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HBC/10(a)
MATTER 5: THE PROPOSED ALLOCATIONS BY FOCUS AREA

Issue 5: Whether each and every proposed allocation has a realistic
prospect of contributing as envisaged to the Borough’s assessed
housing and employment needs, consistent with environmental and
other considerations.
5.8

Focus Area 8 – Hastings Town Centre; all proposed allocations,
including Hastings Station Yard and the Cornwallis Street Car Park

Introduction
5.8.1. The general introduction to Matter 5 and site allocations as a whole is
provided in Matter Statement HBC/8(a).
5.8.2. The Focus Area 8 - Town Centre has remained the focus for education and
employment provision supported by a mix of houses in terms of tenure as well
as type. The Focus Area is distinctive in terms of architecture, townscape
and function. Much of the Focus Area is covered by the Town Centre
Conservation Area. Over the years the Town Centre has undergone
significant transformation with the Priory Quarter Regeneration initiative which
to-date has provided over 10,000m2 of business space, higher education
accommodation and retail space around a new public square. The
Development Management Plan (DMP) proposes continuation of this
momentum to bring in new investment through housing and employment land
allocations.
5.8.3. Policy FA2 in the Hastings Planning Strategy (Library reference
HBC/DMP/22) allows for 240-300 new homes over the over the lifetime of the
Plan (2011-2028) for this Focus Area. Justification of housing distribution for
different Focus Areas is set down in para 12-13 in the Explanation of Housing
Evidence, 2012 (Library reference HBC/DMP/45). This allowance is based on
a positively prepared plan as concluded by the Inspector in his 2013 report
(Library reference HBC/DMP/25) and consistent with paragraph 182 of the
National Planning Policy Framework (NPPF) (Library reference
HBC/DMP/67). The allocated sites in the submitted Development
Management Plan for this Focus Area will deliver some 88 homes.
Additionally, new sites are expected to come forward through windfall
development, of which the redevelopment and reuse of existing buildings will
be an important part. The Plan also allocates 2.38ha of mixed use
development in Priory Quarter through the proposed Policy HTC6, in
accordance with the framework provided by Policy FA3 in Hastings Planning
Strategy.
5.8.4. These allocations are particularly effective because they are deliverable over
the plan period. The whole Plan together with its site allocations was also
subject to viability testing by NCS consultants to ensure deliverability/viability
of all sites (Library reference HBC/DMP/164). The site allocations themselves
reflect the latest position with developers and land owners. Likewise the site
selection process has also been robust and changes have been factored in at
each stage of the process.
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The Site Allocations
5.8.5. The strategy for the town centre has been to encourage regeneration, arrest
dereliction and bring some high profile buildings back into life. Most notable is
the allocation for mixed use under Policy HTC3 of the Observer Building,
considered significant for the historic legacy of Hastings urban fabric.
Enhancement of listed buildings and conservation of the built heritage
environment is also a priority as reflected in the allocation of Site 40-41
Wellington Square under Policy HTC4 that contributes to the group value
along with recently completed neighbouring buildings (38-39 & 36-37
Wellington Square). The major focus continues to be on the redevelopment
of Priory Quarter which is allocated for a wide range of uses.
Site allocation & Policy HTC 1 Hastings Station Yard (part)
5.8.6. The site is part of the wider scheme submitted, (planning application number
HS/FA/06/00983) the majority of which has now been redeveloped for
educational (Sussex Coast College) and health care purposes, and includes a
small retail element. This allocation refers to the residential element of the
scheme that remains to be delivered. The site was allocated in the Hastings
Local Plan 2004 for 80 dwellings and a subsequent application in 2007
reflected this by seeking to deliver 103 dwellings. In recent years, the
importance of the higher and further education space built in the town centre
has grown more than originally envisaged leading to a slight change in
composition of allocation. The site is now expected to support a varied mix of
housing including student accommodation. The indicative capacity shown for
the residential component in the Development Management Plan (DMP) is
27.
5.8.7. Accepting that the market need for student accommodation has changed and
taken priority over the residential delivery, an application (planning application
