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Executive Summary
1.

Hastings Borough Council is preparing an Area Action Plan (AAP) for Hastings Town Centre and the
Bohemia Area. This report presents evidence that identifies the need for provision of additional
homes in Hastings and provides guidance on the size and type mix of new homes to be provided as
part of proposed developments in the White Rock and Bohemia area covered by the AAP.

2.

The Strategic Housing Market Assessment (SHMA) undertaken in 2013 identified that the Objectively
Assessed Need (OAN) for new homes in Hastings in the period 2011-28 was 404 dwellings pa (6,863
dwellings in total). However, due to the constraints on the availability of development land, the 2014
adopted Local Plan set a policy requirement to deliver ‘at least 3,400 homes’ (equivalent to at least
200 dpa).

3.

The government is consulting on a new approach to the assessment of housing requirements. The
proposed standard assessment process calculates the need for new homes in Hastings to be 369 dpa
but the approach caps the OAN at 40% above the Local Plan requirement, which would generate a
current housing requirement in Hastings of 280 dpa.

4.

If the new approach to the calculation of OAN is adopted, the 280 dpa requirement (4,760 homes in
total over the Local Plan period of 2011-28) is likely to be the minimum figure that HBC will be
expected to meet when the Local Plan is reviewed, a task that should be started in 2018. HBC will have
to demonstrate that it has made every endeavour to find ways of delivering this number of additional
homes.

5.

It is quite possible that once HBC has updated its Strategic Housing Land Availability Assessment
(SHLAA), the Council will conclude that it cannot realistically deliver as many new homes as implied by
OAN. If this is HBC’s conclusion, the SHLAA will be scrutinised closely by neighbouring local authorities,
by developers, and ultimately by an Inspector, to test if this conclusion is robust.

6.

Any shortfall in delivery relative to the OAN will have to be made up elsewhere through Duty to Cooperate arrangements with neighbouring authorities. The Government set out in its consultation
document ‘planning for the right number of homes in the right places’, its intention to strengthen the
Duty to Co-operate to ensure that shortfalls in housing provision in one location are met elsewhere.
The draft NPPF and PPG provide guidance to planning authorities on preparing ‘statements of
common ground’ to address cross boundary issues, particularly housing delivery.

7.

The emerging proposals for housing development in Bohemia need to be considered in the light of the
contribution that the development proposals could make to delivering the current Local Plan
requirement, and exceeding the current 200 dpa requirement. The assessment of development
capacity in White Rock and Bohemia indicates potential capacity for c670 additional homes.

8.

However, the land that could be brought forward in is in different ownerships, with some land owned
by HBC and some by private owners. Some of the sites identified have existing uses that would need
to be relocated before they could be developed for new homes. This means that there is uncertainty
about the cost and time that it would take to assemble these sites, and hence about the quantum and
timing of delivery.
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9.

In terms of the tenure and type of properties that HBC should plan for at White Rock and Bohemia, it
is recommended that HBC seek a policy compliant level of affordable housing. Most of the land with
potential for development will be deemed to be brownfield land, where policy calls for up to 25% of
all new homes to be provided as affordable housing. Any sites deemed to be greenfield sites, will be
expected to provide 40% of new dwellings as affordable housing. The mix of affordable rented and
intermediate homes is to be determined in the light of needs and viability at the time development
comes forward.

10.

It is anticipated that homes for market sale will be sold primarily to owner occupiers; some properties
may in practice be used for holiday lettings, and some may be bought as investment properties to be
rented out, but it is expected that most new market homes built will be owner occupied.

11.

There would be scope for some development of specialist purpose-built retirement housing, and the
whole development should be designed to facilitate accessibility, since mainstream market homes will
be bought by older people, as well as those under 50.

12.

The Masterplan developed for White Rock and Bohemia envisages development of a very distinctive
community, strongly differentiated from the character of the existing, older residential areas in
Hastings; and providing a very different type of new build housing, and street scene to that generally
delivered in Hastings, within a different form of urban environment including employment and nonresidential uses.

13.

The proposed housing product is most likely to appeal to households that currently live in London, and
perhaps in commuter towns just outside of London, who have significant housing equity, but have no
need to commute on a daily basis to London, even though they may be linked to London in terms of
their employer or client base. The development could also appeal to equity-rich retired households.

14.

Detailed market research would need to be undertaken to establish the depth of this potential
market, and hence the rate of sales that could be achieved. This will be an important factor in the
build-out rate and phasing of developments. Phasing will also depend on when sites can be released
for development, lead-in times, and the general state of the development market.

15.

The prospects for a successful development would be considerably enhanced if proposals for
introducing a new rail service between Hastings and London St Pancras are implemented. This could
reduce the journey time from London to Hastings to 1 hour 10 minutes. This would entail significant
capital expenditure on the Hastings to Ashford rail line. Network Rail have not yet committed to the
capital expenditure for this scheme.

16.

The recommended size mix of properties for market sale would be a mix of predominantly 2, 3, and 4bed houses and apartments, with the likelihood that there would be some scope for some 1-bed and
some 5-bed properties in smaller numbers. This proposition should be market tested with developers.
It will be much easier to assess the true scale of demand for different types and sizes of properties
following completion and sale of the first significant new-build development in Bohemia.

17.

The size mix of affordable housing should reflect priority housing needs at the time when
development comes forward, and be informed by the different requirements of those requiring
subsidised rented housing and those accessing intermediate housing. The former are likely to
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comprise family households, and hence are more likely to require 2 or 3 bedroomed homes; while
those looking to buy intermediate housing for sale (shared ownership or equity shares) are more likely
to seek 1 or 2 bedroomed properties.
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1. About this Study
1.1

1.2

1

This report was commissioned by Hastings Borough Council (HBC) in September 2017. The need to
assess the future requirements of housing in Hastings arises from three principal considerations.
•

First, HBC is in the process of preparing an Area Action Plan (AAP) for Hastings Town Centre and
the Bohemia Area. HBC requires an up-to-date evidence base on housing need to justify
proposals to provide additional housing above that identified in the current Local Plan (currently
‘at least 200 dwellings pa’.

•

Linked to the preparation of the AAP, HBC are investigating proposals for significant
development of new homes in the Bohemia area, which forms part of the AAP area. Potential
capacity is currently assessed at around 670 new homes. The study provides guidance on the
size and type mix of new homes to be provided.

•

From 6 April 2018, under Regulation 10A of The Town and Country Planning (Local Planning)
(England) Regulations 2012 (as amended) local planning authorities must review local plans, and
Statements of Community Involvement at least once every five years from their adoption date
to ensure that policies remain relevant and effectively address the needs of the local
community, in particular the need for housing. 1

•

The current Local Plan was approved in February 2014. The Hastings Local Plan is therefore due
for Review in February 2019. This study will inform part of the evidence base for that Review.

The report addresses the issues outlined in the following order:
•

Section 2 sets the scene by setting out the Objectively Assessed Need (OAN) as set out in the
June 2013 Strategic Housing Market Assessment (SHMA) Update; the figure for planned housing
provision taken into the 2014 Hastings Planning Strategy (the Local Plan); and the Government’s
consultation on a new approach to the calculation of Objectively Assessed Need.

•

Section 3 discusses the demographic starting point in the calculation of OAN, calculated in
accordance with Planning Practice Guidance (PPG), setting out the housing implications based
on current household projections as prepared by DCLG and the Greater London Authority (GLA).

•

Section 4, presents up-dated evidence relating to Market Signals. This covers housing delivery,
affordability indicators and evidence of housing need. The discussion of housing delivery
reviews performance against the Local Plan requirement and the likely OAN figure to emerge
from the Local Plan Review.

•

Section 5, considers recent trends in employment growth and sets out an indicative forecast for
employment growth based on the East of England Forecasting Model; and the degree to which
weight should be given to employment forecasts in determining OAN.

•

Section 6 summarises the key housing dimensions of the White Rock Park and Bohemia Strategy
prepared by White Arkitekter and the strategic issues that Hastings Borough Council need to
consider relating both to its corporate priorities and in terms of planning responsibilities.

Draft Planning Practice Guidance
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•

Section 7 discusses the target market for the new homes for sale that is proposed to build in the
White Rock and Bohemia area. This addresses the question of what type of households the new
homes for sale are likely to be targeted at, and where those households currently live.

•

Section 8 considers what size and type of new homes should be built in White Rock Park and
Bohemia in the light of the target market, and the characteristics of the existing housing stock
of Hastings. More weight is given to the size mix of homes, since the White Arkitekter Strategy
partly addresses the issue of the types of dwelling.

•

Section 9 presents the conclusions of the study and discusses the actions required to take the
development proposals forward.
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2. Objectively Assessed Need for Housing in Hastings
The 2013 Hastings and Rother Strategic Housing Market Assessment
2.1

The last full assessment of housing requirements is set out in the Hastings and Rother Strategic
Housing Market Assessment: Housing Needs Assessment dated June 2013, prepared by Wessex
Economics. This document is hereafter referred to as the H&R SHMA 2013. The conclusion of the
SHMA 2013 was that the OAN for Hastings Borough was 404 dwellings pa (6,863 dwellings in the
period 2011-28); and 363 dwellings pa (6,178 dwellings 2011-28) for Rother District. This resulted in a
total OAN for the Hastings and Rother HMA of 767 dwellings pa (13,041 dwellings in the period 201128).

2.2

The OAN for Hastings was accepted by the Local Plan Inspector, but constraints on development land
in Hastings mean that the Local Plan policy for provision of new homes in the period 2011-28 is for ‘at
least 3,400 homes’ (which translates into a plan requirement to deliver at least 200 homes pa over the
17 year plan period). The Inspector for the Rother Local Plan noted that the inability to meet the full
OAN in Hastings implied a shortfall of 3,463 homes against the HBC OAN of 6,863 dwellings.

2.3

The policy for housing provision in the adopted Local Plan for Rother is to deliver ‘at least 5,700 new
homes’ which is the equivalent of 335 dwellings pa over the 17 year plan period. As in Hastings the
adopted Local Plan for Rother does not meet the full OAN for the District as set out in the June 2013
SHMA. The Local Plan Inspector for the Rother Local Plan noted that the collective shortfall in housing
provision in Hastings and Rother in the Local Plans is around 9,394 dwellings (c552 dwellings pa).

2.4

Given that both Hastings and Rother have Local Plan policies for housing provision expressed as an ‘at
least’ number, it is incumbent on the authorities to be proactive in seeking to identify opportunities
for additional housing development.

2.5

However, in Hastings the constraint on development is the fact that the Borough is already intensively
developed, and land is required for both housing and other uses, especially developments that will
support additional jobs. In Rother the Local Plan Inspector noted that 80% of the District lies within
the High Weald, and that this significantly constrains the scope for housing delivery.

2.6

Although the planned level of housing provision as set out in the Hastings Local Plan 2011-28 is
markedly lower than the OAN for the Borough, the Council is keen to enable housing development to
contribute both to current Local Plan target, and, if possible, to exceed the minimum average annual
delivery requirement of 200 dwellings pa by a significant margin.
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Developments in the Objective Assessment of Housing Need
2.7

Since the preparation of the 2013 Hastings and Rother SHMA, there has been significant development
in the practice of undertaking SHMAs. In March 2014 the Government published finalised Planning
Practice Guidance (PPG). While the Guidance was helpful in identifying what needs to be taken into
account, it was not prescriptive and the weight to be given to different elements of the assessment
was a matter of judgement.

2.8

In view of the resource implications of undertaking SHMAs, and the impact on the time taken to
prepare Local Plans, the Government has been considering the adoption of a simplified and
standardised approach to determining OAN.

2.9

In September 2015 ministers established a panel of experts - the Local Plans Expert Group (LPEG) - to
examine what measures or reforms might be helpful in ensuring the efficient and effective production
of Local Plans. LPEG reported to Government in March 2016 making numerous recommendations
regarding Local Plan preparation.

2.10 One element of the LPEG recommendations was that the Government should consider adoption of a
standardised and simplified approach to establishing OAN. LPEG set out in an Appendix to their report
a recommended approach for such a standardised assessment. In the Housing White Paper published
in February 2017, the Government endorsed the proposal that the calculation of OAN should be
standardised, but did not endorse the particular methodology recommended by LPEG.
2.11 The Housing White Paper of February 2017 indicated that the Government would consult on a
standard approach to assessing OAN. The consultation on the Government’s proposed approach was
published in September 2017 under the title ‘Planning for the right homes in the right places:
consultation proposals’ 2 hereafter referred to as ‘Planning for Homes’.
2.12 The standard approach set out in ‘Planning for Homes’ for assessing OAN has been reflected in the
draft NPPF (published March 2018) and draft PPG section titled ‘local housing need assessment’. The
draft NPPF paragraph 61 states:
‘In determining the minimum number of homes needed, strategic plans should be based upon a local
housing need assessment, conducted using the standard method in national planning guidance –
unless there are exceptional circumstances that justify an alternative approach which also reflects
current and future demographic trends and market signals. In establishing this figure, any needs that
cannot be met within neighbouring areas should also be taken into account.’
2.13 The draft PPG explains in detail how local housing need assessments should be undertaken, taking
forward the proposals in ‘Planning for Homes’.

2

https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultationproposals
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DCLG’s Proposed Methodology
2.14 The draft Planning Policy Guidance (published for consultation in March 2018) presents a standardised
approach to calculating the OAN that starts with a demographic baseline and is then modified to take
account of market signals, essentially the price and affordability of homes in the area. The approach
also applies a cap to this uplift as a means of ensuring that the identified housing need is as
deliverable as possible.
2.15 Planning for Homes (the consultation paper preceding the draft PPG) explains the reasons for this
approach. Paragraph 18 states that ‘we consider that household growth on its own is insufficient as an
indicator of demand since:
•

Household formation is constrained to the supply of available properties – new households cannot
form if there is nowhere for them to live; and

•

People may want to live in an area in which they do not currently live, for example to be near to
work, but be unable to find appropriate accommodation that they can afford.

2.16 The draft PPG proposes that the demographic baseline should be uplifted to take account of
affordability in the local area, based on the median house price to workplace-based median earnings
ratio. It proposes that where median house prices are more than four times median earnings, then the
OAN should be uplifted.
2.17 The precise uplift proposed is a 0.25% increase above projected household growth for every 1%
increase in the ratio of house prices to earnings (as defined above) above 4. This is called the
adjustment factor. The data source used is ONS statistics on the ratio of median house prices to
median workplace earnings, specifically Table 5c 3.
2.18 The draft PPG proposes to cap the level of any increase. For authorities that have adopted their plan in
the last 5 years, the new OAN figure calculated using the standard methodology will be capped at 40%
above the annual requirement currently set out in their Local Plan. At present this applies to Hastings
BC where the Local Plan was adopted in 2014.
2.19 For authorities without an up-to-date Local Plan (that is a Plan adopted over 5 years ago), the new
OAN figure will be capped at 40% above the projected household growth for their area, or the annual
requirement in their Local Plan, whichever is higher.
2.20 The implication of this methodology for Hastings is that the demographic baseline should be uplifted
by 24%. The demographic baseline is 298. This is the average annual change in household numbers
over the 17 plan year period 2011-2028 according to the latest 2014-based Household Projections.
Over the 10 year period 2016-26 the average growth in household numbers is 391 households pa.

3

https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearni
ngslowerquartileandmedian
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2.21 The ratio of median house prices to median earnings in Hastings in 2016 is 7.79. That is, median house
prices are almost 8 times median workplace earnings in the Borough. This is 95% higher than the
threshold of 4 times median house prices to median earnings.
2.22 Every percentage point decline in affordability above the threshold results in a 0.25% increase in the
local housing need figure. Thus, the methodology results in a 24% (95% x 0.25) increase in the number
of homes required, above the demographic baseline. This results in a Local Housing Need figure of 369
dwellings per annum in Hastings.
2.23 Figure 1 shows the calculation based on the current Local Plan Period 2011 to 2028. The figure also
shows Wessex Economics’ calculation of the annualised Local Housing Need figure were the
calculation to be based on the 2016-26 period used by the DCLG in their illustrative calculations, and
which would apply if the authority did not have a current Local Plan; this generates a somewhat higher
figure.
Figure 1: Calculation of OAN Using Standardised Method in draft PPG

Source: Wessex Economics; DCLG 2014 Household Projections https://www.gov.uk/government/statistics/2014-basedhousehold-projections-in-england-2014-to-2039 ; ONS Ratio of median House Price to median workplace based earnings.
Figure
5c https://www.ons.gov.uk/peoplepopulationandcommunity/housing/datasets/ratioofhousepricetoworkplacebasedearnings
lowerquartileandmedian

2.24 The DCLG spreadsheet which accompanied the consultation document 4 set out that under the
proposed methodology the housing requirement in Hastings would be for 280 dwellings pa. This
figure is arrived at because the consultation paper (taken forward into the draft NPPF and PPG)
indicates that the Government proposes that for authorities with an up-to-date adopted Local Plan
that the new annual local housing need figure is capped at 40% above the annual requirement figure
currently set out in the Local Plan.

