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Foreword 

Eastbourne is a town that inspires great pride and affection. With our stunning seafront and 

iconic backdrop of the South Downs, our vibrant neighbourhoods and strong communities, it 

is a place that people are proud to call home. As we look ahead, however, we face signiĜcant 

challenges. Climate change, housing affordability, an ageing population, infrastructure 

pressures, and the need to build a more resilient economy, all require careful planning and 

long-term thinking. The decisions we make today will shape the future of our town for 

generations to come. 

The Local Plan sets out a vision for Eastbourne to 2042 that balances the need for growth 

with the protection of the qualities that make the town special. It provides a clear framework 

for delivering new homes, supporting businesses, addressing climate change, improving 

infrastructure, and protecting our valued natural, built, and historic environment. It also 

recognises the signiĜcant physical and environmental constraints facing Eastbourne and 

therefore takes a realistic and responsible approach to accommodating future development. 

The preparation of this Local Plan has been one of the most important pieces of work 

undertaken by the Council in recent years. It has been informed by a robust evidence base 

and shaped through extensive engagement with residents, businesses, community groups, 

statutory bodies, and neighbouring authorities over a number of years. I would like to thank 

everyone who has taken the time to contribute to its preparation ² your views and local 

knowledge have played a vital role in shaping the policies and proposals set out in this Plan. 

This document represents the Proposed Submission version of the Eastbourne Local Plan. At 

this stage, it has been prepared for submission to the Secretary of State for independent 

examination. The purpose of the Regulation 19 consultation is not to revisit previous debates, 

but to provide an opportunity for representations on whether the Plan meets the legal 

requirements and whether it is sound, justiĜed, effective and consistent with national policy. 

We want Eastbourne to remain a place where people choose to live, work, invest, and visit; a 

town that embraces its opportunities while responding positively to the challenges ahead. 

This Local Plan provides the strategy to achieve that ambition, and I encourage everyone with 

an interest in Eastbourne®s future to engage with this Ĝnal stage of the plan-making process. 

Councillor Colin Swansborough 

Cabinet Member for Regulatory Services, Staff and Performance and Enterprise 

Eastbourne Borough Council 
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1. Introduction 

1.1. What is the Eastbourne Local Plan 

1.1.1. The Local Plan is one of the most important documents shaping the future of 

Eastbourne. It is the key planning document that will plan and manage growth, 

regeneration and development across the Borough, based on a vision of what we 

want Eastbourne to be like in the future. 

1.1.2. The Local Plan is used to guide decisions on the location, amount and type of 

development the Borough needs. This includes ensuring that new development 

contributes towards the town becoming carbon neutral; identifying land and uses 

that are required to create a prosperous economy; protecting what we value in terms 

of the quality of the environment; creating thriving communities that meet the needs 

of local residents; delivering the right types of homes for everyone in the right 

locations; and providing effective infrastructure to sustain future growth. 

1.1.3. This Plan applies to the area of Eastbourne Borough outside the South Downs 

National Park, which is governed by its own planning authority. Once adopted, it will 

replace the existing suite of planning documents, including the Core Strategy 

(2013), Town Centre Local Plan (2013), and Employment Land Local Plan (2016), 

consolidating them into a single, forward-looking strategy. 

1.2. Purpose and Scope 

1.2.1. Whilst development can be controversial, it does provide the homes, jobs and other 

services and facilities that will be needed for future generations. This growth is 

required to help Eastbourne evolve in response to changing circumstances and 

remain an excellent place to live, work and visit in the future. 

1.2.2. The Local Plan has been prepared in order to: 

¶ Manage growth and change in a way that reflects Eastbourne®s unique 

character and aspirations. 

¶ Deliver sustainable development that meets the needs of current and future 

generations. 
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¶ Respond to national planning policy and legislative changes, including the 

National Planning Policy Framework (NPPF) (December 2024). 

¶ Support the Council®s climate emergency declaration and transition to a 

carbon-neutral future. 

¶ Provide certainty for residents, developers and stakeholders about the future of 

the town. 

1.2.3. The new Local Plan sets out a vision, objectives and development strategy for the 

whole of the Borough covering the period 2025 to 2042, alongside a range of 

policies that will guide development and infrastructure requirements to ensure that it 

helps to deliver that vision and strategy. The Plan is informed by robust evidence, 

community engagement, and cross-boundary cooperation with neighbouring 

authorities and infrastructure providers. 

1.2.4. The production of the Local Plan has been informed by and seeks to help to deliver 

the ambitions of the Eastbourne Economic Strategy and Action Plan (2025-2035), 

which will inform investment decisions by Eastbourne Borough Council and 

Eastbourne Neighbourhood Board, and the Seafront Strategy 2050, which sets out a 

long-term vision and strategic framework for the regeneration of Eastbourne®s 

seafront through to 2050. 

1.2.5. The Local Plan is underpinned by the principles of sustainable development, as 

deĜned by the NPPF and aligned with the United Nations Sustainable Development 

Goals (SDGs). It seeks to balance social, economic, and environmental objectives, 

which are interdependent and need to be pursued in mutually supportive ways. This 

will ensure that Eastbourne grows in a way that is inclusive, resilient, and 

environmentally responsible. 

1.2.6. A Sustainability Appraisal and Habitats Regulations Assessment have been 

undertaken to evaluate the impacts of the Plan and ensure that its policies contribute 

positively to the town®s long-term sustainability. 

1.3. Community Engagement and Co-operation 

1.3.1. The preparation of the Plan has involved extensive consultation with residents, 

businesses, community groups, and statutory bodies. Public consultation has 

included seeking comments on the ­Issues & Options® in 2019/20 and ­Growth 

Strategy® in 2022/23, as well as views on a full draft of the Local Plan in early 2026.  
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1.3.2. A Statement of Consultation has been produced setting out how we consulted, 

including summaries of the main issues raised and how they have been addressed in 

the Local Plan. The representations made during these consultations have helped 

inform policies in this Proposed Submission version Local Plan (Regulation 19).  

1.3.3. Effective planning for the area requires ongoing engagement with neighbouring 

authorities, infrastructure providers and other strategic partners on matters that 

extend beyond administrative boundaries. Although the legal Duty to Co-operate 

requirement has been removed from the plan-making system, national policy 

continues to emphasise the importance of maintaining effective co-operation on 

strategic issues. The Council has therefore continued to work collaboratively with 

neighbouring authorities and relevant organisations to address cross-boundary 

matters.  

1.4. What has Informed the Plan? 

1.4.1. The Local Plan has been shaped by a wide range of evidence, consultation, and 

strategic considerations: 

¶ National Planning Policy Framework (NPPF) (December 2024) and Planning 

Practice Guidance (PPG) have provided the overarching policy context. 

¶ The East Sussex and Brighton & Hove Local Nature Recovery Strategy (LNRS), 

having regard to the LNRS priorities and in particular the areas identiĜed as 

Areas of Particular Importance for Biodiversity (APIB) and Areas that Could 

become Areas of Particular Importance (ACIB). 

¶ The South Marine Plan, the South Inshore and Offshore Marine Plan and the 

Marine and Coastal Access Act, which must be regarded in decisions which 

may impact the marine area.  

¶ Local strategies and priorities, such as Eastbourne Borough Council®s climate 

emergency declaration and Economic Strategy. 

¶ Community engagement, including public consultations, events and exhibitions. 

¶ Evidence-based studies and technical assessments that provide robust and up-

to-date evidence, are proportionate, and focused tightly on supporting and 

justifying the policies concerned. 

¶ Call for Sites exercises and land availability assessments to identify suitable and 

deliverable development locations. 
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¶ Cross-boundary collaboration, ensuring alignment with neighbouring authorities 

and infrastructure providers. 

1.4.2. This has resulted in a Plan that is positively prepared, justiĜed, effective and 

consistent with national policy, in accordance with the NPPF®s tests of soundness. 

1.5. How to Use the Local Plan 

1.5.1. The Eastbourne Local Plan should be read as a whole, with policies and proposals 

working together to deliver the overarching strategy for sustainable development. 

Individual policies are interrelated and should not be considered in isolation. 

Planning applications must be supported by robust evidence, comply with national 

planning legislation and any other related guidance, and will be determined in 

accordance with the Local Plan unless material considerations indicate otherwise. 

1.5.2. The Plan is supported by an associated Policies Map that is used to illustrate where 

the policies and allocations will be applied, alongside identifying other key 

information and designations. The Policies Map can be viewed via Eastbourne 

Policies Map. 

1.5.3. The Eastbourne Local Plan includes: 

¶ A Vision for the future of the town and objectives for the Local Plan to achieve. 

¶ A Spatial Strategy that identiĜes how much development should take place and 

how it will be distributed. 

¶ Strategic policies that guide the overall direction of growth and development. 

¶ Site-speciĜc allocations for housing and employment development sites. 

¶ Neighbourhood policies that provide communities with an understanding of how 

their local area is expected to change. 

¶ Development management policies used to assess planning applications. 

¶ Monitoring and implementation frameworks to track progress and ensure 

delivery. 

¶ A Policies Map that illustrates geographically the policies within the Plan. 

 

 

https://experience.arcgis.com/experience/13ab17cbccd94c56929214e9a3e0e483
https://experience.arcgis.com/experience/13ab17cbccd94c56929214e9a3e0e483
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1.5.4. The Plan is structured around six key themes: 

¶ Carbon Neutrality ² Supporting the transition to net zero through sustainable 

design, energy efĜciency, and renewable energy. 

¶ Prosperous Economy ² Enabling economic growth, job creation, and 

diversiĜcation of employment opportunities. 

¶ Quality Environment ² Protecting and enhancing Eastbourne®s landscapes, 

biodiversity, and heritage assets. 

¶ Thriving Communities ² Promoting health, wellbeing, and social cohesion 

through access to services, green spaces, and community infrastructure. 

¶ Homes for All ² Delivering the right homes in the right places to meet local 

needs and affordability challenges. 

¶ Effective Infrastructure ² Ensuring timely delivery of transport, utilities, 

education, and healthcare to support growth. 
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Have Your Say 

The Eastbourne Local Plan has now reached the Publication Stage (Regulation 19) of the 

Town and Country Planning (Local Planning) Regulations 2012 (as amended). The Council 

has published the Proposed Submission version of the Local Plan, together with supporting 

documents, ahead of submission to the Secretary of State for independent examination. 

During this stage, representations are invited under Regulation 20. Unlike earlier stages of 

plan preparation, this is not a general consultation on the content of the Local Plan. Instead, 

representations should focus on whether the Local Plan satisĜes the legal and procedural 

requirements and whether it is sound. This includes whether the Plan is positively prepared, 

is justiĜed by appropriate evidence, is effective and deliverable, and is consistent with 

national policy.  

The consultation is open for a 6-week period between Friday 2nd October and Friday 13th 

November 2026.  All consultation responses should be received by 5pm on Friday 13th 

November. 

The Proposed Submission Local Plan can be accessed through the Council®s on-line 

consultation portal (www.lewes-eastbourne.gov.uk/Eastbourne-Local-Plan). If you do not 

have internet access, the Draft Local Plan and supporting documentation are also available 

to read in paper copy at the Customer Contact Centre, 1 Grove Road, Eastbourne, BN21 

4TW, between 10am and 2pm Monday to Friday during the representation period. 

You can make representations by: 

¶ Submitting a representation online via our consultation portal 

¶ By completing a representation response form, and returning either by email to 

LocalPlan@lewes-eastbourne.gov.uk or post to: Planning Policy, Eastbourne Town Hall, 

Grove Road, Eastbourne, BN21 4UG 

¶ Submitting a completed representation form at one of the Council's information events. 

All duly made representations received during the Regulation 20 period will be submitted to 

the Secretary of State, alongside the Local Plan and supporting evidence, for consideration 

by the independent Planning Inspector appointed to examine the Plan. 

If you have any questions or experience any difĜculty in submitting your representations, 

please contact the Planning Policy Team via email at LocalPlan@lewes-eastbourne.gov.uk or 

by telephone on 01323 410000 quoting ­Eastbourne Local Plan®. 

http://www.lewes-eastbourne.gov.uk/Eastbourne-Local-Plan
mailto:LocalPlan@lewes-eastbourne.gov.uk
mailto:LocalPlan@lewes-eastbourne.gov.uk
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2. Context 

2.1. Spatial Portrait 

2.1.1. Eastbourne, nestled on the Sussex coast approximately halfway between Brighton 

and Hastings, is a town deĜned by its stunning natural setting and historic charm. 

Eastbourne offers a unique blend of seaside living and countryside access, making it 

a highly desirable place to live, work, and visit. 

Figure 1 - Eastbourne in Context  

 

2.1.2. The town®s climate continues to attract visitors and residents alike, contributing to its 

reputation as the ¯Sunshine Coast°, and it was named the best place to visit in the 

UK in 20231. One of the main attractions for the 5 million visitors per year is the 

town®s high-quality appearance and distinctive character, particularly the immaculate 

and elegant seafront faĂade and beautiful Victorian and Edwardian buildings. Visitors 

 

1 Eastbourne is the Best Place to Visit in the UK in 2023 According to Time Out 

https://www.timeout.com/uk/news/this-is-time-outs-best-place-to-visit-in-the-uk-in-2023-113022
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are also attracted by natural landmarks like Beachy Head, and the award-winning 

events, including Airbourne and the Eastbourne International Tennis tournament.  

2.1.3. Eastbourne has a thriving arts scene with venues like the Congress Theatre, Royal 

Hippodrome, and Bandstand, plus many independent galleries and performance 

spaces, and in 2023 The Towner hosted the Turner Prize, marking the town®s rise as 

a cultural hub. Over recent years, the cultural, leisure and tourism offer has received 

careful and effective enhancement through signiĜcant investment at the Devonshire 

Park Conference and Tennis Centre to ensure that the town continues to compete as 

a premier seaside destination in the UK.  

2.1.4. The town is located at the eastern gateway to the South Downs National Park, which 

provides a high-quality environment and setting that is valued by residents and 

visitors.  There are extensive views along the 7km coastline towards the iconic cliff at 

Beachy Head, which is the highest chalk sea cliff in the country and has featured in a 

number of Ĝlms and television shows. Eastbourne also has signiĜcant natural assets 

beneĜting from an extensive network of green spaces across the urban area.  

2.1.5. Eastbourne originally developed as a fashionable seaside resort in the second half of 

the 19th century.  The 7th Duke of Devonshire was instrumental in initiating 

development of the seafront area including Grand Parade and Cavendish Place, and 

creating many of the elegant buildings, villas and terraces that characterise the 

Eastbourne townscape today.  During the post-war period the town continued to 

flourish as an important seaside resort.  

2.1.6. Over recent years, Eastbourne has seen an increasingly diverse population 

established with many younger families having moved to the area, attracted by the 

high-quality environment and surroundings.  There are many mixed and diverse 

neighbourhoods across the town that have good and easy access to a range of 

services and facilities via the numerous district and neighbourhood centres and 

small shopping parades.  The town also provides a good range of different types and 

sizes of housing, particularly at Sovereign Harbour, which also features Europe®s 

largest man-made marina.  

