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Summary of Issues: 

 Eastbourne has a predominantly low skill / low wage economy and future 

growth is forecast to be in low wage sectors 

 There is a lack of available land for commercial development, which means 

growing businesses are unable to expand or are forced to move out of the 

Borough 

 There is pressure on commercial land from higher value uses, which has 

resulted in a loss of commercial space 

 There is a need to ensure that future office space is provided in the right 

locations to attract occupiers 

 The potential for further employment space to be delivered through the 

intensification of industrial estates 

 There is a perception that the integrity of Industrial Estates as business 

locations is being eroded by retail creep  

 The value of small employment areas within residential area 

 Ensuring development accords to the scale and function of District, Local and 

Neighbourhood Shopping Centres 

 The provision of out-of-town retail can have an impact on the success of the 

Town Centre 

 The contraction of traditional retail and the changing nature of town centres 

from selling products to experiences 

 Increasing footfall in the town centre 

 The positive and negative impacts of the night-time economy in Town Centre  

 How and where residential development should contribute to the town centre  

 Maintaining Eastbourne as modern day tourist destination 

 Ensuring the provision of right quantity and quality of tourist accommodation 
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Eastbourne’s economy has performed 

relatively well over recent years. The 

number and diversity of jobs have 

increased, and the value of goods and 

services produced in the Borough (Gross 

Value Added) is, on a per head basis, the 

highest in the county, although it does still 

lag behind the average for the South East 

region16.  

 

The proportion of the Eastbourne population 

that is of working age has been increasing 

over recent years, although future forecasts 

suggest that this trend may change over the 

plan period. Eastbourne’s workforce falls 

slightly behind the rest of the South East in 

terms of higher level qualifications. A lower 

proportion of the workforce is employed in 

higher skilled occupations than the regional 

average. 

 

The average earnings of people who work 

in Eastbourne are higher than the average 

for the county, although significantly lower 

than the average for the South East region. 

The difference between the average 

earnings of people who live in Eastbourne 

compared to those that work in Eastbourne 

suggests that many people travel outside of 

the Borough to access higher paid jobs.  

 

Job growth in recent years has mainly come 

about in lower value sectors. Although the 

computing, IT and telecoms sector has seen 

high proportional growth (as it started from a 

small base), the most significant absolute 

growth has come in the healthcare, 

residential care and social work, as well as 

the hospitality and recreation sectors. At the 

same time there have been decreases in 

the number of jobs in public administration 

and defence; and manufacturing, which 

reflects a country-wide decline of 

                                       
16 East Sussex in Figures 

manufacturing-based activities in 

conjunction with a shift towards a service 

dominated economy. 
 

Employment projections forecast that there 

will be approximately 9,400 jobs created in 

Eastbourne between 2015 and 2035. The 

forecasts suggest that over the next 20 

years the residential care, social work and 

healthcare sectors will continue to be key 

drivers of employment growth within the 

Borough, whilst administrative and 

supportive services and public 

administration and defence sectors are 

likely to incur further employment losses  

(Figure 9). This suggests that the most 

significant employment growth will continue 

to be in lower value jobs that will have less 

economic benefit to the Borough as a 

whole. 

 

The Town Centre is the main focus for 

Eastbourne’s economy. Eastbourne Town 

Centre contains two-thirds of the town’s 

office floorspace, along with just under half 

of the 286,000 sqm of retail floorspace. In 

retail terms, the Town Centre is estimated to 

have a catchment population of around 

260,000 people; the majority of whom would 

currently travel into Eastbourne by car.  

 

Eastbourne Town Centre has fared 

reasonably well over recent years, as 

evidenced by low vacancy rates, and 

confidence in the future of the town centre 

has been expressed through £85 million of 

private investment in the extension to the 

Beacon (formerly Arndale) Shopping 

Centre. However, town centres across the 

country are undergoing significant changes 

due to the contraction of traditional retailing, 

and the Local Plan must allow Eastbourne 

town centre to adapt to changing 

circumstances. 
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Figure 9: Forecast change in jobs by sector (2015 to 2035) 

 
 

Hospitality-related employment is also 

clustered in and around the town centre, 

and tourism is one of the largest 

contributors to the Eastbourne economy. 

The 5.1 million visitors to Eastbourne in 

2017 generated £465 million for the local 

economy and supported 25% of all jobs in 

Eastbourne, providing employment to 9,632 

people17.  

 

                                       
17 Tourism South East, The Economic Impact of 

Tourism in Eastbourne (2017) 

Whilst the majority of visits to Eastbourne 

are in the form of day-trips, the 700,000 

overnight trips generated around 60% of the 

tourist spend. Encouraging more overnight 

stays to Eastbourne will have a more 

significant economic benefit, and this will 

rely heavily on the provision of the right 

quantity and quality of tourist 

accommodation in the right places, as well 

as the availability of tourist facilities and 

events. 
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Employment Spaces 

 

Eastbourne has an established stock of 

commercial space supported by a number 

of successful business clusters in Hampden 

Park and off Lottbridge Drove. The demand 

for this commercial space is generally 

considered to originate from local 

companies, rather than businesses looking 

to relocate into Eastbourne from elsewhere. 

 

The lack of inward investment is not 

expected to change significantly over the 

plan period; in fact, many local businesses 

looking to expand have experienced 

difficulties in finding suitable space in the 

Borough and instead are considering 

relocating outside of the Borough.  

