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Dear  
       
Application Number: HS/PRE/21/00361 
Proposed Development: Develop site as a Class A3 café bar & restaurant 
Location:   Former Public Toilets, Harold Place, Hastings, TN34 1JA 
 
Thank you for your letter dated 7 April 2021.  
 
I understand that you wish to develop the above site as an cafe bar and restaurant, under Class E of the Town 
& Country Planning (Use Classes) Order 1987 (as amended). 
  
Relevant site constraints 
 
• Area affected by groundwater flooding 
• Area affected by surface water flooding 
• Archaeological Notification Area 
• Buffer zone of a conservation area 
• Flood zone 2 and 3 
• SSSI Impact Risk Zone 
 
Planning policy background 
 
I can confirm that planning permission will be required. The key relevant policies that an application of this 
nature would be assessed against would be as follows: 
 
The Hastings Planning Strategy 2014 
 
FA2  Strategic Policy for Central Area 
FA3 Strategy for Hastings Town Centre 
SC1 Overall Strategy for Managing Change in a Sustainable Way  
SC3 Promoting Sustainable and Green Design  
SC7 Flood Risk  
EN1 Built and Historic Environment  
EN3 Nature Conservation and Improvement of Biodiversity  
E3 Town, District and Local Centres  
E4 Tourism and Visitors  
T3 Sustainable Transport  
 
Development Management Plan 



 
LP1 Considering planning applications 
DM1 Design Principles 
DM3 General Amenity 
DM4 General Access 
HN1 Development Affecting the Significance and Setting of Designated Heritage Assets 

(including Conservation Areas)  
HN4 Development affecting Heritage Assets with Archaeological and Historic Interest or 

Potential Interest 
SA1 Hastings Town Centre Shopping Area     
 
Please note that other relevant policies can be viewed on our Council’s website using this link: 
http://www.planvu.co.uk/hbc2015/contents_written.htm. You are strongly advised to read the local plan policies 
before submitting a planning application.  
 
Planning history 
 
17/00651 - Demolish the existing redundant local authority public convenience roof and superstructure 
complete down to ground floor slab level and finish the resulting flat pedestrian area with pre-cast concrete 
paving slabs with an appearance complementary to the surrounding pedestrianised town centre surface 
finishes. The existing basement level service directly void beneath the superstructure is to be retained - 
Granted 21/09/2017 
 
Assessment of proposal 
 
The key elements of your scheme are commented on below: 
 
Site and surrounding area 
 
The development site is a small pocket of land outside of the Hastings Town Centre Conservation Area, but 
surrounded by Conservation Area buildings.  Therefore, any development here will have a significant impact 
on the setting of the Conservation Area.  Similarly, there are no listed buildings directly abutting the 
development site, but there are listed buildings within the wider context of the proposed development. 
 
The surrounding area is dominated by light coloured Victorian render buildings of between two and six storeys 
in height.  The building facades are generally articulated with architectural features such as cornicing, string 
moulds, bottle balusters, projecting bays and first floor balconies. 
 
The development site is bounded by the meeting of several roads and pedestrian routes at Harold Place.  The 
development site will face towards the unction of these routes on its north elevation, and also towards the 
seafront on its south elevation. All sides of the new development will be open to views and the building 
therefore needs to be treated as if it had four frontages.  
 
Principle of development 
 
The proposed development is located in a settlement area, in a sustainable  and commercial location and as 
such the principle of new development on such a site is acceptable subject to being in accordance with 
relevant saved policies contained within the Hastings Planning Strategy 2014 and Development Management 
Plan 2015 and supporting Supplementary Planning Documents and Guidance. 
 
Impact on the character and appearance of the area 
 
Design 
 
Whilst the overall scale and massing of the proposed building is acceptable, it is considered that some further 
consideration could be given to the overall design. We would like to see some more depth in the facade 
treatment and from the drawings submitted, it appears that the 1st floor could make the building look a bit top 
heavy.  
 
