Eastbourne Local Plan: Growth Strategy Consultation

Background Paper 2: Employment

1.

Introduction

1.1

Eastbourne Borough Council is currently preparing a new Local Plan covering the
period 2019 to 2039, which once adopted will replace all existing planning
policies for the Borough.

1.2

Following an ‘Issues & Options’ consultation in 2019/20, the Council are now
undertaking a ‘Regulation 18’1 consultation on the Growth Strategy on the level of
housing and employment growth that could be accommodated in Eastbourne and
where it might be located, in order to inform the next stage in the preparation of
the Local Plan.

1.3

The Eastbourne Local Plan: Growth Strategy Consultation focuses specifically on
housing and employment growth, including key development sites, and as such is
not a draft local plan. Other issues, such as addressing climate change,
encouraging regeneration, and protecting the natural, built and historic
environments, will be included in the local plan once prepared, and this will be
subject to public consultation in the future.

1

Regulation 18 of the Town & Country Planning (Local Planning) (England) Regulations 2012 (as amended)
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1.4

This Background Paper has been prepared and published alongside the
Eastbourne Local Plan: Growth Strategy Consultation (November 2022) in order
to provide further information and background to the public consultation.

1.5

The Employment Background Paper explains the current context in terms of
employment in Eastbourne and what employment development has taken place
over recent years, summarises national planning policy in relation to employment,
identifies future need for employment space and how this has been calculated,
and identifies future employment land supply including the key development sites
that are included within Growth Strategy Consultation document.

1.6

It is important to note that, in relation to this Background Paper, employment uses
relate only to office, industrial and warehouse uses. Further work is being
undertaken on the future need for retail and leisure uses.

2.

Context

2.1

Eastbourne’s economy faces a number of challenges and has struggled over
recent years, particularly as a result of Covid-19.

2.2

The Eastbourne and Wealden Economy and Employment Study (2022) identifies
Eastbourne’s economy as being characterised as low growth, low value-added
and low productivity, particularly when compared to the wider South East region.
Between 2008 and 2016, the rate of economic growth (1.2% per annum) has
been less than half the average for England (2.9%) and the South East (2.7%).
Eastbourne has been particularly impacted by Covid-19 in terms of employees
being furloughed. This is likely to reflect the nature of employment in the local
authority area and a high percentage of employment in tourism related sectors.

2.3

Despite this, the value of goods and services produced in the Borough (Gross
Domestic Product) is, on a per head basis, higher than the East Sussex average
(Figure 1), although it does still lag behind the average for the South East region.

2.4

The dominant sectors in the Eastbourne economy are human health and social
work activities, followed by wholesale and retail trade, accommodation and food
service activities and education, with higher proportionate employment in these
sectors in Eastbourne compared to national and regional averages. However,
these sectors are generally considered to be lower value sectors.

2.5

However, the Economy Study identifies that the creative and cultural sector is
perceived as a strength in Eastbourne. A small number of digital tech companies
have moved from London to Eastbourne as it is more affordable than Brighton,
and ‘Coworking’ spaces in Eastbourne have been relatively successful.
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Figure 1 - Gross Domestic Product per Head in East Sussex authorities
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Source: Office for National Statistics - Regional gross domestic product: local authorities via East Sussex in Figures

2.6

The proportion of the Eastbourne population that is of working age has fluctuated
over recent years but has seen an overall slight decline since 2010. Future
forecasts suggest that this downward trend may continue over the plan period.

2.7

Eastbourne has a lower-qualified workforce compared to the national and South
East averages. Overall, whilst Eastbourne doesn’t have a high concentration of
jobs in the bottom three occupational groups (generally lower skilled), there is a
lower proportion of the workforce employed in higher skilled occupations than the
regional average.

2.7

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 (see Figure 2). Lower earnings in the Borough are likely to be
due to the types of job available, with more employment in low value sectors such
as Wholesale and retail and Health and social sectors. A difference between the
average earnings of people who live in Eastbourne compared to those that work
in Eastbourne suggests that people are more likely to travel outside of the
Borough to access higher paid jobs.

2.8

The Economy Study suggests that there was no overall jobs growth between
2010 and 2019, although there was some growth between 2013 and 2017 with a
decline thereafter. The lack of jobs growth observed reflects a lack of growth in
the Borough’s working age population and a decline in its economic activity rate
over the same period.
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Figure 2 - Average (Median) Residence-based and Workplace-based Annual Earnings (2021)
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2.9

Job growth since 2001 has mainly come about in lower value sectors. The most
significant growth has come in the residential and social sector with growth also
occurring in the education, health, food and beverage services and construction.
There has been notable growth in the construction sector in Eastbourne since
2010.

2.10

There has been a large fall in employment in the manufacturing sector since
2001, although this decline has appeared to stabilise in more recent years, there
has also been relatively significant declines in the public administration and
defence and health sectors since 2010.