4

https://www.gov.uk/government/consultations/planning-for-the-right-homes-in-the-right-places-consultationproposals
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2.25 HBC’s Local Plan is regarded as being up-to-date since it was adopted in February 2014. The 40%
uplift is therefore applied to Local Plan annualised housing requirement of 200 dpa (though the
requirement is formally expressed in the Local Plan as at least 200 dpa). Therefore the DCLG
spreadsheet shows Hastings’ OAN as being 280 dpa, this being 200 dpa multiplied by the maximum
40% uplift, which generates the requirement of 280 dpa (200*1.4).
2.26 Assuming that the draft NPPF and PPG standard methodology is adopted without amendment, then
the OAN for Hastings will be 280 dpa for the immediate future. The issue for Hastings will clearly be
whether this quantum of new homes can be delivered, given the very limited availability of land in the
Borough. The contribution that the White Rock and Bohemia proposals could make to meet this
increased OAN is discussed in Section 6.
2.27 Under the consultation proposals Hastings will not have to revise its OAN immediately, but the Local
Plan will be subject to review in 2019. This means that work on a Local Plan Review needs to be
started in 2018. While the calculation of OAN cannot be made until the Government has published
the final version of NPPF and linked planning practice guidance (PPG), there is work that could be
undertaken before these announcements, in terms of particularly ensuring housing land supply and
housing delivery data is up-to-date.
2.28 The consultation paper Planning for Housing sought to ensure that the Duty to Co-Operate operates
effectively. The draft NPPF states at paragraph 27 that: ‘strategic plan-making authorities should
collaborate to identify the relevant strategic matters which they need to address in their plans.’
Paragraph 29 goes on to say that ‘in order to demonstrate effective and on-going joint working,
strategic plan-making authorities should prepare and maintain one or more statements of common
ground, documenting the cross boundary matters being addressed and progress in cooperating to
address these.’
2.29 The draft PPG provides further guidance on preparing statements of common ground including what
they should contain. This does not go as far as prescribing that they should be prepared for the
housing market area but this is likely to be the logical conclusion for many areas where identified
housing needs require cross boundary cooperation.
2.30 As discussed in the 2013 Hastings and Rother SHMA, Hastings and Rother are likely to need to liaise
with other authorities in East Sussex and in Kent to establish how that proportion of the identified
need, as calculated by the proposed standard OAN approach excluding the cap, and that cannot be
met in the Hastings and Rother HMA, will be met elsewhere.
2.31 The following sections of this report update key elements of the evidence base presented in the 2013
Hastings and Rother SHMA. The sections examine in turn the Demographic Starting Point (Section 3);
Market Signals (Section 4); and Employment Issues. This analysis is aligned with current Planning
Practice Guidance.
2.32 It is important to emphasise, however, that this document is not an updated SHMA. It would not be
appropriate to provide a full SHMA Update given the Government’s proposals to introduce a new
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standard methodology for calculation of OAN. Rather, this section analyses key data, in order to
comment on the pattern of change in the Hastings and Rother area and what these trends would likely
imply for OAN if calculated by reference to current draft Planning Practice Guidance.
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3. OAN Review: The Demographic Starting Point
3.1

The Demographic Starting Point for the 2013 Hastings and Rother SHMA Update is based on adoption
of 2011-based ESCC Population and Household Projections. These were deemed to be more robust
than the ONS 2011-based Sub-National Population Projections (SNPPs) and DCLG 2011-based
Household Projections (HHP), by virtue of a number of variables being updated. The DCLG 2011-based
Household Projections were labelled as ‘interim’ Household Projections.

3.2

The most recent Government Household Projections for Hastings and the four other local authorities
in East Sussex are the 2014-based DCLG Household Projections published on 12th July 2016. Data is
also presented in this section for Hastings and the four other local authorities in East Sussex using the
2016-based Household Projections published by the GLA, which cover all local authorities in England.

3.3

The GLA population and household projection presented in this document is the variant that uses a 10
year migration trend to project future population distribution, rather than the 5 year trend used in the
ONS projections. GLA applies the CLG 2014-based Headship Rates to generate a forecast of the
number of households. New 2016 ONS population and household projections will be published
around May to June 2018.

3.4

In this section of the report, Wessex Economics presents data on anticipated household growth based
on the most recent DCLG Household Projections and the GLA 2016-based Household Projections.
These are compared to the 2012-based Household Projections published in November 2012 and the
Interim 2011-based Household Projections published by DCLG in April 2013 to provide a sense of how
demographic projections have changed over time.

3.5

Total housing requirements based on the two most up-to-date Household Projections (the DCLG 2014based projections and the GLA 2016-based projections), have been calculated taking account of the
fact that at any point in time a proportion of all existing properties will be empty or used as second
homes. For any given projected increase in household numbers, it will be necessary to provide slightly
more dwellings to ensure that all those households can be accommodated.

The 2014-based DCLG Household Projections
3.6

Figure 2 summarises the key data from the 2014-based Household Projections for Hastings, but also
presents comparative data for the other East Sussex planning authorities and regional and national
benchmarks. It should be noted that Hastings is anticipated to have the lowest percentage rate of
household growth of any on the East Sussex authorities, and a significantly lower level of household
growth than the average for the South East and England. This is the consequence of the density of
existing development and absence of development land in Hastings.
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Figure 2: Household Growth 2011-2028 and 2011-39 Based on 2014-based ONS SNPPs & DCLG
Household Projections

Source: Wessex Economics, DCLG 2014-based Household Projections, July 2016

3.7

At any one point in time the number of households living permanently in an area will be less than the
number of dwellings in the area, since some dwellings will be empty and some will be second homes.
Therefore when calculating how many dwellings are required to house an anticipated increase in
households resident in an area, it is conventional to ensure that the planned number of additional
homes is greater than the anticipated growth in households.

3.8

The adjustment factor applied to the forecast increase in households is determined by reference to
the proportion of the dwelling stock that was not occupied by a household on Census Day 2011. The
relevant data set from the Census is the number of household spaces with no ‘usual resident’, which
include dwellings with no residents, or solely short term residents or visitors, and second homes (ie a
property indicated to be a second address) 5. The adjustment factor applied is set out in the fourth
column of Figure 3.

3.9

The number of dwellings required to accommodate the numbers of households in Hastings and Rother
is set out in Figure 3. Based on the 2014 SNPPs and CLG Household Projections:
•

the annual dwelling requirement in Hastings would be 312 dpa in the Local Plan period 2011-28,
compared to the 404 identified in the 2013 SHMA;

•

the annual dwelling requirement in Rother would be 488 dpa in the Local Plan period 2011-28
compared to the 363 identified in the 2013 SHMA

•

across the Hastings and Rother HMA, the 2014 SNPPs/HHP indicate a dwelling requirement of
800 dwellings pa in the Local Plan period 2011-28, compared to 767 identified in the 2013
SHMA.

5

Census 2011 Table KS401EW
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Figure 3: Dwelling Requirement 2011-2028 and 2011-39 Based on 2014-based ONS SNNPs & DCLG
Household Projections

Source: Wessex Economics, DCLG 2014-based Household Projections July 2016 and Census 2011

3.10 Therefore the ‘demographic starting point’ for the Hastings and Rother HMA as described in PPG
paragraph 2a-015, based on the 2014 CLG Household Projections, is higher than identified in the 2013
SHMA (800 dpa compared to 767 dpa). However the demographic starting point based on the most
recent SNPPs/HH Projections is now lower in Hastings than was set out in the 2013 SHMA (312
compared to 404 dpa), but higher in Rother (488 compared to 363 dpa).
3.11 The change in the distribution of housing requirements between Hastings and Rother is likely to be
because more homes have been built in Rother District than in Hastings since 2011. Hence the
population of Rother will have increased faster than that of Hastings, and this is now reflected in
future projections of population growth. In addition the building of a larger number of new homes in
Rother may have increased the representation of younger households, which may be a factor in
contributing to an increase in both anticipated future population and household growth.
3.12 As a final comment on the 2014-based Household Projections, it should be noted that the calculation
of the required number of additional dwellings linked to an anticipated increase in households is
based on 2011 data, and, on balance, is more likely to over-estimate dwelling requirements per 100
additional households than to under-estimate the requirement.

The housing market was at a

relatively low point in 2011 following the Global Financial Crisis, and vacancy rates in Hastings may
have fallen since, both as a result of an improving market, and the regeneration initiatives undertaken
by HBC.

The GLA 2016-based Household Projections
3.13 The GLA published 2016-based Population and Household Projections for England in July 2017. The
projections are produced for each authority in England, so they are comparable to the ONS and CLG
Population and Household Projections.
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3.14 The key differences between these projections and the 2014-based SNPPs and CLG Household
Projections are as follows:
•

The projections take into account the Mid-Year Population Estimates (MYE) for 2015 and 2016,
and hence are based on the most recent population estimates for each local authority in
England.

•

The central population projection presented in this Working Paper is based on use of a 10 year
migration trend, rather than a 5 year domestic migration trend as used in the SNPPs. GLA also
publish projections based on a 5 year and 15 year migration trend.

3.15 The GLA Projections use the same headship rates as used in the 2014-based CLG Household
Projections. Thus, any differences that arise between the 2016 GLA Central Projection and the 2014
ONS/CLG Population and Household Projections arise from the use of more recent data on population
by local authority; and the assumption that the pattern of migration assessed over the past 10 years is
a better indicator of future patterns of migration in England than a trend assessed over a 5 year
period.
3.16 Figure 4 presents the same analysis as Figure 2 based on the GLA 2016-based Central Projection,
which assumes that trends in migration over the past 10 years will be replicated over the duration of
the assessment period (which extends to 2039). There are no major differences between the GLA
2016 and ONS-CLG 2014 projections in terms of household growth, but some minor differences are
worth highlighting.
3.17 The GLA central projection anticipates that:
•

the number of households in England in 2028 will be some 57,300 lower than indicated by the
ONS/DCLG 2014-based projections

•

the number of households in the South East region in 2028 will be some 3,150 lower than
indicated by the ONS/DCLG 2014-based projections

•

the number of households in East Sussex in 2028 will be some 2,900 lower than indicated by the
ONS/DCLG 2014-based projections

•

however, within East Sussex, the GLA central projection anticipates a slightly higher level of
household growth in Hastings and Rother, than the ONS/DCLG 2014-based projections; and

•

a lower level of household growth in Eastbourne, Lewes, and particularly in Wealden, though
the differences in annualised household growth are not particularly large

3.18 For Hastings and Rother the differences in annualised household growth over the period 2011-28
between the CLG 2014-based Household Projections and the GLA 2016-based are as follows:
•

For Hastings the GLA projections indicate household growth of 314 households pa in the period
2011-28, compared with 298 households pa based on the ONS/DCLG 2014-based projections; a
difference of only 16 households pa.
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•

For Rother the GLA projections indicate household growth of 462 households pa in the period
2011-28, compared with 453 households pa based on ONS/DCLG 2014-based projections; a
difference of only 10 households pa.

Figure 4: Household Growth 2011-2028 and 2011-39 based on 2016-based GLA SNNPs & DCLG
Household Projections

Source: Wessex Economics, GLA 2016-based Household Projections, Central Scenario July 2017

3.19 If the GLA Central Scenario household projections for Hastings and Rother are translated into dwelling
requirements on the same basis as set out in Figure 3, the resultant annualised dwelling requirement
for the 17 year period 2011-28 for Hastings is 328 dpa and for Rother is 498 dpa. Annualised
requirements are higher for the longer time period 2011-39 (see Figure 5).
Figure 5: Dwelling Requirement 2011-2028 and 2011-39 Based on 2014-based ONS SNNPs & DCLG
Household Projections

Source: Wessex Economics, GLA 2016-based Household Projections, Central Scenario July 2017 and Census 2011
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Conclusions
3.20 In assessing the need for new homes PPG identifies that the starting point for analysis are the most
recent Government Household Projections, which are themselves underpinned by the related ONS
Population Projections.

The most recent published Government Population and Household

Projections are the 2014-based SNPPs and the 2014-based Household Projections.
3.21 The dwelling requirement for Hastings linked to these projections is calculated to be for a net increase
of 312 dwellings pa over the Local Plan period 2011-28. This is higher than the Local Plan requirement
adopted in 2014, which is for provision of 3,400 dwellings, equivalent of an average of 200 dwellings
pa, though the Local Plan housing requirement is expressed as being provision of ‘at least 200
dwellings pa’.
3.22 The 2014-based assessment of housing requirements in Hastings based on the Household Projections
is significantly lower than the demographically assessed need set out in Hastings and Rother SHMA
Update: Housing Needs Assessment, dated June 2013. This identified the need for 404 dpa for the
period 2011-28.
3.23 The reduction in the assessed need for housing in Hastings is most likely to be linked to the fact that it
has not been possible to build new homes, and hence population growth in the town has been
constrained, and this slower population growth has been reflected in the more recent SNPPs. There
may also have been an additional element of constraint on household formation.
3.24 For the purposes of the emerging Hastings Town Centre and White Rock Area Action Plan, the key
dimension to note is that both official Household Projections and more recent Household Projections
published by the GLA continue to indicate a demographically-driven need for an additional 312-328
new homes pa in Hastings over the 17 year period of the Local Plan period 2011-28.
3.25 In the first 5 years of the Local Plan (2011/12 to 2015/16), 887 net new dwellings have been delivered,
an average of 177 dpa over the 5 year period (see Figure 6). This period includes a period of time
when the housing market was still recovering from the Global Financial Crisis, when completions
would be expected to be low. The sources of additional housing supply are shown in Figure 6.
3.26 However, delivery in the first 5 years of the Local Plan indicates that there is a requirement to
accelerate delivery of additional homes to meet the Local Plan requirement of delivering at least 200
homes pa over the Local Plan period. To achieve and to exceed this level of delivery will require HBC
to be proactive in encouraging development. The preparation of the Hastings Town Centre and White
Rock Area Action Plan is an important part of this proactive approach.
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Figure 6: Net Additional Dwellings in Hastings 2004/05 to 2016/17
Year
2004/05
2005/06
2006/07
2007/08
2008/09
2009/10
2010/11
2011/12
2012/13
2013/14
2014/15
2015/16
2016/17

New
Build
103
202
129
169
112
22
26
63
82
46
36
10
21

Average last
59
10 years
Average last 5
39
years
Source: Hastings Borough Council

6

Change of
use 6 (net
gain)

37
21
34
28
120
34
19
50
20
29
64
51
65

58
96
50
109
20
49
29
9
9
18
-12
13
4

12
19
-10
-23
-11
50
3
73
37
40
79
170
101

Total net
additional
dwellings
210
338
203
283
241
155
77
195
148
133
167
244
191

48

25

52

183

46

6

85

177

Conversion 7
(net gain)

Redevelopment
8

Change of use involves the conversion of a non-residential property, such as a pub or shop into a house(s) or flat(s).
Conversions involve developing an existing residential property such as a single family dwelling into flats for example,
or vice versa.
8
Redevelopment involves demolition of an existing building(s) and redevelopment into houses or flats.
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4. OAN Review: Market Signals
4.1

This section examines a range of market indicators which shed light on the demand for homes in an
area. The Government’s Planning Practice Guidance (PPG) published in 2014 set out six market
indicators that may indicate a need for local planning authorities to consider making an uplift to the
planned provision of new homes, as part of the OAN process, to a level higher than indicated by the
projected growth in household numbers as derived from official household projections. The 2014 PPG
did not prescribe how these indicators should be assessed; nor did it provide a methodology for
uplifting the household projections in response to market pressures.

4.2

During the course of preparing this report, the revised NPPF and Planning Practice Guidance were
published in draft for consultation. The draft NPPF and PPG set out the favoured measure for uplifting
the OAN in response to market signals. The draft PPG proposes that the demographic baseline should
be uplifted to take account of affordability in the local area, based on the median house price to
workplace-based median earnings ratio. It proposes that where median house prices are more than
four times median earnings, then the OAN should be uplifted. Assuming this approach is taken
forward in the final revised NPPF and PPG, this will introduce a standardised approach to OAN
calculation.