I would suggest a bit more transparency and reflectivity, with less of the ground floor arches comprising a solid 

http://www.planvu.co.uk/hbc2015/contents_written.htm
http://www.planvu.co.uk/hbc2015/contents_written.htm


infill.  More glazing is required and perhaps the use of a cladding material with a livelier surface treatment that 
reflects the marine environment and the quality of the coastal light better, especially on the north and south 
elevations.  If additional glazing is not possible at some locations due to the internal layout, consideration 
should be given to a living wall.  Proposals for the management and maintenance of this would be required to 
be submitted with the application, or secured by condition. 
 
Taking the above into account, you are advised to consider the following design ideas in developing an 
application further: 
 
• Give more visual weight to the ground floor columns, and more presence to the building at ground floor 

level by providing a plinth at the base of each column and rustication lines up to the springing point of the 
arches. 

• A projecting render band incorporated at the top of the ground floor wall, below balcony height, would 
again help to define the form of the building. 

• Reduce the depth or perceived solidity of the flat roof canopy. 
• More glazing to be used in the arches, at least at the upper fanlight level. 
 
Materials 
 
As we discussed at our pre-application meeting, in pursuing a modernist design, then the quality of the 
cladding material will be critical to the success of the scheme. Such details should be submitted with a future 
planning application so the impact on the setting of the conservation area and the scheme's overall design 
quality can be fully assessed.  However, you are advised to consider the use of additional materials with more 
colour than set out in this submission, as well as comprising a more reflective quality.  This could include 
coloured glazed ceramic tiles or metal sheeting, such as copper, which would enhance the designs, 
particularly at the north and south ends. 
 
Landscaping 
 
Only broad details have been provided regarding the proposed hard and soft landscaping treatment to the 
external areas of the site. There are proposals coming forward to green the open areas of the Town Centre as 
a whole, and this site provides an opportunity to provide more on site greenery.  You are advised to 
incorporate more soft planting into the scheme, replace the planters with hedges, and explore the potential for 
incorporating a tree on the entrance terrace to the north of the building.   
 
Layout 
 
Given the site's prominent location, and that it is visible from the public realm on all sides, it is important to 
minimise storage areas externally.  As we discussed at our pre-application meeting, the extensive bin storage 
area should be sited internally if possible so as to minimise the impact on the streetscene.  Similarly, any plant 
or machinery associated with the restaurant use should also be incorporated within the building envelope, and 
not be sited on the roof as far as is possible. 
 
Highways/parking/deliveries 
 
Given the accessible town centre location I do not consider that it would be wholly necessary to provide staff 
and customer off-street parking for the proposed new use. 
 
It is envisaged that deliveries could be provided from the existing loading area located adjacent Harold Place 
and there are unlikely to be any objections to utilising this  
 
Flooding and drainage 
 
Policy SC7 of the Hastings Planning Strategy Local Plan (2014) requires that development avoids areas of 
current or future flood risk and development that would increase flood risk elsewhere. The site is located within 
flood zones 2 and 3 and as such the application should be supported by a Flood Risk Assessment. An 
application should also show how the development will be flood resilient. Standing advice regarding Flood Risk 
Assessments can be found here: https://www.gov.uk/guidance/flood-risk-assessment-standing-advice. 
 
 



 
 
It is unclear from the proposal where surface water runoff would be discharged to. Whilst it is assumed that the 
existing site has some form of surface water drainage system, it is unclear whether this would be reused or 
replaced - this will need to be clarified in a drainage strategy submitted in support of the application. 
  
BGS datasets also indicate that there is potential for groundwater flooding of the site. I can also advise that 
superficial deposits are present at the site which vary in permeability. Any proposals to use infiltration must be 
accompanied by infiltration testing with BRE365 at the locations of and depths commensurate to the proposed 
infiltration features.  Again, this information should be submitted with the application as any amendments to 
drainage can also affect site layout. 
 
Land contamination 
 
Given the site's former use and the connection with sewerage, a minimum of a desktop study reporting on 
potential contamination issues will be expected to be submitted with the application. The signed and dated 
report is to be undertaken and written by a 'competent person' (Environmental Consultant) and to include as a 
minimum a site walkover, environmental background information, previous land uses, a conceptual site model 
and preliminary risk assessment, conclusions with any recommendations. 
  