2.11

The Economy Study estimates that there are 7,100 private enterprises in
Eastbourne, although this represents a low enterprise density of 54 per 1,000
working age people compared to 74 across the South East and 68 across
England as a whole. The lack of businesses in Eastbourne could contribute to the
low levels of employment observed.

2.12

The number of enterprises in Eastbourne increased by 21% between 2010 and
2020, but this growth is lower than the national and regional average. However,
the five-year survival rate of businesses is similar to the national average.

2.13

The main focus for Eastbourne’s economy is the Town Centre. 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.
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2.14

Eastbourne has an established stock of commercial space within seven
designated Industrial Estates across three areas of the town, which are the main
focus for industrial and warehouse-related employment activities. These areas
are also important locations because they can 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.

2.15

The designated Industrial Estates, as identified in Figure 3, are:
•
•
•
•
•
•
•

Brampton Road Industrial Estate
Highfield South Industrial Estate
Highfield North Industrial Estate and Highfield Park
Birch Road, Hawthorns and Compton Industrial Estates
Hammonds Drive Industrial Estate
Finmere and Britland Industrial Estates
Courtlands Road Industrial Estate

Figure 3 - Industrial Estates

2.16

In 2020, there was around 74,000 sqm of office floorspace in Eastbourne. There
has been a significant loss of office space in recent years, particularly to
residential use. However, the Economy Study suggests that there is demand for
office space, albeit limited, with requirements existing for smaller quality premises
with flexible leasing.
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2.17

Despite relatively weak reported demand, office vacancy rates in Eastbourne are
very low, particularly compared to the national and regional averages, which
suggests that the Eastbourne office market could currently be undersupplied.

2.18

In 2020, there was around 273,000 sqm of industrial floorspace in Eastbourne.
There has been some relatively small decline in the overall amount of industrial
space in Eastbourne over recent years.

2.19

Despite the aged nature of the majority of the industrial stock, vacancy rates in
Eastbourne have consistently been at very low levels since 2018 and have
declined rapidly from a recession driven peak of 17.4% in 2010. Low vacancy
rates represent high levels of demand relative to supply, which reflects
Eastbourne’s constraints in terms of being able to accommodate industrial growth

2.20

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.

2.21

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.

2.22

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.

3.

Past Development Trends

3.1

Over the period between 2010 and 2022, Eastbourne has experienced a
significant loss in employment space, particularly due to the prevalence of
change of use to residential under permitted development rights. This is despite
around 40,000 sqm of new employment space being delivered during this time.

3.2

Overall, there has been a net loss of 32,105 sqm of employment space in
Eastbourne since 2010, at an average of 2,675 sqm lost every year. The majority
of employment space lost has been office space (33,000 sqm), and there has
also been a net loss of around 8,000 sqm of industrial uses. However there has
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been a net gain of 9,500 sqm of warehouse uses between 2010 and 2022 (Figure
4).
3.3

Losses of employment space have tended to be due to change of use or
redevelopment to residential. The majority (around 80%) of the employment
space lost has been to residential use, and this has mainly been from office
space.

Figure 4 – Completed Gross and Net Change in Employment Floorspace (2010-2022)
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Figure 5 - Net Change in Employment Floorspace by Neighbourhood (2010-2022)
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The greatest loss of employment space has been in the Town Centre (18,576
sqm), the majority of which was office space. There was also a significant loss of
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office space in Summerdown & Saffrons, although this can mainly be attributed to
the conversion of a large former office building into an education facility.
3.5

Although the loss of employment space in developments has been more
common, there has been 42,191 sqm of new employment space developed since
2010. This includes 7,806 sqm of new office space, 16,672 sqm of new industrial
space and 17,713 sqm of new warehouse space. There have been 53
developments that have delivered a net gain in employment space, including six
developments that have delivered a net gain of over 1,000 sqm each since 2010.

3.6

Five of the 14 neighbourhoods have seen an overall net gain in employment
space: Ocklynge & Rodmill; Roselands & Bridgemere; Hampden Park; Meads;
and Sovereign Harbour. Hampden Park has had the largest net gain, which was
predominantly delivered through extensions to existing warehouse buildings
within designated industrial estates.

3.7

Within the designated Industrial Estates, there has been an addition of 33,440
sqm of employment space (gross), although after taking into account losses the
net increase has been 3,575 sqm.

4.

National Policy and Guidance

4.1

The National Planning Policy Framework [NPPF] (2021) identifies three
overarching objectives, which are interdependent and need to be pursued in
mutually supportive ways. In addition to a Social objective and an Environmental
objective, there is an Economic objective to help build a strong, responsive and
competitive economy, by ensuring that sufficient land of the right types is
available in the right places and at the right time to support growth, innovation
and improved productivity; and by identifying and coordinating the provision of
infrastructure.

4.2

The NPPF requires that all plans should promote a sustainable pattern of
development that seeks to: meet the development needs of their area; align
growth and infrastructure; improve the environment; mitigate climate change
(including by making effective use of land in urban areas) and adapt to its effects.