4.3

Nevertheless, the wider measures examined here provide useful context of housing market pressures.
Until the NPPF and PPG is finalised these indicators may remain material considerations in planning
decisions. The six indicators included in the previous PPG and examined here are as follows:

4.4

•

House prices

•

Rents

•

Affordability

•

Rate of development

•

Overcrowding

•

Land prices

This section of the report examines data relating to each of these housing market signals in turn. The
focus is on the pattern of change over recent years in Hastings, particularly in the years since the 2013
SHMA was completed. Where possible comparative data is provided for the other authorities in East
Sussex, the South East Region and England as a whole.

The Pattern of House Price Change
4.5

The 2014 PPG recommended examining mix-adjusted house prices; that is house prices adjusted to
take account of the range of different types of houses sold in each period. To assist in such analysis,
the ONS has recently developed a house price index (Figure 7). The index is compiled from a variety of
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data on the attributes of properties sold and the prices at which properties sell. These data allow an
estimate to be made on how house prices change over time. 9
4.6

Figure 7 shows that in Hastings, over the last 10 years, the house price index has increased by over 39
percentage points. Taking account of the difference in the mix of properties sold, house price growth
in Hastings has been significantly faster than in neighbouring Rother District, the South East region and
England as a whole. House price growth in Hastings has also been higher than all other local
authorities in East Sussex and in Thanet – a coastal District in Kent which has similar characteristics to
Hastings. Given that Hastings has in the past been characterised by low house prices, this pattern of
change indicates that prices in Hastings have become more closely aligned with house prices at
County level and in similar locations.
Figure 7: Mix Adjusted Change in House Price Index, 2008-2017
Hastings
Rother
Eastbourne
Lewes
Wealden
Ashford
Thanet
South East
England

2008
94.20
94.43
93.98
89.56
93.25
88.72
98.75
86.01
91.61

2017
133.57
122.30
119.79
117.06
120.36
122.08
126.41
121.17
119.90

Percentage Point Change
+39.37
+27.87
+25.81
+27.50
+27.11
+33.36
+27.66
+35.16
+28.29

Source: ONS

4.7

A similar picture emerges if house price data is analysed simply in terms of all properties sold, rather
than analysed on a mix-adjusted basis. Figure 8 shows that over the 10 year period 2008 to 2017,
average house prices in Hastings increased by 42%. This is broadly comparable to the increase in the
South East as a whole, but exceeds average house price growth in Rother and other East Sussex
authority areas and in England as a whole.
Figure 8: Change in Average House Prices in Hastings, Last 10 Years
Hastings
Rother
Eastbourne
Lewes
Wealden
Ashford
Thanet
South East
England

2008
£145,300
£219,400
£182,930
£243,008
£255,779
£210,184
£171,491
£227,800
£185,800

2017
£206,100
£284,200
£233,153
£317,633
£330,151
£289,221
£219,516
£320,900
£243,200

Change (%)
42%
30%
27%
31%
29%
38%
28%
41%
31%

Source: ONS

9

https://www.ons.gov.uk/economy/inflationandpriceindices/methodologies/developmentofasingleofficialhousepriceind
ex
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4.8

These indicators indicate that demand pressure within the housing market in Hastings has increased in
recent years, though Hastings had the lowest average house prices of the comparator areas in 2008,
and still has the lowest house prices of the comparator areas shown in Figures 7 and 8. Thus, although
prices are, on average, lower in Hastings (£206,100 in 2017) than in neighbouring and comparable
areas (£284,200 in Rother), the South East (£320,900) and England (£243,200), they have increased
more rapidly over the last 10 years.

The Pattern of Change in Rents
4.9

Rents provide an alternative indication of the cost of housing in an area and longer term changes in
rents may indicate pressures of demand, or lack of supply of housing. Figure 9 presents median
monthly rental prices for different sized properties in Hastings. With the exception of renting a room
in a shared house, rents in Hastings are lower than in Rother and the South East as a whole.

4.10 Relatively high rents for rooms in shared properties may indicate the pressure of demand for this type
of accommodation in Hastings, compared to other areas. It is also likely that changes in the housing
benefit regime, which limits younger single people to this type of accommodation, has created
additional demand for rooms in shared housing.
Figure 9: Median Average Rents April 2016 - March 2017
Room
Studio
1 bedroom
2 bedroom
3 bedroom
4 bedroom
All properties

Hastings
Rother
South East
England
£460
£260
£410
£376
£395
£410
£550
£570
£475
£525
£695
£595
£650
£695
£875
£650
£825
£900
£1,075
£735
£995
£1,400
£1,735
£1,300
£575
£725
£875
£675

Source: Valuation Office Agency Private Rental Market Series

4.11 Longer term data on changes in rental prices is available at the regional and national level but not for
individual local authorities. Figure 10 shows how rental prices have changed over time. Rental prices
increased by 18% in the 10 year period July 2008 and July 2017. This is a more moderate increase than
that experienced in the sales market. Figure 10 shows that rents have increased year by year at a
fairly steady pace since 2005.
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Figure 10: Index of Private Housing Rental Prices (Index: January 2011 = 100)

Source: ONS Experimental Index of Private Housing Rental Prices

4.12 Figure 11 illustrates the income households are likely to need to be able to afford average rents. It is
assumed households can spend up to 30% of their income on rent (a threshold of 30-40% is typically
used in SHMAs to assess the affordability of housing to households). Across 2-bedroom properties, the
affordability of rents in Hastings is comparable to England as a whole. Hastings is more affordable
than Rother and the South East region as a whole.
Figure 11: Income Required to Rent (Assuming Households Spend up to 30% of Gross Income on
Rent)
Room
Studio
1 bedroom
2 bedroom
3 bedroom
4 bedroom
All properties

Hastings
Rother
South East
England
£18,400
£10,400
£16,400
£15,000
£15,800
£16,400
£22,000
£22,800
£19,000
£21,000
£27,800
£23,800
£26,000
£27,800
£35,000
£26,000
£33,000
£36,000
£43,000
£29,400
£39,800
£56,000
£69,300
£52,000
£23,000
£29,000
£35,000
£27,000

Source: Wessex Economics, using Figure 10 and assuming household spend up to 30% of gross income on rent
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Affordability of Home Ownership
4.13 The affordability of home ownership is typically examined by the ratio between house prices and
incomes or earnings. The 2014 PPG recommended examining the ratio of lower quartile house prices
to lower quartile earnings; though it should be noted that the revised draft PPG takes forward a
standardised approach to OAN assessment and proposes using the ratio of median house price to
workplace-based median earnings ratio (as discussed in Section 3).
4.14 Figure 12 shows how Hastings compares with other areas in terms of changes in affordability over
time. This indicator shows that Hastings remains more affordable than Rother and the South East as a
whole, and broadly on a par with England. However, Hastings has become less affordable over time,
particularly in the most recent year for which data is available (2015-16). Lower quartile house prices
in Hastings were almost 8 times lower quartile incomes in 2016, similar to the ratio in England as a
whole. This compares to a ratio of 10.0 in Rother and 9.7 in the South East.
4.15 Figure 13 shows the ratio of median house prices to median workplace earnings, which is the
proposed indicator of affordability proposed in the draft PPG as the standard measure for the
proposed standardised assessment of OAN. This shows a similar pattern to the lower quartile
affordability indicator for Hastings, but there is a bigger gap in affordability between Hastings and the
other East Sussex authorities on this measure, with Hastings being more affordable than other areas.
Figure 12: Ratio of Lower Quartile House Prices to Lower Quartile Earnings

Source: ONS
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Figure 13: Ratio of Median House Prices to Median (Workplace) Earnings

Source: ONS

Housing Delivery
4.16 The 2014 PPG suggests that the rate of housing development should be examined, including the flow
of new planning permissions and actual completions. The previous PPG stated that ‘if the historic rate
of development shows that actual supply falls below planned supply, future supply should be increased
to reflect the likelihood of under delivery of a plan’. 10 Figure 14 presents completion figures for
Hastings since 2004/05. Rates of delivery over the last 5 and 10 years have on average been below the
current Local Plan target of at least 200 dwellings pa, for the period since 2011/12 onwards.

10

National Planning Practice Guidance paragraph: 019 Reference ID: 2a-019-20140306
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Figure 14: Net Additional Dwellings in Hastings 2004/05 to 2016/17
Year
2004/05
2005/06
2006/07
2007/08
2008/09
2009/10
2010/11
2011/12
2012/13
2013/14
2014/15
2015/16
2016/17

New
Build
103
202
129
169
112
22
26
63
82
46
36
10
21

Change of
use 11 (net
gain)

37
21
34
28
120
34
19
50
20
29
64
51
65

58
96
50
109
20
49
29
9
9
18
-12
13
4

12
19
-10
-23
-11
50
3
73
37
40
79
170
101

Total net
additional
dwellings
210
338
203
283
241
155
77
195
148
133
167
244
191

48

25

52

183

46

6

85

177

Average last
59
10 years
Average last 5
39
years
Source: Hastings Borough Council

Conversion
12
(net gain)

Redevelopment
13

4.17 In the 6 years of the current Local Plan 1,078 net additional homes have been delivered in Hastings.
This averages out at 180 homes pa over the period 2011/12 to 2016/17, some 20 homes short of the
‘at least 200 dwellings pa’ Local Plan target.

Overcrowding
4.18 The 2014 PPG also recommended that an assessment be made of market signals that provide
indications of housing stress including the level of overcrowding, levels of homelessness, and use of
temporary accommodation to demonstrate the extent of un-met need for housing. The previous PPG
indicated that increases in the number of these vulnerable households over the long term may
indicate the need to increase planned housing supply.
4.19 Data on overcrowding is only readily available from Census of Population data. A household is
deemed to be overcrowded if a household has at least one bedroom too few for the number and
composition of people living in the household as defined by the bedroom standard, set out in the
Housing (Overcrowding) Bill 2003 14.

11

Change of use involves the conversion of a non-residential property, such as a pub or shop into a house(s) or flat(s).
Conversions involve developing an existing residential property such as a single family dwelling into flats for example,
or vice versa.
13
Redevelopment involves demolition of an existing building(s) and redevelopment into houses or flats.
14
see https://publications.parliament.uk/pa/cm200203/cmbills/046/2003046.pdf
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4.20 Figure 15 shows that there were 3,840 households living in overcrowded 15 homes in Hastings in 2011;
this represents 9% of all households. Hastings has a higher proportion of households living in
overcrowded conditions compared to Rother, the South East as a whole and England.
Figure 15: Number of Overcrowded Households in Hastings in 2011 and Change 2001-2011
Occupancy Rating

Hastings

Rother

South East

England

All households

41,159

40,877

22,063,368

3,555,463

Occupancy rating (rooms) of +2
or more (not overcrowded)
Occupancy rating (rooms) of +1
(not overcrowded)
Occupancy rating (rooms) of 0
(not overcrowded)
Occupancy rating (rooms) of -1
(overcrowded)
Occupancy rating (rooms) of -2
or less (overcrowded)
Overcrowded (Occupancy of -1
or -2)
Overcrowded as a % of all
household
Change 2001-2011

16,729

23,353

10,970,550

1,895,601

10,392

9,598

5,057,303

764,952

10,196

5,956

4,106,919

628,936

3,040

1,562

1,412,634

205,282

802

408

515,962

60,692

3,842

1,970

1,928,596

265,974

9.3%

4.8%

8.7%

7.5%

1,088

352

471,084

70,582

Source: Census 2001 and 2011
4.21 Figure 16 shows the proportion of all household in each bracket of the occupancy rating. An
occupancy rating of -1 represents household with one less bedroom than required given household
composition; and a rating of -2 indicates the household has two less bedrooms than required given
household composition. Occupancy ratings of +1 or +2 indicate that the household has one or two
bedrooms more than required given household composition.

15

Households living with an insufficient number of rooms according to occupancy standards
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Figure 16: Percentage of Households Living in Overcrowded Homes, 2011
Occupancy Rating
All Households
Occupancy rating (rooms) of +2
or more (not overcrowded)
Occupancy rating (rooms) of +1
(not overcrowded)
Occupancy rating (rooms) of 0
(not overcrowded)
Occupancy rating (rooms) of -1
(overcrowded)
Occupancy rating (rooms) of -2
or less (overcrowded)
Overcrowded as % of all
households

Hastings

Rother

South East

England

41,159

40,877

22,063,368

3,555,463

41%

57%

50%

53%

25%

23%

23%

22%

25%

15%

19%

18%

7%

4%

6%

6%

2%

1%

2%

2%

9%

5%

9%

7%

Source: Census 2011

4.22 The absolute number of overcrowded households in Hastings has increased over the period 2001 –
2011 – over 1,000 additional households were living in overcrowded homes in 2011 compared to
2001. This is not just the result of an increase in the household population. The rate of overcrowding
has increased from just over 7% of all households in 2001 to just over 9% of all households in 2011.
4.23 Homelessness in Hastings has increased markedly since 2008 (see Figure 17) and now stands at 230
households in Hastings. This represents a rate of 5.43 per 1,000 households, compared to 2.54 in
England as a whole (see Figure 18). The rate is higher than in all of the East Sussex authorities and in
the comparable authority of Thanet which contains Margate.
4.24 The number of households in temporary accommodation has not increased as markedly, but the
number of households needing temporary accommodation (where none has yet been secured) is at its
highest point over the whole 2008-17 period at 51 households. This suggests housing pressures in the
Borough are increasing.
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Figure 17: Homelessness and Temporary Accommodation in Hastings, 2008 - 2017
Numbers

accepted

2008-

2009-

2010-

2011-

2012-

2013-

2014-

2015-

2016-

09

10

11

12

13

14

15

16

17

Total Homeless

68

45

45

65

98

104

138

252

230

Homelessness
per 1,000
households

1.73

1.15

1.15

1.67

2.39

2.50

3.29

5.95

5.43

80

37

13

26

37

40

35

50

2

1

0

1

1

1

1

1

8

10

4

3

9

11

14

51

as homeless and in
priority need

Total in Temporary
Accommodation
Temporary
Accommodation
per 1,000
households
Duty owed but no
accommodation has
been secured at end
of March 2017

Source: CLG Table 784 in Homelessness Statistics Live Tables

Figure 18: Comparison of Homelessness and Temporary Accommodation in Different Areas
Area

Homelessness

per

1,000 Temporary Accommodation per

households

1,000 households

Hastings

5.43

1

Rother

2.58

1

Eastbourne

1.97

1

Lewes

1.82

1

Wealden

1.90

1

Ashford

2.62

2

Thanet

3.20

2

England

2.54

3

Source: CLG Table 784 Homelessness Statistics Live Tables

27 | P a g e

Land Values
4.25 The 2014 PPG also recommended that residential land values can also provide an indication of the
pressure of housing demand. However, there is no comprehensive source of publically available data
on land values for residential development.
4.26 DCLG did publish a research paper in 2015 entitled ‘Land value estimates for policy appraisal’ which
provides estimates of typical residential land values by local authority. This research document
estimated residential land values in Hastings in 2015 to be £1,650,000 per hectare. This compares to
£2,165,000 per ha in Rother and £3,600,000 per ha in the South East region as a whole. Based on the
modelling used in this research, this suggests residential land values are substantially lower in Hastings
than in other areas of the South East, including other south coast towns.
4.27 However, this research cannot be relied upon to provide accurate residential land values for specific
sites, in part because the modelling used assumes nil affordable housing. It is also likely that the data
is more reliable for green field sites; while Hastings is very dependent on brownfield sites and
redevelopment for housing delivery because the local authority boundary is drawn tightly round the
urban area, and there are few undeveloped areas within Hastings.