number HS/FA/14/00083) has been approved comprising 223 student rooms
to be built on the footprint of the one block that would comprise 76 flats from
the original permission. The provision of the 27 dwellings arises from the
remaining two blocks referred to under planning application number
HS/FA06/00983. The DMP has also proposed cycle routes to run across the
site that has to be taken into consideration in any future development.
Site allocation & Policy HTC 2 Cornwallis Street Car Park
5.8.8. The site is owned by the Council and is currently used as a public car park. It
was allocated in the Hastings Local Plan 2004 for 10 dwellings and this
allocation has been carried over to the DMP. The allocation process has also
tested the site using sustainability and viability assessments and ensured that
allocation is viable and justifiable. The Council will be looking to dispose of
the site for redevelopment in the near future.
5.8.9. Representations on the Plan and policy have suggested the need for
incorporating some form of play facilities in the area. During the plan
preparation process the Council’s Leisure Development team have however
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advised that adequate play provision already exists in the area obviating the
need for making any on site provision (See Appendix 1). The play provision
requirement is also being reviewed as part of the Council’s wider review of
Play Space Strategy that is ongoing. Any future need that may be identified
for incorporating play provision will be dealt with at the time of planning
application in accordance with the Planning Strategy Policy CI3: Children’s
Play provision.
5.8.10. The recent Update to the Strategic Flood Risk Assessment (Library
reference HBC/DMP/34a-i) has confirmed that the eastern half of the site is
located in Flood Zone 2 with the remainder of the site in Flood Zone 1. The
report makes no recommendations for changes to the allocation as the
Policy HTC2 Criteria ii) provides for the need to design out flood risk issue
on the site.
Site allocation & Policy HTC 3, The Observer Building
5.8.11. The site was allocated in the Hastings Local Plan 2004, for mixed use, to
include educational and residential uses. The Development Management
Plan (DMP) has carried over that principle and provided further flexibility in
terms of the nature of the building’s use following necessary viability testing
and sustainability appraisal work. The site presents a particular challenge in
delivery due to its heritage value and its condition. It is located within the
Town Centre Conservation Area and has listed buildings on either side. The
building has also attracted interest from the community, who see value in
preserving it. The Plan allocation attempts to balance these competing
factors by allowing flexibility in the mix of use proposed that ranges from
residential, commercial to educational uses while recognising the heritage
value of the building through policy criterion ii) (page 173 DMP). The
indicative capacity shown in the plan is 39 units.
5.8.12. The building has witnessed change in ownership several times in the past.
A number of planning applications (including a mixed use scheme in 2006
with planning application reference HS/FA/05/00743 that has a resolution to
grant permission subject to Section 106 agreement) have come forward,
which have shown keen interest to develop, but never fully resolved to
implement. The new owner who acquired the site in 2014 appears to have a
strong track record of delivering regeneration projects. At the time of
purchase, it was believed that the new owners intended to submit planning
application soon after the acquisition (See Appendix 2). Subsequently, the
Council has been in contact with their Chief Executive to offer advice and
support (See Appendix 3).
Site allocation & Policy HTC4 - 40 & 41 Wellington Square
5.8.13. The buildings at 40 and 41 Wellington Square are Grade II listed buildings
and form part of a late-Georgian architectural set-piece. The site has the
benefit of planning and listed buildings consent (Planning application
numbers HS/FA/10/679 & HS/LB/10/00877) for conversion into 12 flats.
Construction has now commenced with completion expected in August
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2015. The planning approval is aligned with the indicative capacity shown in
the Plan.
Site allocation & HTC6: Priory Quarter, Havelock Road
5.8.14. The site extends from Hastings Railway Station in the north to the former
main post office and ESK Warehouse on Cambridge Road to the south. It
encompasses all properties on Priory Street with the exception of Lacuna
Place (which has since been built out as part of Brighton University town
campus), along with Queensbury House and the area immediately to the