4.3

It also requires that strategic policies should, as a minimum, provide for
objectively assessed needs for housing and other uses (which would include
employment uses), as well as any needs that cannot be met within neighbouring
areas, unless:
•
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either the application of policies in the NPPF that protect areas or assets of
particular importance (as identified in para 11 footnote 7) provides a strong
reason for restricting the overall scale, type or distribution of development in
the plan area;
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or any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the NPPF taken
as a whole.

4.4

Further, it also confirms that strategic policies should set out an overall strategy
for the pattern, scale and design quality of places, and make sufficient provision
for employment, retail, leisure and other commercial development (para 20).

4.5

It specifically identifies that significant weight should be placed on the need to
support economic growth and productivity, taking into account both local
business needs and wider opportunities for development. The approach taken
should allow each area to build on its strengths, counter any weaknesses and
address the challenges of the future.

4.6

Planning policies should set criteria, or identify strategic sites, for local and
inward investment and to meet anticipated needs over the plan period (para 82),
and in doing so, recognises and address the specific locational requirements of
different sectors (para 83).

4.7

Whilst there is no ‘standard method’ for calculating need for employment and
economic uses, Planning Practice Guidance2 sets out the considerations that
should be used in determining the amount and type of employment need that
should be provided. This includes levels of existing stock of land for employment
uses, the pattern of employment land supply and loss, evidence of market
demand and wider market signals relating to economic growth and must consider
and plan for the implications of alternative economic scenarios.

5.

Employment Land Need

5.1

Evidence for the need for employment space is provided by the Eastbourne and
Wealden Economy and Employment Study (2022). Employment space is
categorised as follows:

5.2

2

•

Office – consisting of uses within Class E(g)(i) (Office) and Class E(g)(ii)
(Research & Development)

•

Industrial – consisting of uses within Class E(g)(iii) (Light Industrial) and Class
B2 (General Industrial)

•

Warehouse – consisting of uses within Class B8 (Storage and Distribution)

Over the plan period, employment forecasts predict that there will be a growth of
2,300 jobs between 2019 and 2039. This takes into account the contraction (loss)

PPG: Housing and Economic Development Needs Assessments
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of around 800 jobs between 2019 and 2021, particularly in the food & beverage,
business support and residential care services sectors. The growth rate from
2021 is more positive and it recovers jobs lost during the pandemic but remains
below the national rate.
5.3

The strongest growth is projected to be within the Accommodation & food sector,
with Professional services also a relatively high growth sector. The majority of
sectors will see limited growth, typically slightly lower than the recent past,
including construction, retail, transport, ICT, professional services, the arts,
residential and social care. Manufacturing is projected to see a slight decline,
particularly post 2025.

Table 1 – Forecast number of jobs in Eastbourne by sector (thousands ‘000s)
Jobs 2019

Jobs 2021

Jobs 2039

Change in Jobs 20212039

Manufacturing

2.0

2.0

1.6

-0.4

Construction

3.2

3.2

3.5

0.3

Retail

9.3

9.5

9.7

0.2

Transport & storage

1.4

1.3

1.3

0.0

Accommodation & food

4.4

4.1

5.0

0.9

ICT

0.9

1.0

1.2

0.3

Professional Services

7.1

6.7

7.5

0.9

Public Admin & defence

1.5

1.6

1.6

0.1

Education

4.5

4.3

4.4

0.1

Health

5.1

5.3

5.7

0.4

Residential & social

4.6

4.4

4.6

0.2

Arts

0.4

0.4

0.4

0.0

Recreational services

0.9

0.9

1.0

0.1

Other services

1.6

1.6

1.5

0.0

Total

47.3

46.5

49.6

3.1

Broad Sector

5.4

The Economic Study undertakes a range of detailed modelling to consider the
future employment land needs of the borough, including:
•

a labour demand scenario – based on the economic growth forecast above

•

a labour supply scenario – based on changes to the economically active
population through housing growth

•

a ‘Past Take-up’ scenario – based on the trends of the actual delivery (or
loss) of employment space over recent years
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For each scenario, job growth projections are converted to employment
floorspace requirements using employment densities identified in the HCA
Employment Densities Guide: 3rd Edition (2015):
•

Office - an average of 14 sqm Gross External Area (GEA) per employee

•

Research & Development - an average of 48 sqm GEA per employee

•

Light Industrial - an average of 49 sqm GEA per employee

•

General Industrial - an average of 38 sqm GEA per employee

•

Warehouse/Distribution - an average of 70 sqm GEA per employee

To identify a land requirement for each scenario, the following plot ratios are
applied to the calculated floorspace requirements:
•

Office and Research & Development – 0.5 sqm per hectare

•

Light Industrial and General Industrial – 0.4 sqm per hectare

•

Warehouse & Distribution – 0.5 sqm per hectare

5.7

Adjustments have then been made to make some allowance for a level of
vacancy necessary to support turnover and improvements to stock and provide
some margin within the supply of land to provide a choice of sites, as well as an
allowance for replacing future losses that may follow past patterns, or to
compensate for past losses.