2.1.7. Eastbourne is one of the key economic drivers for East Sussex, and has a broad 

economic base with strong sectors in tourism, healthcare, education, and creative 

industries. Recent years have seen a strategic push to broaden Eastbourne®s 

economic base, and emerging industries are gaining traction, particularly in digital 

technology and green energy sectors.  
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2.1.8. The Town Centre has recently undergone signiĜcant transformation through 

pedestrianisation and public realm improvements through the Eastbourne Town 

Centre Public Realm Improvement Scheme, which includes the transformation of 

Victoria Place into a vibrant and pedestrianised cultural district with urban art and al 

fresco dining, via the Levelling Up Fund investment from Government. There has 

also been signiĜcant investment in the Town Centre over recent years, with an ¾85 

million extension to the Beacon Shopping Centre and a ¾45 million investment in the 

Devonshire Park Conference and Tennis Centre, enhancing the town®s appeal for 

residents and visitors alike. 

Population profile2  

2.1.9. The latest estimates show Eastbourne®s population at 104,259 (2024), which 

represents a 3% population increase over the last 10 years.  A falling birth rate 

means that population growth has mainly been driven by migration.  

2.1.10. Over the last Ĝve years, 36,157 people moved out of Eastbourne, whilst 40,495 

moved in, resulting in an average increase of 184 people per year3.  The majority of 

this migration is to and from other parts of East Sussex. 

2.1.11. The largest proportion of people migrating into Eastbourne comes from Wealden 

District (21%), whilst 17% move from London Boroughs.  Migration from London 

tends to be people aged 45 and over.  There also appears to be a growing trend of 

people moving to Eastbourne from Brighton & Hove, particularly people aged 

between 30 and 45.  

2.1.12. Around 27% of people who move out of Eastbourne go to locations in Wealden, 

whilst 13% move to other parts of East Sussex.  A signiĜcant proportion of children 

aged under 15 who migrate out of Eastbourne move to Wealden (38%), which 

suggests that this migration could be families seeking larger family accommodation 

that is more prevalent in Wealden. 

2.1.13. Although Eastbourne has managed to attract more families and younger people into 

the town over the last 20 years, this trend has changed in the past few years, with 

more people aged between 15 and 30 moving out than in, and more people aged 

 

2 Data from East Sussex in Figures unless otherwise stated (www.eastsussexinĜgures.org.uk) 

3 OfĜce for National Statistics (Internal migration in England and Wales)  

http://www.eastsussexinfigures.org.uk/
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over 50 moving in than out over the last 5 years4.  This means that Eastbourne is 

currently a net exporter of younger people, and a net importer of older people, 

which is reflected by recent increases in the average age of the population from 43.4 

in 2011 to 45.3 in 20245. This reflects a pattern that is broadly common across many 

parts of England, especially coastal towns and smaller urban areas. 

2.1.14. The age proĜle of the town has changed over the last 20 years, but Eastbourne®s 

population is still older than average.  According to the 2021 Census, 33% of 

Eastbourne population was aged between 16 and 44, compared to 37% across the 

whole country, whilst 25% was aged over 65, which is signiĜcantly higher than the 

national average of 18%.  Projections suggest that by 2038, nearly 34% of 

Eastbourne®s population could be aged over 656.  

2.2. Issues 

2.2.1. A series of key issues that affect Eastbourne have been identiĜed. These are 

considered and addressed through a series of Eastbourne-wide and neighbourhood-

speciĜc planning policies in the Local Plan. Although the Local Plan cannot solve 

every issue facing the town, it is essential that its policies are guided by a clear 

commitment to tackling the issues and making the most of the opportunities that 

residents have identiĜed. 

2.2.2. The Local Plan is structured under six themes that reflect the key issues affecting 

Eastbourne.  

  

 

4 OfĜce for National Statistics (Internal migration in England and Wales) 

5 OfĜce for National Statistics (Estimates of the population for England and Wales) 

6 East Sussex County Council, 2023-based dwelling-led population projections 
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Climate Resilience 

Summary of Issues: 

¶ Eastbourne Borough Council has committed to being Carbon Neutral by 2030 

and the Local Plan has a key role to play in this 

¶ Although there has been a decline over recent years, the most signiĜcant 

contribution to carbon emissions in Eastbourne is domestic energy use 

¶ 28% of carbon emissions in Eastbourne come from road transport, and these 

emissions have only fallen slowly over recent years, despite improving 

technology 

¶ Requiring energy efĜciency and renewable energy generation above building 

regulations standard on a new development could impact development viability 

and/or the amount of other social beneĜts that can be provided by development 

¶ Eastbourne experiences a complex interaction of coastal, fluvial, surface water, 

groundwater and sewer flooding, with climate change expected to exacerbate 

these already signiĜcant risks. 

2.2.3. On 10th July 2019, Eastbourne Borough Council declared a climate change 

emergency and committed to working in close partnership with local groups and 

stakeholders to deliver a carbon neutral town by 2030. 

2.2.4. In 2023, 257 kilotonnes (kt) of greenhouse gas was emitted in Eastbourne7. 

Domestic energy consumption was the largest emitter of greenhouse gases (40%).  

20% of emissions emanated from industrial and commercial energy consumption 

and installations, whilst 28% came from transportation.  

2.2.5. Whilst greenhouse gas emissions have fallen signiĜcantly (by over half) since 2005, 

greenhouse gas emissions from transport have fallen less than from other sources, 

despite better fuel efĜciency and improving eco technology.  This is likely due to 

increases in the number of cars on the roads ² the number of cars registered in 

 

7 Department for Business, Energy & Industrial Strategy, UK local authority and regional carbon dioxide emission 

national statistics 
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Eastbourne has increased by over 2,000 between 2020 and 20268, with 73% of 

households having access to at least 1 car9. 

2.2.6. To help continue and accelerate the decline in carbon emissions, energy efĜciency 

measures and renewable energy generation will need to be included as part of new 

development.  However, it is estimated that 80% of the housing that will be around in 

2050 has already been built, so measures affecting the existing stock will also need 

to be considered.  

2.2.7. Behind domestic energy, the biggest issue for Eastbourne®s Local Plan in terms of 

carbon emissions is the use of the private car.  People in Eastbourne generally travel 

relatively short distances to their place of work, yet a signiĜcant proportion of them 

will drive.  Eastbourne also has signiĜcant numbers of people who travel into and out 

of the Borough for work, and the majority of these people also commute by car.  

2.2.8. Being a leisure and tourist destination means that people visit the town, particularly 

the town centre and seafront.  Over 5 million people visit the town on daytrips or 

overnight stays per year, and many more will go into the town centre for shopping 

trips or other leisure purposes.  

2.2.9. If Eastbourne is to be carbon neutral, the Local Plan will need to play a fundamental 

role in providing modal choice, reducing carbon emissions and tackling climate 

change through shaping the nature, pattern and quality of development. It can do 

this by reducing the need to travel and providing modal choice to facilitate changes 

in societal behaviour that promote a modal shift to more sustainable modes of 

transport, as well as by encouraging more energy efĜcient buildings and by 

identifying opportunities for renewable energy generation. 

2.2.10. Climate risks within the Borough include increased flood risk and rainfall intensity, 

extreme heat risk and maximum temperature projections, and sea level rise and 

coastal erosion. Natural capital can play a key role in climate resilience though 

nature-based solutions. Nature can be used in speciĜc ways to deliver beneĜts 

where we need them most, for example planting trees for shade and through natural 

flood management. 

 

8 Department for Transport (DfT), Vehicle Licensing Statistics series: veh105 

9 Census 2021  
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2.2.11. Eastbourne Borough is at risk of flooding from a number of sources, particularly the 

sea, surface water and groundwater. The Eastbourne and South Wealden SFRA 

(2025) explores the risk of flooding in the plan area.  

2.2.12. Approximately 45% of the Plan area is within an area that is potentially at risk of tidal 

flooding, although this area is protected by sea defences that are maintained to 

prevent a 1 in 200-year flood event. Due to a signiĜcant part of the town being within 

an area at risk of flooding, some development will come forward in this area, but 

measures will need to be incorporated into the development to ensure that it stays 

safe. 

2.2.13. Fluvial flooding is most notable through the centre of Eastbourne along the Middle 

and Langney Sewers. Surface water flood risk is concentrated on watercourses with 

signiĜcant overland flow paths through the urban area. Tidal locking is an issue for 

fluvial and surface water flooding, influencing the river and lake network and can 

prevent rivers from discharging which can lead to flooding.  

2.2.14. The chalk geology of the South Downs to the west of the town and low-lying 

marshland to the east contributes to groundwater flooding issues, which can 

increase flood risk elsewhere due to flooded outfalls of watercourses and drains. 

The east of Eastbourne is also subject to groundwater flooding due to the 

prevalence of a high water table, which prevents the inĜltration of water. 

2.2.15. Eastbourne Park, which is the flat low-lying landscape of approximately 400 hectares 

of grazed wetland at the centre of Eastbourne, plays a vital role as a surface water 

flood storage area. Many parts of Eastbourne Park are also rich in biodiversity and 

have national archaeological signiĜcance.  

2.2.16. Climate change adaptation means altering behaviours, environment or systems to 

adapt to the impacts or risks of climate change. Mitigation means avoiding or 

reducing emissions. The more that climate change is mitigated through reduced 

emissions, the easier it will be to adapt to the change in the climate that can no 

longer be avoided. 
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Prosperous Economy 

Summary of Issues: 

¶ Eastbourne®s economy is over-reliant on lower value service sectors, and there 

is need to diversify the local economy to attract and grow businesses in higher 

value and more productive sectors  

¶ 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 employment space is provided in the right 

locations to attract occupiers 

¶ Changing labour mobility, including changes in working from home patterns, 

will influence local markets and demand for employment land 

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

locations is being eroded by a proliferation of non-employment uses  

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

Shopping Centres 

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

from selling products to experiences 

¶ Increasing footfall in the town centre 

¶ The impacts of the night-time economy in the Town Centre  

¶ Maintaining Eastbourne as a modern-day tourist destination 

¶ Ensuring the provision of right quantity and quality of tourist accommodation 

2.2.17. Eastbourne®s economy is valued at over ¾2.1 billion, although economic growth over 

recent years has been slow. The local economy remains heavily dependent on 

lower-value service industries such as accommodation and food services, health and 

social care, and retail. While these sectors provide substantial employment 

opportunities, they contribute relatively modest economic value. Jobs in these 

industries are typically lower-paid, and in Eastbourne, more than one-third are part-

time. 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. 
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2.2.18. 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 qualiĜcations. A lower proportion of the 

workforce is employed in higher skilled occupations than the regional average. 

2.2.19. Employment projections forecast that there will be approximately 3,300 jobs created 

in Eastbourne between 2025 and 2042, which exceeds previous trends and 

indicates that there are limited ongoing impacts on employment levels of the COVID-

19 pandemic. The forecasts suggest that over the next 15 years the 

­Accommodation and Food® sector will see the biggest growth, with moderate growth 

in a number of other sectors including ICT, ­Professional services®, and ­Business 

Support Services®.  While major inward investment opportunities are likely to be 

limited, Eastbourne does beneĜt from a vibrant freelance and small business 

community, and the town boasts strong rates of business start-ups and survival, 

reflecting a resilient and entrepreneurial local economy. 

2.2.20. The Town Centre is the major focus for Eastbourne®s economy. Eastbourne Town 

Centre contains over half of the town®s ofĜce floorspace, along with just under half of 

the 260,000 sqm of retail floorspace. In retail terms, the Town Centre is estimated to 

have a catchment population of around 260,000 people, and is considered to be 

relatively affluent. A high proportion of shopping trips are linked with other activities 

due to the healthy leisure provision in the Town Centre, including food-led leisure 

activities, successful art galleries, theatres, and other cultural institutions.  

2.2.21. The role of Eastbourne as a gateway into the South Downs National Park is also an 

important sector in the borough®s economy, and the natural environment plays a 

signiĜcant role in making Eastbourne an attractive visitor destination.  

2.2.22. Eastbourne Town Centre has fared reasonably well over recent years in comparison 

to other similar locations. It remains healthy and performs well, and public and 

private investments such as those directed towards extending the Beacon Shopping 

Centre and improving the public realm through the Eastbourne Town Centre Public 

Realm Improvement Scheme have contributed to making the Town Centre an 

appealing place to spend time. However, town centres across the country are 

undergoing signiĜcant changes due to the contraction of traditional retailing, and the 

Town Centre needs to adapt to changing circumstances. 

2.2.23. Hospitality-related employment is also clustered in and around the town centre and 

seafront area, and tourism is one of the largest contributors to the Eastbourne 
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economy. In 2024, 4.8 million day visitors and over 750,000 overnight trips to 

Eastbourne generated over ¾500 million for the local economy and supported 23% 

of all jobs in Eastbourne, providing employment to over 9,000 people10. Making 

better economic use of the seafront and enhancing the contribution of the Borough®s 

conference facilities can help drive up the contribution of tourism to the Borough®s 

economy. 

2.2.24. Whilst the majority of visits to Eastbourne are in the form of daytrips, the 768,000 

overnight trips generated around 55% of the tourist spend. Encouraging more 

overnight stays to Eastbourne will have a more signiĜcant economic beneĜt, 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. 

2.2.25. Eastbourne needs to grow, diversify and strengthen its business base, and it must 

create new, higher-value jobs. The Economy Strategy seeks to target sectors 

including health & care; creative, digital & IT; advanced engineering; and tourism. 

Local residents need the skills to thrive in the emerging economy, and the Town 

Centre and Seafront must continue to evolve to stay competitive and to attract 

investment.  

Quality Environment 

Summary of Issues: 

¶ The contribution that the South Downs National Park makes to Eastbourne 

¶ Potential landscape impacts of buildings on views to and from the South Downs 

National Park 

¶ Protection of water quality 

¶ Achieving biodiversity net-gain on development, which is a mandatory 

requirement of national policy 

¶ The need to protect natural and semi-natural greenspaces and wildlife habitats 

 

10 Destination Research, Economic Impact of Tourism in Eastbourne (2024) 
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¶ Ensuring that development has an enhancing impact on the quality of 

townscape 

¶ The protection of historic buildings in a manner that enables them to retain a 

viable use 

¶ Impact of new development on heritage assets 

2.2.26. Eastbourne is well known for its high-quality natural and built environment, including 

over 4 miles of outstanding unspoilt coastline which includes Beachy Head and the 

Heritage Coast. It is a gateway to the eastern end of the South Downs National Park, 

which accounts for over 40% of the Borough®s area and is under the planning 

jurisdiction of the South Downs National Park Authority. The Borough®s downland 

includes 485 hectares (1,200 acres) of open access land as well as sites of special 

scientiĜc interest (SSSI). In 2020, Eastbourne Borough Council and the South 

Downs National Park Authority published the Eastbourne Downland Whole Estate 

Plan (WEP) 2020-2045, which sets out how the Downland Estate will be protected 

and enhanced, to ensure its long-term sustainability with focus on ­natural capital® 

and treating the environment as a key economic asset. It is important that new 

development respects the setting of the South Downs National Park and the 

contribution that it makes to Eastbourne. 