 

Limited land availability and financial 

viability issues have held back the 

development of new commercial space, and 

local market feedback suggests that there 

has been a particular shortage of premises 

to meet the need arising from light industrial 

uses.   

 

To compound the issue, Eastbourne has 

been experiencing a decline in the amount 

of office, industrial, retail and leisure 

floorspace over recent years, driven partly 

by an ongoing economic restructuring but 

also as a result of increased pressure on a 

finite supply of sites from other higher value 

uses, particularly with regard to existing 

industrial and office uses.  

 

Employment projections forecast that 

Eastbourne’s share of office and industrial-

related (class B) jobs to total jobs will 

reduce slightly over the next 20 years, and 

that only 15% of employment growth will fall 

within these class B sectors.  

 

Between 2015 and 2035, it has been 

forecast that Eastbourne will have a need 

for around 70,000 sqm of class B 

floorspace, which will provide approximately 

new 1,475 jobs (Table 1).  

 
Table 1: Employment Floorspace Requirements 

Use Floorspace 

Requirements (GEA) 

sqm 

2015 - 2035 

Office (class B1a and 

B1b uses) 
10,250 

Industrial (class B1c 

and B2 uses) 
9,070 

Warehouse (class B8 

uses) 
50,770 

Total 70,090 

Source: Eastbourne Economic Development Needs 

Assessment (2017) 

 

Of this floorspace requirement, around 

3,000 sqm of office space has already been 

delivered through Pacific House at 

Sovereign Harbour, meaning that the future 

office requirement reduces to around 7,000 

sqm. However, there have been further 

losses of existing industrial and warehouse 

uses in the intervening period that may 

need to be compensated for. 

 

The employment projections forecast that 

there will also be a growth of 1,700 jobs in 

the retail and leisure sectors across 

Eastbourne, although the majority of this 

growth will be in leisure rather than retail. 

Comparison goods are expected to drive 

future requirements for additional retail 

floorspace in Eastbourne over the Local 

Plan period, significantly outstripping 

demand for convenience goods floorspace. 
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Table 2: Retail Floorspace Requirements 

Use Floorspace 

Requirements (GEA) 

sqm 

2015 - 2035 

Comparison Retail 42,825 

Convenience Retail 5,905 

Food and Beverage 7,310 

Total 56,040 

Source: Eastbourne Economic Development Needs 

Assessment (2017) 

Around 56,000 sqm of retail floorspace is 

forecast to be required in Eastbourne to 

meet needs to 2035 (Table 2). 

 

It is considered that the majority of this need 

would be required after 2025 as the recently 

opened extension to the Beacon Shopping 

Centre has provided approximately 15,000 

sqm of retail space that will meet forecast 

needs over the next few years. In addition, 

the extension to Langney Shopping Centre 

will contribute 5,000 sqm towards meeting 

the requirement. 

 
 

Eastbourne has potential capacity for 

around 80,000 sqm of commercial 

floorspace18; however not all sites will be 

suitable for all uses. For example, office 

space could sit well adjacent to residential 

uses, whilst some heavy industrial uses 

would not. As such, it is estimated that 

there is capacity for up to: 17,000 sqm of 

office uses, 30,000 sqm of industrial and 

warehouse uses; and 25,000 sqm of retail 

and leisure uses 

 The broad locations that could potentially 

deliver new office, industrial and 

warehouse space are identified on Map 1. 

The Local Plan will allocate suitable sites 

for new employment or mixed use 

development. 

 

 

 

                                       
18

 Eastbourne Strategic Housing & Employment Land Availability Assessment [SHELAA] (2019) 

Further work:  

 Update the employment floorspace requirements for the plan period 

Direction of Travel 

PE1: Employment Site Allocations 

To provide sufficient commercial space to meet the forecast need for jobs, the 

Local Plan will: 

 Allocate sites for employment use 
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It is anticipated that the new Local Plan will 

be able to meet the need for office space in 

full, but that there will be a shortfall between 

the need for industrial and warehouse 

space and the amount that can be 

accommodated in Eastbourne.  

 

Discussions with Wealden District Council 

have indicated that there may be capacity 

within Wealden to meet some of the 

shortfall in employment space that cannot 

be met in Eastbourne. 

 

Sites that are appropriate for industrial uses 

are generally considered suitable for 

warehouse uses as well. However, 

warehouse uses are likely to generate 

significant lorry movements and as such 

prefer to be in close proximity to the major 

road network.  

 

Given the fact that Eastbourne is unable to 

meet the full need for both industrial and 

warehouse uses within the Borough and 

some of this could be accommodated in 

Wealden, it is considered the Eastbourne 

should concentrate on delivering industrial 

uses, with the warehouse need being 

directed to Wealden where it would be more 

sustainably located closer to the A27 and 

A22 within the South Wealden part of the 

functional geographic area. This would 

prevent unnecessary vehicles movements 

into Eastbourne and also provide space in 

locations that may be more attractive to 

potential occupiers.  

 

Office Space 

 

In 2017, there was approximately 73,000 

sqm of office space in Eastbourne. Around 

70% of the total office stock was located in 

the town centre, with around 10% within the 

designated industrial estates and 20% in 

other locations around the town.  

Current planning policies allocate land for 

28,750 sqm of additional office floorspace. 

