure growth is identified as being available to support such enhancement to the
period 2030.

Central London is clearly a dominant destination of choice for museums and galleries given
the quality, range and international status of the offer, but the offer in Hastings is appealing as
a second choice destination across the region, contributing to the quality and range of
cultural mix on offer. In all geographical sub-zones, Hastings Museum and Art Gallery is the
most popular, followed by the Jerwood Gallery and Hastings Fisherman’s Museum. Whilst it will
not be possible to compete with Central London, it will be important to maintain and enhance
the quality of the museum offer in Hastings, which is having a strong pull for visitors from across
the region. Proactive planning where the opportunity arises will keep Hastings ‘on the map’ as
a destination of choice for this type of leisure trip.

Hastings has a strong bingo venue, offering the only facility in the sub-region. We conclude
that there is no apparent ‘need’ to improve or duplicate this offer in Hastings given the quality
of the existing facility and the absence of superior competition elsewhere.

In the health and fitness sector, the privately owned Bannatyne Health Club and the Council
owned, but leased Summerfields Leisure Centre are the most popular destinations. Nationally,
this continues to be a growing sector, albeit involvement in this activity has spread amongst a
greater range of smaller specialist classes, private fitness tuition and outdoor training. The
need for major health clubs is generally driven by demand from the private owners and
understanding of capacity by local authorities, but in planning policy terms, the Council should
support proposals for smaller, independent facilities in town centre locations – used for
example, as yoga/pilates/spinning classes – which add to the town centre mix and visitation
rates; provided they comply with planning policy.

Bowling/family entertainment facilities are provided for in Eastbourne, Hailsham and Ashford,
with the most popular venue for Hastings Borough residents being Lloyds Lanes in Eastbourne.
All are modern, mainstream facilities with little difference in their offer. There is a gap and
identified ‘need’ for this type of facility in Hastings, but we recommend the offer should
provide a different experience for leisure users, similar in concept to the Kino Cinema concept
in Rye. ‘Boutique Bowling’ is becoming increasingly popular providing a high-end leisure
experience, and attracting users from large catchment areas. They offer high quality design
50’s style retro interiors with bowling, pool, karaoke, and good quality bars/restaurants.
Hastings would substantially benefit from this type of addition to the leisure offer, meeting a
variety of leisure needs across all age categories, and providing an ‘all-weather’ day and
evening attraction.
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Expenditure growth analysis supports the growth in leisure activities to the period 2030,
particularly in the restaurant / café sector. The introduction of an improved range and quality
of cafés and restaurants in Hastings Town Centre, alongside the retail offer, will facilitate a
greater number of visitors who stay longer and promote an ‘evening economy’ keeping the
Town Centre open later.

shopping area, but there may be opportunity in the wider area to incorporate cafés and
restaurants into more substantial mixed use developments including
cultural/leisure/residential/employment, in and around the seafront and White Rock, for
example.
Whilst we do not consider there is a clear need for additional bars, clubs and pubs in Hastings
Town Centre, there is an existing representation of this use type. We recommend planning
policy clearly identifies areas in the Town Centre where this use type is considered appropriate.

11.7 OVERALL STRATEGY
Overall, our assessment indicates that Hastings is performing reasonably well, with a good
comparison goods market share and sales density. Nevertheless, there are clear opportunities
for improvement and a policy requirement to identify sufficient development site opportunities
to meet the full extent of need.

In other commercial leisure categories, we conclude there is a qualitative need for an
improved multiplex cinema – whether that’s a refurbishment of the existing Odeon or a re-sited
new facility. We recommend this is retained in the Town Centre or on a site with excellent
pedestrian linkages to the Primary Shopping Area to ensure the retention of town centre
footfall and linked trips. Hastings is well catered for in the bingo market and we do not
recommend a need for this type of leisure facility. We do conclude that the introduction of a
‘boutique bowling’ destination within the Town Centre Boundary would considerably enhance
the leisure offer in Hastings Town Centre, drawing visitors from a wider sub-regional catchment
area and offering an ‘all weather’ entertainment destination.

The identified convenience goods floorspace capacity is based on growth in population and
expenditure above the turnover required to support existing foodstores in line with company
averages. The floorspace capacity in Hastings is also in part due to the strength of
performance of existing foodstores, a number of which are trading at above company
average levels. It should be noted that it is not unusual or undesirable for some stores to trade
above company averages and where floorspace capacity is indicated it does not necessarily
mean there is a need for further foodstore provision to alleviate overtrading or to justify out-ofcentre shopping development in the Borough.

The White Rock Theatre is deemed to be out-dated in today’s market, dissuading touring
companies from travelling to Hastings for certain larger scale productions. There is a clear
demand and opportunity for an enhanced facility in the Town Centre /White Rock area.
Beyond the London ‘pull’, museums and galleries in Hastings are well used by the full
catchment area and whilst this methodology cannot ascertain the ‘need’ for additional
facilities their strong contribution to the economy is evident. It will be important for the Council
to support and encourage the retention and enhancement to this leisure offer where the
opportunity arises, in accordance with policy.