2.2.27. Eastbourne has a number of recognised sites of biodiversity importance. The East 

Sussex and Brighton & Hove Local Nature Recovery Strategy identiĜes Areas of 

Particular Importance for Biodiversity (APIB) and Areas that Could become Areas of 

Particular Importance (ACIB). The largest habitat in Eastbourne is coastal & 

floodplain grazing marsh, and there are also signiĜcant areas of lowland calcareous 

grassland and deciduous woodland within the South Downs part of the Borough. In 

2024, there were 17,420 records of protected or notable species in Eastbourne, 

including the National Park area11. There are also 13 sites designated as Local 

Wildlife Sites within the plan area. As well as the inherent value to ecosystems, 

natural capital has a wide range of beneĜts including increasing climate resilience, 

providing shade and cooling, and improving health and wellbeing of residents.  

2.2.28. The Pevensey Levels, located less than a mile from the eastern boundary of 

Eastbourne Borough, is a designated Ramsar site, National Nature Reserve (NNR), 

 

11 Sussex Biodiversity Record Centre, Eastbourne Biodiversity Monitoring Report 2023/24 
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Special Area of Conservation (SAC) and SSSI. Although this is not within the 

Borough, it is within very close proximity and is hydrologically linked with Eastbourne 

Park. Eastbourne is also part of the ­Hailsham to Eastbourne Natural Capital 

Investment Area® which is an area that includes upstream tributaries to Pevensey 

Levels SAC and Ramsar. This means that water resources are an issue, with 

constraints on wastewater, flooding and the need for no adverse effect on Pevensey 

Level. 

2.2.29. In addition to this, Eastbourne has a rich historic environment from which the very 

character of the town is derived. Eastbourne has over 250 listed buildings and 

almost 10 per cent of the built-up area is protected with Conservation Area status. 

Not only does this high townscape quality increase tourism, but it also makes the 

town an interesting and varied place to live. 

Thriving Communities 

Summary of Issues: 

¶ The provision and quality of outdoor sport and recreation facilities 

¶ The need to meet requirements for additional indoor sport and recreation 

facilities 

¶ Inequalities across the town in access to outdoor green space and distribution 

of children®s play space 

¶ Loss of indoor and outdoor community spaces 

¶ The need for safe travel routes for walking, wheeling and cycling 

¶ The need for a choice of means of transport 

¶ The need for the public realm to support social interactions 

¶ Experience and fear of crime and anti-social behaviour 

¶ The need for further space for allotment and community food growing 

¶ Inequalities across the town for purchasing healthy food 

¶ Issues with localised occurrences of littering and pollution associated with the 

provision of takeaway food 
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2.2.30. Thriving Communities are communities where people are healthy, safe and have 

access to activities and opportunities to help them thrive.  They encourage active 

and healthy lifestyles, and create living environments that support social interaction 

for people of all ages.  

2.2.31. Eastbourne has an older age proĜle, and the average age of the population has been 

rising over recent years to 45.3 in 2024. 24.9% of Eastbourne®s population is aged 

over 65, and there is a particularly high percentage of people aged over 85 

compared to national averages.  In 2024, there were approximately 16,000 children 

under the age of 15, which at 15.2% of the population is a lower proportion than the 

national average. 4,342 children live in low-income families (those with incomes of 

less than 60% of the median income)12. 

2.2.32. Eastbourne is ranked 96th (of the 296 local authorities in England) in terms of 

deprivation13, but deprivation is localised. There is a sharp contrast in localised 

deprivation with eight out of 60 local areas in Eastbourne falling within the 10% most 

deprived in the country, yet two others are within the 10% least deprived. 

Eastbourne appears to suffer more from deprivation relating to employment and 

income, and relatively less from deprivation relating to living environment and 

barriers to housing and services. 

2.2.33. Life expectancy at birth was slightly lower than national expectations at 83.5 years 

for women and 78.9 years for men in 2025. However, life expectancy is signiĜcantly 

lower in deprived areas of the Borough.  

2.2.34. Eastbourne®s population suffers more than average from poor health, with 6.2% of 

Eastbourne®s population describing themselves as having bad or very bad health at 

the 2021 Census. There are nearly 22,000 people with a limiting long-term illness, 

representing 21% of the total resident population, which is partly reflective of an 

ageing population. In addition, 63.9% of the population was considered to be 

overweight or obese in 2025, and just 30.9% of the population are estimated to eat 

at least 5 portions of fruit and vegetables a day. Over 10% of Eastbourne®s 

population provided unpaid care for others at the 2021 Census. 

 

12 East Sussex in Figures 

13 Index of Multiple Deprivation (2025) 
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2.2.35. People®s quality of life is related to the quality of the environment. In promoting 

healthy communities, access to high-quality open spaces can make an important 

contribution to health and wellbeing. Eastbourne has a generous quantity of outdoor 

recreational and amenity open space, with Eastbourne Park as a green open space 

in the centre of the urban area. Eastbourne also has 20 spaces protected in 

perpetuity through Fields in Trust QEII status. 

2.2.36. Crime can cause signiĜcant social and economic problems to communities. The 

overall crime rate in Eastbourne of circa 110 crimes per 1,000 population (all 

recorded offences) is higher than the national average of 87 per 1,000 population in 

the twelve months to April 2025, which represents a slight increase on the previous 

year.  

Homes for All 

Summary of Issues: 

¶ The need to accommodate new housing in the context of physical and 

environmental constraints 

¶ Ensuring an appropriate mix of types and sizes of accommodation to suit 

population needs and the town®s aspirations 

¶ Need for affordable housing and impact that this has on development viability 

¶ The need for older people®s housing  

¶ Adaptable homes and the ways that this could be provided 

¶ Ensuring sustainable design and layout of residential areas 

¶ Pressure to reduce size of accommodation 

¶ The potential impacts of Houses in Multiple Occupation 

¶ Requirement to help facilitate self-build and custom housebuilding 

¶ Need for Gypsy and Traveller accommodation 

2.2.37. Eastbourne®s resident population of over 104,000 people is accommodated in fewer 

than 50,000 homes. Around 36% of Eastbourne®s existing housing stock comprises 

of flats, with terraced housing making up 24%, semi-detached 22% and detached 
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17%. There are around 6,000 affordable homes provided by the Council or by 

registered providers of social housing.  

2.2.38. Since 2006, over 4,000 new homes have been built in Eastbourne at an average of 

208 new homes per year. However, this headline Ĝgure is heavily influenced by 

strong delivery between 2006 to 2009. In the aftermath of the 2008 Ĝnancial crisis, 

housing delivery declined signiĜcantly, but over the last Ĝve years, 900 new homes 

have been built at an average of 180 homes per year. This trend mirrors the national 

pattern of housing completions where housing completions have remained 

consistently below historic levels in recent years.  

2.2.39. Housing delivery in Eastbourne has been reliant on small sites. Over 75% of the 

homes delivered since 2006 have been on sites accommodating less than Ĝve units. 

Just 83 out of the 805 sites developed for housing have delivered 10 or more 

homes. New homes have been delivered through new builds, redeveloping existing 

sites, subdividing existing housing and changes from non-residential uses. Since 

2006, new build schemes have contributed the highest number of homes (28%); 

however, the majority of these were between 2006 and 2009 prior to the global 

Ĝnancial crisis. In recent years, there have been higher numbers of homes delivered 

through subdivision and change of use. Since 2006, 80% of the new homes that 

have been delivered have been in the form of flats.   

2.2.40. Access to safe, secure and affordable housing is fundamental to supporting the 

health and independence of residents, creating sustainable communities and 

promoting economic growth. This means delivering new homes is necessary to meet 

the growing population and help attract new working age households that will 

contribute to the economy.  

2.2.41. The number of homes needed in the plan area is calculated using the standard 

method that is set out in national policy. The Local Housing Need for Eastbourne is 

calculated as 690 homes per annum over the plan period. Based on the proĜle of 

households and how this is expected to change over time, the greatest need in 

future is expected to be for mid-sized homes (2-3 bedrooms)14 . 

2.2.42. Affordability is an issue for the town®s residents, which also has an impact on 

migration.  In the context of the wider area, average house prices in Eastbourne are 

 

14 Eastbourne Local Housing Needs Assessment (2025) 
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low, which means the town is an attractive place to relocate to. However, the 

relatively low wages of people working in the town means that residents can Ĝnd it 

difĜcult to afford housing in the area. 

2.2.43. The average house price in Eastbourne in 2024 was ¾280,000, and the average 

annual earning of people working in Eastbourne was ¾33,009. This means that 

average house prices are 8.48 times the average earnings, which represents a 

signiĜcant increase in the affordability ratio over the last 20 years15.  There have 

been recent reductions in house prices from the 2023 peak, but this is unlikely to be 

a longer-term trend. 

2.2.44. The number of dwellings in Eastbourne exceeds the recorded number of 

households, suggesting that almost 8% of the dwelling stock is not usually occupied 

by households. These dwellings could be vacant for a number of reasons, but a 

proportion are likely to be second homes or short-term holiday lets. 

2.2.45. In addition, the composition of households has been changing, with a trend towards 

more people living alone. Around 36% of households in Eastbourne are occupied by 

a single-person, but despite an increase in the number of single-person households, 

the average household size has increased over the last 20 years. This suggests that 

larger households are staying together, possibly because people are unable to 

access housing to move out. 

Effective Infrastructure 

Summary of Issues: 

¶ Parts of the road network running at, or over, capacity due to increased 

reliance on private cars 

¶ Capacity of the sewer network can be constrained at times when surface water 

inundates the sewer network or tide-locking occurs. 

¶ The likely signiĜcant impacts of substantial planned development in the South 

Wealden area on the Borough®s infrastructure  

 

15 OfĜce for National Statistics, House price to workplace-based earnings ratio 
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¶ The effectiveness of the current arrangements to allow funding infrastructure 

through development contributions 

¶ The Ĝnancial viability of development in Eastbourne is marginal and there is a 

limit to what the Local Plan can expect from development whilst ensuring that it 

is deliverable 

2.2.46. The provision of effective infrastructure alongside new housing and employment 

development is crucial in helping to create and maintain sustainable communities. 

Infrastructure refers to the provision of facilities, services and installations that are 

required to make development acceptable and sustainable, support the needs of the 

community, enable the local economy to thrive and help to ensure that those living, 

working in or visiting Eastbourne experience a good quality of life. 

2.2.47. Proposals for growth and development often raise concerns about the capacity of 

the existing infrastructure. It is important to have realistic expectations about what 

can be achieved via the planning system and prioritise what is necessary, both to 

facilitate new development and to sustain it in the longer term. 

2.2.48. It is also important to be clear about what the Local Plan cannot do, which is to 

expect developers to fund solutions for existing infrastructure problems or seek 

provision of new infrastructure over and above that necessary to make the impacts 

of the planned development ­acceptable® and the development sustainable on 

balance. 

2.2.49. The NPPF requires local planning authorities to work with other authorities and 

providers to assess the quality and capacity of infrastructure and its ability to meet 

forecast demand. Local plans must identify priority areas and ensure that there is a 

reasonable prospect that planned infrastructure is deliverable in a timely fashion. 

2.2.50. An Infrastructure Delivery Plan (IDP) has been prepared alongside the Local Plan. It 

is an essential background evidence document to achieve a comprehensive 

understanding of existing infrastructure capacity and provision of services across 

the Borough and to identify any existing deĜciencies which are likely to be a 

signiĜcant constraint to new development.  

2.2.51. The IDP includes deĜned infrastructure projects considered necessary to make new 

development sustainable, based on robust evidence. The Infrastructure Delivery 

Schedule will identify the funding sources, timescales for delivery and 

responsibilities for provision alongside full costs where available. 
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3. Vision and Objectives 

3.1. Vision 

3.1.1. The Vision provides a guide for the kind of town Eastbourne should be by the end of 

the plan period (by 2042), and therefore what the Local Plan should seek to achieve. 

It sets out the ambitions for Eastbourne as a place and provides a clear picture of the 

role that development should play in creating a sustainable future for the town. 

Eastbourne 2042: A Thriving, Connected, and Inclusive Coastal Town 

By 2042, Eastbourne will be a vibrant, forward-looking seaside town that celebrates its 

rich heritage while embracing innovation and sustainability, and responding to the 

challenges of climate change. It will be a place where people of all ages and 

backgrounds choose to live, work, and visit ² drawn by its quality of life, natural beauty 

and dynamic economy. 

Eastbourne will offer a diverse mix of high-quality, energy-efĜcient housing where 

families, smaller households and Ĝrst-time buyers will Ĝnd homes that meet their 

needs within well-designed neighbourhoods that foster community spirit and 

wellbeing. Victorian architecture and conservation areas will be respected and 

cherished, and complemented by the integration of modern and innovative design into 

the urban area.  

The town will be seamlessly interconnected, with safe, attractive routes for walking, 

cycling and public transport complementing the wider transport network and 

promoting modal choice. Growth will be directed to areas with high accessibility to 

services and facilities, and a range of travel options will help to ensure that movement 

around the town is easy, efĜcient and sustainable. 

Green spaces will be central to Eastbourne®s identity, and these spaces will support 

community wellbeing, biodiversity and climate resilience. Eastbourne Park will 

continue to play a vital role in protecting the town from flooding, alongside the coastal 

defences on our seafront. The town will promote active lifestyles through access to 

leisure and sporting facilities and health-focused design, advancing physical and 

mental wellbeing for all. As the gateway to the South Downs National Park, the natural 
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landscape will be celebrated and protected, forming the backdrop to a town full of life 

and opportunity. 

Eastbourne®s economy and workforce will be productive, resilient, and inclusive, with 

strong and innovative Creative and Digital, Health and Care, and Advanced 

Engineering sectors, flexible and affordable working opportunities, and shared 

workspaces. The Town Centre will evolve into a mixed-use hub, with residential 

developments revitalising underutilised sites. It will offer a rich retail experience, 

complemented by a cafĄ and restaurant culture and a vibrant night-time economy, 

whilst retail hubs outside of the Town Centre will remain strong. Tourism will remain a 

cornerstone, attracting high-spending visitors through the well-maintained built 

heritage, flagship conference facilities, international sports and high-quality events. 

3.2. Objectives 

3.2.1. A series of strategic objectives identify what needs to be done, working with 

partners, in order to achieve the vision, and identify speciĜc, critical issues that need 

to be addressed through planning policies. They will also help to measure the 

effectiveness of those policies once they are in place. Although the objectives have 

been identiĜed by theme, many of them will have relevance to more than one 

thematic area.  

Climate Resilience 

Objective 1: To ensure that development minimises carbon through the use of low 

carbon building materials, energy efĜcient design, renewable energy generation, 

and low carbon transport measures.  

Objective 2: To achieve modal choice and reduce reliance on the carbon-emitting 

private car by focusing development on places where people can access everyday 

needs via sustainable transport, and delivering new cycleways, footways and 

enhanced public transport connectivity linking services, facilities and communities.  



26 | P a g e Eastbourne Local Plan 2025-2042 

 

Objective 3: To improve the resilience of the Borough to flooding from all sources 

and other impacts of climate change, and not increase the risk of flooding through 

new development. 