The existing office space allocations are: 

 Town Centre: Land adjacent to the 

Railway Station - 3,750 sqm (as part of 

a mixed use development) 

 Sovereign Harbour: Site 6 – 13,875 sqm 

 Sovereign Harbour: Site 7a – 9,250 sqm 

 Intensification of Industrial Estates – 

1,875 sqm 

 

This is in excess of the amount of office 

space that more recent forecasts suggest is 

needed in Eastbourne over the next 20 

years, which means that not all of the 

existing office space land allocations will 

need to be carried forward into the new 

Local Plan.  

 

Research19 has suggested that successful 

local economies have a higher proportion of 

office space than retail space in their town 

centres, and they have better quality of 

office space in their town centres compared 

to their suburbs. This would indicate that the 

future office provision would be best 

directed towards the town centre.    

 

However, Sovereign Harbour offers 

occupiers a high quality office environment 

and potentially a better work/life balance for 

employees, which might appeal to larger 

                                       

19 Centre for Cities (2018), Building blocks – the role 

of commercial space in Local Industrial Strategies 



PROSPEROUS ECONOMY 

38 | P a g e  EASTBOURNE’S DIRECTION OF TRAVEL : ISSUES & OPTIONS FOR THE EASTBOURNE LOCAL PLAN 
 

employers who would relocate into 

Eastbourne for this reason.  

 

There may be potential to split the provision 

between the Town Centre and Sovereign 

Harbour, although office space is often 

more successful and attractive to occupiers 

when it is part of a critical mass of office 

space that creates the identity of a business 

district. Splitting the provision across 

multiple sites may not allow this critical 

mass to be created.  

 

 

 
 

In order to encourage higher-value jobs that 

tend to be more office-based, the Local Plan 

could seek to make additional provision for 

office space, over and above the forecast 

need. However, it is likely that this will be at 

the expense of land that might be required 

to meet other development needs. 

 

 
 

The amount of office space in Eastbourne 

has fallen by 23,000 sqm since 2000, with 

the majority being lost in the last five years. 

One of the main reasons for this loss has 

been changes to permitted development 

rights that have meant office space can be 

converted to residential uses through the 

prior approval process without the need for 

planning permission. Since 2013, 

approximately 18,000 sqm of office space 

has been lost or is due to be lost to 

residential use through permitted 

development, of which 14,000 sqm was lost 

from the town centre.  

 

Some of the office stock that has been lost 

will have been low quality accommodation 

that was unable to meet occupier 

Options D: Location of Office Development 

In order to ensure that new office development is provided in the most appropriate 

and sustainable locations, should the Local Plan: 

a) Direct the future provision of office space towards or close to the town centre; 

or 

b) Direct the future provision of office space to Sovereign Harbour; or 

c) Provide a balance of provision between the town centre and Sovereign 

Harbour. 

Question 13: Provision of office space: 

o In order to encourage higher-value jobs, should the local plan make additional 

provision for office space, over and above the forecast need? 
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requirements. However there is concern 

that the trend could soon result in better 

quality office stock being lost.  

 

Despite the loss of office space through 

permitted development changes of use to 

residential, the proportion of vacant stock is 

now higher than the five year average. This 

could suggest that the available stock is not 

of the type, style and location that appeals 

to office occupiers.  

 

As the supply of office space becomes more 

focused on higher quality as a result of 

redundant stock being removed through 

redevelopment, rents should strengthen and 

therefore make new office development 

more financially viable. However, the 

oversupply of poor quality stock is likely to 

have had some impact in terms of 

supressing values within Eastbourne. 

 

Office to residential permitted development 

rights can be withdrawn through an Article 4 

Direction if there is sufficient justification for 

doing so. Once these rights have been 

withdrawn, the Local Plan can put forward a 

policy to protect office space from change to 

other uses unless there are exceptional 

circumstances. This protection could be 

applied to specific locations such as the 

town centre, or it could be sought across the 

whole Borough.  

 

 
 

Sovereign Harbour 

 

Site 6 and Site 7a at Sovereign Harbour, as 

identified in Map 2, are currently allocated to 

provide additional office space. In the event 

that it is considered most appropriate for 

office provision to be directed towards the 

Town Centre rather than Sovereign 

Harbour, there would be no further 

requirement for Site 6 to provide office 

space. This may offer the opportunity to 

increase the range of employment uses that 

the site could accommodate.  

 

There are recent and local examples of light 

industrial parks being successfully 

developed in close proximity to residential 

areas, and Site 6 may be an opportunity to 

help meet the need arising for light industrial 

uses, which are industrial uses that do not 

create excessive noise, dust or odour and 

are therefore compatible with the residential 

area. Light industrial uses would not include 

retail. 

 

Options E: Protection for Office Space 

In order to ensure an appropriate supply of office space in terms of quality and 

quantity of the existing stock, should the Local Plan: 

a) Seek to protect office space across Borough; or  

b) Seek to protect office space in specific areas (e.g. Town Centre); or 

c) Provide no specific protection against the loss of office space 
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Map 2: Sovereign Harbour Site 6 and Site 7a 

 
 

 
 

At the current time, Sovereign Harbour Site 

7a is no longer needed to meet the office 

space forecast. However, it is considered 

the land should be developed for alternative 

employment-generating use to support the 

local community at Sovereign Harbour.  

 

 
 

  

Question 14: Sovereign Harbour Site 6 

o Would Sovereign Harbour Site 6 be an appropriate and attractive location for 

light industrial development? 