South and West of the train Station (including the site of the Postal sorting
office). A small site (47/48 Priory Street) that falls within the site was
allocated in the 2004 Local Plan for housing but has not been realised.
5.8.15. Following viability testing by NCS and through the SHLAA process the
principle of development from the 2004 Local Plan has been carried forward.
The allocation is part of a regeneration project to provide a 21st century
commercial, educational and retail district at the heart of Hastings Town
Centre through the redevelopment of under used and redundant property.
The Master Plan concept was initiated by Sea Space and will be taken
forward by Sea Change. Development here complements other recently
completed but significant developments in the Town Centre. The first two
phases have now been completed by Sea Change to provide an education
establishment for Sussex Coast College and primary health care adjacent to
the station, a 4170m2 office development at One Priory Square occupied by
Saga, and a mixed use development at Lacuna Place including the town
campus for Brighton University. Havelock Place was the most recent
completion in the Master Plan, which was officially opened by the Chancellor
of the Exchequer in August 2014 providing over 2392m2 of office space with
potential ground floor retail/cafe units. The top floor has already been let to
Medica creating 12 jobs, whilst other floors are currently being marketed.
5.8.16. The allocation under Policy HTC6 refers to the last two phases of the Master
Plan, which will complement the previously delivered projects. Whilst the
major achievements over the last 10 years gives more than enough
confidence as to effective delivery, there are signs that suggest more work
has been undertaken recently pointing to timely delivery. The allocation is
based on the outline application (Planning application number
HS/OA/06/00896) approved in 2007 that sought to create 21,700m2 of office
space, a further 14000m2 of office education space, and significant amount
of leisure (1750m2), retail (5440m2) and car parking spaces (over 600).
5.8.17. Inevitably, the scale of development will warrant phasing. The site is also
within the designated Town Centre Conservation Area, which means extra
care is needed to ensure the new buildings are sympathetic to the
conservation setting. Paragraph 6.230 in the DMP therefore sets out an
indicative phasing for development that envisages Queensbury House to
come forward first followed by the Station area, Priory Street car Park and
ESK Warehouse. This phasing plan reflects the delivery plan proposed by
Sea Change (See Appendix 4).
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5.8.18. The Council has already approved a redevelopment application that
includes Queensbury House, 2 to 7 Havelock Rd, and 31 to 35 Priory Street
(Planning application number HS/FA/11/00284). Conservation Area consent
for the demolition of 1-7 Havelock Road and 31-35 Priory Street has also
been issued (Planning application number HS/FA/11/00285), which was
subsequently followed by compulsory purchase of a small plot of land by the
Council showing its commitment to positive planning and delivery of its
Strategy for economic regeneration.
5.8.19. Sea Change has a strong track record of delivery and its past record of
successful funding gives reasonable optimism to suggest that new funding
to cover the expected development costs will be available. Havelock Place
was delivered using £7 million interest-free loan made available under the
Government’s Growing Places fund in 2012. It is understood that funding
discussions are ongoing with the South East Local Enterprise Partnership
(SELEP) for the delivery of Queensbury House. Sea Change’s commitment
to delivery has been confirmed in the statement from Mr John Shaw (See
Appendix 1 of Matter 3 - HBC/5). The relevance of this allocation with wider
regeneration plans has been set out in the statement by Monica AdamsActon, Head of Regeneration and Planning Policy at the Council (See
Appendix 4 to Matter 3 - HBC/5).
5.8.20. In conclusion, these allocations contribute towards achieving Objective 1:
Achieve and sustain a thriving economy, set out in the Council’s adopted
Planning Strategy. Recent achievements in job creation give us confidence
in future delivery. The recently completed Havelock Place development is
expected to create 350 jobs. Lacuna Place is now owned by the University
of Brighton as part of its Hastings campus – with two additional teaching
buildings also within Priory Quarter. One Priory Square was purchased in
2011 by Saga for its new insurance operation, which currently occupies 300
jobs, which is expected to rise to 600. Redevelopment of Queensbury
House is expected to bring a further 800 new jobs, when completed.
5.9