5.8

In addition, a further ‘sensitivity test’ is applied that reduces office need by 30% in
order to reflect changing working patterns, particularly the greater rate of home
working as a result of Covid-19.

5.9

The outcomes of these scenarios are identified in Table 2.

Table 2 – Eastbourne employment floorspace (sqm) requirements 2019-2039 by scenario

Type

Labour Demand
Scenario

Labour Supply
Scenario

Past Take-Up
Scenario
(Gross
Completions)

Past Take-Up
Scenario (Net
Completions)

Office

4,273

10,961

7,576

-61,407

Industrial

-8,736

-2,393

36,723

-6,600

Warehouse

15,490

43,861

47,980

28,395

Total

11,027

52,429

92,279

-39,612

5.10

In terms of office space, the Economy Study recommends that in order to plan
positively particularly to support the Eastbourne economy and potential growth
associated with an increased population or ‘lifestyle movers’ enabled to relocate
to Eastbourne through remote working practices, the need is identified at the
upper end of the range reported here being 3.1 ha or 15,523 sqm. In addition, the
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view is taken that loss in office space up to 2019 do not need to be replaced,
however these losses cannot continue indefinitely and therefore future losses
should be considered to be replaced, including as far as possible those lost
between 2019-21 period and expected to be lost from 2021 onwards.
5.11

In terms of industrial and warehouse space, the Economy Study recommends
that, due to a strong demand for industrial and warehouse units but only a
modest positive trend in delivery that is not fulling market need, mid-point
between gross and net completions is planned for. The total need for industrial
and warehouse space is therefore assessed as 11.4 ha or 53,249 sqm, with
losses since 2019 and future losses also needing to be replaced.

Table 3 – Eastbourne employment floorspace (sqm) need 2021-2039
Office

Industrial &
Warehouse

Total

Baseline Need

15,523

53,249

68,772

Completions 19-21

-6,423

-989

-7,412

Residual Need 21-39

21,946

54,238

76,184

Note – Table 3 is different from figures in Economy Study due to mathematical error.

5.12

This would result in a need for a minimum of 21,946 sqm of office space and
54,238 sqm of industrial and warehouse space, with any future losses over and
above those already with permission needing to be compensated on top of this.

6.

Employment Land Supply

Constraints
6.1

Eastbourne has a number of constraints that restrict the amount of land that is
available for development. The Borough of Eastbourne covers 17 square miles of
East Sussex. Over 40% of the Borough to the west of the town is within the South
Downs National Park, which is under the planning jurisdiction of the South Downs
National Park Authority and not part of the Eastbourne Local Plan area. The
English Channel bounds the south of the Borough, with Wealden District entirely
enveloping the Borough, particularly to the north where the northern urban area
of Eastbourne is contiguous with Willingdon, Polegate and Stone Cross in
Wealden District. There are also environmental constraints relating to flood risk
and ecology that impact where land is suitable for development.

6.2

The NPPF (para 11) is clear that local plans should provide for objectively
assessed needs for housing and other uses (including employment uses), as well
as any needs that cannot be met within neighbouring areas, unless the
application of policies in the NPPF that protect areas or assets of particular
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importance provides a strong reason for restricting the overall scale, type or
distribution of development in the plan area; or any adverse impacts of doing so
would significantly and demonstrably outweigh the benefits, when assessed
against the policies in the NPPF taken as a whole.
6.3

The areas of assets of particular importance that are identified in the NPPF
(footnote 7) are:
•

habitats sites and/or designated as Sites of Special Scientific Interest;

•

land designated as Green Belt, Local Green Space, an Area of Outstanding
Natural Beauty, a National Park (or within the Broads Authority) or defined as
Heritage Coast;

•

irreplaceable habitats;

•

designated heritage assets (and other heritage assets of archaeological
interest); and

•

areas at risk of flooding or coastal change.

6.4

The Eastbourne Local Plan area does not contain any habitats sites or Sites of
Special Scientific Interest, neither does it have Green Belt, designated Local
Green Spaces, Area of Outstanding Natural Beauty nor irreplaceable habitats (as
defined in the NPPF Glossary). Any potential impact on habitats sites outside of
the Borough will be assessed through a Habitats Regulation Assessment (HRA).

6.5

Part of Eastbourne Borough is within the South Downs National Park, however
the South Downs National Park Authority is the local planning authority for this
area and it is not within the Eastbourne Local Plan area. In addition, there is a
heritage coast designation that applies to part of Eastbourne’s coastline but this is
within the South Downs National Park and therefore not in the plan area.

