Proposed Draft

EMPLOYMENT LAND
Local Plan

December 2013

PROPOSED DRAFT
EMPLOYMENT LAND LOCAL PLAN
Customer First
Eastbourne Borough Council
1 Grove Road
Eastbourne
BN21 4TW
Tel:

(01323) 410000

Fax:

(01323) 415130

Text Relay: 18001 01323 410000

Email:

planning.policy@eastbourne.gov.uk

Date:

December 2013

The Proposed Draft Employment Land Local Plan is published for a 12 week
consultation period between 20 December 2013 and 14 March 2014.

The document can be view and downloaded, and representations can be
made via the on-line consultation portal at: www.eastbourne.gov.uk/ellp

1.0 Introduction ............................................................................... 1
What is the Employment Land Local Plan? ..................................................... 1
Format of the Proposed Draft Employment Land Local Plan .............................. 1
Relationship with Other Plans and Strategies .................................................. 2
Stages in the production of Plan ................................................................... 4

2.0 Context ...................................................................................... 6
Existing situation ....................................................................................... 6
Recent developments and future projects ...................................................... 8
Key Issues ................................................................................................ 9
Employment Land Requirements ................................................................ 12
Vision and Objectives ............................................................................... 13

3.0 Strategy ................................................................................... 16
Employment Land Strategy and Distribution................................................. 16
Economy and Employment Land ................................................................. 21
Key Diagram ........................................................................................... 24

4.0 Policies..................................................................................... 25
Industrial Estates ..................................................................................... 25
Town Centre ............................................................................................ 29
Sovereign Harbour ................................................................................... 32

5.0 Implementation and Monitoring ............................................... 37
Infrastructure .......................................................................................... 37
Monitoring Framework .............................................................................. 38

Appendices ...................................................................................... 41
Appendix 1: Glossary ................................................................................ 41
Appendix 2: Designated Industrial Estates ................................................... 47
Appendix 3: Policies Proposed for Deletion ................................................... 54

Page |i

Proposed Draft Employment Land Local Plan
December 2013

Contents

Table of Contents

Contents

Proposed Draft Employment Land Local Plan
December 2013

P a g e | ii

1.0

Introduction

1.1

The Eastbourne Employment Land Local Plan (ELLP) is a planning policy
document that will guide job growth and economic development in
Eastbourne up to 2027 as well as identifying an appropriate supply of land for
future employment development, in order to achieve a sustainable economy
and make Eastbourne a town where people want to live and work. It will
specifically relate to land and buildings within the B1 (Offices and Light
Industry), B2 (General Industry) and B8 (Storage and Distribution) Use
Classes.

1.2

The need to produce an Employment Land Local Plan results from concerns
raised by the Planning Inspector during the Public Examination of the
Eastbourne Core Strategy Local Plan, which was adopted in February 2013.
The Inspector concluded that the evidence on the employment land supply
does not demonstrate that the Core Strategy policy relating to employment
land (Policy D2: Economy) is the most appropriate strategy for supporting job
growth and economic prosperity in Eastbourne. In order to address this issue
without delaying the adoption of the Core Strategy, the Inspector
recommended that Core Strategy Policy D2 should be the subject of an early
review, leading to its replacement with an additional Local Plan to deal
specifically with employment land supply. This Employment Land Local Plan
will be subject to examination and should be adopted by the end of 2014.

1.3

The Employment Land Local Plan will identify the future requirements for
employment land in Eastbourne and how the future needs for employment
land can be met. It will also be used alongside the Core Strategy and saved
policies from the Eastbourne Borough Plan 2001-2011 (adopted 2003) to
determine planning applications relating to employment development.

Format of the Proposed Draft Employment Land Local Plan
1.4

The Proposed Draft Employment Land Local Plan has been published for
public consultation in accordance with Regulation 18 of the Town & Country
Planning (Local Planning) (England) Regulations 2012. It presents the
proposed strategy and policies relating to the employment land supply over
the Core Strategy plan period up to 2027. It also identifies the other options
that were considered in the formulation of the Plan.
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Introduction

What is the Employment Land Local Plan?

1.5

The Proposed Draft Employment Land Local Plan asks consultees to comment
on the proposed approach, whether they consider that the correct option has
been taken, and whether there are any other options that should have been
considered in the formulation of the Plan. It is possible for consultees to
comment on any part of the Proposed Draft Employment Land Local Plan,
however the document identifies particular questions throughout that
consultees are specifically asked to comment on.

1.6

The Proposed Draft Employment Land Local Plan takes into account
representations that were received through pre-production stakeholder
engagement, which took the form of a questionnaire, and was available
between 21 June and 2 August 2013. A feedback report analysing the
representations received during this stage can be viewed via the website
(www.eastbourne.gov.uk/ellp).

1.7

The Proposed Draft Employment Land Local Plan has also been informed by:
•

Employment Land Review (GVA, 2013)

•

Employment Land Strategy and Distribution Options Report (EBC, 2013)

Relationship with Other Plans and Strategies

Introduction

Eastbourne Core Strategy Local Plan
1.8

The Eastbourne Core Strategy Local Plan was adopted in February 2013
following Public Examination in May 2012. It sets out the key planning
policies for the future development of Eastbourne up to 2027 and overall
spatial development strategy, including the level of housing development
required and the broad locations where it will be developed. It also sets out a
vision and policy for each of the 14 neighbourhoods in the town, and contains
a number of policies for topic areas, including sustainable development,
tourism, shopping, natural environment and historic environment.

1.9

The Employment Land Local Plan will replace Core Strategy Policy D2:
Economy, but will otherwise have to conform to other policies set out in the
Core Strategy Local Plan, and is therefore a plan with the same timeframe as
the Core Strategy. It will also replace some of the existing saved policies in
the Eastbourne Borough Plan 2001-2011.
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Sustainable Community Strategy and Corporate Plan
The East Sussex Integrated Sustainable Community Strategy was adopted in
2008. Eastbourne has a dedicated chapter within the strategy, which sets
objectives to meet the developing needs of the community up to 2026.

1.11

The Regeneration and Economy priorities for Eastbourne within the
Sustainable Community Strategy include:
•

Providing high quality and sustainable economic infrastructure by
unlocking and assembling strategic sites to support inward investment,
support and retain local businesses and encourage provision of high
quality well paid jobs;

•

Nurturing a Culture of Entrepreneurship by promoting and increasing the
number of start-up and micro businesses; and

•

Supporting Smart, Sustainable Enterprises by encouraging
competitiveness, creativity and enterprise, particularly amongst small and
medium sized enterprises, and modernising the local economy to enable
diversification into new growth areas.

1.12

The Council‘s Corporate Plan is prepared annually and it identifies priority
themes for the five year period to 2015. It is intrinsically linked with the
Sustainable Community Strategy and aims to translate the Community
Strategy Vision into corporate action. The Employment Land Local Plan should
contribute to the achievement of the key themes of the 2010-2015 Corporate
Plan, particularly: Prosperous Economy; Quality Environment, and Thriving
Communities.

1.13

Some of the key priorities that the Employment Land Local Plan should assist
with include:
•

Regeneration of the Town Centre

•

Development of a Business Park at Sovereign Harbour

National Planning Policy Framework
1.14

The Proposed Draft Employment Land Local Plan has been prepared having
regard to the National Planning Policy Framework (NPPF) and specifically the
presumption in favour of sustainable development. The Employment Land
Local Plan is in conformity with the NPPF.
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Introduction

1.10

Stages in the production of Plan
1.15

In order to meet the requirement for the Employment Land Local Plan to be
adopted by the end of 2014, the timescale outlined in Table 1 below is
proposed.

1.16

Representations received during the public consultation on the Proposed Draft
Employment Land Local Plan will be considered and an amended Proposed
Submission version will be published for a representation period on matters of
soundness. Following this, the Employment Land Local Plan will be submitted
to the Secretary of State for Public Examination.

Table 1 - Timescale for the production of the Employment Land Local Plan

Stage

Timescale

Pre-production engagement

21 June 2013 – 2 August 2013

Proposed Draft ELLP (Regulation 18 consultation)

20 December 2013 – 14 March 2014

Publication of Proposed Submission Version for
representation period

June 2014 – July 2014

Submission to Secretary of State

August 2014

Examination in Public

September 2014

Adoption

December 2014

How to comment on Proposed Draft Employment Land Local Plan
The public consultation on the Proposed Draft Employment Land Local Plan is
available for a 12 week period between 20 December 2013 and 14 March
2014. The consultation on the Proposed Draft Employment Land Local Plan is
accompanied by an Initial Sustainability Appraisal Report, which is also
available for comment.

Introduction

1.17

Proposed Draft Employment Land Local Plan
December 2013
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1.18

Email: planning.policy@eastbourne.gov.uk
Specialist Advisory Team
Customer First
1 Grove Road
Eastbourne
BN21 1TW
All representations should be received by 5pm on Friday 14 March 2014.
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Introduction

The Proposed Draft Employment Land Local Plan and its Sustainability
Appraisal can be viewed and commented on via the Council’s on-line
consultation portal, which can be accessed via the Eastbourne Borough
Council website (www.eastbourne.gov.uk/ellp). Representations can also be
submitted by email or via post.