Summary and Conclusions
4.28 The relationship between median house prices and median earnings in Hastings implies the need for
an uplift in the housing requirement for the Borough, above the level implied by household
projections, based on the draft PPG (as illustrated in Section 2). Wider indicators of market pressure
provide evidence of significant and rising housing need in terms of homelessness, and the need for
temporary accommodation. This particularly implies the need for greater provision of affordable
housing.
4.29 However, affordable housing is now normally delivered as part of mixed-tenure housing
developments; and in this regard the relative absence of development land in Hastings is a major
constraint both on increasing housing supply as a whole. Despite Hastings becoming less affordable in
terms of market housing in recent years, the town remains more affordable than many parts of South
East England. With lower than average sales values for new homes compared to the South East, this
may mean that it is hard to secure high levels of affordable housing provision as part of mixed -tenure
housing developments.
4.30 As noted in Section 2, the Government’s draft NPPF and PPG recommends an appropriate uplift
through the application of the standardised approach (as shown in Figure 1 (page 12). If adopted as
policy, this would imply a 24% uplift to the demographic starting point to take account of market
signals.
4.31 Such an uplift would imply planning for 369 dwellings pa in Hastings (298 dpa * 23.% = 369) . However
the application of the cap limiting the scale of uplift where there is an existing adopted Local Plan
means that under the proposed methodology Hastings OAN would be capped at 280 dpa. If the
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standard methodology is applied, HBC would need to assess if it could find the sites within the
Borough to deliver this level of housing. The proposals for White Rock and Bohemia would be very
relevant to such an assessment.
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5. Employment Growth and the Implications for Housing
5.1

Previous Planning Practice Guidance relating to the assessment of housing requirements also called
for an assessment of the housing implications of employment trends, based on past trends or
employment forecasts, and having regard to the growth of the working age population in the area.
The specific issue to be addressed is whether there may be a need to provide an increased level of
housing to enable employment and economic growth. It is relevant to note that the revised draft NPPF
and PPG does not require adjustment to be made to OAN in response to employment trends or
forecasts.

5.2

This report does not seek to undertake the full assessment of labour force supply and demand that
would be undertaken in a full SHMA. Rather this section examines the pattern of employment growth
in Hastings in particular, and places this in the context of the expected pattern of employment growth
in East Sussex as a whole. This approach reflects the fact that this report has been commissioned to
inform the development of the Hastings Town Centre and White Rock Area Action Plan.

5.3

While the Hastings Local Plan covers the period 2011-28, the analysis presented here focuses on the
period 2015-28, which is the period of time for which reliance has to be placed on employment
forecasts. Actual data on employment growth is available for the period 2011-15. By definition the
number of jobs in Hastings and the number of people working in Hastings are in balance.

5.4

However, this is not to say that the number of jobs available in Hastings and the resident workforce
are in balance. Figure 19 shows that job density (defined as the ratio of jobs in an area to residents
aged 16-64) 16 is significantly below that of all the other East Sussex Districts and even lower compared
to the South East and England averages. At the same time unemployment in Hastings much higher
than in the other parts of East Sussex, and significantly above the regional and national average.
Figure 19: Jobs Density and Unemployment in Hastings, Rother and East Sussex

16

The full definition of jobs density is the he numbers of jobs per resident aged 16-64. The total number of jobs is a workplace-based
measure and comprises employees, self-employed, government-supported trainees and HM Forces.
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5.5

Source: Jobs Density 2015, ONS: Annual Population Survey, July 2016 to June 2017

In view of the scale of unemployment in Hastings, there is scope for job growth in Hastings without
the need for any growth in the resident workforce. However, were forecast employment growth for
the period 2015-28 to outstrip estimates of the current surplus labour force and workforce growth,
(derived from population projections), it could be that employment growth might be constrained by a
shortage of workers, though a related issue is the shortage of skilled workers.

5.6

If there was evidence of potential future shortages of labour in Hastings and Rother one solution to
this situation might be to seek to increase the planned provision of new homes in the HMA to boost
the economically active population. Thus it has become common practice in undertaking SHMAs to
assess the balance between the economically active population and the need for employers of
additional labour.

5.7

However, it should be noted that the Local Plans Expert Group (LPEG) did not endorse this approach in
their recommendations for a standardised approach to the calculation of OAN. One factor in LPEG’s
thinking was that often the relationship between employment growth and housing requirements is
complex and contentious, and use of market signals in the calculation of OAN should pick up on any
demand pressures arising from employment growth.

5.8

It should also be noted that the approach set out DCLG’s consultation ‘Planning for Homes’, taken
forward into the draft NPPF and PPG, does not involve consideration of employment issues.

Employment Growth 2011-2028
5.9

The time frame used for analysis of employment growth in this report is the period covered by the
current Local Plan, which covers a 17 year period 2011 to 2028. The East of England Forecasting
Model provides up-to-date forecasts for employment growth for East Sussex as a whole up to 2045,
but does not provide employment forecasts at the District level.

5.10 Wessex Economics and HBC agreed that, rather than incur the cost of commissioning bespoke
employment forecasts for Hastings, forecasts of employment growth for the period 2015 to 2028 in
Hastings would be generated through shift-share analysis linked to the EEFM forecasts for East Sussex.
The EEFM data also provides estimates of total actual employment for the period 2011-15, which is
informed by actual data published by Government (principally the BRES and Employment Density data
sets).
5.11 In summary the approach adopted by Wessex Economics to estimate forecast employment to 2028 is
as follows:
•

Employment growth rates at the East Sussex level are calculated on a sector by sector basis
using the EEFM data for East Sussex

•

It is assumed that the sectoral growth rate forecast at the East Sussex level is a good guide to
the anticipated level of growth in each sector at the District level
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•

Thus, the pace of employment growth at the District level will be faster if it has a strong
representation of faster growing sectors as identified by the EEFM employment forecasts for
East Sussex

•

Conversely, if a particular District has a strong representation of sectors which are expected
only to grow at a low level, employment growth in that District is likely to be lower than the
County average.

5.12 It is acknowledged that this approach will not reflect the possibility of a particular business, or cluster
of businesses, in one particular authority out-performing the average growth rate of employers in that
sector in terms of employment growth; nor will it capture the impact of specific inward investments or
development proposals. However, mainstream forecasts suffer from the same weaknesses,
particularly when forecasting employment at the District level.
5.13 Given that DCLG’s proposed standardised methodology does not require assessment of the housing
implications of employment growth, the approach taken in this study is:
•

First to report employment growth in the period 2011-15, the period which is based on actual
employment data published by ONS (BRES and Job Density data)

•

To report anticipated employment growth in the period 2015-28, this being the period for
which employment growth is being forecast, in the absence of actual data from official sources

•

This is achieved by using the EEFM forecasts for East Sussex, and modelling by Wessex
Economics to generate the estimated share of forecast East Sussex job growth attributable to
each of the 5 East Sussex Districts

•

Wessex Economics has not calculated the implications for housing requirements of anticipated
employment growth, since this is outside the scope of this study

•

It should be noted that the draft PPG’s standardised approach to calculation of OAN does not
require the alignment of planned housing provision with prospective employment growth.

Employment Growth in East Sussex 2011-15 (BRES)
5.14 Figure 20 shows the scale of employment growth in Hastings and also Rother, and the total for the
Housing Market Area/Functional Economic Area of Hastings and Rother based on the BRES data.
Figure 20 shows that over the period 2011-15 employment in Hastings has declined slightly; however,
employment in Rother has increased by around 2,000 jobs in the same period.
5.15 Overall, over the period 2011-15 total employment in the Hastings and Rother HMA has increased by
1,945 jobs, an increase of 486 jobs pa. It should be remembered that the 2011-15 period relates to
years in which the national economy has been recovering from the impact of the Global Financial
Crisis and the recession of 2008-09.
5.16 In East Sussex as a whole employment has increased by around 10,600 jobs in the period 2011-15
(2,650 pa). Job Growth has been concentrated particularly in Lewes and Wealden, while employment
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in Eastbourne and Hastings has declined. Employment in Rother District has grown but at a more
modest rate than Lewes and Wealden.
5.17 The data presented in Figure 20 is sourced from the Government’s Business Register and Employment
Survey (BRES). This data set captures both the number of employees and working owners 17. The
survey therefore includes self-employed persons registered for VAT or PAYE, but this does not include
all self-employed persons, and hence does not capture all employment in an area.
Figure 20: Employment Change (BRES Data) in Hastings, Rother and Rest of East Sussex 2011-15

Source: Wessex Economics, BRES (totals based on data for Sections A-S)

5.18 More comprehensive data on total employment at the local authority level is available from the ONS
Job Density data set, which is a workplace-based measure of total employment made up of employee
jobs, self-employed, government-supported trainees and HM Forces. However, as shown in Figure 21,
data is only available at the local authority level in East Sussex for the three years 2013-15.
5.19 The data in Figure 21 supports the analysis shown in Figure 20 that indicates that employment in
Hastings has not grown significantly since 2011, while there has been significant growth of
employment in Rother District. As a result there has been a significant level of employment growth in
the Hastings and Rother HMA over the period 2011-15.
Figure 21: Employment Change (Job Density Data) in Hastings, Rother and Rest of East Sussex 201315

Source: Wessex Economics, ONS Job Density

17

Working owners are typically sole traders, sole proprietors or partners who receive drawings or a share of the profits.

33 | P a g e

5.20 The East of England Forecasting Model also has data for total employment, but only for East Sussex as
a whole. The EEFM data indicates that over the period 2011-15 employment in East Sussex grew by
around 10,060 jobs, which happens to be the same figure as that derived from the BRES data. The
more substantial job growth recorded by the Job Density data for East Sussex is likely to be a
reflection of the fact the number of jobs in East Sussex fell between 2011 and 2013.

Forecast Employment Growth in East Sussex 2015-28
5.21 The EEFM forecast anticipates that around 23,900 additional jobs will be created in East Sussex in the
13 year period 2015-2028 (see Figure 22). This is equivalent to a 10.7% increase on the 2015 baseline
level of employment. This produces an average job growth of 1,840 jobs pa in East Sussex as a whole.
This compares with an average annual job growth of 1,835 jobs pa for the period 2001-15. The EEFM
therefore essentially forecasts a similar level of job creation in the period 2015 to 2028 as in the
period 2001-15.
Figure 22: Summary of Anticipated Employment Growth in East Sussex by Local Authority 2015-18

Source: Wessex Economics, EEFM 2016

5.22 Employment in Hastings is expected to increase by around 3,140 jobs over the period 2015-28 (an
average annual increase of 242 jobs pa over the period); and in Rother by 3,850 jobs over the period
2015-28 (an average annual increase of 538 jobs pa over the period). Employment growth is expected
to be greater in each of the three other Districts in East Sussex than in Hastings and Rother.
5.23 Most long-term employment forecasts embed assumptions that past trends are the best guide to the
future employment growth. Forecasts do not commonly consider the impact of social, technological,
economic, environment and social factors on patterns of employment.

It is therefore worth

considering whether the past employment growth will be a good guide to future employment growth.
5.24 Key considerations about whether employment growth over the next 15 years will mirror that of the
last 15 years include:
•

The fact that the UK has achieved full employment. The Bank of England and Office for Budget
Responsibility define full employment as being achieved when unemployment falls below 5%.
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The unemployment rate fell to 4.3% in the period February to April 2017 18 so technically the UK
has achieved full employment.
•

There is much discussion at the national level about the impact that technological development
will have on future job growth, with many commentators envisaging the prospect of many
current jobs being lost through automated processes over the next 15 years; but with others
anticipating that the jobs lost will be more than compensated for by growth in new jobs.

•

Related to the above debate, there is the issue that, as the population of the UK ages and more
people reach retirement age, the working age population may decline or grow more slowly. In
some measure this is being offset by increases in retirement age and an increase in the number
of people over retirement age, who continue to work.

•

An additional consideration regarding growth of the labour force is uncertainty about the
implications of Brexit in terms of the scope to replenish the working-age population by net inmigration from outside the UK.

5.25 A lower rate of employment growth than achieved in the past should not necessarily be regarded as
undesirable. Increased output can be delivered by capital investment and use of new technology.
This could deliver improvements in productivity, which could in turn contribute to increases in wages
and household incomes. Growth in productivity, wages and household incomes have stagnated in
recent years, so achieving economic growth through increasing productivity growth rather than
increasing employment is attractive in economic terms.
5.26 These are all factors to be taken into consideration when determining how much weight to give to
employment forecasts and associated labour supply issues when considering the need for new homes.
There are good arguments for playing down the significance of employment forecasts in determining
OAN and focusing more on housing market signals such as housing affordability. This was reflected in
the DCLG proposals set out in the consultation paper ‘Planning for Homes’ and taken forward in the
draft PPG.
5.27 The approach taken to forecasting employment growth by authority in East Sussex is as follows:
•

Wessex Economics has analysed the EEFM employment growth forecast for East Sussex by
sector for the period 2015 to 2028. Wessex Economics has taken the 30-sector categorisation
used in the EEFM, and mapped this onto the 20-sector ONS SIC A-S classifications of Sections, to
produce a simpler sector matrix.

•

The forecast increase in employment for each sector has been calculated at the East Sussex
level over the period 2015 to 2028, both in absolute terms and in terms of percentage increase.
This analysis provides an assessment of the extent to which employment in East Sussex is
expected to increase over the 17 year period 2015-28 broken down sector.

18

https://www.ons.gov.uk/employmentandlabourmarket/peopleinwork/employmentandemployeetypes/bulletins/uklab
ourmarket/september2017#main-points-for-may-to-july-2017
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•

BRES data is known to under-record total employment, since it excludes a number of sources of
employment for example the self-employed who are not registered for VAT, and employment in
the armed forces. The EEFM adjust for these factors and thus the EEFM data on employment in
East Sussex is the best estimate of total employment in East Sussex.

•

For the purpose of establishing a 2015 baseline of employment for each of the five Districts in
East Sussex, it has been assumed each District’s share of total employment in East Sussex as
identified by analysis of BRES data, is a true indication of the percentage of all employment in
East Sussex as estimated by the EEFM.

•

Thus, the 2015 baseline employment for each District in East Sussex has been grossed up to
ensure that the estimated total employment of the five Districts equals the total figure for
employment in East Sussex as set out in the EEFM. Hastings accounted for 15% of employment
in East Sussex in 2015 and Rother for 16%, based on analysis of 2015 BRES data; once the
figures are grossed up to the EEFM total employment for East Sussex, the employment numbers
for Hastings and Rother respectively remain 15% and 16% of the total employment in East
Sussex.

•

In generating individual employment forecasts for the period 2015-28 for each of the East
Sussex authorities, sector specific employment growth rates calculated from the East Sussex
EEFM forecasts have been applied to the baseline sector employment in each of the Districts.
The sector specific forecasts applied to the local authority sector mix, sum to total of the EEFM
forecast for East Sussex in 2028

•

The practical implication of this is that an authority that has a stronger representation of
employment in fast growing sectors is forecast to have a higher overall level of employment
growth in the period 2015-28, than an authority with a current concentration of employment in
sectors that are not expected to grow rapidly at the East Sussex level.

5.28 Figure 23 sets out the anticipated scale of employment growth by District and for East Sussex as a
whole over the period 2015-28. It is estimated that employment will grow in Hastings at the rate of
242 jobs pa, giving a total of 3,140 additional jobs in the period 2015-28. The total job growth in
Hastings and Rother is 6,990 or around 538 jobs pa.
Figure 23: Employment Forecasts 2015-28 for Hastings, Rother and East Sussex

Source: Wessex Economics, EEFM
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Forecast Growth in Working Age Population in Hastings and Rother
5.29 Given DCLG consultation on planning for housing (September 2017) and the draft PPG (March 2018)
does not include in the proposed approach to determining OAN any requirement to consider
employment, Wessex Economics has not undertaken a full assessment of what level of population
growth and housing would be required to ensure sufficient labour to fill the projected number of jobs.
5.30 However, analysis has been undertaken on the population projections that underpin the household
projections set out in Section 3. The sources used are:
•

The 2014-based SNPPs which underpin the 2014-based CLG Household Projections

•

The 2016-based Population Projections prepared by the GLA that underpin the 2016-based GLA
Household Projections.