Question 15: Sovereign Harbour Site 7a 

o What employment-generating uses would be appropriate for Sovereign Harbour 

Site 7a? 
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Industrial Estates 

 

The town’s Industrial Estates are the main 

focus for industrial and warehouse 

premises, with 80% of industrial floorspace 

and 90% of warehouse floorspace being 

located within the town’s seven main 

industrial areas identified in Map 3. They 

are also important locations to 

accommodate the types of uses that could 

be incompatible with other uses. 

 

However, there is pressure on industrial 

estates to accommodate other non-

industrial uses that are important for the 

local economy and job creation but cannot 

find suitable premises elsewhere. This 

raises a number of issues.  

 

As established locations, and with few other 

options for the provision of industrial and 

warehouse space, the industrial estates 

could offer opportunities for successful 

redevelopment and intensification to provide 

more and higher quality employment space, 

especially as a number of buildings on the 

industrial estates are expected to reach the 

end of their economic life over the plan 

period. The loss of premises to non-B class 

uses will limit the long-term potential for 

redevelopment to take place. 

 

In addition, a large collection of non-B uses 

can erode the business nature of an 

industrial estate, which tends to have an 

adverse effect on occupier and investor 

perceptions of the location. This in turn 

could have an adverse effect on the integrity 

of the Industrial Estates by undermining the 

B class nature of the Industrial Estates and 

driving existing occupiers out.  

 

However, placing restrictions on the types of 

use that can be accommodated in industrial 

estates means that some businesses that 

could make important contributions to the 

local economy or provide a service that 

meets a local need may be driven out of 

Eastbourne or fail as a business altogether.  

 
Map 3: Eastbourne Industrial Estates 
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Additional industrial and warehouse space 

could be created through the intensification 

of existing industrial estates, and there have 

been numerous examples of this happening 

over recent years.  

 

Over the plan period a number of buildings 

on the Industrial Estates are expected to 

reach the end of their economic life and 

these will offer opportunities for 

redevelopment. This will enable the 

intensification of sites, enabling them to use 

space more efficiently and accommodate 

greater levels of activity.  

 

One of the issues with the intensification of 

industrial estates relates to the provision of 

car parking. Around 65% of the nearly 8,000 

people who work on the town’s industrial 

estates travel to work by car. To support 

carbon reduction through modal shift, and 

also to create more capacity for 

development on the industrial estates, the 

Local Plan should support sustainable travel 

options to these locations and reduce the 

availability of parking. 

 

 

  

 

Options F: Industrial Estates 

In order to maintain the industrial estates as important economic drivers for the 

town, should the Local Plan: 

a) Take a restrictive approach to maintain B uses within industrial estates; or 

b) Take a more flexible approach to non-B employment generation uses within 

industrial estates 
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Whilst the vast majority of the town’s 

240,000 sqm of industrial and warehouse 

floorspace is located within the main 

industrial estates, around 10% is located in 

small business estates within the residential 

area.  

 

These small employment areas are 

important for business start-ups and can 

provide employment opportunities for 

residents in the locality, helping to reduce 

the need to travel. However they can also 

cause nuisance for people living close by. 

Consequently, such areas offer the potential 

for redevelopment to provide additional 

homes on previously developed land in 

established, sustainable locations. The 

Local Plan should set out a strategy for 

addressing these areas.  

 

 
 

 
 

Direction of Travel 

PE2: Industrial Estates 

To increase the amount of employment space on the industrial estates, the Local 

Plan will: 

 Support the intensification of existing sites in industrial estates to provide 

additional and better quality employment floorspace 

 Encourage increased sustainable transport provision to industrial estates to 

reduce need for parking and free up more space for intensification 

Options G: Small employment locations within residential areas 

How should the Local Plan address small employment locations within the 

residential area: 

a) Provide protection against redevelopment and retain for employment uses; or 

b) Encourage redevelopment and the relocation of existing businesses to the 

major industrial estates 

Question 16: Business start-ups 

o Is there an appetite for new live/work space? How can the local plan support 

entrepreneurship and small business start-ups? 
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Retail 

 

The town has a number of district and local 

shopping centres and small shopping 

parades that play a vital role in providing a 

range of services in locations that are 

accessible to local communities.  

 

The National Planning Policy Framework 

(NPPF) requires that the Local Plan 

identifies a hierarchy of shopping centres 

based on their scale and function. The Local 

Plan will encourage a range of shops, 

services and facilities consistent with the 

individual centre's position in the retail 

hierarchy, and require that the new retail 

development is firstly directed to the most 

appropriate shopping centre before ‘edge of 

centre’ or ‘out of centre’ locations are 

considered.  

 

In neighbourhoods that are not currently 

well serviced by existing retail provision, 

development of convenience retail may be 

appropriate to address this deficiency. This 

may also help reduce social exclusion 

problems and reduce the need to travel.  

 

 
 

Eastbourne has a number of out of centre 

retail parks that would fall outside of the 

retail hierarchy. These retail areas 

encourage single trips as they do not tend 

to provide a wider range of services and 

promote car travel through the provision of 

large car parks. In addition, they can have 

an impact on the viability of the town centre 

by drawing people out to their peripheral 

locations.  

 

National policy promotes a ‘town centre first’ 

policy. The NPPF requires that retail and 

leisure developments outside of town centre 

that exceed a threshold of 2,500sqm of 

floorspace are required to undertake an 

impact assessment to evaluate the impact 

of the development on the town centre. 