2.0

Context

Context

Existing situation
2.1

Eastbourne is a large town and tourist resort located on the south coast in
East Sussex between the South Downs National Park and the Pevensey
Levels, approximately 20 miles from Brighton and 50 miles from London. As a
seaside town, Eastbourne’s economy has relied heavily on tourism and the
town continues to compete as a premier seaside destination in the United
Kingdom.

2.2

Eastbourne has a population of 99,412 (2011 Census) and approximately
60% of the population is of working age. 80% of the working age population
is economically active, and the latest unemployment estimates (April 2012March 2013) indicate that 7.8% of economically active people are
unemployed, which is similar to the average for East Sussex.

2.3

Eastbourne residents are mainly employed within ‘professional occupations’,
‘elementary occupations’ and ‘sales and customer service activities’, which
reflects the strong presence of public administration and retail/visitor
economy related employers. However, there is some strength in
manufacturing activities, particularly related to particular mechanical
products. There is also a strong concentration of employment within key parts
of the ‘media’ sector in terms film and TV production and production of
recorded media.

2.4

Eastbourne’s economic output is below average when measured by Gross
Value Added (GVA) per capita, however Eastbourne has seemed to cope well
with the recession and performed well in terms of the short term change in
number of employees compared to national average, and has experienced an
overall increase in GVA per capita since 2001.

2.5

Eastbourne has a business stock of approximately 3,100 business enterprises
although the overall number has declined in recent years. Business stock is
dominated by micro-businesses, and the most common industry for business
enterprises is the Professional, Scientific and Technical sector.

2.6

There are approximately 2,900 commercial premises in Eastbourne, and it is
estimated that there is approximately 404,000 sqm of class-B use floorspace
in the town. There were a total of 43,000 jobs across all sectors in
Eastbourne in 2011, including retail, tourism and healthcare.
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Context

2.7

2.12

The resident population accommodates a significant proportion of highly
skilled workers, and the ‘quality of life’ factor has potential to attract workers
as the town combines economic opportunities with a high quality environment
providing a desirable place to live as well as work.

2.13

However, Eastbourne’s economy does experience some challenges. There are
some underlying socio-economic issues, and there are parts of the town
where levels of economic activity and the proportion of unskilled residents are
high, which is an issue for a number of coastal towns. In addition, many of
the higher skilled workers commute out of the Borough for work, meaning the
town loses valuable skills that could be harnessed by businesses locally.

2.14

Despite the presence of a range of commercial space, much of the large scale
office stock provided in Eastbourne is no longer fit for purpose and does not
provide an attractive offer to new occupiers. Eastbourne has a lack of flexible,
‘mixed’ units that allow businesses to have combined office, workshop and
production space within one building. Future provision should encourage
flexibility within buildings to enable businesses to adapt their operations as
technology develops or processes/products change.

2.15

In addition, Eastbourne is relatively peripheral within the wider South East
economy, and it is over-shadowed by better connected locations. Eastbourne
suffers from its distance from the major economic hubs of the South East and
the poor quality of the road and rail network. Broadband connectivity is also
weak, although improvements are being prioritised.

Context

Recent developments and future projects
2.16

There are a number of significant economic development projects that are
being undertaken in Eastbourne. Recently, the South East Local Enterprise
Partnership (SELEP) via the Growing Places Fund allocated £6m towards the
development of a state of the art business park (Innovation Mall) at
Sovereign Harbour with the potential to provide up to 300 new jobs.

2.17

Other important planned projects include:
•

£70m extension and transformation of the Arndale Centre;

•

£35m Devonshire Park Project to create a cultural destination, including
new conferencing facilities, major renovation of 3 listed leisure buildings
and extensive upgrade of international tennis facilities; and

•

£1.5m purchase of 3.5ha of strategic land for the Council to take direct
action in delivering new employment space

Proposed Draft Employment Land Local Plan
December 2013
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In addition, the Council is intending to prepare an Economic Development
Strategy by March 2014 to help direct the current economy and build on this
to determine a vision and destination for Eastbourne’s economic future.

Key Issues
2.19

There are a number of key issues affecting Eastbourne that the Employment
Land Local Plan should seek to address through the employment land
strategy and policies for its implementation. The key issues are separated
between demand issues and supply issues, and are set out below:

Demand Issues
2.20

Requirement for additional employment land - The Employment Land
Local Plan needs to provide an appropriate and realistic requirement for
additional employment land over the Core Strategy Plan Period up to 2027,
differentiated by B-class. These requirements need to take into account
changes and flexibility in work practices and particularly changes to more
efficient job to floorspace densities. This trend is exemplified by Eastbourne
Borough Council’s Agile Working scheme, which enables staff to occupy less
floorspace.

2.21

Need for sustainable job creation and diversification - There is a need
to create sufficient jobs for the changing population, based on robust and
realistic growth assumptions and allowing for expected shifts in age profiles,
economic activity rates and the impact of changes to the ‘statutory’
retirement age. Although Eastbourne is represented across a range of
employment sectors and activities, the Town’s economy is still heavily reliant
on tourism, and employment diversification will increase choice for local
jobseekers and reduce reliance on the service industry sector. Expanding
skills and education provision could help attract younger, skilled workers to
the area. Also, by encouraging existing key businesses and their supply
chains, there is an opportunity to grow existing specialisms and ‘clusters’.

2.22

Development that provides for start-up businesses - The nature of
economic growth has changed over recent years and should no longer rely on
attracting significant inward investment. Instead, future demand and growth
in the market is likely to be driven from local business requirements either
through expansion, changing space requirements or new business start ups.
The Employment Land Local Plan should provide the range of sites and
premises to help increase the business start-up and survival rate and ensure
indigenous businesses are retained and can grow.
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2.18

Context

Supply Issues
2.23

Suitability of current commercial premises - The majority of the
buildings on the Industrial Estates were built during the 1960s and 1970s,
and they do not necessarily meet the needs of existing and future businesses.
Much of the existing building stock on Industrial Estates will come to the end
of their life over the plan period, and this offers the opportunity for
redevelopment to provide higher quality and more suitable stock at higher
densities, similar to redevelopments that have already occurred at Brampton
Road and Courtlands Road.

2.24

Loss of employment land to other uses - Employment land is coming
under increasing pressure for redevelopment to alternative, higher value,
uses across the UK, particularly residential use. This pressure is particularly
high in Eastbourne due to the constrained nature of the Borough and the
requirement to provide 3,428 net additional residential units between 2012
and 2027 to meet Core Strategy targets. There is also pressure from retail
development within Industrial Estates. If losses of key sites continue within
existing employment locations they have the potential to undermine the B
class nature of these sites.

2.25

Identification of sites - Eastbourne suffers from some considerable
constraints and there is a very limited supply of developable land. The urban
area is tightly confined by the South Downs National Park, the sea and the
Pevensey Levels. In addition, a significant area of the Borough is subject to
flood risk and there is a strong commitment to retain Eastbourne Park as a
‘green heart’ to the town. This means that there is limited opportunity for
development of employment land. Sites for additional employment
development should be in the most appropriate and sustainable locations.

2.26

Requirements for Office space in the Town Centre - The Town Centre
Local Plan identifies the Employment Land Local Plan as the mechanism for
determining the appropriate amount of office space to be provided in the
Town Centre. Some businesses would prefer town centre locations, whilst
other would prefer out of centre locations. A balance needs to be struck
between in town and out of town provision to maintain the role of offices as a
key town centre use but also broaden the stock types available within the
Borough to offer choice and accommodate and attract greater levels of
demand over the plan period.

Proposed Draft Employment Land Local Plan
December 2013
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Context

2.27

Employment Land Requirements
2.30

An Employment Land Review was prepared in 2013 to review, assess and
update the Borough’s position in relation to the future supply and demand for
employment floorspace, in order to inform the preparation of the Employment
Land Local Plan.

2.31

The Employment Land Review forecasts the need for additional employment
floorspace up to 2031. It is based on the key sectors within the Borough
forming the basis of future growth that leads the Borough out of the
recession, and increases in employment participation rates as economic
activity rates and the working age population grows. This forecast would
create an additional 1,263 jobs within the class-B uses up to 2031.

2.32 The job creation forecast is translated into additional floorspace requirements
using employment density assumptions. The following densities assumptions
have been used:
•

B1a/b – 12 sqm per employee

•

B1c/B2 – 36 sqm per employee

•

B8 – 70 sqm per employee

2.33 In order to ensure that the employment forecasts are based on more than
economic growth ‘predictions’, additional allowances have been made.