5.31 Figure 24 shows the anticipated working-age (age 15-64) population growth between 2015 and 2028
in Hastings, Rother and East Sussex as set out in the ONS 2014-based SNPPs. (The working age
population is defined by ONS as residents age 16-64, but population projections used the cohort 1519). At the UK level 75.3% of people aged 16-64 were in work in the period February to April 2017, the
highest level since records began in 1971.
5.32 Projected population growth in Hastings and in Rother would appear not to provide sufficient labour
to fill the jobs forecast for the two authorities in the East of England by the EEFM. However this does
not take into account the current levels of unemployment in Hastings and Rother. If, unemployment
were to fall to an average level of 3.5% in Hastings and Rother, this would remove some 2,200 people
who are currently unemployed in Hastings and Rother, and go a very substantial way towards
indicative requirement for additional labour set out in Figure 24.
5.33 While the reduction in unemployment could meet a substantial part of the EEFM forecasts level of
employment, there remains a significant shortfall in anticipated labour supply relative to the EEFM
forecasts of job growth. If the jobs were to be created, this might stimulate some in-migration, but an
equally possible scenario is that employers will invest in order to increase output without the need for
additional labour. Alternatively employers might decide that if they cannot recruit in the area they will
not locate or expand in the area.
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Figure 24: Population Growth Aged 16-64 in Hastings, Rother and East Sussex, 2015-28 (2014 SNPPs)

Source: Wessex Economics, ONS 2015-based SNPPs

5.34 Figure 25 replicates Figure 24, showing the increase in the working age (16-64) population of Hastings,
Rother and East Sussex as a whole, between 2015 and 2028, based on the 2016-based GLA Population
Projections (central projection based on a 10 year migration trend). Not all of those aged 16-64 will be
economically active, though the numbers of people in the workforce will be boosted by those aged
over 64 who work.
5.35 Figure 25 confirms the conclusion reached in the analysis of the ONS population projections, that
while reduced unemployment could support a significant level of job growth, it would not be sufficient
to provide the numbers of employees required to fulfil forecast job set out in the EEFM. The
anticipated working-age population based on the GLA Population Projection is substantially less than
the level of employment growth forecast by the EEFM.
5.36 If it is assumed that only 80% of the 16-64 age group are economically active, the GLA population
forecasts would indicate that the labour force of Hastings and Rother might increase by around 1,940
people in the period 2015-28 including the growing number of people aged over 64 who will work.
This compares to the EEFM forecast of job growth in Hastings and Rother over the period 2015-28 of
almost 7,000 jobs.
5.37 Therefore there is a significant mismatch in the scale of job growth as forecast by the EEFM and the
available labour supply as indicated by ONS and GLA population projections. Unless there is evidence
of significant surplus labour across the UK, or a serious intent to boost net international in-migration
to the UK, it would appear that potential workforce growth and forecast job growth are far from
matching.
5.38 This position should not be regarded as necessarily problematic, and indeed it could result in very
positive effects if employers were to making business investments that reduce their need for labour,
but increase productivity. This could help to boost average wages and hence average incomes. Under
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an alternative scenario where automation reduces labour demand, there will be less need for labour
in any case.
Figure 25: Population Growth Aged 16-64 in Hastings, Rother and East Sussex, 2015-28

Source: Wessex Economics, GLA 2016-based SNPPs Central Projection (10 year migration trend) Scenario

Summary and Conclusions
5.39 The East of England Forecasting Model anticipates that employment in East Sussex will grow by
around 23,900 jobs over the period 2015-28, roughly the same level of employment growth as
achieved in the period 2001 to 2015. However in terms of labour supply, the ONS and GLA population
projections would indicate that there would be a substantial shortage of labour if these levels of job
growth to be achieved, even after allowing for a reduction from current levels of unemployment in
Hastings and Rother to 3.5%. The projected increase in the working-age population (not all of whom
will be economically active) is less than half the required increase in labour supply.
5.40 The EEFM is more than simply an employment forecasting model. The EEFM also provides data on
population and workforce growth. The ONS SNPPs project that population in East Sussex will increase
by 60,400 people; the EEFM anticipates population growth of 71,700 people, a difference of some
11,300 people. This difference in anticipated population growth is likely to result from the level of
projected employment growth, and its impact on net migration, with an increased level of inmigration, particularly of economically active persons, due to forecast employment growth.
5.41 In summary, the EEFM provides a scenario of employment-led growth for East Sussex, with Wealden
and Lewes Districts very much in the lead followed by Eastbourne, then Rother, and finally Hastings.
There are significant uncertainties about whether further significant employment growth is
achievable, given that the UK has now achieved close to full-employment. There are uncertainties
regarding the scale of future international net in-migration, and the impact of automation on total
employment, which means that the past may not be a good guide to the future.
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5.42 As it happens, the DCLG Consultation Document ‘Planning for the right homes in the right places:
consultation proposal’, published on 15th September 2017, which has been taken forward in the draft
PPG (March 2018) puts forward a methodology for determining OAN that does not require
consideration of employment issues. It will, however, be relevant to the forthcoming Review of Local
Plan preparation to consider the relationship of workforce and job creation and the implications for
housing and land for employment uses.
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6. Prospective Development Proposals for Bohemia
6.1

This section moves away from the local authority-wide assessment of the housing market and the
need for new homes, to consider what type, size and tenure of new homes it would be appropriate to
plan for in the White Rock and Bohemia area. This needs to be rooted in HBC’s aspirations for the
White Rock area, but needs also to be informed by the nature of the market for new homes in
Hastings.

6.2

The section starts by summarising the scale of the development opportunity in the White Rock area,
and the recommendations set in the White Arkitekter July 2017 report White Rock Park and Bohemia
– A Strategy for the Future of the White Rock Area, Hastings. The White Arkitekter report makes a
number of recommendations regarding the scale and character of development.

6.3

While Hastings Borough Council has received the White Arkitekter report, the proposals set out in the
report will be subject to refinement and consultation as part of the process of preparing the Area
Action Plan (AAP) for Hastings Town Centre and the White Rock Area. The White Arkitekter report
provides the overarching framework for the discussion on housing type and tenure in this and
subsequent sections of this report.

6.4

In addition to summarising the nature and scale of the development opportunity in White Rock and
Bohemia, this section also highlights a number of key topics that HBC needs to consider in addition to
planning policy issues. The section highlights topics that HBC need to consider in its corporate role,
particularly as landowner; in its enabling role; and as a provider/funder of leisure facilities.

A Summary of the Development Opportunity
6.5

The White Arkitekter report identifies the potential scale of the development opportunity in White
Rock. The potential development sites identified in the White Rock/Bohemia area covered by the
study (see Figure 26) amount to up to 13.4 hectares, with an assessed capacity for 670 new homes,
assuming development at 50 dwellings per hectare. In terms of land ownerships this comprises 6.6 ha
owned by HBC and 6.8 ha in private ownership.

6.6

The 6.6 ha of land owned by HBC that could potentially be released for development subject to the
terms of existing leases and the relocation of existing uses, comprises:
•

Land North of Bohemia Road – 4.3 ha (including land subject to existing leases)

•

South of Bohemia Road (including the Oval) – minimum 2.2 ha (the land for development could
be increased subject to the land take and design of proposed new Sports Centre)

•

The estimated maximum capacity based on an assumed 50 dpa, is 330 dwellings, but actual
capacity will depend on the actual density and development mix adopted

6.7

The 6.8 ha of land owned in private ownership that could potentially be released for development
comprises:
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•

Horntye Park – up to 4.7 ha (subject to relocation of the existing sports facilities to Bulverhythe)

•

Convent site – 2.1 ha (former playing fields to north of the listed building)

•

The estimated maximum capacity based on an assumed 50 dpa is 340 dwellings, but actual
capacity will depend on the actual density and development mix adopted

6.8

White Arkitekter anticipate that there would be a mix of different sized dwellings, with a particular
focus on ‘high quality and innovative housing design and higher value development’. While the design
ideas set out in the White Arkitekter report are only indicative, the design concept is based around
street blocks with shared internal space, with terraced blocks of 2, 3 and 4 storey homes, fronting on
to the street (see Figures 27, 28 and 29).

6.9

White Arkitekter make mention in their report that one option for consideration in terms of the
housing type would be ‘to showcase the benefit of building energy efficient apartments to
Scandinavian space standards – urban family apartment living that breaks the mould for Hastings’.
This concept would need to be market tested with potential developers, in terms of likely depth of
sales of this product and the values that could be achieved, since this represents a completely new
housing product for Hastings, and one relatively un-tested in an English context.

6.10 To summarise, the White Arkitekter proposals identify significant capacity for new homes in White
Rock and Bohemia area, with the potential for of 670 new homes. However, there is some uncertainty
regarding capacity, viability and timing:
•

In practice, some of the sites might not come forward (at least in the time frame of the current
Local Plan), since there are owners with long leasehold interests, and it may be time-consuming
and expensive to relocate existing occupiers

•

However, it might be possible to achieve development densities of greater than the assumed 50
dwellings per hectare. The proposed network of roads and blocks, would allow development
over an extended period, which could address the possible issue of relatively low sales rates.

6.11 Different sites would very likely come forward at different times. This will help market absorption of
new homes for sale. Typical sales rates by major national housing developers average around 40
homes pa per sales outlet. The new homes market in Hastings is relatively small and comparatively
weaker compared to most of the South East region.

This combined with the focus on a premium

product, would indicate that perhaps sales of 20-30 homes pa might be achieved per sales outlet,
implying a build out rate of 27-40 homes pa per sales outlet including 25% affordable housing 19.

19

HBC Policy is that on greenfield sites of more than 15 units, 40% of all dwellings should be affordable housing; on brownfield sites
of 15 or more homes, at least 25% of all dwellings are to be affordable housing. Most of the development sites identified in White
Rock and Bohemia are likely to be regarded as brownfield sites; hence the assumption that an average 25% of affordable housing is
delivered. Achievement of a higher rate of affordable housing delivery could reduce the time frame of overall delivery for the
developments proposed.
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Figure 26: Potential Development Sites in the Bohemia Area

Source: White Rock Park and Bohemia Strategy, White Arkitekter, July 2017

6.12 However, it is possible that at least two sales outlets might be operational within the area on different
sites, so probably the maximum delivery in the Bohemia area would be around 50-70 dwellings pa,
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depending on the timing of different sites being brought forward for development. If the full potential
capacity of the sites identified by White Arkitekter were to be developed, this probably implies a
minimum build out period of around 10-14 years (based on delivery of 670 homes capacity).
6.13 However, given the complexities of bringing forward some of the sites assumed to be available for
development, it is perhaps unlikely that there will be an uninterrupted flow of new dwellings being
completed, so one might be thinking of completion of the full 670 dwellings over a 15-20 year time
frame, unless demand proves to be much more robust than can reasonably be assumed at present.
However, if the development takes off by tapping into demand emanating from London, take up could
be more rapid, given the unique nature of the product and location.
Figure 27: Illustrative Aerial View of the White Rock and Bohemia Area

Source: White Rock Park and Bohemia Strategy, White Arkitekter, July 2017
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Figure 28: Potential Development Sites in the White Rock Area

Source: White Rock Park and Bohemia Strategy, White Arkitekter, July 2017
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Figure 29: Potential Development Sites in the Bohemia Area

Source: White Rock Park and Bohemia Strategy, White Arkitekter, July 2017
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Strategic Considerations
6.14 The potential scale of the development opportunity at White Rock and Bohemia is such that is
important that consideration of the size, type, and tenure of new homes, is considered against
Hastings Borough Council’s wider strategic objectives. This is particularly so since the proposals put
forward by White Arkitekter anticipate the development of non-traditional new homes that would
provide a very different housing product to that currently being developed in the town.
6.15 It is useful therefore to set out Wessex Economics’ understanding of HBC’s objectives for White Rock
and Bohemia prior to the discussion of what the appropriate mix of housing in White Rock and
Bohemia might be in terms of size, type, and tenure would be. Decisions on the mix of property types
and tenures will have an impact on price, and hence sales rates and viability.
6.16 In summary Wessex Economics’ understanding of the Council’s position is as follows:
•

HBC has identified through the preparation of the White Rock and Bohemia Master Plan that
there is a significant opportunity to bring forward new homes. There are plans to bring forward
a residential development at Horntye Park linked to relocation of sport facilities to Combe
Valley (Bulverhythe) on the western side of Hastings.

•

The need to re-provision the existing HBC Summerfields Leisure Centre on Bohemia Road
(including the swimming pool), and the opportunity presented to release value of the existing
site if it were to be developed for residential use, to enable re-provision of the swimming pool
elsewhere on HBC-owned land in White Rock; and the potential to release other funding to
support improvement or re-provision of other leisure facilities in White Rock.

•

The development of new homes at White Rock and Bohemia will help meet HBC current Local
Plan commitment to build at least 200 dwellings pa over the Local Plan period (2011-28). In the
first years of the Local Plan HBC has not met this annualised requirement delivering on average
an additional 180 homes pa over the 6 year period 2011/12 to 2016/17 (Figure 15, page 27 ).

•

The development can also be expected to contribute to the considerable need for affordable
housing set out in the Hastings and Rother SHMA 2013. Current Local Plan policy requires that
at least 25% of all homes to be provided as affordable housing on brownfield sites providing 15
units or more.

•

The majority of sites identified for residential development in the White Rock and Bohemia area
are likely to be deemed brownfield sites. However, some sites may be determined to be
greenfield sites; on these sites HBC requires 40% of all new homes to be provided as affordable
housing.
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7. The Target Market for New Development in Bohemia
7.1

This section of the report considers the target market for the planned new development. This is used
to inform consideration of what mix of properties in terms of type, size and tenure are likely to be
appropriate in the proposed development. In due course the indicative guidelines set out in this
section can be market tested with developers; and will be further tested as development proposals
come forward.

7.2

In thinking about the mix of housing to be provided in the Bohemia area, it is important to consider
the characteristics of households who would:

7.3

•

wish to live in Hastings

•

would choose to buy a new home

•

have the necessary resources to buy a new home

It has not been part of this study to undertake market research into the potential market for new
homes of the sort proposed in the White Arkitekter report; and, indeed, it will be premature to do so,
given that engagement with potential developers may result in a proposals for a different built-form
to that proposed by White Arkitekter, even if the over-arching neighbourhood structure proposed by
White Arkitekter is adopted.

7.4

It is to be expected that any potential development partners will undertake their own detailed
research into the market. However, it is possible to identify some of the characteristics of those who
are likely to be most interested in buying new-build homes in Hastings. Many developments of new
homes are characterised by a relatively large number of buyers from outside the immediate market,
and this may well be the case for new homes built in the White Rock and Bohemia area.

7.5

However, it is useful to start by identifying the characteristics of those already living in and around the
White Rock and Bohemia area. This provides a starting point in terms of identifying the socioeconomic profile of existing residents, many of whom will be long-term residents, but others who will
have moved to Hastings more recently. It is this group of recent in-movers that are of particular
interest, since the characteristics of this group, may provide insights into who might move to White
Rock and Bohemia if new homes were to be built there.

A Profile of Existing Residents of St Leonards, Bohemia and Hastings Old Town
7.6

ONS has mapped the predominant social characteristics of residents across the UK at output area
level 20 . At the highest level, ONS identifies the socio-economic characteristics of residents by
reference to 8 ‘Super Groups’, but the analysis can be broken down into Groups (26 categories) and
Sub-Groups (76 categories). The Super Groups classification is shown in Figure 30.

20

There are 309 output areas in Hastings, with an average of 140 households per output area.
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7.7

Figure 31 shows how these different groups in Hastings were distributed in 2011 (when the Census
was undertaken).

The map highlights that in 2011 there was a strong representation of

‘Cosmopolitans’ in St Leonards and in Hastings Old Town, mixed with ‘Multicultural Metropolitans’,
‘Ethnicity Central’ and ‘Constrained City Dwellers’ Super Groups. The summary descriptions for these
four social groups are set out in Figure 32 21.
Figure 30: ONS Super Group Classification for Output Areas

Figure 31: The Pattern of Super Group Distribution in Hastings

Source: CRDC Maps https://maps.cdrc.ac.uk/#/geodemographics/oac11/default/BTTTFTT/12/0.5447/50.8853/

21

More detailed information can be sourced from the same source, or could be sourced from the Acorn or Mosaic
commercial data sets (see Appendix 1 and 2 for the demographic categories used by Acorn and Mosaic.
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Figure 32: Summary Description of the Super Groups Represented in Hastings Old Town and St
Leonards
Cosmopolitans

Multi-Cultural Metropolitans

Ethnicity Central

Constrained City Dwellers

Source:
ONS https://www.ons.gov.uk/methodology/geography/geographicalproducts/areaclassifications/2011areaclassific

ations/penportraitsandradialplots

50 | P a g e

7.8

In the past 6 years since the Census, there has been a noticeable increase in house prices in Hastings
(see Figures 8 and 9, page 23), and the impression is that there has been extensive refurbishment of
houses capable of single family occupation. It may well be therefore that levels of owner-occupation
have increased in the in St Leonards and Hastings Old Town area, and if so, the level of private renting
is likely to have fallen.

7.9

Anecdotally a significant part of the housing renewal has been associated with people moving out of
London, or commuter areas around London, to Hastings. The likelihood is this is from parts of London
which are socially and ethnically diverse, so those that are moving to, for example, St Leonards, are
comfortable with the socially mixed character of St Leonards and Bohemia. Those moving are likely to
be moving for lifestyle reasons, rather than work, given the relatively paucity of well-paid jobs in and
around Hastings. Some may be releasing equity in London homes, and buying a cheaper property
(cheaper even after renovation) in order to release capital for other uses.