Whilst new foodstores continue to be built, this is not on the same scale as previous, and
national trends have indicated the pulling back from the role out of superstore formats whilst
operators aim to focus instead on improving the sales efficiency of their existing stock. The
conclusions of this study has identified that the Town Centre has a relatively weak
convenience goods offer, which is considerably smaller in scale than superstores outside of
Hastings Town Centre elsewhere in the Borough. We strongly recommend that any foodstore
development – other than ‘redevelopment’ – over the Plan period should be directed towards
the Town Centre to strengthen in-centre foodstore provision. We do not recommend the
Council allocate out-of-centre sites to accommodate foodstore development given the weak
offer and vulnerability of this sector in the Town Centre.

We recommend that development opportunity sites should be identified to accommodate:

We conclude that there are clear opportunities to improve the comparison goods retail offer
in Hastings Town Centre, particularly in the ‘clothing’ category. Hastings should aim to
encourage key footfall drivers, including for example Primark, as well as operators from the mid
to higher end of the market. This will consolidate the catchment area and ensure a more
effective level of competition in the sub-region, clawing back trade from Eastbourne,
Ravenside Retail Park and Ashford/Rye/Tunbridge Wells. Increased footfall through new
development/redevelopment will contribute to an improved floorspace sales efficiency which
is adequate at present, but could be stronger. Based on constant market share, capacity
projections have identified a need for 12,425 sq.m net of comparison goods floorspace to the
period 2030.

•

12,425 sq.m net of comparison goods floorspace within or adjoining the Primary Shopping
Area;

•

up to 3,500 sq.m net of convenience goods floorspace within or adjoining the Primary
Shopping Area. If sites cannot be identified, out-of-centre sites should not be identified for
the reasons set out in this section;

•

opportunities for Cafés and Restaurants within and adjoining the Primary Shopping Area
and wider seafront/White Rock area;

•

the potential opportunity for a re-sited multiplex cinema within the Town Centre Boundary;

•

the potential opportunity for a ‘boutique bowling’ facility;

•

the potential opportunity for a new theatre.

In the commercial leisure sector, Hastings is performing well in the café sector, but given
national trends and the continued projected growth of this sector we recommend the Council
proactively encourages this use type. The analysis has identified a considerable
underperformance in the restaurant sector, and policy should proactively encourage this A3
Use type. The café and restaurant offer should in the first instance be directed to the main
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Seven sites have been identified within the current Town Centre Boundary with the potential to
accommodate this level of retail and commercial leisure provision. The following list of sites
identifies the ‘potential total site area’ (in sq.m), and it should be noted that this does not
reflect the amount of retail/leisure floorspace that could be accommodated on each site;
clearly development might also include public realm, non-retail/leisure uses, servicing areas, or
the demolition of existing retail/leisure floorspace. Nevertheless, the need for additional retail
floorspace (Use Class A1 / 15,925 sq.m net) is less than a third of the combined total site areas
(55,462 sq.m), and the opportunities identified would likely be sufficient to meet the full extent
of need identified in this evidence based study. Design and viability will inform the evolution of
development on each site.

In terms of general character areas, effective investment in the public realm, shop frontages
and place marketing strategies, we recommend Wellington Place is promoted as a ‘higher
end’ retail street, with a strong ‘flagship’ anchor at the eastern end replacing the run-down
Sports Direct unit. This anchor could be from a similarly high end retail operator, but could
equally be a retailer such as Primark which is a substantial footfall driver in today’s market.
Robertson Street, Trinity Street and Claremont will all soon benefit from the re-opening of The
Pier and a higher level of footfall activity. This frontage should be promoted for more
boutique, independent retailing, alongside cafés and restaurants. If the area is to maximise
leverage from this potential opportunity this will also requires external investment in the physical
character of the area, including shop frontages and general streetscape, for example.

The development opportunity site plan is illustrated earlier in figure 46: Opportunity Sites, and
here we set out appropriate land uses focusing on just retail and leisure development:
1.

Site 1: Morrisons, Queen Road (Total Site Area: 24,650 sq.m)
Development Potential: A1/A3 Retail / Cinema / Boutique Bowling

2.

Site 3: Albert Road/Castle Street/Queens Arcade (Total Site Area: 3,815 sq.m)
Development Potential: A1 Retail

3.

Site 5: Castle Street/Denmark Place (Total Site Area: 8,060 sq.m)
Development Potential: A1/A3 Retail / Boutique Bowling

4.

Site 6: Wellington Place (Total Site Area: 8,410 sq.m)
Development Potential: A1/A3 Retail / Cinema / Boutique Bowling

5.