However, this threshold is considered to be 

very significant for Eastbourne, and 

therefore the Local Plan should consider 

whether a lower threshold needs to be set.  

 

Direction of Travel 

PE3: Retail 

To encourage good access to appropriate shopping facilities, the Local Plan will: 

 Identify a hierarchy of shopping centres  

 Ensure that new retail development is directed to appropriate shopping centres 

on the basis of the scale and function of centre 

 Allow new local convenience stores outside of existing shopping centres where 

there is a need and the development would not adversely impact existing centres 
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Local Labour Agreements 

 

Over recent years, Eastbourne Borough 

Council has sought local labour agreements 

for major development to require local 

employment and training measures as part 

of development proposals, with the 

objective of improving training and skills in 

the town for the future economic 

development of the Borough.  

 

This approach has resulted in an increase in 

work placement for students and 

unemployed people, NVQ starts and 

apprenticeships, as well as the use of local 

contractors in development and the 

employment for local people as part of the 

operation of the final property.  It is 

anticipated that the Local Plan will continue 

to place this requirement on major 

development proposals.  

 

 
 

  

Options H: Impact of ‘out of centre’ retail development 

To ensure out of centre retail does not impact on the town centre, should the Local 

Plan: 

a) Keep NPPF threshold for impact assessment for out of centre retail; or 

b) Set a lower threshold for impact assessment for out of centre retail 

Direction of Travel 

PE4: Local Labour Agreements 

To encourage local employment and training that supports the local economy, the 

Local Plan will: 

 Require local labour agreements on major development, including operational 

stage for commercial development 
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Town Centre 

 

Eastbourne Town Centre has recently 

benefitted from a £85 million private 

investment that resulted in an extension to 

the Beacon Shopping Centre to provide 22 

new and high quality retail units, 7 

restaurants and a new 9 screen cinema. To 

complement this, the first phase of the Town 

Centre Improvement Scheme, which aims 

to make significant improvements to the 

public realm in the main shopping area, is 

soon to be completed.  

 

 
 

Low vacancy rates of around 5% are 

indicative of a well-functioning town centre 

and are significantly lower than the national 

average. Retail growth in Eastbourne over 

recent years has been predominantly within 

the pharmacy, health & beauty and clothing 

industries and these sectors are forecast to 

be the areas that will continue to grow in the 

future. 

 

However, like many other towns and cities, 

occupancy of retail units has been affected 

by the emergence of on-line retailing, and 

as a result the uses in the town centre are 

diversifying. Cafés, coffee shops, 

restaurants and health and beauty 

businesses that offer experiences rather 

than just products have been replacing retail 

in less central locations of the town centre. 

This reflects national research that suggests 

that the fundamental structure of Britain’s 

town centres has changed from goods 

transaction to one of consumption of food 

and experiential services. As a result, town 

centres that retain too many retail units 

could struggle and some of these need to 

be re-used for alternative uses that will 

make a contribution to the success of the 

town centre.  

 

With uncertainty existing as to the nature of 

future retailing, the Local Plan needs to 

provide sufficient flexibility to enable the 

town centre to maximise future provision. 

An increasing population and potential 

growth in visitor numbers also presents 

opportunities to support additional outlets, 

particularly in the food & drink sector.  

 

In order to plan for a successful town 

centre, the new Local Plan must take 

account of the shops still operating but it 

must explicitly not be predicated on retail 

alone as the central activity for the future.  

 

Town Centre Retail 

 

Evidence suggests that many town centres 

in the UK have too much retail space and 

that bricks and mortar retailing can no 

longer be the anchor for thriving high streets 

and town centres20. It is suggested that 

town centres need to be repopulated and 

re-fashioned as community hubs, including 

housing, health and leisure, entertainment, 

education, arts, business/office space and 

some shops. 

 

                                       

20 The Grimsey Review 2 (2018), 

http://www.vanishinghighstreet.com/ 

http://www.vanishinghighstreet.com/
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National Planning Practice Guidance 

expects planning policies to define the 

extent of primary shopping areas, and 

consider defining primary and secondary 

retail frontages. The primary retail area is 

currently defined in the Town Centre Local 

Plan, and includes the Beacon Shopping 

Centre and Terminus Road between 

Gildredge Road and Pevensey Road. A 

map of primary and secondary retail areas 

is presented in Map 4. 

.  

 

 
Map 4: Primary and Secondary Retail Areas 

 
 

Existing planning policy requires that a 

certain number of units within different parts 

of primary retail area in the town centre 

should be retained in retail (class A1) use. 

This is designed to ensure that there is 

enough retail activity to support high levels 

of footfall. 

 

Given the need to diversify town centres, 

but also ensure that there is sufficient retail 

activity to continue to attract shoppers who 

will also use the other services available, 

this approach may need to be reconsidered 

through the Local Plan. 

 

A more flexible approach in the primary 

retail area might mean lowering the 

requirement for the number of units in a 

retail use and allowing a wider range of 

uses to be present. Alternatively, the 

requirement for a high number of units to be 

in retail use could be continued but within a 

reduced area.  
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A secondary retail area is also defined in 

the Town Centre Local Plan and covers a 

wider area including Grove Road, South 

Street, Cornfield Road and Terminus Road. 

Similar to the Primary Retail Area, existing 

planning policy places restrictions on the 

number of non-retail units that should be 

present in the Secondary Retail Area.  