6.6

There are designated heritage assets in Eastbourne, including 12 Conservation
Areas and 240 listed buildings, as shown in Figure 6.
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Figure 6 - Heritage assets

6.7

There are also areas at risk of flooding in Eastbourne. Much of the central and
eastern areas of Eastbourne are constrained by flood risk as the Borough is
vulnerable to both tidal and fluvial flooding.

6.8

Planning Practice Guidance confirms that flood risk is defined within four zones:
•

Zone 1: Low Probability - Land having a less than 0.1% annual probability
of river or sea flooding.

•

Zone 2: Medium Probability - Land having between a 1% and 0.1% annual
probability of river flooding; or land having between a 0.5% and 0.1% annual
probability of sea flooding.

•

Zone 3a: High Probability - Land having a 1% or greater annual probability
of river flooding; or Land having a 0.5% or greater annual probability of sea
flooding.

•

Zone 3b: Functional Floodplain - This zone comprises land where water
from rivers or the sea has to flow or be stored in times of flood.
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6.9

The NPPF sets out strict tests to protect people and property from flooding which
all local planning authorities are expected to follow. This involves the application
of a ‘sequential test’ to steer new development to areas with the lowest risk of
flooding in the first instance. Where it is not possible to locate development in
low-risk areas, the Sequential Test should go on to compare reasonably available
sites: within medium risk areas; and then, only where there are no reasonably
available sites in low and medium risk areas, within high-risk areas.

6.10

The flood risk vulnerability classification in Annex 3 of the NPPF identifies that
employment uses are considered to be a ‘less vulnerable’ use. The Flood risk
vulnerability and flood zone ‘incompatibility’ table in Planning Practice Guidance
confirms that, following the application of the sequential test, employment uses
would not require an ’exception test’ to be located in Flood Zone 2 or Flood Zone
3a.

Figure 7 - Areas at risk of flooding

6.11

Planning Practice Guidance identifies that within functional floodplain (Flood Zone
3b), no development should be permitted except for essential infrastructure or
water compatible uses where it has satisfied the exception test.
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6.12

A Strategic Flood Risk Assessment (Level 1) has been carried out to inform the
preparation of the local plan, including the undertaking of the sequential test. This
has identified significant parts of Eastbourne being within flood zones, including
large sections of Eastbourne Park being functional floodplain, as shown in Figure
73.

6.13

In addition, the Environment Agency are working in partnership with Eastbourne
Borough Council to develop a new coastal flood and erosion risk management
project for 15km of coastline between Eastbourne and Pevensey Bay, known as
the Pevensey Bay to Eastbourne Coastal Management Scheme. This £100
million project will ensure that the town is resilient to coastal flooding in response
to the current climate emergency and will reduce the risk of flooding to an
estimated 10,000 residential properties as well as key infrastructure, local
businesses, heritage sites and nature conservation areas.

6.14

The Pevensey Bay to Eastbourne Coastal Management Scheme is a long-term
project that is currently in its early stages, and all possibilities for the future of the
coastline are being considered but no decisions have yet been made about the
future options for the coast. Some of these options may impact on potential
development sites or locations, so the options will need to be taken into
consideration in the on-going preparation of the local plan. This may mean that
sites currently identified cannot be taken forward.

6.15

There are also other constraints that are not clear reasons for restricting
development, but the extent to which these issues and constraints can be
mitigated will influence whether a site is developable.

6.16

Local Wildlife Sites (LWSs) are areas with locally significant nature conservation
value. There are a number of LWSs across Eastbourne, including most of
Eastbourne Park and parts of East Langney Levels, and further work is being
undertaken to understand whether the impacts of development on a Local Wildlife
Site can be satisfactorily mitigated.

6.17

Similarly, further work is being undertaken to understand in more detail the
impact of development on landscape and townscape issues, particularly in
respect of impact of views to and from the South Downs National Park.

6.18

In summary, the NPPF (para 11 and footnote 7) has been used at this stage in
the process as the basis for assessing the potential developability of sites.
However, evidence gathering is still on-going, and this may identify that some
sites have some negative impacts that cannot be satisfactorily mitigated, and this

3

Since the Strategic Flood Risk Assessment (Level 1) was completed, there have been changes to Planning
Practice Guidance that have changed the definition of functional floodplain. Therefore the Strategic Flood
Risk Assessment Level 1 will need to be reviewed in order to take this into account.
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could potentially result in some sites no longer being considered suitable for
inclusion in the future draft local plan.

Completions and Commitments
6.19

In the first three years of the plan period (2019/20, 2020/21 and 2021/22), there
has been a gross delivery of 3,282 sqm of employment space but an overall net
loss of 9,070 sqm. This represents an average net loss of 3,023 sqm per year,
which is greater than the average annual net loss between 2010 and 2022 (2,675
sqm per year).

6.20

This 3-year period has seen around 6,200 sqm of office space lost, including two
large office blocks accommodating over 1,000 sqm of office space each that were
converted to residential. There has also been a loss of around 1,900 sqm of
industrial space and 900sqm of warehouse space over the last three years. A
total of 10 developments delivered a net gain in employment space.