Context

2.34 An allowance for windfall losses has been made to take into account
unexpected losses of employment land to other uses. This takes into
consideration the loss of existing employment land to residential and other
uses, particularly considering the extension of Permitted Development rights
to allow change of use from office to residential, and the fact that
employment land may be used for other land uses that are not compatible
with residential areas, such as recycling, waste management and transport
depots.
2.35 An allowance has also been made for ‘churn’. This is made for the fact that
locational and premises needs of businesses change over time, which may
require businesses to move. For this to happen smoothly there is a need for
certain level of available vacant land. This ‘churn’ also helps to free up sites
for redevelopment, and sufficient floorspace provision should be made to
allow this to happen.

Proposed Draft Employment Land Local Plan
December 2013
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Table 2 - Employment Land Requirements

Floorspace
Demand 20122027 (m²)

Allowance for
windfall losses
(m²)

Allowance
for Churn
(m²)

Change in
floorspace
(m²)

Office (B1a/b)

15,977

4,095

694

20,766

Industrial (B1c/B2)

-5,478

14,085

2,860

11,467

Warehouse (B8)

5,890

900

549

7,339

16,389

19,080

4,103

39,572

Type

Total

2.37

In addition to the requirement, a contingency reserve of floorspace should be
added to ensure that, should sites not come forward for redevelopment, there
will still be an appropriate supply and mix of sites to meet needs. This is
known as ‘Headroom’.

2.38

The Employment Land Review recommends a 6% headroom capacity for
Industrial and Warehouse uses, and a 10% headroom capacity for Office
uses. This would equate to approximately 43,000 sqm of additional class-B
use space over the plan period to 2027.

Vision and Objectives
2.39

The vision for the Core Strategy is closely aligned to the vision from the
Sustainable Community Strategy. The Core Strategy vision is:

“By 2027 Eastbourne will be a premier coastal and seaside destination
within an enhanced green setting. To meet everyone’s needs Eastbourne
will be a safe, thriving, healthy and vibrant community with excellent
housing, education and employment choices, actively responding to the
effects of climate change".

2.40

A vision for the Employment Land in Eastbourne should be more specific and
relevant to the economy and employment land within the class-B uses. The
Employment Land Local Plan vision is:
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Context

2.36 The forecast over the plan period to 2027 shows little difference to 2031. The
employment floorspace requirements over the plan period that the
Employment Land Local Plan should meet are shown in Table 2.

“By 2027, Eastbourne will be making a strong contribution to the
sustainability of the economy in the Eastbourne and South Wealden area by
providing a range of business premises in sustainable locations and
offering a range of job opportunities, making the town a place where
people want to live and work”

2.41

Context

2.42

The Core Strategy identifies a series of spatial objectives in order to address
the issues identified in the Core Strategy and achieve the Core Strategy
vision. The Core Strategy spatial objectives that are most relevant to the
Employment Land Local Plan are:
•

Key Spatial Objective 2: Sustainable Growth - To deliver new
housing, employment and shopping opportunities by planning positively
and proactively to meet the needs of all sections of the local community
and sustainable growth within environmental constraints.

•

Key Spatial Objective 4: Local Economy - To give support to a strong
and growing local economy built on innovation, creativity and
entrepreneurship.

In addition to the relevant Core Strategy Spatial objectives, the Employment
Land Local Plan sets out a new series of objectives that the Local Plan should
achieve. The Employment Land Local Plan Objectives are:
•

ELLP1 - Stimulate Economic Growth - To stimulate sustainable
economic growth to meet the needs of the community within
environmental constraints and encourage economic competitiveness
through attracting increased investment and new and innovative
businesses

•

ELLP2 - Encourage Small and Start-up Businesses - To diversify the
local economy and deliver a variety of new employment opportunities by
providing a range of flexible employment spaces that can be used by
existing businesses and new start-up businesses

•

ELLP3 - Diversify the Local Economy - To diversify the local economy
and support job growth, and broadening the economic base to enable
innovation and entrepreneurship to flourish

•

ELLP4 - Support Existing Businesses - To support existing businesses
to relocate to premises in the town that better meet their needs.

Proposed Draft Employment Land Local Plan
December 2013
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ELLP5 - Promote Sustainable Employment Locations - To promote
the delivery of employment space in sustainable locations to accommodate
an appropriate amount of additional employment floorspace by 2027.

Question 2: Do you agree with the Vision for the Employment Land Local Plan?
Question 3: Do you agree with the Objectives for the Employment Land Local Plan?
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Context

•

3.0

Strategy

Employment Land Strategy and Distribution
3.1

The Employment Land Local Plan vision and objectives seek to ensure that
the requirement for employment land in Eastbourne over the plan period is
delivered in sustainable locations. A number of different strategic options for
the distribution of employment land within the town have been considered as
part of the production of the Proposed Draft Employment Land Local Plan.

Options considered for employment land strategy and distribution
A number of different options were considered for the employment land strategy
and where the requirement for additional employment land should be located. These
options were identified and assessed through the Employment Land Strategy and
Distribution Options Report, which is available from the Eastbourne Borough Council
website (www.eastbourne.gov.uk/ellp).

Strategy

The options considered were:
•

Scenario 1 – Intensification of Industrial Estates – provision of additional
floorspace through the redevelopment of vacant and under-utilised sites at a
higher density within existing Industrial Estates;

•

Scenario 2 – Extensions to Industrial Estates – development of Greenfield
land on the edges of existing Industrial Estates;

•

Scenario 3 – Redevelopment of sites outside Industrial Estates –
provision of employment floorspace on previously developed sites in other
locations around the town;

•

Scenario 4 – Town Centre – provision of additional employment floorspace
through the regeneration of the Town Centre;

•

Scenario 5 – Sovereign Harbour – retention and development of the
employment allocation on land at Sovereign Harbour;

•

Scenario 6 – Greenfield Development – development of Greenfield sites
outside the built-up area boundary elsewhere around the town.

Analysis of Options
The options were analysed by identifying advantages and disadvantages, assessing
compatibility with the Objectives, and by subjecting each option to a Sustainability
Appraisal in order to come up with a preferred option for the delivery of the
Proposed Draft Employment Land Local Plan
December 2013
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Table 3 - Summary analysis of options

Option

Advantages

Disadvantages

Scenario 1

•

Previously developed land

•

Intensification
of Industrial
Estates

•

Infrastructure in place

Unlikely to attract larger
employers

•

Re-use of vacant sites

•

•

Suitable for B1, B2 and B8
uses

Does not distribute
employment opportunities
across town

•

Increases viability of public
transport

•

Unsuitable for high quality
office development

•

Increases perception as
business location

•

Reduces space for other uses,
e.g. car parking

•

No flood risk or biodiversity
issues

•

Increases traffic in heavily
used areas

•

Suitable for smaller units

•

Fewer design and layout
constraints

•

Greenfield land outside the
built-up area boundary

•

Sites are suitable for B1, B2
and B8 uses

•

•

Increases viability of public
transport

Does not distribute
employment opportunities
across town

•

•

Increases perception as
business location

Adverse flood risk impacts and
mitigation costs

•

Adverse biodiversity impacts

•

Contrary to Eastbourne Park
policies in the Core Strategy

•

Adverse landscape impacts

•

Increases traffic in heavily
used areas

•

Adverse impact on the delivery
of housing

•

Could create amenity issues
with surrounding residential
areas

•

Isolated from other
employment uses

Scenario 2
Extensions to
Industrial
Estates

Scenario 3
Redevelopment
of Sites
Outside
Industrial
Estates
Scenario 4
Town Centre
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•

Increases distribution of
employment opportunities
across town

•

Previously Developed Land

•

Increase opportunity for
sustainable travel

•

Increases employment within
Sustainable Centre

•

Not suitable for other nonoffice B uses

•

Within Sustainable
Neighbourhood

•

Other forms of development
may be more viable

•

Assist with Town Centre
regeneration

•

Adverse impact on the delivery
of housing

Proposed Draft Employment Land Local Plan
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employment floorspace requirement. Table 3 provides a summary analysis of the
advantages and disadvantages of the options.