7.10 It would be useful to test the hypothesis that these households moving to Hastings include people
who still have an ‘economic’ connection with London, but do not need to commute. This includes
freelancers and professionals who may need to be in London regularly to meet clients or colleagues,
as well as those who can work at home and service clients anywhere in the UK or the world, without
the need for frequent face to face contact.
7.11 Another hypothesis that could be tested with local informants is that Hastings, and St Leonards and
Bohemia in particular, are not classic Greater South East retirement destinations. Wessex Economics
would associate Eastbourne and Bexhill, and much of rural East Sussex, as being locations more likely
to attract those that are moving from one location (typically London and its surrounding mainstream
commuter towns) at, or around, retirement age.
7.12 One indicator that Hastings is not perceived as being a classic retirement location is that it does not
have a McCarthy and Stone development – while Bexhill, Hailsham, Eastbourne and Seaford all have a
McCarthy and Stone developments.

The Characteristics of Potential Buyers of New Homes in Bohemia
7.13 The profile of the residents of St Leonards and in Hastings Old Town as described above dates from
2011. There are no data on what type of people have moved into St Leonards and Hastings Old Town
in the last 6 years.
7.14 However changes in the local housing market in terms of older terraced houses being improved,
increased house prices, and changes in the retail mix of central St Leonards would indicate the
likelihood ‘Cosmopolitans’ and ‘Multicultural Metropolitans’, have increased their representation; and,
in all probability, the numbers of households in the ‘Constrained City Dwellers’ and ‘Ethnicity Central’
households will have become less strongly represented.
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7.15 Caution needs to be exercised in assuming that growth in the representation of ‘Cosmopolitans’ and
‘Multicultural Metropolitans’, in St Leonards and Hastings Old Town, automatically translates into
demand for new homes. The housing market in St Leonards, Bohemia and Central Hastings, is
dominated by existing period properties, rather than new build development; and typically the buyers
of new-build homes have a different profile to those buying existing homes, particularly those who are
buying period homes for renovation.
7.16 For many years, there has been a pattern of net in-migration of younger working-age persons moving
into London from other parts of the UK and overseas; and net out-migration of 40+ age groups to
locations in the Greater South East area. Therefore a starting point for considering who might buy
new homes in White Rock and Bohemia would be the extent to which those currently living in London,
might consider moving to Hastings, what would be the major drivers for such migration, and the
characteristics of this group.
7.17 There are two major factors that shape the characteristics of new home buyers in the Greater South
East and which are pertinent to the question of who is likely to consider buying a new home in White
Rock and Bohemia, in the sort of development envisage by White Arkitekter.
•

Access to London

•

Household Life Stages

7.18 Access to London: Hastings is currently outside of what would be deemed normal commuting range of
London. The fastest direct train service to London from Hastings is 1 hour 28 minutes to London St
Pancras, but this entails a change at Ashford to the domestic HS1 service, and there can be significant
periods between connections.

Direct trains from St Leonards Warrior Square (which will be the

closest station to the proposed development) have a journey time of 1 hour 47 minutes to Cannon
Street (the City) and Charing Cross (Mid Town and West End).
7.19 There are proposals for a High Speed direct service that could deliver a direct journey time from
Hastings to London of around 1 hour, 10 minutes. This would entail upgrading the Hastings to Rye line
to allow use by both diesel and electric trains. The scheme is estimated to cost in the region of £210m
to £269m 22. While the Wider Economic Benefits are assessed to be well in excess of this (£711m of
GVA), this is still a substantial investment. As yet Network Rail have not committed to the necessary
investment or timetable for delivery of the upgrade.
7.20 If the direct High Speed rail service were to be delivered, this would provide a significant boost to the
housing market in Hastings generally and particularly to the development proposals for White Rock
and Bohemia. All the proposed housing sites would be within a 10 minute walk of either St Leonards
Warrior Square Station or Hastings Station. A commitment by Network Rail and by the Southern
Eastern franchise holders to deliver improved services could well provide a stimulus to the

22

High Speed Rail Services to Hastings, Bexhill and Eastbourne. Strategic Economic Case Executive Summary, Mott McDonald
October 2017 https://www.eastsussex.gov.uk/media/9250/171004-executive-summary.pdf
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development even prior to the commencement of services, since people would anticipate that this will
increase house prices over the long term.
7.21 Life Stages: Migration patterns in the Greater South East are often linked to life stages. As a
hypothesis Wessex Economics would suggest that there are three major drivers, that cause
households living in London (or its close environs) to move to Hastings or locations at a similar
distance from London; and that these three drivers make it possible to anticipate the type and size of
dwelling that it might be appropriate to bring forward at White Rock and Bohemia.
7.22 Wessex Economics refer to these three groups by reference to the following defining characteristics of
each group: Retirement; Detachment; Attachment.
7.23 Retirement: Coastal Communities have always had a strong appeal to those who have retired or
anticipate retiring in the near future. Hastings would not feature as a mainstream choice of location
of high income groups, except perhaps in the Old Town. In contrast the smaller settlements in Rother
are probably seen as a retirement destination, though residents are fairly car-dependent and the
range of leisure and cultural opportunities are more limited. Bexhill is also a retirement destination
but probably not for high net worth retirees.
7.24 It would clearly be appropriate to design the new development in White Rock and Bohemia in the
anticipation that a significant number of residents may be of retirement age; but the aim should be to
foster a mixed community of all ages. This is likely to be something that appeals to many retired
people, who have no desire to live in developments that are exclusive for older persons, whether they
are active or not. Hastings has the potential to appeal to high net worth households if a suitable
housing product and neighbourhood environment is created.
7.25 The appeal of White Rock and Bohemia to older persons will be enhanced if the proposed renewal of
leisure facilities can be brought on stream simultaneously with the development of new homes. For
those who move out of London, many will still want to travel into London reasonably regularly, so the
improvement in rail journey times is important. Access to the theatre, pier, gardens, sea views and
community life of the Bohemia area will appeal to many with a less conventional perspective on life.
7.26 Those moving from London, or the areas surrounding London, are likely to be equity rich. It should
not, therefore, be assumed that they will necessarily want to buy small (ie 1 or 2 bed) properties.
Many will want to be able to accommodate family or visitors. However, internal accessibility, ease of
property maintenance, and good access to public transport may be important factors in making these
homes attractive to older home buyers. Secure parking is likely to be important to many.
7.27 The Retirement Group will not be made up of just those moving out of London. It is also likely to
include some moving away from the London commuter belt. Historically patterns of migration often
show that people moving away from London move to a location further from London but in the same
quadrant as they currently live. So Hastings could attract people of retirement age or near retirement
age, particularly from South East London and the commuter towns of West Kent (Sevenoaks,
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Tonbridge and Tunbridge Wells) though the case for moving is less compelling for these households,
unless they need to release equity tied up in housing.
7.28 Detachment: For many years, there been a pattern of migration that entails people moving out of
London (or to the outskirts of London) when they reach various ‘staging posts’ in their life. London
draws in younger age cohorts to study and work in the city, with the central areas being the most
favoured locations, though cost imperatives distribute younger households throughout the City.
7.29 However, in the past there has been a pattern whereby households move out of London to commuter
locations outside of London, as they get into their mid-thirties or forties, and some of these ‘detach’
themselves from London by moving outside of conventional commuting areas. This is why Wessex
Economics call these households the ‘Detachment Group’, because they are making a significant lifestyle decision to detach themselves from London, though the umbilical cord to London is rarely cut
completely.
7.30 In the past the pattern of outward migration from central London has often been linked to family
formation, and key staging points in the education of children (eg starting primary or secondary
school). Improvements in educational standards in London have weakened the educational triggers to
move out of London.
7.31 For moves out of London to areas beyond the mainstream commuter zones, such as Hastings, Wessex
Economics would suggest that a key factor is now the ability of many people who are functionally
linked to the London economy to work remotely. Those aged c45-65 may be particularly likely to
leave formal employment to work as freelance consultants or set up their own businesses servicing
former clients or colleagues. Arrangements to work at home also enable many employees to work
regularly from home, and hence to live further away from a London office.
7.32 Nationally self-employment has increased significantly over the past decade, and many more people
work flexibly, enabled by enhanced connectivity, even if they remain employees. This allows people
to work from home, while being part of teams based in London, or to service London-based (or
international) clients without the need for daily commuting.
7.33 These new patterns of work reduce the degree to which people have to commute, and in turn this
allows people to move to a location where it is possible to buy a home rather than rent; or to afford a
larger home, because it is outside mainstream commuting areas.
7.34 Hastings is a typical destination for these exercising ‘Detachment’. As described above, Hastings is
close enough to London to travel into London when required, but currently, daily commuting to
London is not likely to be regarded by many as sustainable over the long-term. Thus house prices are
significantly lower than in London or mainstream commuter areas, because commuting times by train
or car are outside what most people would regard as do-able.
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7.35 Only some of this age group are likely to consider buying or renting a newly-built home and these
may be more those who have well-established careers and/or significant housing equity. Many in the
‘detachment’ group will look to buy existing homes which will be perceived as being more affordable.
7.36 To sell new homes to the ‘Detachment Group’ it is likely to be necessary to deliver a vision of a new
form of living. This is what White Arkitekter is clearly seeking to achieve in the Masterplan they have
prepared for HBC. The aim is to create a distinctive new quarter in Hastings-St Leonards that is
modern in terms of architecture; has access to extensive areas of open space, sports and leisure
facilities; and has easy access to the sea front, to the centre of St Leonards and to Hastings town
centre.
7.37 For the ‘Detachment Group’ the availability of local schools with a record of good achievement may be
an important factor for many. The more St Leonards and Hastings town centres can match some of
the diversity and vitality of inner London neighbourhoods, the more the ‘Detachment Group’ will be
comfortable with making the move to Hastings. If the White Rock and Bohemia development can also
establish this vibrancy, then those who might not normally expect to buy a modern home may
consider buying or renting well-designed new homes.
7.38 In general, Wessex Economics would expect those in the ‘Detachment Group’ to be aged over 35, with
perhaps the core group that might consider buying a home in a new, high specification, development
being aged 40-60. A high proportion will be couple households; many, or most, with two incomes,
and a significant level of housing equity. Some will be family households, some will be couple
households, and some will be single person households.
7.39 Therefore, if the development is to cater for these households, the likely size mix of dwellings required
will be a predominance of 2, 3 and 4 bedroom homes but with some well specified 1-bed homes.
Given the expectation that many of the adults in these household will work from home, this gives rise
to the need for an additional bedroom as a workspace.
7.40 Attachment: The third demographic group which could be attracted to live in new homes in White
Rock and Bohemia, is less easy to define, and probably the smallest of the three groups identified, and
perhaps the least likely to want to move into a newly built home. Wessex Economics’ impression is
that there are a number of younger adult households, say aged 25-40, that have made a deliberate
lifestyle choice to live in Hastings.
7.41 Many may have been drawn to Hastings because housing is relatively affordable, but also because of
cheap workspace. This includes artists, designers, those running small businesses, all loosely linked to
the cultural industries. Some may be property entrepreneurs, buying run down properties and
improving them. Many of those in this group of people may have modest incomes, and one would
expect them generally to prefer to live in older style properties, rather than in new homes.
7.42 However, some may start to make a good living; others may have access to inherited wealth. While
this group would never think of buying a new or existing standard detached or semi-detached home
on the outskirts of Hastings, they might take a different view of new homes in a newly developing
55 | P a g e

neighbourhood built to high design standards, at the cultural and artistic centre of Hastings, and
offering a very different lifestyle environment to that associated with new build homes anywhere else
in Hastings or Rother.
7.43 Brighton and Hove is much more cosmopolitan than Hastings, has a much stronger employment base
and is much more closely linked to London than Hastings; but some of the new development coming
forward in Brighton and Hove is similar to that proposed by White Arkitekter23 (see Figure 15). It
would merit further investigation as to the type of households who are buying into these new
developments in terms of household composition, age and income.
Figure 33: Court Farm Development by Conran & Partners

Source:

Conclusions
7.44 The proposals for White Rock and Bohemia are at a very early stage, and while some applications
might come forward at an early stage (for example at Horntye as part of the Sports Hub proposal), it is
hard to anticipate the precise mix of properties that it would be appropriate to encourage. However,
it is possible to set out in broad terms the balance of tenures, property types, size of properties that
should be provided, though this will require regular review as the development proposals start to be
formalised.
7.45 The development as a whole, and the street blocks which underpin the masterplan should be mixed
tenure developments. In practice this means that within individual the street blocks, there should be
a mix of new homes for sale; and affordable housing comprising both affordable rented housing and

23

See http://conranandpartners.com/article/brighton-and-hoves-newest-neighbourhood-gets-approval-for-the-first-phase/
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intermediate housing (shared ownership, shared equity etc). Depending when developments come to
the market some properties be sold with financial support from the Government (eg Help to Buy)
7.46 Some of the homes may be bought by individuals or businesses who will let properties on a standard
6 month or year-long tenancies. As a result blocks of apartments or terraces built for sale, are likely in
fact to be mixed tenure blocks. Given Hastings’ credentials as a visitor destination some properties
may be bought for the purpose of providing holiday accommodation, or let on a short-term basis via
Airbnb or equivalent sharing platforms. HBC has no control of use of properties for these purposes.
7.47 It is quite probable that somewhere within the development there will be provision of
accommodation for older persons. There are many differing models of development, with different
criteria used to determine who can purchase properties, and the facilities available. Some will mix
ordinary residential accommodation with specialist care facilities (eg dementia care). This will be an
appropriate form of development, as long as it is just part of the mix of homes.
7.48 Wessex Economics do not believe there would be demand for a development of a Private Residential
Community (often referred to as Build to Rent development) in Hastings in the near future. A large
proportion of people moving into new specialist accommodation for older persons, will have
significant housing equity and are likely to want to continue to be owners; though it is possible that
attitudes may change over time, and this might give rise to opportunities a rental offer for older
persons.
7.49 The impact on affordable housing provision is a factor in determining the mix of affordable housing.
HBC should expect developments to deliver a policy compliant level of affordable housing, comprising
a mix of affordable rented homes and intermediate housing (shared ownership, intermediate rent,
equity sharing). It is for HBC to determine the relative priority to be given to households in different
types of housing need, taking account of the impact on viability.
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8. The Size and Type of Housing to be Developed in Bohemia
8.1

This section of the study continues to addresses the issue of the size, type and tenure of new homes
that it would be appropriate to develop in White Rock and Bohemia. Section 7 considered the issue
from a market perspective based on the types of people who might be interested in buying new
homes in Bohemia.

8.2

This section considers the question more from a policy perspective based on analysis of the existing
stock of dwellings, and the characteristics of new homes that have been built in Hastings in recent
years. The key theme is around diversification of the housing offer of Hastings, in terms of providing
property types that are currently under-represented in Hastings.

Re-balancing the Housing Stock of Hastings
8.3

When there are opportunities in an area for new build development, policy makers need to consider if
they should be seeking to diversify the type and size of the stock of dwellings in that area; or whether
to leave the decision on the type of dwellings to the market, which may result in the provision of
homes that generally mirror the current characteristics of the housing market.

8.4

This is an important issue, because the market may have a tendency to reinforce existing market
characteristics. For examples in areas with large number of older persons, the development industry
may focus on building new homes that are well-suited to older persons. This tends to lead to an even
greater bias in the population to a particular age or income group, and reduce social diversity.

8.5

In areas in need of regeneration there may be merit in deliberately seeking to provide more in the way
of aspirational housing that will attract higher income groups, who will in turn support the local
economy through their spending. An enhanced housing offer can result in an area being regarded
more positively as a business location, and support economic development, since it tends to increase
the local representation of people with higher level skills.

8.6

It is relevant, therefore to understand the existing profile of the housing stock and to identify if there
are particular gaps in provision which might present market opportunities to provide a new product
that would break out of current value bands for new homes, or meet identified needs for certain types
of housing.

8.7

A summary of the current characteristics of the housing stock in Hastings and Rother in terms of size,
type and tenure of dwelling, based on the 2011 Census is set out below. Key points to note about the
current housing characteristics of Hastings are:
•

A high proportion (44%) of households within Hastings Borough rent their home, including 30%
private rented and 15% social rented. Conversely, there are relatively low levels of home
ownership at 56% of households. In contrast 74% of Rother households are home owners; 70%
of households in East Sussex are homeowners, and respectively 69% and 64% of households in
the South East and 64% England are home owners.
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•

Hastings has a higher proportion of smaller properties than Rother, East Sussex, the South East
and England. Around 19% of dwellings in Hastings have just 1 bedroom, compared to 10% in
Rother and 12% in the South East and in England as a whole. This is linked in part to the high
proportion of flats within the Borough (37% of dwellings), compared to neighbouring Rother
(21%), the South East (20%) and England (21%).