Prosperous Economy 

Objective 4: To stimulate growth in the economy and increase value to local 

people through diversifying the employment offer and delivering workspace with a 

focus on the Creative and Digital economy, and the Health & Care and Advanced 

Engineering sectors.  

Objective 5: To ensure that the Town Centre retains its status as the main central 

business district that serves Eastbourne and the surrounding area, through 

increasing the range and variety of uses, creating flexible workspace, and 

delivering transport and public realm improvements, whilst also supporting the 

vitality and viability of other District and Local Centres.  

Objective 6: To increase the value of tourism to the town through building on the 

high-quality conferencing and cultural facilities, strengthening links to the South 

Downs National Park, and providing an appropriate balance of quality tourist 

accommodation in areas where visitors expect to Ĝnd it.  

Quality Environment 

Objective 7: To protect and extend the network of trees and green spaces across 

the town through the delivery of green infrastructure including greening 

development, tree establishment, and the creation of new green spaces to support 

nature recovery. 

Objective 8: To protect environmental amenity by minimising harm from noise, 

lighting, air pollution and land contamination, ensuring development supports a 

healthy and high-quality environment. 

Objective 9: To facilitate high standards of design and distinctive local places that 

maintain and enhance the quality of historic environment, townscape and 

landscape, including views to and from the South Downs National Park. 
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Thriving Communities 

Objective 10: To improve cohesion and support for our communities through the 

delivery of appropriate and accessible services and facilities that enhances the 

opportunities for public participation in society.  

Objective 11: To improve the health, wellbeing and quality of life for people in the 

most deprived areas of the Borough.  

Objective 12: To create places that encourage and allow people to pursue active 

and healthy lifestyles irrespective of their age or ability and reduce health 

inequalities. 

Homes for All 

Objective 13: To deliver a mix of homes and accommodation that meets the needs 

of the Borough and makes efĜcient use of land, including larger family housing, 

smaller units and housing suitable for Ĝrst-time buyers.   

Objective 14: To provide genuinely affordable homes that meet the varying needs 

of our population, including the needs of those from all age groups at different 

stages of life and those with a requirement for specialist housing. 

Objective 15: To deliver high-quality sustainable construction that maximises 

energy efĜciency and reduces domestic energy consumption in new homes. 

Effective Infrastructure 

Objective 16: To ensure that development sites are delivered in a way that 

alleviates the impacts that they create through the provision of appropriate 

infrastructure, delivered in the right locations and at the right time to meet both 

current and future community needs. 

Objective 17: To co-ordinate infrastructure investment to enable timely delivery, 

including through mechanisms such as Community Infrastructure Levy (CIL) and 

planning obligations. 

Objective 18: To support communities by safeguarding existing infrastructure, 

services, facilities, and valued community assets. 
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4. Strategy 

4.1. Spatial Strategy 

4.1.1. The NPPF requires that local plans have an overall strategy for the pattern, scale and 

quality of development, and make sufĜcient provision for housing, employment, 

retail, leisure and other commercial development needs. This means that the Local 

Plan must set out a housing requirement for the plan period, identifying the number 

of homes that are required to be delivered each year.  

4.1.2. The local housing need in Eastbourne is calculated, using the ­Standard Method®, as 

11,730 homes over the plan period between 2025 and 2042 (690 homes per year). 

The need for employment space between 2025 and 2042 is identiĜed as 37,300 sqm 

of employment (ofĜce, industrial and warehouse) floorspace, whilst the need for 

retail space is identiĜed as an additional 2,050 sqm of comparison goods floorspace.  

4.1.3. The NPPF expects local plans to meet their identiĜed need for housing and 

employment uses, unless there are strong reasons for restricting the overall scale, 

type or distribution of development in the plan area; or the adverse impacts of 

meeting the need would signiĜcantly and demonstrably outweigh the beneĜts when 

assessed against the NPPF as a whole. 

Spatial Development Strategy 

4.1.4. There are strong reasons why Eastbourne is unable to meet its development needs 

in full. The town is surrounded by the protected downland of the South Downs 

National Park to the west, the English Channel to the south, and the boundary with 

Wealden District to the north and east, and much of the land through the central 

area known as Eastbourne Park is functional floodplain that serves as a flood 

alleviation scheme. These physical and environmental constraints limit the amount of 

land that is available to develop.  

4.1.5. There are relatively few opportunities for expansion, so it will be vitally important to 

make the most efĜcient use of land as possible, through the provision of higher 

density development in appropriate locations.  

4.1.6. Being a relatively compact town, Eastbourne has strong potential for a ­modal shift® 

from reliance on the private car towards active travel and sustainable transport 
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alternatives. Modal choice can be influenced by ensuring that new development is 

located in accessible locations; makes high-quality provision for walking and cycling 

infrastructure; supports alternatives to the private car; and concentrates services 

and facilities to enable easier sustainable transport connections. 

4.1.7. Developing sites in locations that are within walking distance of a range of services 

and facilities and public transport provision at higher densities means that the most 

efĜcient use of land can be made whilst supporting modal choice. It also means a 

strong emphasis on focusing development on previously developed sites within the 

urban area, which reflects national policy to make as much use as possible of 

brownĜeld sites to meet development needs. 

4.1.8. Even at increased densities, the town does not have sufĜcient land to meet housing 

need without damaging the Borough®s character and environment. In order to meet 

as much as possible of the housing need for Eastbourne, other options for 

development on the edge of the built-up area must be considered to ensure that the 

Plan is positively prepared.  

4.1.9. However, the green space in the central area of the town outside of the built-up area, 

known as Eastbourne Park, serves as a flood alleviation scheme that provides flood 

storage to compensate for the past loss of land to development and to 

accommodate the associated increase in drainage flows. It is important for the 

functioning of the scheme that land in Eastbourne Park can store water in times of 

flooding, and therefore the loss of land that provides flood storage as part of the 

Eastbourne Park Flood Alleviation Scheme will be resisted. 

4.1.10. The spatial strategy provides a balanced, sustainable approach to growth, aiming to 

meet as much of the town®s development needs as possible while minimising 

climateȤchange impacts. It does this by steering development away from areas most 

vulnerable to flooding, protecting the town®s most valuable green spaces and 

habitats, and ensuring that infrastructure is capable of supporting future growth. 

Central to this strategy is the prioritisation of brownĜeld land for development, with 

an emphasis on achieving higher densities in areas that beneĜt from good access to 

services, facilities, and sustainable transport options. Where appropriate, extensions 

to the built-up area will be brought forward to accommodate growth in a planned 

and coordinated manner. 

4.1.11. The strategy reflects the Borough®s distinct characteristics and provides a clear 

framework for guiding development to the most suitable locations. The principles 

underpinning this approach are set out in the policy below and will help ensure that 
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future development contributes positively to the town®s character, connectivity, and 

long-term resilience. 

Policy SS1: Spatial Development Strategy 

During the plan period up to 2042 the Local Plan will: 

¶ Promote high-quality development that meets the needs of local communities, 

while ensuring that growth is balanced through the protection and 

enhancement of essential local services, safeguarded employment land, leisure 

and community facilities, and valued green and open spaces. 

¶ Support the regeneration and revitalisation of the Town Centre and enhancing 

the Seafront as key areas for investment and improvement. 

¶ Strengthen the sustainability of neighbourhoods by facilitating development 

that delivers health, social, environmental, and economic beneĜts. 

¶ Encourage sustainable travel patterns by promoting development that places 

more residents within walking distance of key services, facilities, and public 

transport thereby supporting modal choice away from car dependency. 

Development will be permitted within the built-up area boundary (as identiĜed on 

the Policies Map) subject to compliance with other policies in the Local Plan. With 

the exception of sites allocated in this plan, development outside of the built-up 

area boundary will not be permitted.  

The strategy for development focuses on the sequential use of land, which 

prioritises development in the following locations: 

1. Within the Town Centre, the most efĜcient use of previously developed land 

should be made through high-density development and the provision of taller 

buildings to reflect the wide range of services and facilities within walking 

distance and strong public transport provision.  

2. In other locations that have good accessibility to services and facilities, 

development should be provided at higher densities to make the most efĜcient 

use of previously developed land in sustainable locations.  

3. Elsewhere within the built-up area boundary, development should make 

efĜcient use of previously developed land, but the density of development 
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Promoting Sustainable Transport 

4.1.12. One of the biggest contributors to carbon emissions in Eastbourne is the use of the 

private car.  People in Eastbourne generally travel relatively short distances to their 

place of work, yet a signiĜcant proportion still drive. Eastbourne also has high 

numbers of people who travel into and out of the Borough for work, and the majority 

of these people also commute by car.  

4.1.13. Being a leisure and tourist destination means that people visit the town, particularly 

the town centre and seafront. Over 5 million people visit the town on daytrips or 

overnight stays per year, and many more will go into the town centre for shopping 

trips or other leisure purposes, which can also have a signiĜcant impact on the 

transport network.  

4.1.14. The Local Plan can play a fundamental role in reducing carbon emissions and 

tackling climate change through shaping the nature, pattern and quality of 

development, reducing the need to travel and facilitating changes in societal 

behaviour that promote a modal shift away from the private car to more sustainable 

modes of transport. The Local Plan sets out a vision-led approach to promoting 

sustainable transport within Eastbourne, in line with the Local Transport Plan 4 and 

DfT Circular 01/2022. Using an adaptive ­monitor and manage approach® will allow 

travel patterns and impacts on the transport network to be considered dynamically 

over the plan period rather than relying on long-term predictions. 

4.1.15. Eastbourne has a number of advantages that make it a prime location for increased 

sustainable transport use. The density of the town means that the majority of people 

are located in close proximity to the services and facilities that they require, and the 

town centre has a public transport hub that is well served from other parts of the 

town. Eastbourne is also generally flat, meaning cycling and walking is easier, and 

should be appropriate for its proposed use and also relate well to the 

surrounding uses and the character of the area. 

4. Sites in sustainable locations on the edge of the existing built-up area boundary  

where they are not part of the Eastbourne Park Flood Alleviation Scheme. 

Employment and commercial development should be focused in designated areas 

including town centres, industrial estates and tourist areas.  
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technology such as electric bikes can help overcome topographical issues found in 

the western part of town. 

4.1.16. The strategy seeks to deliver the greatest number of homes in areas that have high 

levels of accessibility to a wide range of services and facilities and are well served by 

active travel and sustainable transport options, or where improvements can be made 

to make them so, to increase modal choice options. 

4.1.17. In support of reducing carbon emissions, promoting healthier lifestyles, and 

recognising the growing appeal of car-free living, particularly within the town centre, 

the Council will work in partnership with East Sussex County Council and other 

relevant agencies to create a transport network that offers residents a wider range of 

attractive, safe and reliable travel choices. While residents will continue to require 

convenient access to key services beyond the town centre, the Council will seek to 

increase the proportion of journeys made by sustainable and active modes of 

transport, achieving a minimum 15% shift towards walking, cycling, public transport 

and other alternatives to private car use by the end of the plan period. This will be 

facilitated by: 

¶ Requiring new development to facilitate walking, wheeling and cycling and 

public transport as the primary method of day-to-day travel 

¶ Identifying ­sustainable movement corridors® where buses, walking and cycling 

should be considered as the primary mode of transport and priority for 

improvements 

¶ Continued investment, scheme delivery and promotion of the health and 

wellbeing beneĜts of cycling and walking, coupled with greater uptake of e-

bikes, could signiĜcantly increase cycling and walking mode share for trips 

within the Borough  

¶ Requiring ­car free® development in the Town Centre and reduced parking in 

other accessible locations, supplemented by on-street or development-based 

shared-mobility options 
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Policy SS2: Promoting Sustainable Transport 

Eastbourne Borough Council will promote development that prioritises active 

travel and reduces reliance on private cars. This will be achieved by ensuring that: 

¶ Development is located in areas with good access to schools, shops, jobs, and 

services via walking, wheeling, cycling, and public transport, thereby reducing 

the need to travel by car. 

¶ Design and layout of new development prioritises people walking, wheeling, 

cycling and using public transport users over motorists, enhancing connectivity 

between neighbourhoods. 

¶ Development minimises the need to travel and mitigates transport impacts 

where necessary, including through travel planning and infrastructure 

contributions. 

¶ Contributions are made to improve local active travel and sustainable transport 

networks, particularly on ­sustainable movement corridors®. 

¶ Parking provision is minimised in accessible locations, with access to shared 

mobility options such as car clubs and on-street shared vehicles.  

The Council will work collaboratively with East Sussex County Council and other 

relevant agencies to:  

¶ Support the expansion and improvement of public transport services, including 

bus frequency, reliability and coverage. 

¶ Encourage enhancements to rail services and improved interchanges between 

bus and rail networks, facilitating seamless multimodal travel. 

¶ Develop a high-quality network of walking, wheeling and cycling routes 

throughout the Borough, aligned with the Local Cycling and Walking 

Infrastructure Plan (LCWIP). 

¶ Promote safer streets through trafĜc calming, lower speed limits, and improved 

pedestrian environments, supporting healthier and more inclusive 

communities. 
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4.1.18. The promotion of sustainable transport is essential to achieving Eastbourne®s climate 

change objectives and improving public health, air quality, and accessibility. The 

Borough®s compact urban form, relatively flat topography, and existing public 

transport infrastructure provide a strong foundation for encouraging modal shift 

away from private car use. 

4.1.19. Locating development in areas with high accessibility to services and facilities 

reduces the need for car travel and supports more inclusive communities. 

Prioritising walking, cycling, and public transport in the design of new development 

helps create safer, healthier, and more connected neighbourhoods. 

4.1.20. Limiting parking provision in new development and supporting shared mobility 

options encourages modal shift and makes more efĜcient use of land. Investment in 

active travel infrastructure and public transport services will enable residents and 

visitors to choose sustainable modes of travel, contributing to a reduction in carbon 

emissions and trafĜc congestion. This should be a priority on the following 

­sustainable movement corridors®: 

¶ A259 West (High Street/The Goffs) 

¶ A259 East (Seaside/St Anthonys Avenue/Pevensey Bay Road) 

¶ A2290 (Lottbridge Drove) 

¶ A2270 (Upperton Road/Willingdon Road) 

¶ A2021 (Kings Drive/Lewes Road/Whitley Road) 

4.1.21. This policy aligns with national planning guidance and the East Sussex Local 

Transport Plan 4, which emphasises the importance of integrated transport networks 

and healthy place-making. It also supports wider strategic goals around climate 

resilience, economic vitality, and social equity. 

  

By the end of the plan period, the Council aims to achieve a minimum 15% modal 

shift away from private car use, supported by continued investment, scheme 

delivery, and promotion of the health and wellbeing beneĜts of active travel. 
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Eastbourne Park 

4.1.22. The strategy seeks to protect the role that Eastbourne Park plays in mitigating flood 

risk in the town.  

4.1.23. Eastbourne Park is a flat, low-lying landscape of approximately 400 hectares of 

grazed wetland at the centre of Eastbourne. It provides a 'green heart' for the town, 

supports local biodiversity and is an important asset for the residents and visitors of 

Eastbourne. However, its primary role is as an essential flood storage area: it has a 

fundamental role in mitigating the effects of flooding on much of the surrounding 

built environment. The strategy for growth seeks to protect Eastbourne Park as an 

important flood alleviation scheme that protects the town from flooding. 