6.21

There is due to be a further loss of employment space through sites with planning
permission that have not yet been completed (‘commitments’). These
commitments will result in an additional loss of 22,043 sqm, with 95% of this
committed loss due to change of use to residential.

6.22

The greatest loss is expected to be from office uses (9,959 sqm), but there will
also be net losses of industrial (6,869 sqm) and warehouse (5,215 sqm) uses
(Figure 8).

6.23

These losses are also mainly focused on office uses in the Town Centre,
although there are committed losses of employment spaces in Upperton,
Seaside, Roselands & Bridgemere and Hampden Park neighbourhoods (Figure
9). There is no committed employment development in seven of the 14
neighbourhoods.
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Figure 8 - Committed Gross and Net Change in Employment Floorspace (April 2022)
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Figure 9 - Committed Net Change in Employment Floorspace by Neighbourhood
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Land Availability Assessment
6.24

In order to have a clear understanding of the land available for future
development within Eastbourne, a Land Availability Assessment (LAA) has been
prepared.

6.25

The LAA is an assessment of land availability, its purpose is to identify a future
supply of land which is suitable, available, and achievable for housing and
employment development uses over the plan period. The assessment is an
important piece of evidence to inform plan making. The LAA will provide key
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evidence that will identify and provide justification for whether the local plan can
meet the development needs.
6.26

A Methodology for the undertaking the LAA was prepared and consulted upon in
January 2022. This methodology is based around firstly identifying sites that
could have potential for development, then assessing sites to determine whether
they are suitable, available and achievable to identify the capacity for
development over a 20-year period.

6.27

To assist in the identification of sites, two formal ‘Call for Sites’ exercises have
been undertaken in 2019 and 2022. Planning applications and pre-application
advice requests are monitored to identify any new sites coming forward, and
Council Officers proactively sought to identify potential development sites for
assessment.

6.28

The LAA has identified a total of 17 sites that have been assessed as being
deliverable, developable or potentially developable for employment uses or a mix
of uses incorporating employment space.

6.29

The Employment Land Local Plan (ELLP), which was adopted in 2016, allocated
sites to deliver 48,750 sqm of employment floorspace, including 28,750 sqm of
office space and 20,000 sqm of industrial and warehouse floorspace. These sites
identified in the ELLP have been reviewed to determine whether they are still
appropriate allocations for employment floorspace in the new Local Plan.

6.30

Sovereign Harbour Site 6 is currently allocated in the ELLP for 13,875 sqm of
office floorspace. The development of the Pacific House, which provided
3,000sqm of office space, was completed in 2016. There has also been the
development of a new Sovereign Harbour Community Centre on the site, which
was not included as part of the ELLP allocation. Discussions with the landowner
have confirmed that the site can still accommodate 10,000 sqm of office
floorspace, and that residential use of the site would not be possible under the
current leasehold interest.

6.31

Sovereign Harbour Site 7a was also allocated within the ELLP for 9,250 sqm of
office space. Outline planning permission was granted for the development of the
site in 2014 for mixed employment uses including B1a/b (Offices/Research and
Development), C1 (Hotel), C2 (Residential Institutions) and D1 (Non-residential
Institutions). This included a section 106 agreement that required the marketing
of the site for office use until 2025. Since the outline permission there have not
been any reserved matters applications for the site.

6.32

The ‘Issues & Options’ consultation in 2019/20 asked what employment
generating uses would be appropriate for Sovereign Harbour Site 7a, the
question generated 19 responses. Generally the responses from members of the
public did not strongly oppose the site providing residential development,
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generally comments were against providing light industrial uses, but not against
employment generating uses.
6.33

The Growth Strategy proposes employment generating uses and some
residential development on the site. This is due to the lack of interest in the site
since the outline planning consent showing a general lack of interest in the site
for the permitted uses, and the high housing need within the Borough. Therefore
the previous allocation from the ELLP is not proposed to be taken forward in the
new Local Plan, and given the high housing need, the site should make a
contribution towards housing delivery alongside other ‘employment-generating’
uses.

6.34

The Town Centre Local Plan (TCLP) allocated Land adjacent to the Enterprise
Centre and Railway Station for a mixed-use development, and the ELLP required
that this included the provision of 3,750 sqm of office space.

6.35

Although the Economy Study suggests that the requirement for office space as
part of this allocation should be released due to less certainty about bringing
forward office floorspace in this location. However, it is considered following
discussions with the landowners that the site could be deliverable for a mixed-use
development include office space provision in the plan period.

6.36

The Land Availability Assessment also identifies the former Gasworks at Finmere
Industrial Estate as a developable site for employment uses. The site has been
decommissioned, but its former use as a gas storage facility means that it will
require demolition, decontamination and remediation. Once this has taken place,
the site could potentially accommodate approximately 10,000 sqm of industrial
and warehouse space, subject to alternative access arrangements being made.