 

In the new Local Plan, this level of 

restriction could be reduced, either in terms 

of the area covered or the extent of the mix 

of uses within the area in order to 

encourage diversity of uses in the town 

centre. However, there is a danger that a 

concentration of certain types of non-retail 

uses could impact on the vitality of certain 

areas, introducing inactive and blank 

frontages that could reduce footfall and 

make them less viable as business 

locations.  

 

 

 

Options I: Primary Retail Area 

In order to ensure that the provision of retail uses in the central part of the town 

centre is appropriate, should the Local Plan: 

a) Take a more flexible approach to the proportion of retail uses in primary retail 

area; or 

b) Reduce extent of primary retail area but continue to require the majority of the 

units in this area to be in retail use; or 

c) Continue the strict approach to retaining retail uses within existing primary retail 

area 

Options J: Secondary Retail Area 

In order to support economic activity in the areas on the edge of the central part of 

the town centre, should the Local Plan: 

a) Remove all requirements for a certain proportion of units to be in retail use in 

secondary retail areas; or 

b) Take a more flexible approach to the proportion of retail uses in secondary 

retail area; or 

c) Reduce extent of secondary retail area but continue to require a proportion of 

the units in this area to be in retail use; or 

d) Continue the strict approach to retaining a high proportion of retail uses within 

existing secondary retail area 
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Diversifying the range of uses 

 

Outside of the primary and secondary retail 

areas, the clustering of similar uses can 

help develop a more robust structure to the 

town centre and increase legibility, making it 

easier for people to understand where they 

need to go to access particular services.  

 

There are many interesting and distinctive 

shops and services across the Town Centre 

but they are spread out and usually fail to 

fully benefit from the kind of concentration 

that generates interest and footfall volume. 

 

Cornfield Road, with its wide pedestrianised 

pavements and tree-lined streets, could be 

zoned to further improve the town’s food 

and drink offer, whilst Little Chelsea (around 

the Grove Road / South Street area) has 

created itself as a centre for independent 

shopping with a similar minded food and 

drink offer. 

However, the clustering of certain uses 

could be detrimental to the vitality of the 

town centre, particularly if uses are less 

active (e.g. Estate Agents) or have 

cumulative impacts on a local area, such as 

bars and pubs.  

 

Evening and night time activities have the 

potential to increase economic activity 

within town centres and provide additional 

employment opportunities. However, the 

cumulative impact of this could be to create 

potential for noise, disturbance and 

antisocial behaviour in the Town Centre. 

 

Consideration should be given to the extent 

to which the Local Plan should encouraging 

‘zoning’ of the town centre for similar uses, 

or if a flexible approach to the location of 

uses should apply across the town centre.  

 

 
 

Encouraging a wider variety of uses, and 

therefore a greater number of people, into 

the town centre will be an important part of 

its continued success. The Local Plan 

should promote the Town Centre as a 

community hub incorporating health, 

housing, arts, education, entertainment, 

leisure, business/office space, as well as 

some shops.  

Any potential relocation of education 

establishments, particularly University of 

Brighton and the East Sussex College 

Group campus, would result in a significant 

increase in the number of people using 

services and supporting businesses in the 

town centre, and therefore this relocation 

will be encouraged through the Local Plan.  

Option K: Zoning the Town Centre 

In order to encourage the diversification of uses within the town centre, should the 

Local Plan: 

a) Zone the town centre to identify appropriate locations for different uses; or 

b) Take a flexible approach to mix of uses throughout town centre 
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Residential 

 

The reintroduction of town central living 

through the creation of high-quality 

accommodation is integral to the 

revitalisation of the town centre. Not only 

will it give new communities easy access to 

a range of services that reduces the need to 

travel, but it will also support local 

businesses and employers and enable the 

town centre to move away from a restricted 

hours daytime economy. 

 

Whilst it is essential that all new residential 

development exhibits outstanding 

contemporary designs that maintain the 

town’s established reputation for quality, it is 

also important that the location of residential 

development within the town centre is 

appropriate. An area that is too focused on 

residential use could result in a change in 

dynamic and impact on the perception of 

that area as an economic location. There 

may also be conflict between residential 

uses and other uses, particularly those 

associated with the night-time economy. 

 

On the other hand, the core area of 

economic activity could offer significant 

opportunities for new residential 

development, particularly through bringing 

empty space above retail units into 

residential use. Consideration needs to be 

given to whether the Local Plan should limit 

new residential development to outside of 

the core areas of economic activity (i.e. 

primary retail areas) or if it should be 

acceptable throughout the town centre.  

 

 

Direction of Travel 

PE5: Increasing the use of the Town Centre 

In order to encourage a greater number of people to use the town centre on a day-

to-day basis, the Local Plan will: 

 Identify sites and locations for additional arts, entertainment, leisure and 

education uses where appropriate 

 Encourage relocation of universities and colleges into the town centre 

Options L: Residential development in the Town Centre 

To ensure that new residential development makes a positive contribution to the 

town centre, should the Local Plan: 

a) Restrict the amount of new residential development that is provided in the core 

areas of the town centre; or 

b) Take a flexible approach to the location of new residential development 

throughout town centre 
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Increasing the number of homes in the town 

centre could be achieved through providing 

housing at higher densities in taller 

buildings. With the exception of South Cliff 

Tower, the tallest buildings in Eastbourne 

are located within the Town Centre, which 

means that it would be the most appropriate 

location for additional tall buildings in the 

town. However, it is important that any tall 

buildings are well-designed to limit any 

potential impact on the setting of the South 

Downs National Park. 