Policy SS3: Eastbourne Park 

Eastbourne Park will be protected, enhanced, and sensitively managed as a 

multifunctional green space that maintains its essential role as a flood storage area 

that helps mitigate the effects of flooding on the surrounding built development, 

supports biodiversity and climate resilience, provides sustainable leisure and 

recreation opportunities, and preserves its archaeological and cultural heritage.  

Within the Eastbourne Park boundary (as identiĜed on the Policies Map), 

development proposals will only be permitted where it can be demonstrated that 

they:  

¶ contribute to the enhancement of Eastbourne Park as an area of importance for 

flood mitigation, ecology, archaeology or leisure/recreation;  

¶ do not compromise Eastbourne Park®s vital role as an area for flood storage and 

mitigation; and 

¶ maintains the open, wetland character of Eastbourne Park and avoids visual 

intrusion. 

Proposals for renewable energy infrastructure may be permitted where it can be 

demonstrated that it:  

¶ would have exceptional public beneĜt that cannot be achieved elsewhere in the 

Borough;  

¶ avoids harm to designated habitats and archaeological assets; 
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4.1.24. The Eastbourne Park Flood Alleviation Scheme was constructed in the early 1990s 

to provide sufĜcient flood storage to compensate for the loss of land to development 

and to accommodate the associated increase in drainage flows. It consists of four 

flood attenuation lakes and the intervening park area to store water in periods of 

fluvial flooding. The system then discharges to the sea via two outfalls: Crumbles 

outfall and Pevensey outfall.  

4.1.25. The storage capacity of the Eastbourne Park Flood Alleviation Scheme is required to 

store the 1 in 100 storm event for a 100-year lifespan, considering the effects of 

climate change. It is important for the functioning of the scheme that land between 

the lakes can store water in times of flooding, so it is vital that land within Eastbourne 

Park that is within the 1 in 100-year flood extent is protected. This means that most 

of Eastbourne Park has been designated as functional floodplain.  

4.1.26. With increasing climate variability and more frequent extreme weather events, 

safeguarding this function is vital for community resilience and infrastructure 

protection. The policy ensures that any development within Eastbourne Park does 

not compromise this role and instead contributes positively to flood mitigation 

efforts. 

4.1.27. East Sussex County Council, in partnership with the Environment Agency, 

Eastbourne Borough Council, Wealden District Council, the Pevensey & Cuckmere 

Water Level Management Board and Southern Water are progressing with the Blue 

¶ would not have an unacceptable landscape impact; 

¶ is situated in a technically optimal location for the proposed energy type; and 

¶ would have minimal land disturbance, with infrastructure designed to be 

temporary, reversible, and low-proĜle. 

All proposals must demonstrate no net increase in flood risk and should contribute 

to the Park®s role in natural flood management. 

Proposals for increasing flood storage capacity should be designed to provide 

enhancements to existing biodiversity and avoid impact on signiĜcant 

archaeological interests. 

Proposals for improved public access, including walking and cycling routes, and 

other leisure and recreation uses will be supported where they would not result in 

an unacceptably detrimental impact on wildlife and ecology. 



 

Eastbourne Local Plan 2025-2042 P a g e | 37 

 

Heart Project, which is a flood risk management initiative that uses smart technology 

to improve understanding and management of the water levels across Eastbourne 

Park to help mitigate the risk of flooding in Eastbourne. 

4.1.28. In addition to its role in flood defence, it is an important area for biodiversity. 

Although the Park contains nationally rare wildlife habitats and species, it does not 

currently have any statutory environmental protection, although it is designated as a 

Local Wildlife Site. Protecting and enhancing these habitats in Eastbourne Park 

aligns with the Local Nature Recovery Strategy.  

Figure 2 - Eastbourne Park  

 

4.1.29. Eastbourne Park contains an internationally important archaeological site at 

Shinewater that has been designated as a scheduled monument, with potential for 

other similar signiĜcant archaeological assets that reflect Eastbourne®s historical 

development. Protecting these features is essential for preserving the Borough®s 

cultural heritage. The policy requires that development avoids harm to these assets 

and contributes to their understanding and appreciation. 
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4.1.30. Eastbourne Park offers opportunities for low-impact leisure and recreation, such as 

walking, cycling, and nature observation. These activities support public health and 

wellbeing and are compatible with Eastbourne Park®s ecological and flood 

management functions. The policy supports improved public access where it does 

not adversely affect wildlife or ecological integrity. 

4.1.31. The policy allows for renewable energy proposals where they offer exceptional 

public beneĜt and are technically optimal for the location. This supports the 

Borough®s climate neutrality goals while ensuring that such infrastructure is low-

impact, reversible, and does not compromise the Park®s primary functions. 

Local Green Spaces 

4.1.32. In addition to Eastbourne Park, there are a number of other green spaces that are of 

particular importance to the local community, and the NPPF enables local plans to 

designate these as Local Green Spaces. The designation should only be used where 

the land is not extensive, is local in character and reasonably close to the community 

it serves. It must also be demonstrably special, for example because of its beauty, 

historic signiĜcance, recreational value, tranquillity or wildlife.  

4.1.33. Eastbourne has a large number of interspersed green spaces throughout the urban 

environment that make up a green network for the town, and all green spaces are 

important. The purpose of this policy is to designate Local Green Spaces which 

qualify and warrant special protection.  The sites identiĜed in this policy are 

designated due to their value and signiĜcance to the local community. Each site will 

hold different values and signiĜcance to the local community. This includes their 

beauty, recreational or historical value, their tranquillity or the richness of the wildlife 

they support.   

4.1.34. The sites identiĜed as Local Green Spaces are: 

¶ All Saints Park ¶ Land at Cross Levels Way 

¶ Crows Nest, Dukes Drive ¶ Five Acre Field 

¶ Hampden Park ¶ HartĜeld Square 

¶ Italian Gardens / Holywell Retreat ¶ Langney Pond 

¶ Manor Gardens and Gildredge Park ¶ Motcombe Gardens 

¶ Princes Park ¶ Sevenoaks Road Park 

¶ Shinewater Park and Winkney Lakes ¶ Sovereign Park  
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¶ Upperton Gardens ¶ Western Lawns / Wish Tower Slopes 

¶ College Green Open Space ¶ Sovereign Outer Harbour 

¶ Helen Gardens  

 

Provision of Homes 

4.1.35. The local housing need for Eastbourne of 690 homes per year is signiĜcantly higher 

than the level of housing that has been built in Eastbourne in the recent past. On the 

basis of physical and environmental constraints, the Eastbourne Core Strategy 

(2013) previously identiĜed a housing requirement of 240 homes per year between 

2006 and 2027, and the average annual housing delivery since 2006 has been 210 

homes per year.  

4.1.36. The strategy seeks to plan positively for the delivery of new homes, and a proactive 

approach has been taken to the identiĜcation of potential development sites. 

 

16 National Planning Policy Framework (2024) Paragraph 154 or as amended. 

Policy SS4: Local Green Spaces 

Local Green Spaces (as identiĜed on the Policies Map) will be protected as 

important greenspaces for the local community.  

Development will not be permitted within a Local Green Space unless there are 

very special circumstances16 where the public beneĜts of the proposed 

development would outweigh the harm that would be caused by development 

within the Local Green Space.  

Enhancements consistent with Local Green Space designation will be supported, 

and will be required where proposed development that is judged to meet the very 

special circumstances test would impact on the Local Green Space.  

Development proposals must demonstrate that they do not conflict with the 

reasons that the Local Green Space has been demonstrated to be special to the 

local community, or prejudice its role as a Local Green Space. 
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However, the physical and environmental constraints present in Eastbourne means 

that the housing requirement in the Local Plan is a capacity-based requirement, 

rather than a needs-based requirement. 

4.1.37. The Council continues to work collaboratively with neighbouring authorities and 

other relevant organisations to address strategic cross-boundary planning issues. 

Discussions are on-going with neighbouring authorities including Wealden District 

Council regarding the extent to which Eastbourne®s unmet need can be 

accommodated outside of Eastbourne®s boundaries. 

4.1.38. In identifying a capacity-based requirement for Eastbourne in the Local Plan, the 

following have been taken into account: 

¶ Sites that have already been completed within the Ĝrst year of the plan period 

2025/26 

¶ Sites that have a current planning permission where development has not yet 

been completed 

¶ Sites that have been speciĜcally identiĜed and allocated for development in the 

Local Plan 

¶ An allowance for the delivery of homes on sites that are not speciĜcally 

identiĜed in the Local Plan (known as a windfall allowance)  

4.1.39. A total of 260 new homes were built in the Ĝrst year of the plan period (2025/26) and 

there are a further 959 homes that have an existing planning permission across 104 

sites where development is yet to be completed. A list of large sites with extant 

planning permission are included within Appendix 1. 

4.1.40. Through the Land Availability Assessment, a range of sites have been identiĜed and 

assessed. Sites have been considered against their contribution to the spatial 

development strategy, which has resulted in a number of sites being allocated within 

this Local Plan.  

4.1.41. There are two types of site allocation in the plan: 

¶ Strategic Site Allocations ² larger-scale or more signiĜcant sites (delivering 25 

or more homes) that play a key role in delivering the overall spatial strategy of 

the Local Plan. These have individual site allocation policies within the plan 
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¶ Non-strategic Site Allocations ² smaller-scale sites that support the Local Plan 

but are not critical to its overall strategy. These are allocated through 

neighbourhood policies.  

4.1.42. The strategic site allocations are expected to deliver a minimum of 2,060 homes 

over the plan period, whilst the non-strategic allocations will deliver a further 284 

homes.  

4.1.43. Since 2006, a signiĜcant number of homes (90%) have been delivered on sites 

providing less than 10 homes. The Land Availability Assessment has identiĜed sites 

capable of providing less than 10 homes through inĜll and redevelopment, but 

housing delivery through small-scale changes of use and conversion is more difĜcult 

to identify in advance of sites coming forward. Many small-scale changes of use and 

conversions are accepted under permitted development rights, so it is not 

considered necessary or even possible to allocate these sites in the plan. Therefore, 

a windfall allowance has been identiĜed based on past trends of delivery of homes 

through small-scale changes of use and conversion. This windfall allowance is 

expected to contribute 923 homes over the plan period. 

4.1.44. InĜll and redevelopment that provides new homes is considered appropriate within 

the built-up area.  Based on small inĜll and redevelopment sites that have been 

identiĜed in the Land Availability Assessment, the plan identiĜes that there is 

potential for a further 294 homes to be delivered on small inĜll and redevelopment 

sites. 

4.1.45. There are some larger sites identiĜed by the Land Availability Assessment where the 

landowners® intentions for the site are not currently clear. The plan identiĜes that 

there is potential for a further 160 homes to be delivered on larger sites with 

development potential that are not currently available for development. 

4.1.46. The plan also identiĜes areas in the town where there is capacity for inĜll 

development as part of longer-term plans for improvements to residential areas.  

This estate regeneration presents potential for a further 200 homes. 
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Table 1 - Sources of Housing Supply  

Sources of Housing Land Supply (2025-2042) Homes 

Sites that have been completed 2025/26 260 

Commitments (sites with extant permission) 959 

Strategic Site Allocations in the Local Plan 2,060 

Non-Strategic Site Allocations in the Local Plan 284 

Windfall (anticipated sites not speciĜcally identiĜed) 923 

Total Supply of Homes (2025-2042) 4,486 

Potential Capacity on IdentiĜed Sites 454 

Potential Capacity through Estate Regeneration 200 

Total Potential Supply of Homes 2025 to 2042 5,140 

4.1.47. It is important to understand that this level of growth would be provided in 

Eastbourne over the course of 20 years. It would also represent a signiĜcant step-

change to the level of housing delivery compared to previous policies and requires a 

genuine response from the development industry. The strategic site allocations in 

this plan are unlikely to impact the rate of housing delivery in the next Ĝve years of 

the plan period, which means that there are likely to be lower levels of housing 

delivery in the short-term, with the number of new home completions increasing 

later in the plan period. This leads to a stepped housing requirement that reflects the 

anticipated delivery timescales of larger, more complex sites and their resulting 

effect on both the rate and overall scale of housing delivery. 

4.1.48. A capacity-based housing requirement based on the deliverable supply of homes 

anticipates delivery of 190 homes per annum in the early part of the plan period and 

300 homes per annum from 2032/33. A housing trajectory is provided in Appendix 2. 

4.1.49. The emphasis on development within the built-up area and increasing density to 

make the most efĜcient use of land means that in excess of 75% of the new homes 

to be provided over the plan period would be on previously developed ­brownĜeld® 

land. 
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4.1.50. Through the strategy, the Town Centre is allocated the highest number of homes, 

given the focus on prioritising high-density development in this location. Other 

neighbourhoods that are expected to see high levels of housing growth include 

Seaside, Meads and Sovereign Harbour.  

Figure 3 - Total Potential Supply of Homes by Neighbourhood  (2025 to 2042 ) 

 

4.1.51. Density of development plays an important role in ensuring that efĜcient use of land 

is made, but in making effective and efĜcient use of land for providing new homes, 

consideration needs to be given to the needs for different types of housing, market 

conditions and local character.  

4.1.52. Eastbourne®s housing stock is notable for its high proportion of flats, and 1-bed and 

2-bed flats have been the predominant type of home delivered in Eastbourne over 

recent years. Whilst recognising the role that the southern area of Wealden plays in 

providing choice within the housing market area, evidence on housing need and the 

overrepresentation of smaller homes in recent delivery indicates that Eastbourne 

should provide greater diversity and prioritisation of family-sized properties in the 

future housing supply.  
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4.1.53. However, given the nature of sites, type of development and character of 

surrounding areas, and the need to make the most efĜcient use of land, it is 

expected that the majority of sites will deliver 1-bed and 2-bed flats. Therefore, it will 

be necessary to ensure that sites that are suitable to deliver family-sized housing are 

required to do so, and this requirement is reflected within site allocations. Given the 

limited opportunities to deliver family-sized housing, it is considered important that 

the loss of existing 3-bed and 4-bed houses is restricted to ensure a better balance 

to the housing stock.  

4.1.54. The Assessment of Residential Densities seeks to establish densities that would be 

appropriate for future residential new build and redevelopment sites in Eastbourne, 

with the aim of maximising the number of new homes that can be sustainably 

delivered. The assessment of capacity of sites identiĜed in the Land Availability 

Assessment has been informed by the density character areas outlined in the 

Assessment of Residential Densities. These are reflected in the site allocations, 

alongside consideration of how the overall need for the type and size of new homes 

should be met.  