6.37

The ELLP identified that the intensification of the existing Industrial Estates could
provide 20,000 sqm of industrial/warehouse floorspace and 1,875 sqm of office
floorspace. However, the Economy Study has identified that there are limited
future intensification opportunities within the existing Industrial Estates, and that
much of the readily deliverable intensification has already occurred. Therefore,
given that there is very little room for development on existing industrial estates,
intensification of existing industrial estates has been removed from the future
supply of employment land.

6.38

Three land parcels adjacent to an existing industrial estate have been identified
through the Land Availability Assessment as having potential to provide an
extension to the existing industrial estates to provide new industrial and
warehouse space. These sites on land within Southbourne in Eastbourne Park off
Lottbridge Drove could together provide approximately 30,000 sqm of
employment land.
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Summary of Employment Land Supply
6.39

The sites identified through the Land Availability Assessment could deliver
53,000sqm of employment floorspace, consisting of 13,000sqm of office use and
40,000sqm of industrial and warehouse uses, over the plan period between 2019
and 2039.

6.40

However, there is due to be a further loss of employment space through
committed sites, which will result in a loss of 22,043 sqm, with further losses of
employment space expected over the plan period.

7.

Key Development Site for Employment

7.1

The Growth Strategy proposes a number of key development sites that could
accommodate relatively large-scale development for Eastbourne. These are
generally sites identified in the Land Availability Assessment as being potentially
capable of accommodating more than 25 homes or 3,000sqm of commercial
floorspace, but also includes large sites that have an extant planning permission
or are currently subject to a planning application to give a full picture of where
development is expected to take place over the plan period. The following section
gives information on the Key Development Sites and their potential to
accommodate development.

Land Adjacent the Enterprise Centre and Railway Station

Site:

Land Adjacent the Enterprise Centre and Railway Station

LAA Ref

TO55

Neighbourhood:

Town Centre

Ward:

Upperton

Total Site Area

1.8 ha

Developable Area

1.2 ha
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Development Type

Mixed use (Residential / Retail / Office)

Est. Capacity

192 homes, 5,000 sqm retail & 3,000 sqm office

7.2

The site consists of a 2-storey indoor shopping centre (the Enterprise Centre)
and a surface car park serving the Enterprise Centre and the adjacent
Eastbourne Railway Station. The site is located within the town centre, which is a
sustainable location with good access to services and facilities, and public
transport provision.

7.3

The site is allocated for mixed use development in the Town Centre Local Plan,
including A1, A3, A4, B1 (a) Offices, C1 hotel, and C3 residential. The site could
accommodate around 5,000sqm of retail space, and 3,000sqm office space, and
192 homes.

7.4

The site is adjacent to the boundary with the Town Centre and Seafront
Conservation Area and Eastbourne Railway Station which is a listed building. A
Tall Building Study will assess the possibility of tall buildings in the Town Centre
and their impact on the wider landscape of the town. Viability of tall buildings is
being investigated through Viability Study. These study’s will both inform the
potential capacity of the site.

Land at Southbourne

Site:

Land at Southbourne

LAA Ref

EP19, EP30, EP31, EP32, EP33

Neighbourhood

Outside built-up area (Eastbourne Park)

Ward

St. Anthony’s

Total Site Area

21.2 ha (NE: 13.6 ha + SW: 7.6 ha)

Developable Area

Approx. 14 ha (NE: 9 ha + SW: 5 ha)

Development Type

Mixed Use – Residential and Employment (Industrial / Warehouse)

Est. Capacity

Approx. 30,000sqm industrial & warehouse on NE part of site and 85
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homes on SW part of site

7.5

The site is a greenfield site (mainly scrubland), located outside of the current
built-up area boundary; and within the current Eastbourne Park designation. The
north-eastern half of the site is situated adjacent to an existing designated
industrial estate. The south western part of site is adjacent to existing 2-storey
residential development that is located within the predominantly residential area.

7.6

The south-western part of the site is relatively sustainable, and there is public
transport links, albeit a single route available on Bridgemere Road, within walking
distance of the site. The site is also in close proximity of the Horsey Sewer cycle
path which links with National Cycle Route 21, and key destinations in the town.

7.7

The sites are located within Flood Zone 3a, so will require Sequential and
Exception test through SFRA Level 2. Small parts of the site are within functional
floodplain so these sites should not be included within the developable area. A
main river (Lottbridge Sewer) runs though the northern periphery of the site.

7.8

The sites are located within the Eastbourne Park Local Wildlife Site and
Eastbourne Marshes Biodiversity Opportunity Area. The site is classified as
coastal floodplain grazing marsh (a Habitat of Principal Importance) and there are
records of protected and notable species. A Biodiversity Study is currently being
undertaken to consider the biodiversity impact and potential mitigation required to
enable development.