Site 7: Car Park, Middle Street (Total Site Area: 2,310 sq.m)
Development Potential: A1/A3 Retail

6.
7.

Likewise, key link streets with the seafront, including Harold Place, Denmark Place and the
southern end of Albert Road, should be identified as a crucial ‘gateway’ to the Town Centre,
with strong operators from the A1 and A3 food/beverage Use Classes. These areas should
form ‘destinations’ and be priority locations for enhanced linkages between the seafront and
town centre.

11.8 TOWN CENTRE FRONTAGE AND BOUNDARY POLICIES
The Development Plan should clearly identify the following retail areas in accordance with the
definitions set out in Annex 2 of the NPPF:

Site 9: Car Park, Priory Street/Cambridge Road (Total Site Area: 6,177 sq.m)
Development Potential: A1/A3 Retail

•

Primary Shopping Frontage (PSF);

•

Secondary Shopping Frontage (SSF);

•

Primary Shopping Area (PSA) (comprising both the Primary Shopping Frontage and
Secondary Shopping Frontage);

•

Town Centre Boundary.

The Development Management Plan (2015) allocates a Town Centre Boundary and a Town
Centre Shopping area. We recommend these are updated at the appropriate opportunity to
ensure consistency with national policy and to avoid confusion during the development
control decision making process. We recommend the following:

Site 11: White Rock Theatre (Total Site Area: 2,040 sq.m).
Development Potential: A3 Retail / Cinema / Hotel / Other Cultural Uses

The development sites identified are primarily the redevelopment of existing buildings and infill
opportunities; they do not represent major town centre expansion of the Primary Shopping
Area. Based on the qualitative health check and the identification that many operators are
located within sub-standard units and many retailers normally found in a centre of this
type/size are not represented, the need for additional floorspace is considered to be
commercially deliverable.

Primary Shopping Frontage: Priory Meadows Shopping Centre / Queens Road / Station Road /
Wellington Place / Robertson Street. Within Primary Shopping Frontage, uses should be
controlled to protect a dominant cluster of A1 retailing and prevent against Use Classes A2, A4
and A5.
Secondary Shopping Frontage: All remaining retail frontages in the Town Centre Boundary.
Within Secondary Shopping Frontage, policy should restrict against Use Class A5.

The introduction of a hotel could be considered on these development site opportunities. At
present, Hastings has a small number of 4-5* boutique/luxury hotels, including Black Rock
House, The Cloudesley, Swan House, Zanzibar Hotel and Hastings House; and also a small
range of budget 2-3* hotels, including Travelodge on Bohemia Road, Chatsworth Hotel and
the White Rock Hotel. The boutique hotels are some distance from the Town Centre, and
there would appear to be an opportunity to introduce a more central high quality hotel. In
the budget range, Premier Inn has a requirement for a seafront location demonstrating
demand for additional ‘beds’ in Hastings at the current time.

Town Centre Boundary: We recommend no change to the Town Centre Boundary as defined
within the Development Management Plan (2015). The extent of the boundary to the north
incorporates the Morrisons store which is a key town centre use/attractor and anchor retailer;
whilst in the south west the inclusion of Robertson Street should be retained as an important
retail frontage, with likely future enhancement following the re-opening of the Pier and
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associated increase in footfall in this general area. The boundary should be retained to
include the White Rock Theatre, which is a key town centre use and attractor in Hastings Town
Centre. Following the re-opening of the Pier and increased footfall, we would expect this
section of frontage to benefit from increased visitor numbers and should be recognised by the
Council as an investment opportunity area, to enhance the appearance of frontages and
fascia’s and to improve and enhance the quality of the retail/leisure offer. This is a key
gateway linking the seafront/Pier to the Primary Shopping Area in Hastings Town Centre, and
should be protected within a town centre designation/policy.
In considering future revisions to policy frontages and boundaries, we draw attention to the
fact that the Town and Country Planning (General Permitted Development) (England) Order
2015 has introduced greater flexibility to enable a more straightforward change of use within
shopping frontages. Of particular relevance, the amendments allow permitted change from
retail premises (A1) to financial services (A2), and restaurant and cafés (A3) without a time limit
on that change of use. The move is designed to reduce vacancies on high streets. This will
however serve to bypass the retail policies of many local authorities, such as those
recommended above.
We recommend the proactive consideration of legislative controls to prevent such a change
of use where considered inappropriate and harmful to the vitality and viability of the shopping
frontage – i.e. the dilution of A1 uses underpinning footfall and connectivity across a centre.
There is much debate in today’s market of removing any policy constraints in respect of Use
Classes across town centres. The general conclusion at the current time is that whilst a mix of
uses is ever more important, sub-regional centres the scale of Hastings should aim to retain a
strong concentration of Use Class A1 comparison which ensures a competitive town centre
and the retention of market share within the catchment area.
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