4.1.55. Other windfall development should seek to meet the following density standards for 

the neighbourhood that the site is located within: 

¶ Town Centre ² a minimum of 150 dwellings per hectare 

¶ Upperton ² between 50 and 80 dwellings per hectare 

¶ Seaside ² between 80 and 150 dwellings per hectare 

¶ Old Town ² between 40 and 70 dwellings per hectare 

¶ Ocklynge & Rodmill ² between 40 and 70 dwellings per hectare 

¶ Roselands & Bridgemere - between 40 and 70 dwellings per hectare 

¶ Hampden Park - between 50 and 80 dwellings per hectare 

¶ Langney - between 40 and 70 dwellings per hectare 

¶ Shinewater & North Langney - between 40 and 70 dwellings per hectare 

¶ Summerdown & Saffrons ² a minimum of 35 dwellings per hectare 

¶ Meads - between 40 and 70 dwellings per hectare 

¶ Ratton & Willingdon Village ² a minimum of 35 dwellings per hectare 

¶ St Anthony®s & Langney Point - between 40 and 70 dwellings per hectare 

¶ Sovereign Harbour ² between 50 and 80 dwellings per hectare 
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4.1.56. Local planning authorities are also required to meet the accommodation needs of 

Gypsies and Travellers. The East Sussex Gypsy & Traveller Accommodation 

Assessment (2022) identiĜed the need for three permanent pitches in Eastbourne. 

An update to the study in 2026 has not yet reported its Ĝndings. Joint working 

between the East Sussex local planning authorities, including the South Downs 

National Park Authority, has been undertaken to make a concerted effort to identify 

sites using an aligned methodology and a joint c̄all for sites° was undertaken to help 

identify potential land for pitches.  The call for sites continues to be open to 

submissions. 

4.1.57. Unfortunately, no sites have been submitted to the Council for the provision of Gypsy 

and Traveller accommodation. A review of land within the Borough for potential sites 

has not identiĜed a suitable site.  The physical and environment constraints in 

Eastbourne, particularly relating to flood risk, are substantial and the potentially 

suitable sites are largely garage plots where access is restricted and trailer 

movements would be problematic in highway safety terms. The plan is not able to 

meet the need for Gypsy and Traveller pitches.  The plan does contain a policy that 

would be used to assess the suitability of sites in the event of a proposal for Gypsy 

and Traveller accommodation being submitted.  

Policy SS5: Provision of Homes 

A total of 4,400 net additional dwellings will be delivered in Eastbourne (outside of 

the South Downs National Park) over the plan period between 2025 and 2042, 

equivalent to 259 net additional homes per year. The provision of homes will be met 

through the delivery of existing commitments, site allocations within this plan and 

windfall development. 75% of homes will be delivered on previously developed 

land. 

Within the built-up area boundary (as identiĜed on the Policies Map), proposals for 

new residential uses through inĜll, redevelopment, changes of use and conversion 

/ subdivision of existing residential properties will be supported, subject to other 

policies in the plan and the following criteria: 

¶ there is no adverse impact on the residential amenity of occupiers of 

neighbouring properties in the area 

¶ it provides a good standard of living conditions and amenity for future 

occupiers in terms of privacy, daylight and outlook 



46 | P a g e Eastbourne Local Plan 2025-2042 

 

Provision of Employment and Commercial Floorspace 

4.1.58. Over recent years, Eastbourne has experienced a continued decline in the amount 

of employment floorspace due to permitted development rights and pressure from 

higher value non-employment uses. However, evidence from the Economy Study 

identiĜes a future need for 4,900 sqm of ofĜce provision, and between 16,400 sqm 

and 30,700 sqm of industrial and warehousing space between 2025 and 2042. The 

Local Plan will seek to plan for the higher end of the range for industrial and 

warehouse uses as this is considered to be a more positive position that better aligns 

to future employment needs.  

4.1.59. In 2025/2026, a total of 10,900 sqm of employment floorspace was completed, 

including 8,000 sqm at the former Alfa Laval site on the Birch Road Industrial 

Estate17, and 2,900 sqm at the Rosebury Business Park on the Brampton Road 

Industrial Estate18. As of April 2026, there is 7,145 sqm of employment land 

committed through an extant permission on the remainder of the site on Brampton 

Road. The spatial strategy identiĜes that employment space should be directed to 

established employment locations where there is greatest potential for active travel 

 

17 Planning Permission reference: 230818 

18 Planning Permission reference: 210324 

¶ it is well designed and has no adverse impact on the character of the 

surrounding area 

¶ houses with 3 bedrooms or fewer (as originally built) to be retained as single 

private dwellings 

¶ in the case of non-residential premises, it can be clearly demonstrated that the 

premises are redundant for continued commercial and/or business use 

¶ within areas of flood risk, there is no ground floor sleeping accommodation and 

details of flood warning and evacuation plans are provided. 

The density of development should reflect the density standards for the 

appropriate neighbourhood, unless it can be demonstrated that this would have a 

signiĜcant adverse impact on the character of the surrounding area. 
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and sustainable transport provision, and where there is an existing reputation as a 

business location that can be built on.    

4.1.60. Evidence indicates that conditions within the ofĜce market do not support the 

development of new build stand-alone ofĜce development, so future ofĜce provision 

will need to be brought forward within a mixed-use development. Requirements for 

ofĜce space provision have been included as part of strategic allocations in the Town 

Centre and Sovereign Harbour that will deliver 5,000 sqm.  

4.1.61. The former gas works at Finmere Road has been identiĜed as a strategic site 

allocation within an existing industrial estate that can deliver the residual industrial 

and warehousing space requirement for the plan period. This would result in a 

modest oversupply of employment floorspace against identiĜed needs of 2,445 sqm.  

4.1.62. The Retail and Leisure Study (2026) identiĜes a limited oversupply of 550 sqm of 

convenience goods retail space to 2042, with no demonstrable need to allocate sites 

for new convenience retail floorspace within the Plan. However, due to forecast 

spending growth, there is expected to be a need for 2,050 sqm of comparison goods 

floorspace over the plan period. This will be delivered through policies in the Local 

Plan that facilitate retail development in designated town centres. Strategic 

allocations in the Town Centre also include a requirement for flexible commercial 

floorspace on the ground floor to enhance the vitality of the Town Centre and to 

provide sufĜcient opportunities for any future retail and commercial leisure needs to 

be met.  

  

Policy SS6: Provision of Employment and Commercial Floorspace 

A total of 38,045 sqm of employment floorspace will be delivered in Eastbourne 

(outside of the South Downs National Park) over the plan period between 2025 and 

2042, comprising 5,000 sqm of ofĜce space and 33,045 sqm of industrial and 

warehousing space. The provision of employment space will be met through the 

delivery of existing commitments, and site allocations within this plan.  
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4.2. Key Diagram 
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4.3. Strategic Allocations 

4.3.1. The spatial strategy will be achieved predominantly through the delivery of strategic 

sites that are allocated for development. All sites included as strategic allocations 

have been assessed in detail and have been subject to Sustainability Appraisal, and 

a conclusion has been reached that they should be allocated for development.  

4.3.2. The strategic site allocations identiĜed below include some sites that are subject to 

current planning applications, as well as sites where planning permission has 

expired without being implemented. Allocating these sites in the Local Plan 

establishes the principle that development will be acceptable, and provides a clear 

indication of what is considered to be a suitable development for the site. 

4.3.3. Sites with extant planning permission are not included in the site allocations, 

however they still contribute towards the capacity-based requirement for the Local 

Plan.  

Figure 4 - Strategic Site Allocations  
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Land adjoining the Railway Station and the Enterprise Centre 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.4. The site is located within the Town Centre adjacent to the Grade II listed Eastbourne 

Railway Station. It is 1.8 hectares in size and currently accommodates the Enterprise 

Shopping Centre, which is a former railway building providing a range of 

independent shops eateries and services, and car parking. There are retail and 

residential uses to the west of the site, and a mix of residential and other commercial 

uses to the north. The south and east of the site is bounded by the railway line.   

4.3.5. The Historic Environment Assessment noted the Enterprise Centre is of local historic 

interest, but having assessed the building against the criteria for local heritage 

designation considered the building not to be a non-designated heritage asset. The 

site is located within the setting of the Town Centre and Seafront, and the Upperton 

Conservation Area®s and the setting of the Grade II listed railway station and Signal 

Box. The site was previously allocated in the Town Centre Local Plan and 

Employment Land Local Plan for a mix of uses including retail, residential and ofĜce.  
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4.3.6. The site currently has two points of barriered vehicular access, with the Enterprise 

Centre car park access from the west via Station Parade, and the Station car park 

accessed from the east via Commercial Road. There is also pedestrian access via 

the Railway Station from the south and Wharf Road from the north.  

4.3.7. The two separate car parks on site provide 452 car parking spaces associated with 

the Enterprise Centre (103 spaces) and the railway station (349 spaces), which 

would need to be retained at the current level of provision.  

4.3.8. Through the consolidation of surface car parking into decked parking, an 

opportunity exists to deliver new uses to the north and east of the railway station to 

enhance the vitality and viability of the Town Centre and make a signiĜcant 

contribution towards the delivery of new homes in a highly accessible and 

sustainable location. 

4.3.9. There is an opportunity to enhance the area around the train station which is a key 

gateway to the town. The site is considered to be a suitable location for a tall 

building, and the redevelopment of this site offers an opportunity to develop a 

landmark building of architectural merit. The Historic Environment Assessment notes 

that development on the eastern half of the site poses a lower risk of harmful 

impacts, particularly to the prominence of the train station roofline and in particular 

the clocktower. The retention of the Enterprise Centre also preserves a remanent of 

the site®s history. The design of the development will be required to consider 

potential impact upon key views including to and from the surrounding South Downs 

National Park. The impact on residential properties on Wharf Road and Commercial 

Road would also need to be addressed through the design of development. The 

detail design of proposals for the site should consider the recommendations within 

the Historic Environment Assessment. 

4.3.10. Development could also greatly enhance the setting of the railway station and the 

Enterprise Centre through provision of high-quality public space outside of the 

railway station entrance, which would improve pedestrian connections around this 

part of the Town Centre and improve public transport interchange facilities. 

4.3.11. It is considered that the site could accommodate a minimum of 200 homes in the 

form of one, two and three-bedroom flats. There is also the opportunity to deliver 

new commercial space through the extensions to the Enterprise Centre to provide 

approximately 8,000 sqm of Class E space. As a part of this, the site would be 

expected to deliver 3,000 sqm of ofĜce space to contribute towards meeting 

employment needs in the main business area for the town.  
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4.3.12. Access details and parking provision and management would need to be considered 

further. The level of development would require detailed trafĜc modelling, especially 

as the access via Station Parade is ­left in-left out® only. The residential element 

should be car-free, and the site is considered to be ideal for car club provision. 

Access to operational railway land at the northern end of the site would need to be 

retained. 

4.3.13. The site is in Flood Zone 1, although part of the southern entrance to the site has a 

low risk of surface water flooding. The site is also located within a Groundwater 

source protection zone. There may be a risk of land contamination issues associated 

with the historic use of the site as railway land, which would need to be investigated 

prior to development. 

4.3.14. Given the site constraints, it is unlikely that the site would be able to provide open 

space, sports and recreation facilities or children®s play space on site. Financial 

contributions will be sought towards the provision of sports and recreation facilities 

and children®s play spaces within the Borough.  

Policy SA1: Land adjoining the Railway Station and the Enterprise Centre  

Land adjoining the Railway Station and the Enterprise Centre (as identiĜed on the 

Policies Map) is allocated for a mixed-use development incorporating residential 

and commercial uses.  

The development mix should be based on the following uses and broad quantum of 

development:  

¶ A minimum of 200 residential units, predominantly focused towards the eastern 

part of the site;  

¶ 8,000 sqm of Class E floorspace, including a minimum of 3,000sqm of ofĜce 

floorspace, subject to market needs and general viability;  

¶ Other uses that could be considered acceptable would include class C1 (hotel), 

class F1 and class F2 uses (in addition to the delivery of the residential and 

commercial uses identiĜed above). 

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 
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¶ Appropriate mix of 1-bed, 2-bed and 3-bed flats to meet need identiĜed in Local 

Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ The development creates a landmark development in the heart of the Town 

Centre which creates a sense of place and provides an attractive setting to the 

historic environment. 

¶ The provision of high-quality public space outside of the railway station 

entrance.  

¶ Development enhances the town centre and sustains or enhances the 

signiĜcance of nearby heritage assets and ensures no unacceptable harm is 

caused to them or their settings. 

¶ The development would result in no net loss of public parking provision. 

¶ The submission of a Townscape and Visual Impact Assessment and Tall Building 

Design Statement that considers impacts upon key views including to and from 

the surrounding South Downs National Park. 

¶ No unacceptable impact to the residential amenity of residential properties on 

Wharf Road and Commercial Road.  

¶ Pedestrian and cycle access provided through the site linking Terminus Road, 

the railway station and Commercial Road. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure.  A monitor and 

manage approach shall be agreed to ensure review of proposed measures at 

appropriate intervals and will be secured through planning obligations. 

¶ The provision of a car club scheme to minimise private vehicle trips and car 

ownership 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Layout ensures future access to the existing sewerage and water supply 

infrastructure for maintenance and upsizing purposes. 
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¶ A site-speciĜc flood risk assessment is undertaken to demonstrate that the 

development will be safe for its lifetime without increasing flood risk elsewhere, 

and an appropriate surface water drainage strategy as advised by the 

appropriate body and implemented as agreed 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater during construction and operation 

¶ Access to operational railway land is secured and maintained. 

¶ Impacts of noise and vibration resulting from the presence of the railway line to 

the north of the site are investigated and appropriately mitigated. 

¶ Development is subject to investigation into potential contamination and 

appropriate remediation measures agreed with the relevant authority. 

Where a planning application is submitted that only relates to part of the site, it 

should be accompanied by evidence of a masterplanning approach that 

demonstrates that the development would not prejudice the delivery of the full 

requirements of the allocation.  
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Former Debenhams, 152-170 Terminus Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.15. The former Debenhams department store building at 152 to 170 Terminus Road is 

located within the Town Centre at the southern end of the Primary Shopping Area 

between Terminus Road and Lismore Road. 

4.3.16. The site is 0.35 hectares in size and is currently occupied by a 3- to 4-storey retail 

building. To the north and west, it is surrounded by 3-storey buildings with retail uses 

on the ground floor, and a mixture of residential uses and ancillary retail uses on the 

upper floors. The south of the site along Lismore Road is a mix of buildings 

predominantly within residential use. The site is located within the Town Centre & 

Seafront Conservation Area.  

4.3.17. The size and layout of the existing building mean that it is unlikely to be reused for 

retail use in its entirety. As a previously developed site within a town centre location 

with close access to services and facilities and good public transport accessibility, 
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the site is a sustainable location for high-density residential development, with some 

commercial space on the ground floor.  

4.3.18. The site is considered to be a suitable location for a tall building. The design of the 

development will be required to consider potential impacts upon key views including 

to and from the surrounding South Downs National Park. The impact on residential 

properties on Lismore Road and Trinity Trees would also need to be addressed 

through the design of development.  

4.3.19. The Historic Environment Assessment considers the building a non-designated 

heritage asset due to its historic and architectural interest, possessing group value 

and occupying a prominent corner plot. The assessment notes that the potential to 

cause harm to the heritage asset, the conservation area, and nearby listed building 

settings would largely depend on the form of development that comes forward and 

recommends the retention of the street-facing elevations onto Lismore Road and 

Terminus Road to minimise potential harm. The detail design of proposals for the site 

should consider the recommendations within the Historic Environment Assessment. 