Scenario 5

•

Accessible location with good
public transport links

•

Close to other employment
uses

•

Suitable for high quality office
space

•

Opportunities for businesses
that would prefer to be located
within Town Centre

•

Achievement of Corporate Plan
priority and commitment of
money towards Innovation
Centre

Sovereign
Harbour

•

Land not assembled

•

Unsuitable for B2 and B8 uses

•

Access predominantly by
private car

•

Potential noise issues on
residential amenity

•

Fewer design and layout
constraints

•

Increases distribution of
employment opportunities

•

Increases employment within
Sustainable Centre

•

High quality environment

•

Could attract a mixture of
businesses sizes

•

Sites ready to develop

Scenario 6

•

•

Greenfield
Development

Fewer design and layout
constraints

Greenfield land outside the
built-up area boundary

•

Distributes employment
opportunities across town

•

Infrastructure not in place
Poor accessibility

•

Could potentially
accommodate all B uses

•
•

Isolated from other
employment uses

•

Could attract larger employers

•

Adverse flood risk impacts and
mitigation costs

•

Adverse biodiversity impacts

•

Contrary to Eastbourne Park
policies in the Core Strategy

•

Adverse landscape impacts

Preferred Option

Strategy

Following the analysis of the options, the Preferred Option for meeting the
employment land requirements in Eastbourne is:
•

Scenario 1 – Intensification of Industrial Estates

•

Scenario 4 – Town Centre

•

Scenario 5 – Sovereign Harbour

Proposed Draft Employment Land Local Plan
December 2013
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Scenario 1: Intensification of Industrial Estates would make the most efficient use of
existing employment land and would help improve the image and perception of the
town’s Industrial Estates. In addition, there are few environmental issues associated
with this option and it scores well in the Sustainability Appraisal process.
Scenario 4: Town Centre would provide additional floorspace in a sustainable
location with good transport links. It would provide opportunities for businesses that
prefer to be located within the Town Centre and it would assist with the
regeneration of the Town Centre through the Town Centre Local Plan. However,
there may be land assembly issues and extra costs due to brownfield
redevelopment.
Scenario 5: the provision of a business park at Sovereign Harbour is a corporate
priority for the Council. It is also in a sustainable centre and has the potential to
provide high quality employment space in an attractive location. There are site
available and ready to development, and funding has already been secured to help
deliver employment space in this location.
It is considered that Scenarios 2, 3 and 6 would not be appropriate options to take
forward into the Employment Land Local Plan for a number of different reasons.
The significant environmental issues associated with Scenario 2: Extensions to
Industrial Estates and Scenario 6: Greenfield Development means that they should
not be taken forward as they would involve development of Greenfield land in areas
where there are flood risk and biodiversity issues. This is demonstrated through the
low scores in the Sustainability Appraisal. In addition, the implementation of these
options would be contrary to Core Strategy Policy D11: Eastbourne Park.
Scenario 3: Redevelopment of sites outside of Industrial Estates would not involve
Greenfield development but would compromise the delivery of housing in meeting
targets in the Core Strategy. In addition, the likely location of such sites close to
residential areas means that there may be amenity issues associated with this
option.
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It is considered that these scenarios would be the most appropriate combination for
delivering the required amount of employment floorspace in the most sustainable
way. None of these scenarios would be able to deliver the requirement for
employment floorspace on their own, so they have been combined in order to meet
the requirement.

Question 4: Do you agree with the assessment of the scenarios for the employment
land strategy and distribution?
Question 5: Are there any other scenarios that have not been considered but
should be?
Question 6: Do you agree with the preferred option?

3.2

After considering the options for the distribution of employment land to meet
the requirement, the preferred option for meeting the employment land
requirement in the most sustainable and effective way is through intensifying
development in existing employment locations and directing development
toward the Sustainable Centres at Town Centre and Sovereign Harbour that
have been identified in the Eastbourne Core Strategy Local Plan 2006-2027.

3.3

This approach will allow all sites within the Borough to ‘work together’ to
meet future requirements, providing a functioning supply of sites that are
deliverable and provide sufficient choice to support indigenous businesses and
inward investment.

Sustainable Centres
3.4

The ‘Sustainable Centres' are neighbourhoods in which housing growth will be
balanced by significant improvements in the provision of employment
opportunities and community services and facilities. The designated
Sustainable Centres are the Town Centre and Sovereign Harbour. They are
identified through Policy B1: Spatial Development Strategy and Distribution in
the Core Strategy.

3.5

Directing employment development to the Sustainable Centres will allow the
Town Centre to sustain its projected high level of housing growth and will
improve the Sovereign Harbour neighbourhood by addressing issues such as
site access, linkages and contributions to additional community infrastructure.

Intensification of Industrial Estates

Strategy

3.6

There are 7 Industrial Estates in Eastbourne, located within three broad areas
(Hampden Park, Lottbridge Drove and Courtlands Road) and covering
approximately 72 hectares. The Industrial Estates contain a number of uses
that would be incompatible with residential use, and their location on the
periphery of the built up area makes them an ideal location for such uses.

Proposed Draft Employment Land Local Plan
December 2013
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3.7

Q7: Do you agree with the proposed approach to the distribution of employment
land?

Economy and Employment Land

Policy EL1 – Economy and Employment Land
Job growth and economic prosperity in Eastbourne will be supported in order
to enable the achievement of a sustainable economy and make Eastbourne a
town where people want to live and work. This will be achieved by:
•

Taking a positive approach that reflects a presumption in favour of
sustainable economic development;

•

Meeting the requirement for 43,000 sqm of additional employment
floorspace over the plan period through employment development within
the Sustainable Centres (Town Centre and Sovereign Harbour) and
through maximising the use of land in existing employment locations;

•

Promoting development which provides units for new start-up businesses
and small enterprises;

•

Encouraging key businesses and their supply chains to grow existing
specialisms;

•

Encouraging development which supports improvements in the local jobs
market through creation of additional jobs and employment
diversification; and

•

Supporting the Education and Training sector of the Eastbourne economy
through a flexible approach to expansion proposals.
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Within these Industrial Estates, there are a number of existing vacant sites,
sites that are currently under-utilised or sites where the occupier is seeking to
vacate or contract activities. In addition to this, many of the buildings on the
Industrial Estates were built 30-40 years ago and are likely to come to the
end of their economic life during the plan period. These provide the
opportunity to deliver new floorspace through redevelopment at higher
density, intensifying and diversifying the offer of employment space provision
within the existing Industrial Estates.

3.8

When considering pro
W
oposals forr employm
ment development, tthe Counc
cil will
ta
ake a posittive approach that reflects
r
the
e “presumption in fa
avour of
su
ustainable developm
ment” set out
o in para
as 14 and 15 of the NPPF. It will
w work
with applica
ants to find
d solutions
s that add
dress conce
erns raised by local
esidents an
nd commu
unity group
ps, which mean that proposalls that acc
cord with
re
po
olicies in the ELLP ca
an be approved whe
erever pos
ssible, and
d to secure
e
de
evelopmen
nt that imp
proves the
e social, ec
conomic and environmental
co
onditions of
o the area
a.

3.9

Th
he require
ement for 43,000
4
sqm of employment la
and will be
e delivered
d
th
hrough inte
ensification of Indus
strial Estattes and de
evelopmen
nt within th
he
Su
ustainable
e Centres. However, each loca
ation identtified is not necessarrily
ca
apable or suitable
s
to
o accommo
odate each
h of the id
dentified B
B-class use
es. The
de
elivery of B2 or B8 space
s
wou
uld not be appropriate in resid
dential areas or
locations wh
here the environme
e
h quality
nt is high quality, and provision of high
e is unlikely to be atttractive to
o occupiers if it is located in older
o
offfice space
em
mploymen
nt locations
s where th
he quality of the env
vironment is poorer.
Th
herefore, different
d
ty
ypes of em
mployment developm
ment need
ds to be lo
ocated in
a location th
hat is appropriate to
o its use, which
w
mea
ans the mo
ore industtrial uses
be
eing locate
ed within the
t
Industtrial Estate
es, and offfice develo
opment be
eing
located in high
h
quality
y environm
ments.

3.10

Ta
aking this into accou
unt, the em
mploymen
nt requirem
ment will b
be distribu
uted in
th
he followin
ng way:

Strategy

3.11

•

Intensification of Industrial
I
Estates – 20,000 sq
qm of B1c//B2/B8 flo
oorspace

•

Town Ce
entre – 3,0
000 sqm of
o B1a floo
orspace

•

Sovereig
gn Harbour – 20,000
0 sqm of B1
B floorspa
ace

he majoritty of econo
omic activ
vity
Th
in Eastbourne is unde
ertaken by
y
sm
mall businesses with
hin a broad
d
ra
ange of sec
ctors. In order
o
to
en
ncourage such
s
busin
nesses and
d
en
ncourage local
l
‘hom
me grown’
em
mploymen
nt growth, it is
im
mportant to provide new units
s
su
uitable for small and
d start-up
bu
usinesses. This could be in the
e
fo
orm of goo
od quality managed
workspace and
a
‘hybrid units’ th
hat
ater for a range
r
of in
nnovative
ca
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Picture 3 - Small un
nits at Soutthbourne
Busin
ness Park, C
Courtlands Road
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3.12

Eastbourne should further the development of ‘clusters’ by using existing key
businesses and their supply chains as an opportunity to grow existing
specialisms through promotion and provision of appropriate space. The role
of these clusters should be enhanced in the Borough both as a ‘selling point’
to attract occupiers and through the development of links to suppliers locally.

3.13

Although Eastbourne’s economy is relatively diverse, a significant amount of
employment opportunities are still provided by tourism and other service
related activities. Employment diversification will increase choice for local
jobseekers and reduce reliance on the service industry sector. Growth in
skilled jobs will be sought as part of the change identified in the EastbourneHailsham Triangle study. This also provides an opportunity to reduce outcommuting and engage local highly skilled people into local employment
rather than losing skills to neighbouring areas.

3.14

Jobs for local people will be created by encouraging development to employ
local people in the construction and operational phases of development,
where appropriate. A Local Employment Technical Note has been prepared to
guide this process.