Focus Area 9 – Old Town; How realistic is the assessed capacity of 5070 new homes? How/where would they be provided?

5.9.1. The general introduction to Matter 5 and site allocations as a whole is
provided in Matter Statement HBC/8(a).
5.9.2. Focus Area 9 - Old Town covers 44ha and is entirely within the Old Town
Conservation Area. The Old Town is characterized by tightly organised
buildings - some timber-framed dwellings dating from the fifteenth century and
the thirteenth-century landmark St Clements church - set around an intricately
woven street layout. It contains the densest housing in the Borough and has
few green spaces of its own. It does however have good access to the
seafront. The vision for the area is to support the Old Town with new
development that helps to enhance the rich architectural heritage not damage
them.
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5.9.3. Policy FA5 of the Planning Strategy (Library reference HBC/DMP/22) sets out
the likely level of new housing that could come forward in each of the planning
Focus Areas during the Plan period in the Borough. Justification of housing
distribution for different focus areas has been given in para 12-13 in the
Explanation of Housing Evidence, 2012 (Library reference HBC/DMP/45). In
essence this breakdown is derived from sites under construction, sites with
planning permission or already completed, potential new sites, estimates
regarding the level of small site windfalls expected later in the Plan period.
Policy FA5 in the Planning Strategy allows for 50-70 new homes in the Old
Town Focus Area that translates into an average of 3-5 new homes per
annum over the Plan period (i.e. to 2028). This allowance is based on a
positively prepared plan as concluded by the Inspector in his 2013 report
(Library reference HBC/DMP/25) and consistent with paragraph 182 of the
National Planning Policy Framework (NPPF) (Library reference
HBC/DMP/67). It is considered that the level of housing allowance in the Old
Town is not unreasonable at c.3-5 new homes per annum and necessary for
the growth and vibrancy of the area while ensuring that the rich architectural
heritage is not compromised.
5.9.4. Against the general approach of assessment and rigorous testing described in
Matters statement HBC 8(a), no new sites have been allocated in the Old
Town Focus Area as land constraints and the tight urban fabric would make
this difﬁcult. The anticipated level of housing supply within Focus Area 9 is
therefore expected to be fulfilled through windfall development of which the
redevelopment and reuse of existing buildings will be an important part.
Paragraph 63 of the Inspector’s 2013 report (Library reference HBC/DMP/25)
into the Planning Strategy endorsed reliance on windfall to be the inevitable
consequence of the nature of Hasting’s urban form and characteristics and
need for flexibility. The Hastings Planning Strategy (Library reference
HBC/DMP/22) estimates 35 new dwellings per annum overall to come forward
from windfall, some of which will be in the Old Town Focus Area. The most
recent evidence suggests that there were 7 net completions between 2011
and 2013 within this Focus Area notwithstanding the economic recession
witnessed in recent years and dynamic market conditions. It should also be
noted that the adjoining West Hill Focus Area has seen more net completions
and we expect the Old Town Focus Area to perform similarly in the years
ahead. The sites and their delivery have mainly come forward as change of
use from former uses such as community hall, pubs and shops, which is
symptomatic of windfall development in an area such as the Old Town.
5.9.5. In conclusion, it is considered reasonable that this Focus Area 9 will deliver as
predicted over the Plan period. The focus continues to be on enhancing the
conservation setting and allowing appropriate conversions. It is considered
that Policy FA5 of the Hastings Planning Strategy provides sufficient clarity
and consistency as to the approximate amount of development that will take
place in the consistent with environmental and heritage considerations. The
capacity of each Focus Area has been further discussed in the Council
response to matter 5.14 (See Matters statement HBC/10(b).
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5.10

Focus Area 10 – West Hill; how realistic is the assessed capacity of
60-80 new homes? How/where would they be provided?

5.10.1. Focus Area 10 - West Hill is characterized by the major tourist destination of
Hastings Castle, owned by the Council. The area covers 69ha of tightly built
Victorian terraces with rich architectural merit and affords spectacular views
across the town and sea, and the Castle grounds. The area is flanked by
the Fairlight Country Park to the east. The vision for the area is to support
new development that helps to enhance the setting of the Hastings Castle.
5.10.2. Policies FA2 of the Planning Strategy (Library reference HBC/DMP/22) set
out the likely level of new housing that could come forward in each of the
planning focus areas during the Plan period. Justification of housing
distribution for different focus areas has already been referred to above and
given in para 12-13 in the Explanation of housing Evidence, 2012 (Library
reference HBC/DMP/45). Policy FA2 in the Planning Strategy allows for 6080 new homes in the West Hill Focus Area 10 which translates to an
average of 4-6 new homes per annum. This allowance is based on a
positively prepared plan as concluded by the Inspector in his report (Library
reference HBC/DMP/25) and consistent with paragraph 182 of the National
Planning Policy Framework (NPPF) (Library reference HBC/DMP/67). It is
considered that the level of housing allowance in the West Hill Focus Area is
justified by the latest monitoring and completions delivered here.
5.10.3. Against the general approach of assessment and rigorous testing described
in Matters statement HBC/8(a), no new sites have been allocated in the Old
Town Focus Area. The anticipated level of housing supply is expected to be
fulfilled through windfall development of which the redevelopment and reuse
of existing buildings will be an important part. As indicated in the response
to Focus Area 9 this approach was endorsed and reliance on windfall seen
to be the inevitable consequence of the nature of Hastings urban form and
characteristics. The Hastings adopted Planning Strategy (Library reference
HBC/DMP/22) envisages an estimated annual average of 35 net dwellings
to come forward as small site windfall development throughout the plan
period within Focus Area 10. The most recent completion suggests that
there has been a net completion of 31 new dwellings between 2011 and
2013, which exceeds expectation from the Planning Strategy.
5.10.4. The evidence suggests that the approach to build in flexibility in the system
for sites to come forward as and when necessary is working. In conclusion,
it is considered that the allowance is consistent with Borough’s assessed
housing needs overall and with environmental and heritage considerations.
The focus within this Area continues to be on enhancing the conservation
setting and allowing appropriate conversions but that the potential capacity
to provide homes here over the Plan period can be shown to be realistic.
The capacity of each Focus Area has been further discussed in the Council
response to matter 5.14 (See Matters statement HBC/10(b).
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Appendix 1 – Statement from Keith Duly, Leisure Development Manager