•

There is a lower proportion of larger properties in Hastings; only 18% of dwellings in Hastings
are detached properties and 21% semi-detached properties. It is unsurprising for an urban area
to have such a mix, but the proportion of larger property type is below the proportion of
detached (22%) and semi-detached (31%) in England as a whole. There are fewer 3 bedroom
properties in Hastings (49% of dwellings) compared to Rother (57%), the South East (62%) and
England (60%).

•

Within the housing stock in Hastings, properties in home ownership tend to be larger; 66% of
owner-occupied homes have 3 or more bedrooms, compared to 24% in the private rented
sector and 34% in the social rented sector. Just 6% of properties in owner occupation have 1
bedroom, compared to 37% in the PRS and 32% in the social rented sector.

8.8

There is a clear relationship between housing tenure and income. Those living in owner occupied
properties in general have higher incomes and wealth than those living in rented property (both
private and social rented properties). The current tenure profile of the housing stock in Hastings is
associated with high levels of disadvantage, and low incomes of many of those who live in Hastings. In
principle, the development of a significant number of new homes, the majority of which (at least 60%)
are likely to be owner occupied will help to rebalance the housing stock.

8.9

There is a perspective that lower income groups tend to benefit from a better social balance of higher
and lower income groups in a town. In areas with large numbers of low income households, an
increase in the number of middle income households can help to support local services and
businesses; encourage social mixing; and improve perceptions of a location as a business location and
thereby help to create jobs. Thus the development of a significant number of new homes for owner
occupation can be expected to contribute to the regeneration of the Hastings.

8.10 However, one effect of regeneration is often to increase average house prices. This does not matter if
this is the result of the addition of higher value homes to the stock of dwellings, and improvements to
existing homes. An increase in house prices may stimulate housebuilding where viability is an issue (as
in Hastings) provided there is land available for development (though this is limited in Hastings).
Generally this would be regarded as a positive outcome.
8.11 However, the converse effect must be acknowledged in that, if the stock of existing homes is not
growing, in-migration of higher income households can result in rising house prices and rents and
displacement of lower income households. The challenge in areas in need of regeneration is to secure
the upside benefits associated with overall increases in average incomes, without those on the lowest
incomes losing out.
8.12 On balance an increase in the supply of housing is beneficial to all income groups in terms both of
increasing the available supply of market sale homes, but also enabling delivery of additional
affordable housing. But, it is possible for an increase in house prices to have an adverse effect on
those in the lowest income groups. This can arise if the total quantum of homes with rents within the
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current benefit caps is reduced, as a result of a general rise in property prices in an area. This can
make it harder to address housing need, if rents move beyond that which can be covered by benefits.
This affect may, or may not, be balanced by increased delivery of affordable rented homes.

The Size and Type of New Homes Built in Hastings since 2011
8.13 In considering what size and type mix of dwellings that it would be appropriate to develop in Bohemia,
it is also relevant to examine the nature of new homes built in Hastings over the past 5 years (2012/13
to 2016/17). The focus here is solely on new homes; net-additions arising from change of use and
conversion are excluded from this analysis since these are a fundamentally different product to that
which will be built at White Rock and Bohemia.
8.14 The expectation is that new homes to be built in White Rock and Bohemia will be differentiated from
what is currently being built in Hastings, in order to tap into a different source of demand, and thereby
increase the capacity for Hastings to deliver more new homes in total. This entails appealing to
different types of household from outside the area, many of whom would not normally consider
buying new property.
8.15 It is instructive to look at the characteristics of new homes that have been built in Hastings. As shown
in Section 3, Figure 7 (page 20), new homes in Hastings have been delivered by a mix of new building
on previously undeveloped sites (referred to below as New Build); redevelopment of previously
developed sites; net additions to housing arising from changes of use; and conversions of existing
property that generate additional housing units by means of sub-division.
8.16 Net additions to housing arising from changes of use and conversions of existing property deliver
additional housing, but are not new build homes in the sense that the homes delivered by new
building on previously undeveloped sites or re-development are newly built. Therefore housing
delivered by change of use and conversions are not of relevance when seeking to identify the new
homes currently being delivered in Hastings that might compete with, or provide insights into market
demand, regarding new developments in White Rock and Bohemia.
8.17 The majority of new homes in Hastings in recent years have been delivered through either demolition
or redevelopment of existing buildings on residential or commercial sites. Figure 34 shows that redevelopment of existing sites has yielded about twice as many new homes as new building on
previously undeveloped sites. This indicates that the majority of new homes built in Hastings have
been delivered within the framework of the existing urban area, rather than on sites where there is
scope to create a new environment and image.
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Figure 34: Net Additional Dwellings in Hastings Delivered by New Building or Redevelopment
2012/13 - 2016/17 (excludes homes delivered through conversion or change of use)

2012/13
2013/14
2014/15
2015/16
2016/17
Total

New Build
Gross
82
46
36
10
21
195

Net
82
46
36
10
21
195

Source: Hastings Borough Council

Redevelopment
Gross
Net
48
37
48
40
82
79
172
170
103
101
453
427

Total
Gross
130
94
118
182
124
648

Net
119
86
115
180
122
622

8.18 Around three quarters of new properties completed 2012/13 – 2016/17 are houses 24 (new homes
delivered on vacant sites and on previously developed site) rather than flats. Given the predominance
of flats in Hastings, new development, although modest in terms of volumes, is helping to diversify the
housing stock of the Borough by increasing the stock of houses, as distinct from flats.
8.19 Figure 35 shows that around 94% 25 of new homes completed on new build and redevelopment sites
over the last 5 years have been 3, 4 or 5 bedroom houses (gross completions). Almost 60% of new
homes on these sites have been 3 bedroom or larger properties. Very few one bedroom properties
have been developed (4.5% of completions); these are almost always delivered as flats.
Figure 35: Completions by Size Based on Gross Completions on New Build and Redevelopment Sites
2012/13 – 2016/17 (excludes homes delivered through conversion or change of use)
Property Size
Percentage
1 bedroom
4.5%
2 bedrooms
36.9%
3 bedrooms
37.6%
4 bedrooms
19.5%
5 bedrooms
1.4%
Total
100%
Source: Hastings Borough Council

8.20 On average over the last 5 years, one third (33%) of completions on new build and redevelopment
sites have been affordable homes (Figure 36). This percentage is based on gross completions so does
not take account of losses to the affordable housing stock over the period. In absolute terms, this
equates to delivery of 43 new affordable homes developed each year over the last 5 years.

24

This figure is based on gross completions. It is difficult to be precise because of the way the type of units has been
recorded.
25

Based on gross completions
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Figure 36: Gross Completions of Affordable Housing on New Build and Redevelopment Sites
2012/13 – 2016/17 (excludes homes delivered through conversion or change of use)
Year
Gross Affordable
Gross Total Completions
% Affordable
Completions
Completions
2012/13
24
130
2013/14
32
94
2014/15
46
118
2015/16
94
182
2016/17
20
124
Total 5 year period
216
648
Average Last 5 Years
43
130

19%
34%
39%
20%
16%
33%
33%

Source: Hastings Borough Council

8.21 Within Central St Leonards and Bohemia (HBC’s Planning Focus Area 7), which includes the White Rock
area, four sites have been developed in the last 5 years (excluding completions delivered through
change of use and conversions). In total, 9 houses and 6 flats have been completed with the majority
developed as three and four bedroom properties. These include:
•

7 houses built on previously vacant land

•

6 flats built through the redevelopment of a care home

•

2 single dwellings (houses)

8.22 There have been a small number of housing developments in the roads neighbouring the White Rock
area in the last 5 years, (again excluding conversions and change of use), a total of 4 houses and 11
flats, comprised of developments at:
•

Amherst Close, Braybrooke, 2 x 3 bedroom houses (2012/13)

•

Tower Road West, Gensing, 2 x 1 bedroom and 3 x 2 bedroom flats (2013/14)

•

Caves Road, St Leonards, 2 x 2 bedroom houses (2014/15)

•

Church Road, Gensing, 6 x 2 bedroom flats (2016/17)

8.23 The key points to note regarding the size and type of net additions to the stock of housing arising from
new building on both previously undeveloped land, and previously development land, but excluding
conversions and change of use are:
•

Rather more houses than flats have been developed in recent years (5 years). This has allowed
the development of larger properties, with the majority (almost 60%) containing three or more
bedrooms.

•

Around one third of completions have been delivered as affordable homes over the last 5 years.
This equates to an average of 43 affordable homes delivered each year over the period.

•

There have been very few developments within or adjacent to the White Rock area over the last
5 years. Those developments that have been completed in recent years have been small scale,
infill developments.

8.24 However, there is one larger scale development in progress at the Summerfields Business Centre
(Horntye Park) which will deliver 32 new homes in total comprised of 16 dwellings for affordable rent,
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and 16 shared ownership homes. It will be particularly valuable to assess the speed of take up of
shared ownership units, the equity share purchased and to collect information on household size,
composition and income, and where the buyers currently live. This will help provide insights into the
future demand for shared ownership properties in White Rock and Bohemia.

Conclusions
8.25 Hastings has a significant bias to smaller properties, which is associated with a higher representation
of flats relative to houses, in its housing stock. This is a product of the town’s history, which is
characterised a large number of formerly very substantial single occupation houses, that have over the
years been sub-divided into flats and a stock of purpose-built flats.
8.26 The bias in the housing stock partly reflects a demand for smaller cheaper properties, many occupied
by low income households, with high levels of private renting, and significant numbers of residents
being in receipt of benefits. The absence of development land and low residential sales values has
worked against the delivery of new, larger homes.
8.27 In thinking about the size mix of properties for sale in Bohemia, HBC need to consider whether it
wants to cater for current demand for new homes, or is seeking to create a development which will
attract a different type of household and income group to Hastings. There are risks and uncertainties
associated with either approach.
8.28 The case for delivering a form of housing and mix of dwellings size with a bias to larger properties, is
that has the potential to attract higher income, economically active households to Hastings, that will
help support the local economy, including the town’s tourism offer, and potentially reposition
Hastings in the eyes of retail and business investors.
8.29 The proposals put forward by White Arkitekter essentially align with the above vision. The downside
of this approach is that the depth of demand is unknown, so there is risk involved. There may be
concerns that this would change the social composition and character of Hastings, but Hastings has
undergone many changes over the years in terms of social composition and the character of
development.
8.30 In itself a development of up 670 new homes (of which 40% or 268 homes would be affordable
housing) in a town with around 91,200 dwellings will not have a major impact on social composition.
However, with improved rail links to London, the development could start a process that leads over
time to changes in social composition and a rise in average house prices over time.
8.31 Rising house prices are generally perceived as desirable by existing home owners and undesirable by
those who are not home owners, most of whom rent or live with parents. One benefit is that
increased in new build house values will make development more viable, and help to deliver more
affordable housing, but in Hastings this is partly offset by the relative shortage of development land.
8.32 Therefore there are both potential advantages and potential disadvantages to the proposed
development in housing terms. However, the overarching vision for development of the Bohemia
area, with the plans for re-provision of leisure facilities, and creation of a new urban quarter in
Hastings-St Leonards is, in Wessex Economics’ view, strongly positive.
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8.33 The White Arkitekter proposals are not specific about the mix of houses and flats, nor about the mix
between different size properties but envisage a mix of terraced/town houses; and a significant
proportion of flats (or duplexes) with above average space standards, based on development
architypes that are more commonplace in continental Europe. The acceptability of such dwellings in
the UK market will need to be tested in the light of the target market.
8.34 Wessex Economics recommend, on the basis of current insights and the White Arkitekter design
concept, and bearing in mind the aim to create a mixed-age, mixed income development, that this will
be best achieved by a mix of new homes of 2, 3, and 4 bed houses and apartments, with the likelihood
that there might be scope for provision of some 1-bed and some 5-bed properties, but in smaller
numbers.
8.35 This proposition should be market tested with developers. Allowance should also be made that in the
early years of development viability may be an issue. In view of this HBC should not be too
prescriptive on the size mix of new homes for sale. Once the initial development is completed and
sold, there will be much greater clarity about the market demand for different types and size of
properties and it will be appropriate to review guidance on the size and type mix of homes.
8.36 HBC should seek a policy compliant level of affordable housing, subject to viability. The proposed
residential development is expected to be undertaken on both brownfield land, and greenfield land,.
HBC will expect to secure 40% of the new dwellings on greenfield sites of more than 14 dwellings to
be affordable homes; and 25% of new dwellings on brownfield sites delivering more than 14 homes to
be affordable homes.
8.37 Other sites that may come forward in the White Rock and Bohemia area are likely to have been
subject to previous development. However, these will not be former industrial sites. Wessex
Economics would therefore question whether these are intrinsically less viable for housing
development than the ‘greenfield’ sites in the area. Arguably these sites should be expected to
provide 40% affordable housing.
8.38 The size mix of affordable housing will need to reflect priority housing needs at the time when
development comes forward, and be informed by the different requirements of those requiring
subsidised rented housing and those accessing intermediate housing. The former are likely to
comprise family households, and hence are more likely to require 2 or 3 bedroomed homes; while
seeking intermediate housing for sale are more likely to seek 1 or 2 bedroomed properties.
8.39 There is likely to be scope within the development for some specialist accommodation for older
persons, and the whole development should be designed to facilitate accessibility.

64 | P a g e

9. Conclusions and Recommendations
9.1

The Hastings Planning Strategy sets out a target of delivering ‘at least 3,400 homes’ over the plan
period 2011-28, which translates into a plan requirement to deliver at least 200 homes pa on average
over the 17 year plan period. Over the first 6 years of the plan period 1,078 net additional dwellings
have been delivered, an average of 180 net additional homes pa.

9.2

The period 2011-17 includes a number of years when housebuilding in England was depressed as a
result of the impact of the Global Financial Crisis on lending for development and on mortgage
lending. It is not surprising therefore that HBC has hitherto struggled to meet its Local Plan housing
requirement. It is important that HBC makes efforts to make up the current shortfall in the provision
of new homes relative to the Plan.

9.3

The importance of seeking to deliver more homes than the minimum of 200 dwellings pa is reflected
by the fact that the last full assessment of the need for new homes, identified the Objectively
Assessed Need for housing in Hastings as being 404 dwellings pa. The housing requirement set out in
the Hastings Planning Strategy was set at the significantly lower level because of the lack of available
development land to deliver a greater volume of housing.

9.4

However, the fact that the housing delivery target in the Local Plan is expressed as a minimum figure
of ‘at least 200 dwellings per annum’, indicates that HBC should be looking to exceed this figure. The
development capacity identified for the Bohemia area, which has the potential to deliver around 650
additional new homes, represents 2¼ years of new homes supply, against the current Local Plan’s
requirement to deliver at least 200 homes pa.

9.5

This study has not assessed the housing capacity of other sites within the Borough, but the delivery of
new homes on the Bohemia development may well be required to deliver the minimum housing
requirement of 200 homes pa (at least 3,400 homes in the current Local Plan period), particularly in
the event of other sites in the Borough delivering less than expected or simply not coming forward in
the Plan period.

9.6

Given that the Local Plan housing requirement is expressed as minimum requirement of 3,400 homes,
it can be confidently said that the Bohemia development is required if more than 3,400 homes are to
be delivered in the current Plan period.

However, there remains a significant level of uncertainty

around the pace at which development can be brought forward, and there is some uncertainty around
the ultimate capacity of the sites identified in the White Arkitekter proposals.
9.7

The pressure to bring forward development that will allow delivery of more than 3,400 homes
identified in the Local Plan as the minimum level of delivery will not disappear if the Government
adopts its current proposals for a standardised approach to the calculation of OAN.

Using the

standard methodology proposed by DCLG the identified need in Hastings is for 369 additional homes
in the Local Plan period 2011-28, and this may increase at the 5 year and 10 year review of the Local
Plan (see Figure 1).
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9.8

The Government’s proposed standardised methodology for calculating OAN indicates that a cap is to
be applied on the level of uplift where the new approach to calculation OAN would be greater than a
40% uplift on an up-to-date adopted Local Plan. Presently for Hastings, this means that the housing
requirement would be capped at 280 dpa if the proposed standardised approach is adopted. HBC
would have to demonstrate at a Local Plan Review that it had left no stone unturned if it were to be
able to continue to plan to deliver new homes at a level less than its OAN.

9.9

Wessex Economics concludes that the proposals for White Rock and Bohemia can be regarded as an
essential part of the forward strategy for delivery of new homes in the Borough. All the supporting
evidence set out in this report in terms of demographic trends and market signals supports this
conclusion.