 

 

 
Figure 10: Approximate building heights in the Town Centre 

 
 

 

Direction of Travel 

PE6: Residential development in the Town Centre 

To increase the number of homes provided in the town centre, the Local Plan will: 

 Identify locations for tall buildings in the town centre 

 Set out design guidance for the development of any future tall buildings 
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Public Realm 

 

Phase 1 of the Eastbourne Town Centre 

Improvement Scheme is currently being 

implemented to provide an attractive 

pedestrian friendly environment, and to 

repair the structural integrity of the main 

carriageway and footways to Terminus 

Road, Cornfield Road and Gildredge Road, 

thereby promoting growth, employment and 

tourism.  

 

 
 

Phase 2 will involve public realm 

improvements from Banker’s Corner to 

Bolton Road and Langney Road, including 

additional pedestrianisation and the creation 

of a civic space that continues the 

character, vibrancy and palette of materials 

used in Phase 1.  

 

The further pedestrianisation of streets and 

public realm improvements, particularly 

those within the primary and secondary 

retail areas, could help to enable car-free 

development and make the town centre an 

attractive and desirable location to spend 

time. There are different levels of 

pedestrianisation, from full pedestrianisation 

with access by vehicles for servicing 

reasons only, to schemes that prioritise 

pedestrians and discourage car access 

without removing access when necessary.  

 

Decisions on pedestrianisation of streets in 

the Town Centre will be made in partnership 

with East Sussex County Council as 

highways authority, however the Local Plan 

can identify what level of support should be 

given to increased pedestrianisation of 

streets within Eastbourne Town Centre.  

 

 
 

  

Options M: Pedestrianisation  

What principle level of pedestrianisation of town centre streets should be given in 

the Local Plan: 

a) Support the full pedestrianisation of streets in the Town Centre; or 

b) Support for the creation of pedestrian-friendly streets / weekend only 

pedestrianisation of streets in the Town Centre; or 

c) Limited support for the pedestrianisation of streets in the Town Centre 
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Tourism 

 

Tourism is crucial to Eastbourne’s economy, 

and a significant proportion of tourism-

related income is generated through 

overnight visitors staying in the town’s 

hotels, guesthouses and holiday flats. In 

order for Eastbourne to continue to thrive as 

a tourist destination there needs to be an 

appropriate supply of accommodation to 

cater for visitors. 

 

Eastbourne has approximately 250 

accommodation establishments (including 

hotels, guest houses, Bed & Breakfast and 

self-catering lets) with a total of around 

3,500 rooms. 63% of Eastbourne’s hotels 

are independent establishments – the 

second highest proportion in the country 

after Blackpool.  

 

Visitor Research conducted in 2012 

indicated that accommodation usage in 

Eastbourne varies significantly by trip type 

and age of visitor. Hotels are more popular 

for those on a repeat visit, for couples, and 

older visitors, whilst B&B establishments 

have greater appeal amongst first time 

visitors, especially the under 35s. 

 

Despite Eastbourne being stereotyped as 

‘only for old people’, and although older 

visitors remain an important part of 

Eastbourne’s visitor market, they are by no 

means as dominant as might be expected. 

The largest proportion of visitors falls into 

the ‘middle aged’ group - four in ten are 

aged 35-54 years. However, only one third 

of visitors consist of families with children. 

 

Over recent years, changes in holidaying 

behaviour has meant that overnight tourists 

are taking shorter but more regular trips, 

and are more demanding of higher quality 

accommodation. Eastbourne has a high 

concentration of independently-owned 

tourist accommodation in the 2- and 3-star 

categories, which can struggle to meet 

modern standards, particularly as many are 

within historic buildings. This may mean that 

lower quality accommodation may become 

financially unviable as it is unable to be 

upgraded. However, significant losses of 

tourist accommodation may mean that there 

is not enough supply to cater for demand, 

particularly in peak periods, which could 

result in tourists being discouraged from 

visiting the town.  

 

Tourist Accommodation 

 

In Eastbourne, a number of hotels are 

located immediately adjacent to the 

seafront, with the areas immediately behind 

the seafront being a mixture of residential 

and tourist accommodation. Many of the 

properties in this area were initially built as 

residential properties, which means that 

there is pressure to convert the buildings 

used as tourist accommodation back into 

residential use. It is important to recognise 

that in such areas, residential and tourism 

uses can co-exist and that one use does not 

necessarily have to dominate. 

 

The hotels fronting the seafront, from the 

Western Lawns down to Treasure Island, 

give the seafront a locally significant 

character that makes a particular 

contribution to the town as a destination. 

The importance of well-maintained hotel 

façades is crucial to the character and 

appearance of the seafront, and also these 

locations are where tourist accommodation 

will be most viable due to the sea views. 

 

Current planning policy designates an area 

known as the Tourist Accommodation Area 
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(Map 5), which represents what is 

considered to be the area where visitors 

would most expect to find visitor 

accommodation. Current planning policy 

expects that new tourist accommodation 

should only come forward within this area, 

and that the loss of tourist accommodation 

in this area would only be permitted if it can 

be demonstrated that the tourist 

accommodation is financially unviable. 

 
Map 5: Tourist Accommodation Area 

 
 

The current policy has been used on a 

number of occasions to prevent visitor 

accommodation from being lost to other 

uses. It has been argued that this policy 

approach is overly restrictive, meaning that 

a large amount of lower quality and 

unneeded accommodation is protected and 

resulting in an oversupply of rooms. 