The playground mapping shows that Cornwallis St Car Park sits just within a 600m
catchment of a quality playground. The mapping shows Westhill Playground and Alexander
Park as the closest good rated playgrounds. The mapping suggests that Pelham Playground
is just beyond the 600m. So in summary our basic mapping shows that Cornwallis St Car
Park site sits within two good quality playgrounds.
We are planning to spend some time reviewing requirement on this site as part of the play
strategy review.

Keith Duly
Leisure Development Manager
Hastings Borough Council
14.11.14
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Appendix 2 - Article re purchase of The Observer Building

London firm buys Observer building
THE historic Observer building in Cambridge Road was sold last week for an undisclosed sum to a London-based
company despite a community group’s efforts to save it.
Built in 1921, the boarded-up property was due to go under the hammer at The Hilton Brighton Metropole on Friday, June 6 for an
estimated £150,000 but was sold off prior to the auction despite the White Rock Trust’s (WRT) campaign to buy the building.
Sam Kinloch, senior auction valuer at Clive Emson, told the Observer that he was unable to disclose at this stage which company had
brought the premises and how much it was brought for but he did reveal that the firm is in the process of seeking planning permission to
develop the site,
He said: The company is seeking planing permission to develop the site for flats and commercial use. It is looking to keep the original
structure rather than demolishing it.”
Campaigning to purchase the building so that it could work towards local ownership and a sensitive redevelopment plan, benefiting both
residents and businesses, the White Rock Trust had raised £50,000. It had hoped to use that as a cash deposit to take the building out of
auction and pay the remaining £200,000 by September.
However, a higher offer had come in and the trust was unable to purchase the property at auction because signing an auction contract
would have made the trustees personally liable for the outstanding amount, so without a guarantor it was unable to buy it.
The dilapidated building used to be the site of the former print works and offices for the Hastings Observer and dates back to 1859.
It ceased to be used by the Observer in 1989 and it fell into disrepair.
Emma Attrell, auction valuer, said: “It would be a boost to the town to see new life breathed into this landmark building, with historical
planning applications providing for conversion of the premises for up to 59 flats. The owner agreed to a good offer prior to auction.” For
more information about WRT visit
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Appendix 3 – Email to possible new owners of The Observer building
From: Simon Hubbard
Sent: 29 June 2014 16:59
To: r.upton
Subject: The Observer Building Hastings
Dear Mr Upton
It is the understanding of Hastings Council that your group has recently purchased the Observer
building through a pre-auction agreement. Although the building has stood empty for many years the
Council believes the regeneration of Hastings now means the site may be an exciting opportunity in
the right hands.
Your website which shows a commitment to regeneration in areas like Deptford and East Greenwich
is very interesting indeed.
If your group is indeed the owner of the building an early meeting with you may be very useful. The
Council would be keen to support a development of quality in the Observer Building and to discuss
this in the context of improvement to that area of the town centre. You may be aware that The White
Rock Trust is already working in the area on community led regeneration and I wondered if this was
of interest to your group
I would be very grateful if you could let me know if you would be prepared to meet so the council can
understand your ambitions for the building and if there are issues you would wish to raise with us. If
this is suitable I will ask my PA to contact you to make the arrangements
Regards
Simon Hubbard
Director Regeneration
Hastings Borough Council
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Appendix 4 - Sea Change Priory Quarter Master Plan
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