Construction and development management 
 
You will be required to submit a Construction Environmental Management Plan either for validation, or through 
a pre-commencement condition.  This is to ensure the noise, dust and other construction effects do not affect 
either the highway, or residential amenities.  
 
You are also advised that details, including acoustic specifications of all fixed plant, machinery and equipment 
associated with air moving equipment (including fans, ducting and external openings) installed within the site 
that have the potential to cause noise disturbance to any noise sensitive receivers will be required and 
assessed in a Noise Assessment to be submitted with the application. The noise assessment should be 
prepared by a suitably qualified acoustician and demonstrate that there is sufficient sound insulation (or other 
mitigation) to avoid any harm to the adjacent occupiers. 
 
Similarly, a report on any lighting scheme, such as flood lighting or security lighting will be required.  This 
should detail the provisions for the avoidance of ‘spill light that is to say light that obtrudes beyond the area it 
was intended to light and into surrounding areas or onto surrounding properties. 
 
Community involvement and consultation 
 
The Council operates a system of pre-application consultation forums. Should you choose to proceed on this 
basis (although it is not compulsory) the forum will be attended by councillors and invited representatives of 
the local community and other interest groups.  This will enable you to explain initial thoughts and proposals, 
allowing local people to make observations in a controlled and managed environment.  To cover the costs of 
the forum a charge will be made on the developer, initially set at £2462.40 per meeting.   
 
Where a Pre-Application Forum is to be held, it will take approximately 6 weeks to arrange - although given the 
current restrictions as a result of COVID-19, alternative arrangements may need to be made.  You will 
however, be kept fully informed of all methods taken forward at all stages.  It is important to allow enough time 
after the forum for proposals to be amended to take account of the outcome of the forum before an application 
is submitted.  
 
Should you wish to proceed on this basis, please let me know as soon as possible. 
 
Information requirements 
 
The Council has a published validation checklist, which sets out both the national and local requirements for 
supporting documents to be submitted with planning applications.  Taking account of the site constraints 
above, and the requirements of the checklists, the following documents will be required to be submitted 
alongside the proposed application. Please note this list may not be exhaustive - other requirements may 
come to light as a result of the validation and application process.  The checklist is available on our website at 



http://www.hastings.gov.uk/content/planning/pdfs/validation-checklist.pdf 
 
• Design and Access Statement (DAS) 
• Drawing issue sheet (updated when necessary) 
• Flood Risk Assessment/Sequential Test and drainage reports 
• Heritage Statement (including Archaeology) 
• Land Contamination Assessment 
• Economic Statement 
• Noise Assessment 
• Statement of Community Involvement (SCI) 
• Lighting Strategy, where external lighting is proposed 
 
Next steps 
 
The Hastings Planning Strategy and Development Management Plan as mentioned above make up the 
Hastings Local Plan 2011-2028 - the statutory document that guides land use and development in the town.  
You are advised to consider these documents in pursuing your enquiry further.  The general link to the 
Hastings Local Plan webpages is http://www.hastings.gov.uk/environment_planning/planning/localplan. 
 
Information about how to submit a planning application, including details of planning application fees, is also 
available on our website at 
www.hastings.gov.uk/environment_planning/planning/info_advice/submit_applications.   
 
Conclusion 
 
A new build restaurant in this location would improve the vitality and viability of the town centre and the 
proposed use would be compatible with this town centre location. It would provide an opportunity to improve 
the character and appearance of this prominent town centre location and enhance the setting of the nearby 
conservation area. Subject to the design considerations set out above, it is considered that the proposal 
provides an opportunity to deliver a well designed focal building that can add to the overall quality of the area.  
 
Please note that whilst this advice is given in good faith, it is based on the sketches, plans, photographs and 
information presented in your submission. The advice is my informal opinion only and given without prejudice 
to any decision that may be made by the Council on any formal planning application. 
 
Yours faithfully, 

     
 

   
  
 