3.15

The University of Brighton and Sussex Downs College both have campuses in
Eastbourne, and the introduction of new further and higher education courses
could help attract and retain younger residents within the area. Working with
and enhancing the existing education and skills provision could help address
skill shortages, increase the working age population and improve the
‘economic catchment’ of the Borough.

P a g e | 23

Proposed Draft Employment Land Local Plan
December 2013

Strategy

business activities, and have proved highly successful and driven economic
and business growth in other parts of East Sussex.

Strategy

Key Diagram

Proposed Draft Employment Land Local Plan
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Policies

These Po
olicies are designed to help with
w
the imp
plementattion and d
delivery of the
Policy EL
L1: Econom
my and Em
mploymen
nt Land.
Industria
al Estates
4.1

ndustrial Estates
E
are
e key locattions for class-B use
e and are s
significantt
In
em
mploymen
nt locations
s. They arre also imp
portant loc
cations to accommodate
otther non B uses thatt are incom
mpatible with
w
other uses.

4.2

here are seven desig
gnated Ind
dustrial Es
states with
hin three a
areas of th
he town,
Th
which are id
dentified in
n Figure 1, and plan
ns of each designate
ed Industrial
state are provided
p
in
n Appendix 2. The designated
d
d Industria
al Estates are:
a
Es
•
•
•
•
•
•
•

Brampto
on Road In
ndustrial Estate
E
Highfield
d South In
ndustrial Estate
Highfield
d North Industrial Es
state and Highfield Park
P
Birch Ro
oad, Hawth
horns and Compton Industriall Estates
Hammon
nds Drive Industrial Estate
Finmere and Britla
and Industtrial Estate
es
Courtlan
nds Road Industrial
I
Estate

4.3

Th
he Industrrial Estates
s are
identified as
s locations
s for the
prrovision off 20,000 sqm of
ad
dditional B1c
B
(Light Industry),
B2
2 (General Industry) and B8
(S
Storage & Distributio
on) use
flo
oorspace over
o
the plan period
d
th
hrough the
e intensific
cation of
ex
xisting site
es.

4.4

s
Due to the physical constraints
B
itt is of
within the Borough,
crritical impo
ortance to the future
e
Picture 4 - Birch Road
d and Hawtthorns
Estate
es
ec
conomy th
hat class B uses are
re
etained witthin the In
ndustrial
Es
states as they
t
can be
b incompa
atible with
h other use
es and can
nnot be loc
cated
elsewhere. In addition, as there
e is little opportunit
o
ty to delive
er new site
es,
ex
xisting site
es should maximise their capa
acity and contributio
c
on to the
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4.0

economy. Therefore, key sites in B use should be retained and redeveloped to
provide additional class B floorspace.
Figure 1 - Designated Industrial Estates

Policy EL2: Industrial Estates

Policies

Within the designated Industrial Estates, redevelopment and intensification
of vacant and under-utilised sites to provide class B use floorspace will be
supported in order to meet the target of providing 20,000 sqm of B1c, B2
and B8 floorspace over the plan period. Proposals for the refurbishment of
existing class B floorspace will also be supported.
Any redevelopment of sites or new build within the Industrial Estates must
be class-B use (or appropriate uses that cannot be located elsewhere due to
their un-neighbourliness). The redevelopment of sites to non B uses would
not be permitted.
Within the designated Industrial Estates, change of use of units in class B
Proposed Draft Employment Land Local Plan
December 2013
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4.5

Siignificant potential
p
h been identified for
has
f intensification an
nd redevelopment
on
n existing sites within Industrrial Estates
s where th
he land use
e is alread
dy
es
stablished and a mo
ore efficien
nt and susttainable use of land can be prrovided.
In
n order to achieve th
he target of
o 20,000 sqm of ad
dditional B use floors
space
within the Industrial Estates,
E
th
he redevellopment and intensiification off sites
ithin
Indu
strial
Esta
tes
to
pro
ovide
addittional class
s B use flo
oorspace at
a higher
w
ensities wiill be enco
ouraged.
de

4.6

Th
here are a number of
o sites
within the Industrial
states thatt could come
Es
fo
orward for redevelop
pment
in the shortt term. A
prroposal forr the
re
edevelopm
ment of the
e White
Kn
night Laun
ndry site on
o
Ha
ammonds Drive to
prrovide an additional 1,755
sq
qm of emp
ployment
flo
oorspace has
h recenttly
be
een grante
ed.

Pic
cture 5 - Wh
hite Knight Laundry siite

4.7

ver the pla
an period,, a number of buildin
ngs on the
e Industria
al Estates are
Ov
ex
xpected to
o reach the
e end of th
heir econo
omic life an
nd these w
will offer
op
pportunitie
es for rede
evelopmen
nt. This will enable the
t
intensiification off B uses
within these
e sites, en
nabling the
em to use space more efficien
ntly and
ccommoda
ate greater levels off activity.
ac

4.8

ny redevelopment within
w
the Industrial Estates sh
hould seek
k to maxim
mise the
An
am
mount of B use floorrspace pro
ovided. A comprehe
c
nsive apprroach to
re
edevelopm
ment should
d be taken
n to provid
de a choice
e of stock that can
ac
ccommoda
ate a greatter numbe
er of busin
nesses and
d enhance quality off
flo
oorspace to
t meet oc
ccupier demands. Th
his will hav
ve wider p
positive im
mpacts
by
y raising the quality of the environmentt in the Industrial Es
states so they
t
are
ab
ble to succ
cessfully attract
a
new
w occupierrs. This is consistent
c
t with and
su
upported by
b the Corre Strategy
y policies for
f the neighbourho
oods in which the
In
ndustrial Estates
E
are
e located.
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use to other
o
emp
ployment generating non B-class
B
uses may b
be accepta
able,
subject to genuin
ne redund
dancy of the unit being
b
dem
monstrate
ed.

Policies

4.9

In addition, the refurbishment of existing B class space to meet occupier
needs will be supported, as long as it does not result in a net loss of class B
floorspace. This will ensure that the quality of employment floorspace within
the Industrial Estates is enhanced and that floorspace in these locations
continues to meet occupier market demands to support economic growth. It
is recognised that the arrangement of floorspace may need be altered to
enhance the quality and efficiency of the site overall. Redevelopments and
refurbishments should meet sustainability and renewable energy
requirements that are set out in the Core Strategy Policy D1: Sustainable
Development and the associated Sustainable Building Design Supplementary
Planning Document.

4.10

‘B-class’ employment floorspace is coming under increasing pressure for
redevelopment to alternative uses. A large collection of non B uses can erode
the business nature of a location, which will have an adverse effect on
occupier and investor perceptions of the Industrial Estates. The continued
removal of key sites from B uses will undermine capacity and functionality
and limit the long term potential for employment and economic growth. This
could have an adverse effect on the integrity of the Industrial Estates by
undermining the B class nature of the Industrial Estates.

4.11

In order to protect the integrity of the Industrial Estates as locations for B use
and to deliver the requirement for 20,000 sqm of additional class B use
floorspace within the Industrial Estates, it is necessary to prevent large sites
with redevelopment potential from being redeveloped for non B uses. It is
important that Industrial Estates can accommodate class B uses that are
incompatible with other uses and the loss of key sites within Industrial
Estates to non B uses will compromise the ability to meet the employment
land requirement. The loss of B class uses on key sites within Industrial
Estates will be resisted in order to help to protect the integrity of the
Industrial Estates.

4.12

Therefore, it is necessary to protect large, key sites that have redevelopment
potential by restricting any redevelopment or new build within the Industrial
Estates to class B uses only. The only exception to this would be if the site
was required for an appropriate use that cannot be located elsewhere due to
its un-neighbourliness, such as a waste facility or recycling processing plant.

4.13

However, it is recognised that, within the Industrial Estates, there are
smaller, older units that may be unsuitable for B use or may not meet
occupier needs but are unlikely to come forward for redevelopment on their
own.

Proposed Draft Employment Land Local Plan
December 2013
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4.14

Town Centre
4.15

Traditionally Eastbourne town centre has been the main focus for office
floorspace provision within the Borough. The existing stock consists of a mix
between purpose-built office blocks, predominantly built in the 1960s, 1970s
and 1980s, and late-Victorian residential properties that have been converted
to office use.

4.16

The Town Centre has been identified as a Sustainable Centre in the Core
Strategy. It benefits from good public transport accessibility, and current
areas of office stock are located in close proximity to the railway station.

4.17

A Town Centre Local Plan (TCLP) was adopted in November 2013 to set out a
strategy and proposals for the regeneration of the Town Centre. The TCLP
requires that the quantum of office space that should be provided within the
Town Centre should be specified in the Employment Land Local Plan.

4.18

The Town Centre remains an important location for office provision, Office use
is defined as a main town centre use in the National Planning Policy
Framework and therefore it is appropriate for additional office development to
be located there. Other types of B floorspace are likely to be inappropriate
within a town centre location due to amenity issues.