 

Removing the Tourist Accommodation Area 

designation would allow market forces to 

dictate the supply and demand for tourist 

accommodation. This presents a risk that a 

significant proportion of tourist 

accommodation might be lost to other uses 

that may not bring the same economic 

benefits to the area as tourism.  

 

Reducing the area of that which is within the 

Tourist Accommodation Area designation 

would effectively mean removing some 

secondary parts of the seafront from policy 

restrictions on change of use, whilst still 

protecting the key locations on the seafront 

for visitor accommodation. However, in 

order to ensure there are sufficient 

opportunities for new tourist 

accommodation, a wider ‘core area’ could 

be identified as locations where new tourist 

accommodation would be acceptable.  

 

If there is a requirement for new tourist 

accommodation to be located within a 

tourist accommodation area, there is scope 

to expand this area although this will result 

in the protection of a greater number of 

tourist accommodation properties that may 

cause an oversupply of lower quality 

accommodation and stifle improvements to 

the overall quality of the stock.  
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The £54 million transformation at 

Devonshire Park to create a thriving and 

nationally important cultural and tennis 

destination with new state of the art 

conference space and restaurant/café 

facilities will put Eastbourne on the map as 

a top cultural, sporting and conference 

destination.  

 

It is important that the right type and style of 

tourist accommodation is available to 

support the conference sector, which could 

include the provision of branded midmarket 

hotels that are currently lacking in 

Eastbourne. Therefore the Local Plan needs 

to consider whether a site should be 

allocated for additional tourist 

accommodation.  

 

 
 

Eastbourne’s clean and elegant seafront is 

one of the Town’s most important features 

that distinguishes it from most other seaside 

resorts. An important component of the 

Seafront is the relatively un-commercialised 

façade of hotels and guest houses, which is 

an approach that the Local Plan will 

continue.  

Continuing the up-grading and improvement 

of tourist accommodation is seen as vital to 

the success of the tourism industry, so 

improvements to the quality of tourist 

accommodation will be supported, subject 

to carbon reduction and conservation 

issues.  

Options N: Tourist Accommodation 

In order to ensure that Eastbourne provides an appropriate quality and quantity of 

tourist accommodation, should the Local Plan: 

a) Retain the existing tourist accommodation area and area-specific retention 

policy; or 

b) Abolish the tourist accommodation area and retention policy, and allow new 

hotels to come forward in other locations across the town; or 

c) Shrink the tourist accommodation area and area-specific retention policy but 

identify new core area where new hotels could be located; or 

d) Expand the tourist accommodation area and area-specific retention policy but 

require new hotels to be located within the tourist accommodation area 

Question 17: Tourist accommodation 

o Should the new Local Plan make specific allocations for new tourist 

accommodation? 
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Tourist Facilities and Attractions 

 

Eastbourne has a diverse range of tourist 

attractions with a particular strength in 

attractions that are unique to a traditional 

seaside resort, supported by other leisure 

attractions.  

 

The Visitor Research conducted in 2013 

indicated that tourists would like to see the 

provision of more ‘wet weather’ facilities, 

more cultural facilities and the provision of a 

water park. These were particularly 

important attractions for younger visitors, 

who are less well represented in terms of 

the current visitor market. However, it is 

also important that attractions and facilities 

cater for the existing market and that care is 

taken not to alienate existing visitors happy 

with the current offer. Consideration needs 

to be given to whether additional tourist 

attractions and facilities should be directed 

towards the Seafront area as the focal point 

for tourism but where there is little available 

space, or if new tourist attractions and 

facilities could be located elsewhere in the 

Borough.  

 

 
 

 

 

 
 

Direction of Travel 

PE7: Tourism 

In order to support tourism, the Local Plan will: 

 Restrict changes of use of properties on the seafront to commercial or retail uses 

(other than hotels and guest houses) 

 Support upgrading of existing hotels and guesthouses  

 Safeguard conference-related facilities 

Question 18: Location of new tourist attractions 

o Should the new Local Plan set out preferred areas for new tourist attractions 

and facilities? 



PROSPEROUS ECONOMY 

EASTBOURNE’S DIRECTION OF TRAVEL : ISSUES & OPTIONS FOR THE EASTBOURNE LOCAL PLAN P a g e  | 57 
 

One of the main attractions for people 

coming to Eastbourne is the seafront, and 

the majority of these people would like to be 

able to use the beach and experience a 

typical seaside holiday. Therefore it is 

important that appropriate seaside activities 

are provided and can take place in order to 

ensure that visitors are not disappointed. 

 

It is clear that the nature and character of 

the seafront changes in terms of landscape, 

land use and activities along its 6km length. 

These differing characteristics account for 

the unique appeal and positive qualities of 

the seafront. 

 

Consideration should be given in the Local 

Plan to what extent land uses, activities and 

protection policies are ‘zoned’ to specific 

areas of the seafront.  

 

 
 

Providing particular locations where 

seafront related uses are focused could 

help people better understand the seafront 

and may also mean that areas that are 

currently under-utilised will be better used. 

On the other hand, it may be unduly 

restrictive to the provision of new activities.  

 

 

 

 

Question 19: Zoning of the Seafront 

o Should the new Local Plan identify specific zones on the seafront for particular 

uses? 