4.3.20. As the site is located within the primary shopping area, any development should 

seek to retain an active frontage through the provision of around 1,000 sqm of retail 

and commercial leisure space on the ground floor. Upper floors of the development 

should accommodate the provision of new homes in the form of a mixture of 1-, 2- 

and 3-bed flats, reflecting the mix identiĜed in the Local Housing Needs 

Assessment.  

4.3.21. As the site could support a high-density development and the size of the site and 

location could provide potential for the site to accommodate tall buildings, the site 

should provide a minimum of 60 homes, unless it can be demonstrated that this 

would not be viable or achievable.  

4.3.22. The area outside of the site is part of phase 2 of the Eastbourne Town Centre Public 

Realm Improvement Scheme, which involves the public realm improvement works 

on the Bolton Road, Terminus Road and Langney Road section. Phase 2a will see 

Terminus Road, between Bankers® Corner and Marks & Spencer, be pedestrianised 

as well as Bolton Road and Langney Road transition to two-way trafĜc flow. The 

changes aim to enhance accessibility for pedestrians, increase visitor numbers, help 

local businesses and improve the public space in Terminus Road. This will enable a 

safer, healthier, and more vibrant town centre for everybody to enjoy. It also helps to 

reduce carbon emissions and improve air quality. 
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4.3.23. The site will need to provide servicing for commercial units but given the site®s highly 

accessible location, the site is considered to be suitable for a car-free development. 

The development should provide car club provision for the residential units and car 

parking spaces designated for disabled people, as well as contributions towards 

active travel and sustainable transport infrastructure improvements.  

4.3.24. Given the site constraints, it will not be possible for the site to provide open space, 

sports and recreation facilities or children®s play space on site. Financial 

contributions will be sought towards the provision of sports and recreation facilities 

and children®s play spaces within the Borough.  

Policy SA2: Former Debenhams, 152-170 Terminus Road 

Former Debenhams department store, 152-170 Terminus Road (as identiĜed on the 

Policies Map) is allocated for a mixed-use development incorporating residential 

and commercial uses.  

The development mix should be based on the following uses and broad quantum of 

development:  

¶ A minimum of 60 residential units, unless it can be demonstrated that this 

would not be viable or achievable;  

¶ 1,000 sqm of ®main town centre use® floorspace. 

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Appropriate mix of 1-bed, 2-bed and 3-bed flats to meet need identiĜed in Local 

Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ Proposals must demonstrate high-quality design that responds positively to the 

site's location within the Town Centre & Seafront Conservation Area, including 

consideration of retaining the Terminus Road and Lismore Road faĂades of the 

existing building. 

¶ Development enhances the town centre and sustains or enhances the 

signiĜcance of nearby heritage assets and ensures no unacceptable harm is 

caused to them or their settings.  



58 | P a g e Eastbourne Local Plan 2025-2042 

 

  

¶ The development maintains an active frontage along the Terminus Road 

boundary that contributes to the vitality of the Primary Shopping Area to 

support footfall and complement existing town centre functions. 

¶ The submission of a Townscape and Visual Impact Assessment and Tall Building 

Design Statement that considers impacts upon key views including to and from 

the surrounding South Downs National Park. 

¶ No unacceptable impact to the residential amenity of residential properties on 

Lismore Road and Trinity Trees. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure.  A monitor and 

manage approach shall be agreed to ensure review of proposed measures at 

appropriate intervals and will be secured through planning obligations. 

¶ The provision of a car club scheme to minimise private vehicle trips and car 

ownership 

¶ Development makes contributions towards off-site infrastructure improvements 

arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater during construction and operation. 
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Land at the corner of Langney Road and Cavendish Place 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.25. Land at the corner of Langney Road and Cavendish Place (56 Langney Road) is a 2-

storey commercial property located within the Town Centre, currently occupied by 

St Wilfrid®s Hospice Shop. The land to the immediate rear of the building is used as a 

private car park for other neighbouring properties, and is accessed alongside the 

proposed allocation site off Langney Road.  

4.3.26. The site is surrounded by a mix of commercial and residential uses, including a row 

of shops with residential use above to the south, and 2- and 3-storey residential 

properties to the north, east and west. The boundary of the Town Centre and 

Seafront Conservation Area cuts through the allocation site, and is within the setting 

of the Grade II listed building at Cavendish Place - Nos. 35 ² 49. The site is situated 

within Flood Zone 1 with no identiĜed surface water flood risk.  

4.3.27. Although currently in use, the site is expected to become available for 

redevelopment later in the plan period and given its sustainable Town Centre 
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location with good access to services and facilities and public transport provision, 

the site is considered to be suitable for high-density residential development through 

the provision of a tall building. It is considered that the site could accommodate 47 

flats as a mix of 1-bed, 2-bed and 3-bed properties.  

4.3.28. The Historic Environment Assessment determines that development of the site is 

unlikely to cause harm to the character and appearance of the Town Centre and 

Seafront Conservation Area or the siting of the listed buildings at Cavendish Place, 

instead noting the redevelopment with a new building that responds to the prevailing 

historic townscape character represents an opportunity to enhance the area. The 

design of the development will be required to consider potential impacts upon key 

views including to and from the surrounding South Downs National Park, as well as 

the setting of the Conservation Area and listed buildings. The impact on residential 

properties on Langney Road, Cavendish Place and Pevensey Road would also need 

to be addressed through the design of development.  

4.3.29. Given the site®s highly accessible location, the site is considered to be suitable for a 

car-free development. The development should provide car club provision and 

secure cycle parking, as well as contributions towards active travel and sustainable 

transport infrastructure improvements.  

4.3.30. Given the constraints of the site, it will not be possible for the site to provide open 

space, sports and recreation facilities or children®s play space on site. Financial 

contributions will be sought towards the provision of sport and recreation facilities, 

and children®s play spaces within the Borough.  

Policy SA3: Land at the corner of Langney Road and Cavendish Place 

Land at the corner of Langney Road and Cavendish Place, 56 Langney Road (as 

identiĜed on the Policies Map) is allocated for residential development comprising 

47 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Appropriate mix of 1-bed, 2-bed and 3-bed flats to meet need identiĜed in Local 

Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 
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¶ Proposals must demonstrate high-quality design that responds positively to the 

site's location within the Town Centre & Seafront Conservation Area. 

¶ Development enhances the town centre and sustains or enhances the 

signiĜcance of nearby heritage assets and ensures no unacceptable harm is 

caused to them or their settings. 

¶ The submission of a Townscape and Visual Impact Assessment and Tall Building 

Design Statement that considers impacts upon key views including to and from 

the surrounding South Downs National Park. 

¶ No unacceptable impact to the residential amenity of residential properties on 

Langney Road, Cavendish Place and Pevensey Road. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure. 

¶ The provision of a car club scheme to minimise private vehicle trips and car 

ownership. 

¶ Development makes contributions towards off-site infrastructure improvements 

arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities and 

infrastructure to support the development, or that necessary upgrades will be 

delivered. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater during construction and operation 
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Former Curzon Cinema, Langney Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.31. The Curzon Cinema, located on Langney Road in the Town Centre, closed in 2020 

and has since been vacant. The three-storey building with a domed roof, which was 

built in 1900, has a frontage to Langney Road and a yard at the rear. It is surrounded 

by other commercial uses to the east, south and west, including uses associated 

with the evening economy. The site is located adjacent to the primary shopping area. 

The building faces a row of shops with residential use on the upper floors on the 

opposite side of Langney Road.  

4.3.32. The site is located within the setting of the Town Centre and Seafront Conservation 

Area, the setting of the Grade II listed Central Methodist Church and the locally listed 

157 Terminus Road.  The Historic Environment Assessment advises that the building 

is a non-designated heritage asset possessing architectural and historic interest in its 

striking northern faĂade. 
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4.3.33. As a sustainable town centre location with good access to services and facilities and 

provision of public transport, the site is considered suitable for residential 

development. The building could be converted into a minimum of 30 homes, 

provided in the form of 1-, 2- and 3-bed flats. The front facade of the building should 

be retained where possible. The Historic Environment Assessment Ĝnds that 

retention of the principal faĂade would reduce the harm caused to the existing 

building through conversion, along with keeping the existing building height. 

4.3.34. Due to surrounding uses associated with the evening economy, appropriate noise 

mitigation would need to be incorporated into the design of the development to 

protect the residential amenity of future occupiers, and to ensure that new 

development can be integrated effectively with existing businesses and community 

facilities. 

4.3.35. Given the site®s highly accessible location, the site is considered to be suitable for a 

car-free development, particularly as there is limited street parking with time 

restrictions. The development should provide car club provision and secure cycle 

parking, as well as contribution towards active travel and sustainable transport 

infrastructure improvements.  

4.3.36. Given the site constraints, it will not be possible for the site to provide open space, 

sports and recreation facilities or children®s play space on site. Financial 

contributions will be sought towards the provision of sports and recreation facilities 

and children®s play spaces within the Borough.  

Policy SA5: Former Curzon Cinema, Langney Road 

The former Curzon Cinema on Langney Road (as identiĜed on the Policies Map) is 

allocated for the residential development of 30 homes through the conversion of 

the existing building.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ The faĂade of the existing building is retained and the building sensitively 

converted to residential use. 

¶ Appropriate mix of 1-bed, 2-bed and 3-bed flats to meet need identiĜed in Local 

Housing Needs Assessment. 
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¶ Provision of affordable housing in accordance with Policy HO1. 

¶ Development enhances the town centre and protects nearby heritage assets 

and ensures no unacceptable harm is caused to them or their settings. 

¶ The development incorporates noise mitigation measures to protect the 

residential amenity of future occupiers. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure. 

¶ The provision of a car club scheme to minimise private vehicle trips and car 

ownership 

¶ Development makes contributions towards off-site infrastructure improvements 

arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater during construction and operation. 
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Land at 2-8 Saffrons Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.37. Land at 2-8 Saffrons Road is a 0.2 hectare site occupying a prominent corner plot on 

the junction of Saffrons Road and Old Orchard Road, to the rear of the Grade II listed 

Town Hall. The site comprises buildings used predominantly for commercial 

purposes and a private car park. The Saffrons sports complex is located to the west 

of the site, with bowling greens immediately opposite on Saffrons Road. There are 

also 3-storey residential properties on the opposite side of Old Orchard Road.  

4.3.38. There is signiĜcant development proposed for this part of the Town Centre. 

Immediately adjacent to the site to the east is the former Law Courts site, which has 

planning permission for residential development of 30 new homes. To the south of 

the Law Courts site and to the southeast of this proposed allocation, is the former 

Police Station (Policy SA7), which has an expired planning permission for 50 homes. 

4.3.39. The majority of the site is located within the Saffrons Conservation Area, and in 

addition to the listed Town Hall, the site is also within the setting of the Grade II listed 
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Caffyns Garage to the south. The Historic Environment Assessment considers that in 

its current form the site positively contributes to the character and appearance of the 

conservation are as the existing buildings are in keeping with the prevailing historic 

townscape. There are also views of the South Downs National Park from the site. 

4.3.40. Given its sustainable Town Centre location with good access to services and 

facilities and public transport provision, the site is considered to be suitable for 

residential development. It is considered that the site could accommodate 28 flats as 

a mix of 1-bed, 2-bed and 3-bed properties.  

4.3.41. Considering the location of the site, development should achieve a high standard of 

design, recognising the high-quality built environment, on and within the vicinity of 

the site, and the site®s setting within the South Downs National Park. The design of 

the development will be required to consider potential impact upon the Conservation 

Area and setting of the listed buildings. The degree of harm to heritage assets will 

depend on the detailed proposals which should have consideration of the 

recommendations in the Historic Environment Assessment. 

4.3.42. Given the site®s highly accessible location, the site is considered to be suitable for a 

car-free development. The development should provide car club provision and 

secure cycle parking, as well as contribution towards active travel and sustainable 

transport infrastructure improvements.  

4.3.43. Given the site constraints, it will not be possible for the site to provide open space, 

sports and recreation facilities or children®s play space on site. Financial 

contributions will be sought towards the provision of sports and recreation facilities 

and children®s play spaces within the Borough.  

Policy SA6: Land at 2-8 Saffrons Road  

Land at 2-8 Saffrons Road (as identiĜed on the Policies Map) is allocated for the 

residential development of 28 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Appropriate mix of 1-bed, 2-bed and 3-bed flats to meet need identiĜed in Local 

Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 
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¶ Development enhances the town centre and sustains or enhances the 

signiĜcance of nearby heritage assets and ensures no unacceptable harm is 

caused to them or their settings. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure. 

¶ The provision of a car club scheme to minimise private vehicle trips and car 

ownership 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater during construction and operation. 
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Former Police Station, Grove Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.44. The former Police Station on Grove Road occupies a 0.1 hectare site on the edge of 

the Town Centre. The Police Station was closed in 2014 and has been unoccupied 

since.  

4.3.45. The site is bounded by commercial buildings on Grove Road and the rear gardens of 

residential properties on Old Orchard Road to the north, and the Grade II listed Town 

Hall immediately adjacent to the south. There is signiĜcant development proposed 

for this part of the Town Centre. Immediately adjacent to the site to the northeast is 

the former Law Courts site which has planning permission  for residential 

development of 30 new homes, with Land at 2-8 Saffrons Road (Policy SA6), 

proposed for a further 28 new homes, to the west of this to the rear of the Town Hall. 

4.3.46. The main police station building is a red brick building with detailed art deco style 

fenestration. The Historic Environment Assessment advises that the building is a 

non-designated heritage asset due to the architectural interest and streetscape 

status of its principle (south) elevation its civic history and group value relating to the 
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clear visual and designed relationship with the adjacent town hall. Although not in a 

conservation area, it is considered to be in the setting of the Saffrons Conservation 

Area, in addition to being within the setting of the Grade II listed Town Hall. There are 

also views of the South Downs National Park from the site. The site has an existing 

vehicular access from Grove Road between the main building and that of the 

Medical Centre adjacent. 

4.3.47. The site was granted planning permission19 for a refurbishment and extension to 

create 50 flats in 2017, which has since expired without being implemented. The 

principle of residential use has been established by this permission, and given its 

sustainable Town Centre location with good access to services and facilities and 

public transport provision, residential is considered to be an appropriate use of the 

site. Following the expired permission, it is considered that the site has capacity for 

50 homes, which would be provided in the form of flats, as part of a refurbished 

building with sensitive extension.   

4.3.48. Considering the location of the site, development should achieve a high standard of 

design, recognising the high-quality built environment, on and within the vicinity of 

the site, and the site®s setting within the South Downs National Park. The design of 

the development will be required to consider potential impact upon the Conservation 

Area and setting of the adjacent listed buildings. The Historic Environment 

Assessment Ĝnds that harm to heritage assets could be reduced by retaining the 

east, west and southern facades, and limiting height and massing to minimise the 

visual impacts on the adjacent town hall, a key townscape landmark. Development 

proposals should consider the recommendations within the Historic Environment 

Assessment. 

4.3.49. Given the site®s highly accessible location, the site is considered to be suitable for a 

car-free development. The development should provide car club provision and 

secure cycle parking, as well as contributions towards active travel and sustainable 

transport infrastructure improvements.  