Policy EL3: Town Centre
The quantum of office space that should be provided in the Town Centre is
3,000 sqm of floorspace. The requirement for office floorspace in the Town
Centre should be provided across Development Opportunity Site 2 and
Development Opportunity Site 3 as identified in the Town Centre Local Plan.
Office development should be high quality class B1a floorspace that is
flexible to meet multi-occupier needs.
Proposals for the refurbishment of existing office stock to meet modern
occupier demands will be supported.
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In order to prevent units that cannot immediately be redeveloped from
remaining vacant for significant periods of time, change use to other
employment generating non B uses will be permitted, subject to
demonstration of genuine redundancy in accordance with saved Policy BI1:
Retention of Class B1, B2 and B8 Sites and Premises of the Eastbourne
Borough Plan 2001-2011.

Policies

4.19

The office market within Eastbourne is relatively static and is dominated by
older, outmoded stock within the town centre. In its current state, much of
the office stock in Eastbourne does not meet occupier demand as it would be
difficult to accommodate the IT and servicing infrastructure needed by office
occupiers, and is expensive to refurbish to meet modern standards.

4.20

Businesses are seeking higher quality office accommodation that is unlikely to
be met by the existing stock, which means that new office floorspace will
need to be provided. However, there are some instances where older stock
has been refurbished to meet occupier needs, such as Ivy House in Ivy
Terrace, which demonstrates that good quality conversion of properties
already within the town centre can be viable. Therefore, support will be given
for proposals for the refurbishment of existing office stock within the Town
Centre to meet modern occupier demands where they come forward.

4.21

Demand for new office space has become increasingly polarised, with
occupiers either preferring ‘in town’ locations due to the vibrancy and wider
amenity offered by a town centre location, or ‘out of town’ locations due to
the perceived lower costs, fewer traffic and parking restrictions, and better
security. These different locations are likely to attract different types of
development and occupier interest, and in order for Eastbourne to maximise
its attractiveness to investors and retain businesses within the town, a choice
of office locations needs to be provided.

4.22

A balance needs to be struck between the amount of ‘in town’ and ‘out of
town’ office provision in order to maintain the role of offices as a key town
centre use and sustain the vibrancy and vitality of the town centre, but also
to broaden the stock types available and attract greater levels of demand
over the plan period.

4.23

As a main town centre use, sufficient provision of office space should be
made within the town centre to provide new, high quality accommodation.
However, it would be undesirable to direct all office development to the town
centre as this would not provide choice or flexibility.

4.24

The provision of 3,000 sqm of office space in town centre will help to maintain
a healthy office provision and avoid adverse impact on the vitality of the town
centre. It should be provided as additional modern space and should
complement the existing and refurbished stock. It should provide smaller,
flexible, multi-occupier floorspace in the form of good quality managed
workspace that is suitable for small and start-up businesses, and is closely
aligned to the nature of demand in the Borough.

Proposed Draft Employment Land Local Plan
December 2013
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The Town Centre Local Plan identifies that the office development could be
capable of being provided on the following sites in the Town Centre:
•

Development Opportunity Site 2: Land adjoining the Railway Station and
the Enterprise Centre

•

Development Opportunity Site 3: Land between Upperton Road and
Southfields Road

•

Development Opportunity Site 4: Land South East of the Arndale Centre

•

Transition Area 1: Seaside Road and Terminus Road East

•

Transition Area 2: Station Street and Mark Lane

•

Potential Area of Change 2: Land at Langney Road and Pevensey Road

Figure 2 - Town Centre sites

4.26

The sites that provide the most potential and best meet the basic
expectations for office development are Development Opportunity Site 2 and
Development Opportunity Site 3, and therefore the 3,000 sqm of office
floorspace should be provided across these two sites. These sites are
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4.25

identified in
n Figure 2. If one sitte comes forward
f
wiithout suffficient prov
vision of
e, the bala
ance should be proviided on the other.
offfice space
4.27

o Develop
pment Opp
portunity Site
S
2 shou
uld be pro
ovided to
Offfice development on
th
he south of the site as
a part of a mix of uses
u
to ma
aximise fro
ontage potential
an
nd links to
o the Statio
on.

4.28

o
Offfice development on
De
evelopmen
nt Opportu
unity Site 3
sh
hould be provided
p
on the easttern
pa
art of the site to pre
esent linka
ages
to
o the Station and the
e rest of the
to
own centre
e, and esta
ablish a
fro
ontage tha
at links the key
ju
unctions off Grove Ro
oad and
Up
pperton Road with Terminus
T
Ro
oad.

4.29

Picture 6 - Town Ce
entre Devellopment
xisting offiice stock in the town
n
Ex
Opportunity Site 3
ce
entre is co
oming unde
er increasing
prressure for conversion to othe
er uses, pa
articularly due to the
e extensio
on of
pe
ermitted developme
d
ent rights that
t
allow a change of use fro
om office to
t
re
esidential without
w
the need to apply for permissio
on. This may result in
i the
loss of some of the offfice stock
k within the Town Ce
entre.

4.30

he loss of office stoc
ck within the
t
Town Centre
C
will be monittored close
ely. If
Th
significant losses occu
ur and it begins
b
to impact upo
on occupie
ed, higher quality
mmodation
n, approac
ches to mitigate the losses will be considered.
offfice accom
Th
his could be
b in the form of Artticle 4 dire
ections to remove pe
ermitted
de
evelopmen
nt rights, or
o through
h increasin
ng the amo
ount of offfice floorsp
pace
th
hat should be provid
ded in the Town Cen
ntre. The situation
s
and need fo
or action
will be monitored in the
t
Local Monitoring
M
g Report us
sing the Employmen
nt Land
ocal Plan Monitoring
M
Framewo
ork.
Lo

4.31

ontingency
y options in the case
e that the employm
ment space
e requirements for
Co
th
he Town Centre are not delive
ered are se
et out in th
he Town C
Centre Local Plan.

Policies

Sovereig
gn Harbour
4.32

he develop
pment of employme
e
ent space at
a Sovereign Harbou
ur has bee
en a long
Th
sttanding am
mbition forr Eastbourrne.
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Ov
ver the las
st 20 yearrs, Sovereign Harbour has pro
ovided high quality
re
esidential and
a
leisure
e developm
ment for Eastbourne
E
e. Two site
es in Sove
ereign
Ha
arbour (kn
nown as Sites 6 and
d 7) were identified
i
in an outline applica
ation in
19
988 for the
e provision of 30,00
00 sqm of office space. Howev
ver this ha
as not
be
een delivered and th
he viability
y of this qu
uantum off B1a floorrspace has
s been
qu
uestioned..

4.34

overeign Harbour
H
ha
as been id
dentified as
s a Sustainable Centre in the Core
So
Sttrategy. The Core Strategy als
so contain
ns a vision and policy for the
So
overeign Harbour
H
ne
eighbourhood, which
h is suppo
orted by a Suppleme
entary
Planning Do
ocument (SPD) that provides additional detail to guide
evelopmen
nt and ens
sure that new
n
and im
mproved community
c
y facilities are at
de
th
he heart off future bu
uilding plans.

4.35

he sites att Sovereign
Th
Ha
arbour offfer a signifficant
op
pportunity
y to deliverr high
qu
uality emp
ployment space
s
within an ex
xisting hig
gh
uality enviironment. These
qu
sittes provide an available
an
nd delivera
able opporrtunity
th
hat can be achieved over
th
he short te
erm. This will
w
offfer sometthing differrent
fo
or occupierrs, and sho
ould
en
ncourage a range off
bu
usiness ac
ctivities an
nd
bu
uilding typ
pes.

4.36

Pic
cture 7 - So
overeign Ha
arbour 'Site
e 6'

Ea
astbourne Borough Council ha
as been ac
ctive in pro
omoting th
he delivery
y of
bu
usiness sp
pace in Sov
vereign Ha
arbour. Th
he Growing
g Places Fu
und has re
ecently
co
onfirmed the
t
allocation of £6 million
m
to deliver a new
n
“Inno
ovation Ma
all” at
So
overeign Harbour.
H
T
The
Mall will provide
e 3,000 sqm of serviced emplo
oyment
flo
oorspace, and will help to esta
ablish Sov
vereign Ha
arbour as a business
s
location, wh
hich will he
elp to attrract future occupiers
s. The com
mmitment from the
ace Fund highlights
h
arbour to
Growing Pla
the potenttial for Sovereign Ha
ccommoda
ate high qu
uality emp
ployment space
s
thatt is not available els
sewhere
ac
in the area.
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4.33

Policy EL4: Sovereign Harbour
Sovereign Harbour should accommodate 20,000 sqm of additional B1
floorspace. This should be delivered predominantly on Sites 6 and 7,
however Site 4 could accommodate a small amount of office space. The B1
floorspace should be provided in a flexible format that will allow businesses
to adapt their operations depending on circumstances.