9.10 Given constraints on development in Rother District, over 80% of which falls is designated AONB, RDC
and other local authorities in East Sussex and Kent will want to satisfy themselves that Hastings is
delivering as many new homes as possible; otherwise these authorities may have to identify sites so
that Hastings’ shortfall is met somewhere else in the sub-region. The government is proposing to
strengthen Duty to Co-operate arrangements by requiring local authorities to prepare ‘statements of
common ground’ to ensure that, across England, there are plans to deliver the total number of homes
required nationally.
9.11 In view of these considerations, Wessex Economics conclude that work needs to be progressed at
speed to bring forward new homes in West Rock and Bohemia. Research into lead in times for
housing delivery indicate that on average developments of 100-499 dwellings take on average 2½
years to secure planning consent and the elapsed period of time between submission of a planning
application and delivery of the first homes is 4 years 26.
9.12 In the case of White Rock and Bohemia it will be a matter of some years (probably a minimum of 2
years) before a planning application is ready to be submitted for the first elements of the
development to come forward, assuming that HBC can deter the submission of stand-alone
applications that are not aligned with the overall AAP or associated masterplan. This implies that the
earliest that new development could be delivered in White Rock and Bohemia would very likely be
2023.
9.13 Assuming that the identified capacity of White Rock and Bohemia is around 650 dwellings, it is quite
probable that the entirety of the development would not be delivered by the end of the current Local
Plan period which ends at 31st March 2028. To ensure that the proposed development makes the
fullest contribution to meeting the current Local Plan housing requirements HBC needs to develop a
project plan, and twin track different elements of work.

26

Start to Finish, Nathaniel Lichfield & Partners, November 2016
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9.14 A suggested programme of work would entail the following tasks:
•

Use this report to engage potential developers in discussions regarding deliverability of the
proposed developments, expectations of HBC as planning authority and landowner. Feedback
from developers should inform the AAP process.

•

HBC should seek to deliver the AAP in a timely manner, to provide potential development
partners with confidence. Wessex Economics would anticipate that interested parties will be
reluctant to engage significantly until the AAP is in place.

•

A key issue for potential development partners is likely to be viability. Affordable housing
policies have a major bearing on viability, so it is important that affordable housing policies that
will apply to the AAP area are clearly set out, along with the process to be followed if it can be
demonstrated that a policy compliant level of affordable housing is not consistent with viability.

•

Another key issue for developers and affordable housing providers (Registered Providers)
regarding affordable housing is to ensure clarity in the way affordable housing should be
provided; for example ,whether this is to be in stand-alone blocks under unified management or
pepper-potted throughout the development. The former is likely to be more acceptable to
developers and Registered Providers.

•

It will be challenging to co-ordinate a development programme which involves different
landowners; the requirement to seek to relocate existing uses to allow comprehensive
development; all the while seeking to ensure that a comprehensive and coherent approach is
taken to development in accordance with a Master Plan.

•

This entails a significant level of project management and hence resource if the proposals are to
come forward in a timely manner.

9.15 Lastly, it is worth noting that confirmation by Network Rail and whichever company wins the South
Eastern Rail franchise to investing to deliver a direct fast rail service (1 hour 10 minutes) between
Hastings to London St Pancras via Ashford, could be expected to make a material difference to
developer interest in taking forward the White Rock and Bohemia development proposals, given the
likely impact on demand for homes in Hastings.
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Appendices
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Appendix 1: House Prices in Hastings
1.

Data on house prices in Hastings is has been sourced from both Hometrack, a commercial property
database which HBC has access to as a subscriber; and separately from Land Registry data. Hometrack
data provides more detailed information than Land Registry data, in particular providing prices per
sqm, which permits a better understanding of how prices vary by size and type of property.

2.

Figure A1.1 shows the pattern of house prices in £ per sqm in Hastings. The figure shows that Central
St Leonards ward, which covers most of the open space associated with White Rock and Bohemia, is
one of the wards in Hastings where house prices are the lowest (less than £2,200 per sqm). This will
reflect the current condition and characteristics of Central St Leonards ward.

3.

In contrast the area immediately to the west of Central St Leonards ward, Maze Hill ward, is one of the
three wards in Hastings where house prices are at their highest, with average house prices exceeding
£2,670 per sqm. The other two wards with the most expensive housing are Hastings Old Town and
Conquest Wards.
Figure A1: 1: Average House Prices per Square Metre, by Ward (October 2017)

Source: Hometrack, October 2017

4.

Figure A1.2 shows how house prices measured on the basis of £ per sqm values in Hastings have
increased over the 8½ year period February 2009 to August 2017 benchmarked against all property
prices in the South East of England as a whole. In summary:
•

Over the period from February 2009 to August 2017 the prices of all homes in Hastings
measured in £ per sqm have risen by 51%, somewhat less than the 53.5% increase in prices per
sqm in South East England as a whole.

•

Over the period February 2009 to August 2017 the prices of all flats in Hastings measured in £
per sqm have risen by 45%, somewhat less than the 48% increase in prices per sqm in South
East England as a whole.
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Figure A1.2: Average House Prices in Hastings and South East England 2009-17 (All Properties and Flats)
Hastings All Property Prices
(per sq m)

Hastings Flat Prices (per sq
m)

South East England All
Property Prices

South East England All Flat
Prices

Source: Hometrack
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5.

Figure A1.3 shows that, following the fall in house prices during the period of recession associated
with the Global Financial Crisis, house prices in the South East and Hastings only started to increase
around February/August 2012.
Figure A1.3: Average House Prices in Hastings and South East England 2009-17 (All Properties and
Flats)

Source: Wessex Economics, Hometrack

6.

Figure A1.4 shows the level of house prices, as sourced from Hometrack, by the number of bedrooms
in each property. A 2-bed flat costs around £30,000 more than a 1-bed flat; a two bed-house costs
around £50,000 more than a 2-bed flat; a 3-bed house costs around £50,000 more than a 2-bed
house; and 4-bed house costs around £92,000 more than a 3-bed house.
Figure A1.4: Current Average Prices by Number of Bedrooms, Hastings
Property Size
1 bedroom flat

Average Price (March –
August 2017)
£123,500

Property Count (Number
of Sales/ Valuations)
51

2 bedroom flat

£153,400

96

2 bedroom house

£202,300

145

3 bedroom house

£256,200

315

4 bedroom house

£348,500

125

Source: Wessex Economics, Hometrack
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Appendix 2: Prices of New Build Homes
1.

The prices of new-build homes are particularly pertinent to this study, given the focus on establishing
in broad terms the deliverability and marketability of new build homes in White Rock and Bohemia.

Analysis of Hometrack Data
2.

Figure A2.2 shows the pattern of rising house prices for new build homes broken down between
houses and flats and the range in which prices fall (lower quartile, median and upper quartile.
Figure A2.2: Prices of New Build Housing 2013-17, Hastings

Source: Wessex Economics, Hometrack

3.

Figure A2.2 analyses the extent to which new build homes command a premium over existing homes.
Newly-built flats enjoy a substantial premium over second-hand flats. This may be attributable to the
large stock of relatively low quality older flats in Hastings. In contrast new-build homes enjoy a much
more modest premium over second-hand houses. This may be attributable to the relatively high value
placed on period houses of all sizes, and the relatively limited choice of new build homes. .
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Figure A2.2: New Build Premium for Flats and Houses in Hastings 2013-17

Source: Wessex Economics, Hometrack

Analysis of Land Registry Data
4.

In Hastings, there are too few new-build properties sold each year to analyse prices on an annual
basis, particularly if the analysis were to be broken down by type of property. Instead the analysis
presented here calculates the average sales value of new homes broken down by property type since
2011.

5.

Between 2011 and September 2017 (latest data), 225 new properties were sold in Hastings. Over half
of these properties (124) were built and sold in Hastings, with the remainder (101) within St Leonards.
Over the 6 years since 2011, properties sold within the Borough have ranged from £161,200 for flats
and £394,300 for detached properties. Examples of the prices achieved for the most recent properties
completed are presented in Figure A2.3.
Figure A2.3: Prices of New Build Properties in Hastings (Average Jan 2011 – Sept 2017)
Type
Number Sold
%
Average Price (mean)
Detached
35
15.5%
£394,300
Semi detached
35
15.5%
£216,800
Terraced
84
37.3%
£190,800
Flat
71
31.5%
£161,200
All
225
100.0%
Source: Land Registry Price Paid Data

6.

Prices for detached properties completed in St Leonards in 2017 range between £470,000 and
£490,000 (see Figure A2.4). Typical values for flats completed in the most recent year are around
£180,000 but there are examples where a number of new flats have been sold for £350,000; and the
penthouse at the Ice House, which has panoramic views of the sea and Hastings Old Town, was sold
for £620,000.
Figure A2.4: Latest Recorded Prices of New Build Properties in Hastings
Type
Price or Range
Date
Location
Detached
£470,000-£490,000
2017
Campkin Gardens, St Leonards
Semi detached
£225,000
2015
Wishing Tree Road, St Leonards
Terraced
£170,000-£250,000
2016
Bannister Close, Hastings
Flat
£180,000-£620,000
2016
Highest value at The Ice House, Rock
a Nore Road, Hastings
Source: Land Registry Price Paid Data
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7.

Just under one third of new properties sold since 2011 in Hastings have been flats. This is broadly
consistent with the completion figures presented elsewhere in this report, although the price data in
Figure A2.3 is based on a longer time period than the completion data.

8.

Twice as many new build properties were sold in Rother District over the period 2011 to September
2017 when compared with sales in Hastings. Notable differences with Hastings are a higher proportion
(and number) of new build detached and semi-detached properties sold over the period, although the
proportion of new flats sold is similar in both authority areas.

9.

The greater number of completions and sales in Rother District means that around double the number
of new flats were sold in Rother compared to Hastings between 2011 and September 2017.

10.

Average prices recorded for all types of new build property in Rother are higher than in Hastings for
the period 2011-2017 (Figure A2.5 compared with Figure A2.3)). The same is broadly true for the
latest recorded prices of new build properties in both authority areas (Figures A2.4 and A2.6);
however, there are not enough properties sold in Hastings over the last year for a true comparison, so
the Hastings data is based on the latest development of each property type rather than an average for
the last year (2016/17).
Figure A2.5: Prices of New Build Properties in Rother (Average Jan 2011 – Sept 2017)
Type
Number Sold
%
Average Price (mean)
Detached
130
27%
£449,500
Semi detached
98
20%
£253,200
Terraced
106
22%
£266,200
Flat
147
31%
£205,600
All
481
100%
Source: Land Registry Price Paid Data

Figure A2.6: Latest Recorded Prices of New Build Properties in Rother (Sept 2016 – Sept 2017)
Type
Price (Mean average) Number Sold Location(s)
Detached
£413,200
18
Rye (12), Hastings (5), Bexhill (1)
Semi detached
£273,800
18
Bexhill (12), Rye (4), Hastings (2)
Terraced
£307,700
16
Bexhill (9), Battle (4), Hastings (3)
Flat
£363,300*
3
Berrick Court, Rye
Source: Land Registry Price Paid Data *Based on only 3 sales. Mean average price for flats sales in the previous
year (2015-2016) was £250,500

11.

To summarise, key points to note regarding the values of newly built homes broken down by type, size
and location are:
•

There are insufficient new build properties sold in the most recent year in Hastings to analyse
patterns in house prices by type or location. There were 225 new build properties sold in
Hastings between 2011 and September 2017 according to Land Registry Price Paid data. This
represents a rate of around 40 sales per annum over a period of almost 6 years. Over half of
these properties (124) were built and sold in Hastings, with the remainder (101) within St
Leonards.

•

A greater number of new build properties have been sold in Rother over the same period. The
rate of sales of new homes between 2011 and September 2017 averaged at 84 homes per
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annum. Prices of new build properties sold in Rother are higher than those in Hastings. However
there are examples of new properties sold in the most recent year in Hastings which are
comparable in price or higher priced than those in Rother (eg detached properties in St
Leonards, flats at the Ice House in Hastings).
•

The majority of new build developments in Hastings over the period since 2011 have been small
scale, comprising development of fewer than 10 properties. There are three exceptions:
o

Etchingham Drive, St Leonards (44 properties)

o

Quarry Wood, Grange Road in Hastings (12 flats)

o

Bannister Close, Hastings (16 properties – of which 14 were flats)

•

Over two thirds of new properties developed and sold in Hastings since 2011 are flats and
terraced houses, with less than a third being semi-detached and detached properties. On
average, new flats and terraced properties are priced below £200,000 – an average of £190,800
for terraces and £161,200 for flats.

•

However there is a larger price range for new flats. Whilst most are priced below £290,000,
there are a few exceptions where premium prices over £350,000 have been achieved, including
£620,000 for the penthouse flat at the Ice House, which sits on the Rock a Nore Road which has
panoramic views of the sea and Hastings Old Town.
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Appendix 3: Characteristics of the Housing Stock in Hastings
in 2011
This Appendix presents data tables to summarise the composition of the housing stock within the
Borough in terms of tenure, size and type.
Figure A3.1: Tenure of Households, Hastings

Hastings
Rother
East
Sussex
South
East
England
Source: Census 2011

Owned
22,899
30,279

Private
Rented
12,272
6,356

Social
Rented
5,988
4,242

All
dwellings
41,159
40,877

162,052

44,253

25,600

231,905

2,443,797
14,148,784

624,193
4,011,034

487,473
3,903,550

3,555,463
22,063,368

Figure A3.2: Tenure of Households (%), Hastings
Private
Owned
Rented
Hastings
56%
30%
Rother
74%
16%
East
Sussex
70%
19%
South
East
69%
18%
England
64%
18%
Source: Census 2011

Social
Rented
15%
10%
11%
14%
18%

Figure A3.3: Size of Dwellings, Number of Bedrooms
1 bed

2 beds

3 bed

4 beds

5+ beds

Total

Hastings
7,975

13,094

13,749

4,789

1,552

41,159

4,230

13,315

14,554

6,257

2,521

40,877

29,554

71,648

82,566

35,157

12,980

231,905

422,292

932,994

1,383,662

603,887

212,628

3,555,463

2,648,831
Source: Census 2011

6,145,083

9,088,213

3,166,531

1,014,710

22,063,368

Rother
East
Sussex
South East
England
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Figure A3.4: Size of Dwellings, Number of Bedrooms (%)
1 bed
2 beds
3 bed
Hastings
19%
32%
33%
Rother
10%
33%
36%
East
Sussex
13%
31%
36%
South East
12%
26%
39%
England
Source: Census 2011

12%

28%

4 beds
12%
15%

Total
4% 100%
6% 100%

15%
17%

6%
6%

100%
100%

14%

5%

100%

4,064
5,755

5+ beds
1,311
2,383

31,905
539,315
2,756,186

11,895
186,617
850,107

41%

Figure A3.5: Size of Dwellings in Owner Occupation
1 bed
2 beds
3 bed
Hastings
1,462
6,344
9,718
Rother
1,315
9,182
11,644
East
Sussex
7,986
45,745
64,521
South East
111,663
540,080
1,066,122
England
542,182
3,248,463
6,751,846
Source: Census 2011
Figure A3.6: Size of Dwellings in Owner Occupation (%)
1 bed
2 beds
3 bed
Hastings
6%
28%
42%
Rother
4%
30%
38%
East
Sussex
5%
28%
40%
South East
5%
22%
44%
England
4%
23%
48%
Source: Census 2011

5+ beds

4 beds

4 beds

5+ beds

Total
22,899
30,279
162,052
2,443,797
14,148,784

Total

18%
19%

6%
8%

100%
100%

20%
22%
19%

7%
8%
6%

100%
100%
100%

Figure A3.7: Size of Dwellings in Private Rented Sector
1 bed
Hastings
4,568
Rother
1,464
East
Sussex
12,606
South East
152,545
England
904,007
Source: Census 2011

2 beds

3 bed

4 beds

5+ beds

Total

4,752
2,749

2,251
1,632

516
393

185
118

12,272
6,356

17,679
232,164
1,552,976

10,510
166,895
1,134,979

905
49,831
286,754

905
22,758
132,318

42,605
624,193
4,011,034
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Figure A3.8: Size of Dwellings in Private Rented Sector (%)
1 bed
2 beds
3 bed
4 beds
Hastings
37%
39%
18%
Rother
23%
43%
26%
East
Sussex
30%
41%
25%
South
East
24%
37%
27%
England
23%
39%
28%
Source: Census 2011

5+ beds

Total

4%
6%

2%
2%

100%
100%

2%

2%

100%

8%
7%

4%
3%

100%
100%
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