7.9

Part of the site is former landfill therefore investigation will be required into
ground conditions, and remediation may impact on the ‘achievability’ of
development on the site.

7.10

The north-eastern part of the site has been actively promoted for B use class,
and it is considered that industrial and warehouse employment uses could be the
most appropriate use of the site, given the proximity to the adjacent industrial
estate. Based on the potential need for the site to provide sustainable drainage,
landscape mitigation, ecology mitigation and biodiversity net gain, as well as
maintain adequate buffers from existing watercourses and provide a buffer to
residential development, the capacity of the site is considered to be around
30,000 sqm of industrial/warehouse floorspace.

7.11

Public transport is not conveniently available for the north-eastern part of the site,
limiting public transport accessibility for the employment uses. Access to the
north-eastern part of the site would need to be provided from A2290 (Lottbridge
Drove). Further modelling on the A2290, A22 Highfield link and the A259 would
need to be undertaken.

7.12

The southwestern part of the site could potentially be suitable for residential
development. Based on the potential need for the site to provide sustainable
drainage, landscape mitigation, ecology mitigation and biodiversity net gain, as
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well as maintain adequate buffers from existing watercourse and provide a buffer
to the employment development, the capacity of the site is considered to be 85
homes.

Former Gas Works, Finmere Road

Site:

Former Gas Works, Finmere Road

LAA Ref

RO25 and RO31

Neighbourhood

Roselands & Bridgemere

Ward

St. Anthony’s

Total Site Area

4.2 ha

Developable Area

3.7 ha

Development Type

Employment (Industrial/Warehouse)

Est. Capacity

Approx. 10,000sqm industrial & warehouse

7.13

The site is a former gasworks that contains two gasholders and supporting
equipment including 6 gas “bullets” / “pigs” which are still present on the site. The
site is located within a designated industrial estate and is surrounded by single
and 2-storey industrial and warehouse buildings to the south and west, and a
service yard to the rear of a retail park to the east.

7.14

The site is separated from the predominantly residential area to the west by a row
of single-storey industrial buildings. Access to the site is provided via the
industrial area to the south. Most of the site is Flood Zone 1 although part is
within 3a therefore the site would need to be subject to further assessment
through SFRA Level 2.

7.15

Given the poor access to the site through an existing industrial estate, with no
pedestrian footpaths from Northbourne Road, and the disconnect of the site with
the exiting residential area, it is not considered the site is suitable for residential
development. The site requires demolition, decontamination and remediation
which could also impact on the viability of the site for residential purposes.
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However, the site could accommodate employment uses as part of the
intensification of a site within an existing industrial estate, providing
approximately 10,000sqm of additional industrial & warehouse space.

Sovereign Harbour Site 6

Site:

Sovereign Harbour Site 6

LAA Ref

SO07

Neighbourhood

Sovereign Harbour

Ward

Sovereign

Total Site Area

3.8 ha

Developable Area

1.9 ha

Development Type

Employment (Office)

Est. Capacity

10,000sqm of office floorspace

7.16

The site consists of shingle and scrubland and is a former minerals working site.
It is bordered by a capped landfill site to the south, and a District Shopping
Centre to the west. The site is allocated through the Employment Land Local
Plan (2016) for the provision of new office floorspace. Part of the site has already
been developed and provides around 3,000sqm of office floorspace at Pacific
House and a community centre. The site is situated adjacent to the A259, with
existing access from Pacific Drive.

7.17

The site is relatively sustainable with public transport available adjacent the site,
with regular bus services into Eastbourne. Discussions with the landowner have
confirmed that the site can still accommodate 10,000 sqm of office floorspace.
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Sovereign Harbour Site 7a

Site:

Sovereign Harbour Site 7a

LAA Ref

SO09

Neighbourhood:

Sovereign Harbour

Ward:

Sovereign

Total Site Area

2.16 ha

Developable Area

1.53 ha

Development Type

Residential / employment generating uses

Est. Capacity

40 homes and approximately 3,000sqm of employment generating
use

7.18

The site is a vacant shingle/scrub land between the Harbour Medical Centre and
the new park/amenity space, situated between Pacific Drive and Pevensey Bay
Road (A259).

7.19

The site is currently allocated in the Eastbourne Employment Land Local Plan for
Employment Uses, and has outline planning permission for mixed employment
uses including B1a/b (Offices/Research and Development), C1 (Hotel), C2
(Residential Institutions) and D1 (Non-residential Institutions).

7.20

The site is relatively sustainable with public transport available adjacent to the
site, with regular bus services into Eastbourne and towards Pevensey. Amenities
available within 15-20 minutes walking distance include, doctors surgery,
schools, supermarkets and green spaces.

7.21

The site is located within Flood Zone 3a, so will require Sequential and Exception
test through SFRA Level 2.

7.22

Further evidence is being undertaken which will enable understanding of the
future requirements for employment-generating uses to inform consideration of
appropriate uses of the site.
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