Policies

Other employment generating uses that are compatible with the residential
area (with the exception of class A1, A3 and A5 uses) will be acceptable on
any remaining land on Sites 6 and 7 following the delivery of the 20,000 sqm
of B1 floorspace.

4.37

Given the high quality environment and the surrounding housing, any
employment development in Sovereign Harbour would need to be compatible
with residential use.

4.38

In order to accommodate the changing requirements of business and the
need to undertaken a number of different activities in one unit, employment
floorspace should be provided through the development of modern ‘hybrid’
units that incorporate elements of office, research and light manufacturing
workshops within the B1 use classes. This is exactly the type of space that
will be provided by the Innovation Mall. This flexibility will enable businesses
to adapt their operations as technology develops or processes change.

4.39

Sovereign Harbour also provides an opportunity to deliver office provision in
an ‘out of town’ location that broadens the type of space available to provide
choice to occupiers and investors. By delivering a mix of B1 space and flexible
units, Sovereign Harbour will complement the office space delivered in the
town centre, and any light industrial space delivered in the Industrial Estates.

4.40

The quantum of B1 space that should be provided in Sovereign Harbour is
20,000 sqm, with a focus on delivery of high quality space that is in keeping
with the overall design standards of the area.

4.41

This is a reduction from the previous allocation of 30,000 sqm, and reflects
the changing demand for flexible floorspace that can provide for a higher
number of employees within a smaller area.
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December 2013
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The Employment Land Review considers that there is sufficient evidence of
demand within the Eastbourne market to indicate that the development of
20,000 sqm of B1 space at Sovereign Harbour is deliverable. The delivery of
the Innovation Mall will help establish Sovereign Harbour as an employment
location and will assist further development by providing some on-site
servicing, improving the attractiveness and desirability of the sites.

4.43

Additional employment land in this location will provide alternative locations
for indigenous businesses that are constrained on their current sites, and
prevents them from re-locating outside of the Borough. It would also provide
more choice within the market that would help attract new businesses.

4.44

Site 6 (Land alongside Pevensey Bay Road) and Site 7 (Land fronting
Pevensey Bay Road and Pacific Drive) have been identified as the locations
for where the majority of the B1 development should be delivered. These
sites provide a ‘gateway’ into the town and are at the entrance to the
Harbour. Therefore it is important that development should be of a high
quality design. The sites are identified in Figure 3.

Figure 3 - Sovereign Harbour sites
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4.42

The employment development on Site 7 should be provided on the southwestern part of the site (to be known as Site 7a), with other uses including
open space and residential to be provided on the north-eastern parts of the
site (Sites 7b and 7c) in line with the Sovereign Harbour SPD.

4.46

In order to support the creation of a Sustainable Centre at Sovereign
Harbour, any remaining space on Sites 6 and 7a that is not used to deliver
the 20,000 sqm of B1 floorspace could be developed for other employment
generating uses that are compatible with the residential area, with the
exception of A1 (Retail), A3 (Restaurants & Cafes) and A5 (Hot Foot
Takeaway) uses. It is not considered that these uses would be appropriate in
this out of town location.

4.47

A small amount of office development could also be accommodated on Site 4
(Land off Harbour Quay). The design and layout considerations that should be
taken into account in any B1 development are set out in the Sovereign
Harbour SPD.

Policies

4.45
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Implementation and Monitoring

Infrastructure
5.1

The provision of strategic infrastructure is important in helping to deliver
development and implement the Employment Land Local Plan. Core Strategy
Policy E1: Infrastructure sets out the different mechanisms through which the
Council will ensure the necessary social and physical infrastructure is
provided alongside new development. The policy should be read in
conjunction with the Infrastructure Delivery Plan, which identifies the key
infrastructure priorities needed to support development.

5.2

There is no significant strategic infrastructure required to support
development identified within the Employment Land Local Plan, although
there may be site-specific infrastructure required in order to deliver
development in certain locations.

5.3

A South Wealden and Eastbourne Transport Study was undertaken to test the
transport impacts of the proposed development within the Core Strategy. The
Transport Study tested a higher quantum of employment land through the
Core Strategy than is proposed in the Employment Land Local Plan, and
concluded that a package of transport measures would be required in order to
accommodate development. These transport measures have been taken into
account through the Infrastructure Delivery Plan. This means that there is no
additional requirement for additional highway infrastructure or transport
measures in order to accommodate the quantum of employment land
identified in the Employment Land Local Plan.

5.4

Whilst not mandatory for the delivery of employment development,
improvements to electronic communication infrastructure could assist
businesses. The Infrastructure Delivery Plan identifies that broadband
improvements are being prioritised to improve the level of connectivity,
ensuring that existing and future areas for business and residential premises
have adequate access to broadband connections, especially within the
Sustainable Centres.

5.5

The Community Infrastructure Levy (CIL) allows local authorities to raise
funds for infrastructure to support an area’s development by way of a charge
per square metre of development. Eastbourne Borough Council has published
a draft CIL Charging Schedule, which sets out a table of charges that
calculates how much development is required to pay.
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5.0

5.6

Employment development is identified as ‘zero rated’ in the draft CIL
Charging Schedule, which means that it is not liable for a CIL charge as it is
considered that it would make development financially unviable. However this
may change in the future as the Charging Schedule will be reviewed
regularly.

Monitoring Framework
The Monitoring Framework is used to assess the performance of the
Employment Land Local Plan over the course of the plan period up to 2027. It
will provide the key mechanism for ensuring that the objectives and policies
stemming from it are successfully delivered.

5.8

The effectiveness of the Employment Land Local Plan will be monitored
annually through the Local Monitoring Report using the Monitoring
Framework. The Monitoring Framework sets out a series of key targets, which
will be used to measure the Employment Land Local Plan's performance. They
have related indicators in order to assess whether policies are working
effectively or whether they need to be reviewed or replaced. Where it
becomes evident that policies not performing as initially envisaged or
intended, the Local Monitoring Report will identify the actions that need to be
taken to address the issues. Contingency arrangements are outlined in the
Core Strategy.

5.9

The Monitoring Framework is set out in Table 4 below.

Implementation and Monitoring

5.7
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Table 4 - Employment Land Local Plan Monitoring Framework

Objective

Targets

Indicators

Sources

EL1:
Employment
Land
Strategy

ELLP1: Stimulate
Economic Growth

Assumption in
favour of
sustainable
development

Number of
applications for
employment use
approved

Commercial
Monitoring (EBC)

Meet the
requirement for
additional
employment land

Total amount of
employment
floorspace
provided against
requirement

Commercial
Monitoring (EBC)

Increase the
number of
businesses in
Eastbourne

Total number of
businesses

East Sussex in
Figures (Business
Demography)

Increase the
number of
business startups

Number of
business startups

East Sussex in
Figures (Business
Demography)

Increase job
creation for local
people

Number of
people employed
via Local
Employment
Technical Note

Commercial
Monitoring (EBC)

Increase job
diversification

Change in
numbers of
people employed
by sector

East Sussex in
Figures
(Employment by
Industry)

Enhance the
existing
education and
skills provision

Number of
proposals for
education and
training facilities
approved

Commercial
Monitoring (EBC)

Delivery of
20,000 of mixed
B floorspace in
Industrial Estates

Total amount of
net additional
class B
floorspace
completed in
Industrial Estates
in sqm

Commercial
Monitoring (EBC)

Total amount of
class B1/B2/B8
floorspace
completed in
Industrial Estates
in sqm

Commercial
Monitoring (EBC)

ELLP2:
Encourage Small
and Start-up
Businesses
ELLP3: Diversify
the Local
Economy
ELLP4: Support
Existing
Businesses
ELLP5: Promote
Sustainable
Employment
Locations

EL2:
Industrial
Estates

ELLP2:
Encourage Small
and Start-up
Businesses
ELLP4: Support
Existing
Businesses
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Policy

Policy

EL3: Town
Centre

Objective

ELLP1 Stimulate
Economic Growth
ELLP5 - Promote
Sustainable
Employment
Locations

EL4:
Sovereign
Harbour

ELLP1 Stimulate
Economic Growth

Indicators

Sources

Resist the loss of
B floorspace
within Industrial
Estates

Amount of class
B floorspace lost
to non-B uses in
sqm

Commercial
Monitoring (EBC)

Delivery of 3,000
sqm of B1a office
floorspace in the
Town Centre

Total amount of
class B1a
floorspace
completed in the
Town Centre

Commercial
Monitoring (EBC)

Resist the loss of
B1a office
floorspace to
other uses

Amount of class
B floorspace lost
to other uses

Commercial
Monitoring (EBC)

Amount of class
B floorspace lost
to residential use

Commercial
Monitoring (EBC)

Amount of B1a
office floorspace
lost to residential
through
‘Permitted
Development’

Commercial
Monitoring (EBC)

Total amount of
class B1
floorspace
completed at
Sovereign
Harbour

Commercial
Monitoring (EBC)

Delivery of
20,000 sqm of
B1 floorspace in
Sovereign
Harbour

Implementation and Monitoring

ELLP5 - Promote
Sustainable
Employment
Locations

Targets
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Appendices

Appendices
Appendix 1: Glossary
Term

Definition

B-use

Land and buildings in the B use class, which includes B1a
(offices), B1b (research & development), B1c (light industry),
B2 (heavy industry) and B8 (storage and distribution).

Biodiversity
Assessment

The Eastbourne Biodiversity Assessment is an evidence
document that was produced by the Ash Partnership in 2008.
It establishes a comprehensive database on biodiversity and
geological interests within the Borough, to enable the impact
of development to be assessed.

Churn

Churn is the movement of businesses within the market and
sufficient floorspace provision should be made to allow that.
An allowance for churn is made for the fact that locational and
premises needs of businesses change over time, which may
require businesses to move. For this to happen smoothly
there is a need for certain level of available vacant land. This
type of demand has been called ‘churn’ demand or ‘frictional
vacancy’.

Cluster

A geographic concentration of interconnected businesses,
suppliers, and associated institutions in a particular field.
Sometimes known as an agglomeration economy.

Commitment

A site that already has planning permission for development.

Community
Infrastructure
Levy (CIL)

The Community Infrastructure Levy will be a new charge
which local authorities in England and Wales will be
empowered to charge on new development in their area. The
proceeds of the levy will be spent on local and sub-regional
infrastructure to support the development of the area.

Core Strategy

The Eastbourne Core Strategy Local Plan was adopted in
February 2013. It sets out the key direction and planning
framework for Eastbourne, and provides the strategic policies
which are be used to determine planning applications.
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Term

Definition

Corporate Plan

The Corporate Plan is a 5 year plan that summarises the
Council's vision, objectives, values and improvement
priorities. It sets the direction for services and brings together
key actions and performance indicators to measure progress
against priority projects.

Development
Management
Local Plan

The Development Management Local Plan is a Local Plan that
is scheduled to be prepared in the future. It will include an
updated set of criteria based policies against which planning
applications can be assessed.

Development
Plan

A set of documents that set out the local authority's policies
and proposals for the development and use of land in their
area. This includes adopted Local Plans and neighbourhood
plans, and is defined in section 38 of the Planning and
Compulsory Purchase Act 2004.

Eastbourne
Borough Plan

The Eastbourne Borough Plan 2001-2011 was adopted in
2003 and selected policies were ‘saved’ in 2007. These
policies form part of the Development Plan for Eastbourne and
are used in the determination of planning applications.
Borough Plan policies will eventually be replaced as new Local
Plans are adopted.

Eastbourne and
South Wealden
area

An overlapping area covering Eastbourne, Polegate and
Hailsham. The Triangle is recognised as a key strategic
location along the Sussex coast, which offers considerable
potential for additional economic and sustainable
development; but at the same time is an area of economic
need and opportunity.

Eastbourne
Strategic
Partnership (ESP)

A non statutory body made up of a wide range of
representatives from the public, private and voluntary sector.
The ESP is responsible for producing, monitoring and
reviewing the Eastbourne Community Strategy, reducing
duplication in the provision of services and developing joint
projects.

Employment Land

Employment land in the context of the Employment Land
Local Plan means land and buildings that are in the B use
classes.
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Definition

Employment Land
Review (ELR)

An evidence document produced by consultants GVA on
behalf of Eastbourne Borough Council in 2013. The purpose of
the ELR is to review, assess and update the Borough’s
position in relation to the future supply and demand for
employment floorspace, the role of employment sites and
their suitability to support economic growth objectives.

Examination in
Public (EIP)

The process for the independent assessment of the soundness
of Local Plans. All Local Plans must be examined before an
independent Planning Inspector, who will consider all
representations made in writing or at a public inquiry.
Following the examination the Inspector will report his/her
findings to the Council.

Gross Value
Added (GVA)

A measure of the value of goods and services produced in an
area, industry or sector of an economy.

Headroom

A contingency reserve of floorspace to ensure that, should
sites not come forward for redevelopment, there will still be
an appropriate supply and mix of sites to meet needs.

Industrial use

Uses that fall within B1c (Light Industry) and B2 (General
Industry) classes within the Use Class Order.

Infrastructure
Delivery Plan
(IDP)

Detailed assessment of the infrastructure required to deliver
the spatial development strategy and how this will be
delivered.

Local
Development
Document (LDD)

A generic term for documents prepared by local planning
authorities for the use and development of land or containing
environmental, social and economic objectives relevant to the
development and use of land which are intended to guide the
determination of applications for planning permission.

Local Enterprise
Partnership (LEP)

A body, designated by the Secretary of State for Communities
and Local Government, established for the purpose of creating
or improving the conditions for economic growth in an area.
For Eastbourne the LEP is the South East Local Enterprise
Partnership, which covers East Sussex, Essex, Kent, Medway,
Thurrock and Southend.
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Term

Appendices

Term

Definition

Local Monitoring
Report (LMR)

Authorities are required to produce LMRs to assess the
implementation of the Local Development Scheme and the
extent to which policies in the Local Development Documents
are being achieved

Local Plan (LP)

The plan for the future development of the local area, drawn
up by the local planning authority in consultation with the
community. This can be one single Local Plan or a collective of
Local Plans such as Core Strategies etc.

Monitoring
Framework

A list of indicators to monitor the effects of the Employment
Land Local Plan policies

National Planning
Policy Framework
(NPPF)

The NPPF sets out the Government’s planning policies and
how these are expected to be applied. It was published on 27
March 2012.

Neighbourhood

The Core Strategy divides Eastbourne into 14
neighbourhoods, based on resident’s perceptions and an
analysis of the built environment. The Core Strategy sets a
policy for future development in each of the neighbourhoods.

Office use

Uses that fall within B1a (Office) and B1b (Research &
Development) classes within the Use Class Order.

Planning &
Compulsory
Purchase Act
2004

The legislation that introduced a new development planning
system, with the aim of speeding up the planning system. The
provisions also introduce powers which allow for the reform
and speeding up of the plans system and an increase in the
predictability of planning decisions, the speeding up of the
handling of major infrastructure projects and the need for
simplified planning zones to be identified in the strategic plan
for a region. The Act commenced 28th September 2004.

Previously
developed land

Land which is or was occupied by a permanent structure,
including the curtilage of the developed land (except gardens)
and any associated fixed surface infrastructure.

South Downs
National Park
(SDNP)

England's newest National Park, covering the South Downs
and Western Weald, situated in the counties of Hampshire,
and West and East Sussex. Planning responsibility within this
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Term

Definition

South Wealden &
Eastbourne
Transport Study
(SWETS)

A transport study carried out in 2010, commissioned by East
Sussex County Council, which looked at the travel
implications of development proposals in the Eastbourne and
South Wealden area.

Strategic
Environmental
Assessment
(SEA)

The term used internationally to describe the environmental
integration of policies, plans and programmes. The SEA
Directive (2001/42/EC) requires a formal ‘environmental
assessment’ of plans and programmes that are to be adopted
by a public authority including those in spatial planning. This
assessment is often combined with the Sustainability
Appraisal.

Sustainability
Appraisal (SA)

Assessment of the social, economic and environmental
impacts of proposals in Local development documents.

Sustainable
Centre

A neighbourhood designated in the Core Strategy where
housing growth will be balanced by significant improvements
to the provision of employment and community services and
facilities. The Town Centre and Sovereign Harbour are both
designated as Sustainable Centres.

Sustainable
Community
Strategy

A sustainable community strategy is a long-term plan which
sets out the priorities for an area, and how local organisations
will work towards them. ‘Pride of Place' is the sustainable
community strategy for East Sussex, setting out the key tasks
needed to improve the quality of life in East Sussex by 2026.

Town & Country
Planning (Local
Planning)
(England)
Regulations 2012

Regulations made in 2012 following the publication of the
Localism Act that make provision for the system for local
development planning, established by Part 2 of the Planning &
Compulsory Purchase Act 2004.

Town Centre
Local Plan

A LDD providing a framework for the future development and
regeneration of Eastbourne Town Centre.

Use Class

The Town and Country Planning (Use Classes) Order 1987 (as
amended) puts uses of land and buildings into various
categories known as 'Use Classes'. A change of use of a
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area falls to the South Downs National Park Authority.

Term

Definition
building or land does not need planning permission when it
falls within the same class.
Uses that fall within the B8 (Storage & Distribution) class
within the Use Class Order.

Windfall

Windfall sites are those which have not been specifically
identified as available in the local plan process. They comprise
previously-developed sites that have unexpectedly become
available.

Appendices

Warehouse use
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Appendix 3: Policies Proposed for Deletion
Existing policies that are proposed to be deleted on adoption of the Employment
Land Local Plan are:
Eastbourne Core Strategy Local Plan 2006-2027
•

Core Strategy Policy D2: Economy

Eastbourne Borough Plan 2001-2011 (Saved Policies)
Borough Plan Policy BI2: Designated Industrial Areas
Borough Plan Policy BI4: Retention of Employment Commitments

Appendices

•
•
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