4.3.50. Given the site constraints, it will not be possible for the site to provide open space, 

sports and recreation facilities or children®s play space on site. Financial 

contributions will be sought towards the provision of sports and recreation facilities 

and children®s play spaces within the Borough.  

 

19 Planning Permission reference: 170819 
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Policy SA7: Former Police Station, Grove Road 

The former Police Station on Grove Road (as identiĜed on the Policies Map) is 

allocated for the residential development of 50 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Appropriate mix of 1-bed, 2-bed and 3-bed flats to meet need identiĜed in Local 

Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ Proposals must demonstrate high-quality design that responds positively to the 

site's location within the setting of the Saffrons Conservation Area and of the 

South Downs National Park 

¶ Development enhances the Town Centre and sustains or enhances the 

signiĜcance of nearby heritage assets and ensures no unacceptable harm is 

caused to them or their settings. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure.  A monitor and 

manage approach shall be agreed to ensure review of proposed measures at 

appropriate intervals and will be secured through planning obligations. 

¶ The provision of a car club scheme to minimise private vehicle trips and car 

ownership. 

¶ Development makes contributions towards off-site infrastructure improvements 

arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Layout ensures future access to the existing sewerage and water supply 

infrastructure for maintenance and upsizing purposes. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater during construction and operation. 
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Former Claremont Hotel, Grand Parade 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.51. The site of the former Claremont Hotel is located in a prime seafront location on 

Grand Parade, opposite the Carpet Gardens and Eastbourne Pier. The Grade II listed 

Claremont Hotel was destroyed by a Ĝre in 2019, and the site has since remained 

vacant.  

4.3.52. The site occupies a corner plot on a prominent row of buildings. It is connected to 

the Grade II listed Burlington Hotel immediately to the west of the site. The listing, 

which incorporates both the Burlington Hotel and the Claremont Hotel, states that 

­this is the best series of buildings in Eastbourne®. 

4.3.53. The B2106 runs directly along the front of the site, including a former pedestrian 

crossing to the Pier and seafront. There are 3-storey residential buildings, some of 

which are operating as tourist accommodation, to the north of the site.  
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4.3.54. The site is located within the Town Centre & Seafront Conservation Area, and is 

surrounded by other listed buildings, including the Grade II* listed Bronze Statue of a 

soldier of the Royal Sussex Regiment and Eastbourne Pier, as well as Cavendish 

Place - Nos. 1 to 24, Belle Vue Hotel, Miramar Hotel and Queen's Mansions on 

Grand Parade, and the K6 telephone kiosk on Marine Parade. 

4.3.55. The destruction of the Claremont Hotel by Ĝre has left a prominent gap on the 

seafront, the Historic Environment Assessment acknowledge that the current state of 

the site detracts from the character and appearance of the conservation area and 

the setting of surrounding heritage assets. The Council is keen to see the building 

replaced to restore the elegant appearance of this part of Eastbourne seafront and it 

is considered that recreating the principal elevations of the building before the Ĝre 

should be prioritised. The Historic Environment Assessment considers that the harm 

could be avoided, and heritage beneĜts could be delivered through creation of a 

new building that recreates the external appearance of the lost building. Although 

the site is located within the Tourist Accommodation Retention Zone, it is accepted 

that the redevelopment of the site as a tourist accommodation use is unlikely to be 

deliverable due to the high costs of restoring the faĂade. Therefore, in order to 

reprovision a landmark building on this site, development should be in the form of 

high-quality residential use. It is considered that the site can accommodate 65 

homes, as a mixture of 1-bed, 2-bed and 3-bed flats.  

4.3.56. Given the site®s highly accessible location, the site is considered to be suitable for a 

car-free development. The development should provide car club provision, as well as 

contribution towards active travel and sustainable transport infrastructure 

improvements.  

4.3.57. The site is located within an Archaeological NotiĜcation Area due to remains of a 

Roman villa in the area, which would need to be assessed and considered as part of 

any application. 

4.3.58. Given the site constraints, it will not be possible for the site to provide open space, 

sports and recreation facilities or children®s play space on site. Financial 

contributions will be sought towards the provision of sports and recreation facilities 

and children®s play spaces within the Borough.  
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Policy SA9: Former Claremont Hotel, Grand Parade  

The Former Claremont Hotel, Grand Parade (as identiĜed on the Policies Map) is 

allocated for the residential development of 65 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Appropriate mix of 1-bed, 2-bed and 3-bed flats to meet need identiĜed in Local 

Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ The design ensures that the principal elevations of the former building are 

restored. 

¶ Development enhances the town centre and sustains or enhances the 

signiĜcance of nearby heritage assets and ensures no unacceptable harm is 

caused to them or their settings. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure.  A monitor and 

manage approach shall be agreed to ensure review of proposed measures at 

appropriate intervals and will be secured through planning obligations. 

¶ The provision of a car club scheme to minimise private vehicle trips and car 

ownership. 

¶ Development makes contributions towards off-site infrastructure improvements 

arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ An appropriate assessment and evaluation of archaeological potential is 

undertaken, and any necessary mitigation measures implemented. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater during construction and operation. 
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Whitley Bridge Yard 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.59. The Whitley Bridge Yard site comprises 0.9 hectares of land in commercial use 

adjacent to the railway line, north of the Town Centre. The site is currently occupied 

by a car dealership. The site is bounded to the east by 2-storey residential 

properties, with further residential properties on the opposite side of Cavendish 

Place to the south, with a timber merchant and Whitley Road to the north. The 

railway line runs along the western boundary, access to the operational railway line 

must be maintained. 

4.3.60. The site is located close to the Town Centre, and within walking distance of the 

railway station and other public transport infrastructure. As previously developed 

land in a sustainable location, it is considered that the site would be a suitable 

location for residential development comprising a total of 100 homes.  

4.3.61. The site has two established points of vehicular access, one from Whitley Road and 

the other from Bourne Street. A single vehicular access should be provided whilst 

pedestrian and cycle access should be retained through the site to assist modal 
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choice of sustainable travel options, although this would need to be subject to 

modelling. The development should make provision for access to a car club.  

4.3.62. The site is predominantly located within Flood Zone 1, although areas to the south of 

the site are in Flood Zone 2, and this part of the site also has a risk of surface water 

flooding. The Bourne Stream is culverted under part of the site, along the boundary 

with the adjacent residential properties to the east. The site is also located within a 

Groundwater source protection zone.  

4.3.63. There may be an opportunity to de-culvert the Bourne Stream where it runs along 

the eastern boundary of the site to the adjacent residential properties. This could 

assist with natural flood management and also introduce an area for enhanced 

biodiversity and public amenity. This would need to be assessed through hydraulic 

modelling to understand the potential impacts. 

4.3.64. There may be a risk of land contamination issues associated with the previous 

industrial uses, which would need to be investigated prior to development. 

Policy SA10: Land at Whitley Bridge Yard 

Land at Whitley Bridge Yard (as identiĜed on the Policies Map) is allocated for a 

residential development of 100 homes. 

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Appropriate mix of 1-bed, 2-bed and 3-bed flats and houses to meet need 

identiĜed in Local Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ Proposals should demonstrate high-quality design, appropriate massing, and 

use of materials that respond to the local context. 

¶ No unacceptable impact to the amenity of residential properties on 

Winchcombe Road. 

¶ Pedestrian and cycle access provided through the site linking Cavendish Place 

and Whitley Road. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 
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transport improvements and active travel infrastructure.  A monitor and 

manage approach shall be agreed to ensure review of proposed measures at 

appropriate intervals and will be secured through planning obligations. 

¶ The provision of a car club scheme to minimise private vehicle trips and car 

ownership. 

¶ Development makes contributions towards off-site infrastructure improvements 

arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Layout ensures future access to the existing sewerage and water supply 

infrastructure for maintenance and upsizing purposes and the operational 

railway. 

¶ A site-speciĜc flood risk assessment is undertaken to demonstrate that the 

development will be safe for its lifetime without increasing flood risk elsewhere, 

and an appropriate surface water drainage strategy as advised by the 

appropriate body and implemented as agreed. 

¶ Development facilitates the removal of the culverted sections of the Bourne 

Stream watercourse that are within the site, as far as feasibly possible, to create 

potential for natural flood management and ecological corridors. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater during construction and operation. 

¶ Impacts of noise and vibration resulting from the presence of the railway line to 

the west of the site are investigated and appropriately mitigated. 

¶ Development is subject to investigation into potential contamination and 

appropriate remediation measures agreed with the relevant authority. 

Where a planning application is submitted that only relates to part of the site, it 

should be accompanied by evidence of a masterplanning approach that 

demonstrates that the development would not prejudice the delivery of the full 

requirements of the allocation.  
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Land adjacent to Royal Parade and Prince William Parade 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.65. The site incorporates the Sovereign Centre and its car park to the east, and land 

previously occupied by Fort Fun to the west, covering an area of 6 hectares. It is 

located towards the eastern end of the seafront, in a gateway location adjacent to the 

Sovereign roundabout, which connects Royal Parade and Prince William Parade. 

The site is bounded to the south by the promenade and beach, and Sovereign Park, 

which is a local wildlife site, to the east. Immediately to the west is the Crumbles 

outfall, which is where the Crumbles Sewer that serves the Eastbourne Park Flood 

Alleviation Scheme flows out to sea. The site is also adjacent to the Sovereign Park 

Local Wildlife Site, which includes some of the last remaining vegetated shingle 

ridges from the former Crumbles cuspate shingle foreland and is extremely sensitive 

to recreation pressure.  

4.3.66. The residential complex known as Monarch House is located in the middle of the 

site, although outside of the allocation site. This is a block of 52 apartments, Ĝve-

storeys in height with basement parking, surrounded by private open space. The 
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building is stepped at the sides, and is therefore not a solid block of the same height, 

although the building does have a flat roof. It is understood that the design 

inspiration for the development was a cruise-liner. This was developed in the 1980s 

to help fund the leisure pool extension to the Sovereign Centre.  

4.3.67. The ­Fort Fun® part of the site comprises a former children®s amusement/theme park 

that is no longer in use, a building containing a children®s indoor ­soft play® that is 

currently in use, and a public car park containing approximately 160 spaces.  

4.3.68. The ­Sovereign Centre® part of the site comprises the Sovereign Centre leisure 

centre, associated car park containing approximately 300 spaces and some amenity 

greenspace. The site rises to the southern section at the eastern end, which is 

higher due to it being part of the sea defences. This may have been raised using 

landĜll, and is identiĜed as a former landĜll site.  

4.3.69. The existing Sovereign Centre building has a number of elements of different 

heights. It is approximately 4-5 storeys in height at its tallest point, although the 

majority of the building is approximately 3-4 storeys. The front part of the building 

has a pitched roof, whilst the rear part of the building has a flat roof. 

4.3.70. The existing car park is approximately one storey lower than the existing ground 

floor level of the Sovereign Centre. Parts of the Sovereign Centre are also 

subterranean, including the sports hall in the eastern part of the building. 

4.3.71. The Sovereign Centre was originally constructed in 1977, with an extension to 

provide the Fun Pool built in 1989. Leisure Centres typically have a lifespan of 

around 50 years, and the age of the Sovereign Centre means substantial 

refurbishment or full redevelopment will be needed within the plan period. It is 

understood that this would require signiĜcant investment, which would need to be 

funded by new development. 

4.3.72. The Seafront Strategy identiĜes a primary objective of this part of the seafront is to 

safeguard and enhance existing leisure and swimming facilities. The Sovereign 

Centre is a key leisure facility for the town, and therefore should be retained, with 

potential options for extensions to the existing facility as part of any refurbishment.  

4.3.73. The use of the site for a leisure facility must be safeguarded. As part of any 

development, the leisure facility use must be retained on site, either in-situ (with or 

without extension), or rebuilt elsewhere within the allocated site.  
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4.3.74. However, safeguarding the future of the facility is likely to require investment which 

could be secured by enabling development on the site. It is considered that the site 

could accommodate 230 new homes, compromising a mix of 1-bed, 2-bed and 3-

bed flats. In addition to the leisure centre and residential development, other leisure 

and tourism-related uses would also be appropriate for the site. 

4.3.75. The site occupies a gateway location to the seafront with a prominent frontage along 

Royal Parade, and is considered to be an area that would be suitable for a taller 

building. Therefore, development on this site offers an opportunity to develop a 

landmark building of architectural merit, incorporating high quality public realm that 

aligns with the Seafront Strategy. The design of the development would need to be 

sympathetic to the town and enhance the seafront, and will be required to consider 

potential impacts upon key views including to and from the South Downs National 

Park. The impact on residential properties in Monarch House and on Prince William 

Parade would also need to be addressed through the design of development. 

4.3.76. The site is a sustainable location with public transport available adjacent and a range 

of amenities within a 15-minute walk. The site is also adjacent to the Seafront cycle 

path, which is part of National Cycle Route 21, and which must be retained.  

Improved access to this should be incorporated into development proposals. 

4.3.77. Any development proposal must ensure improved pedestrian access to the seafront 

and the King Charles Coastal Path.  There is also an expectation that enhancements 

to the public realm adjacent to the promenade will be provided as part of the 

development, including new civic space supplemented by new food and beverage 

facilities.  

4.3.78. Any development on this site must be consistent with the policies and objectives laid 

out in the South Inshore and South Offshore Marine Plan (2018).  

4.3.79. As part of any development, an appropriate level of parking provision associated 

with the residential development and leisure centre must be provided.  

4.3.80. The site is predominantly located in Flood Zone 1, although part of the side adjacent 

to the promenade is Flood Zone 3a and a greater extent of the site does have some 

surface water flood risk. The site is at residual risk from an overtopping or breach of 

sea defences, which should be considered in a site-speciĜc Flood Risk Assessment. 

Maintenance arrangements (including funding mechanisms) for the defences will 

need to be demonstrated for the lifetime of development, which will need to include 

how the existing defences can be improved. This would necessitate contributions 
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towards the implementation and maintenance of coastal defences. The site is also 

within the Coastal Vulnerability Area, and a Coastal Vulnerability Assessment will be 

required in accordance with Policy CR13. 

4.3.81. Further investigation would also be required into the potential land contamination 

from former landĜll, and appropriate remediation measures implemented as 

necessary. 

Policy SA11: Land adjacent to Royal Parade and Prince William Parade 

Land adjacent to Royal Parade and Prince William Parade (as identiĜed on the 

Policies Map), is allocated for a mixed-use development incorporating residential 

and leisure/tourism uses.  

The development mix should be based on the following uses and broad quantum of 

development:  

¶ A minimum of 230 residential units  

¶ Safeguarding the Sovereign Centre, either in-situ or relocated to another part 

of the site;  

¶ Other leisure and tourism related uses (in addition to the delivery of the 

residential and leisure uses identiĜed above). 

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ The leisure centre use on the site is safeguarded. 

¶ Proposals must reflect the site®s gateway location and prominent frontage along 

Royal Parade. 

¶ An assessment of increased pressure on the adjacent Sovereign Park Local 

Wildlife Site is undertaken, and appropriate mitigation is secured as identiĜed. 

¶ The residential element provides an appropriate mix of 1-bed, 2-bed and 3-bed 

flats to meet need identiĜed in the Local Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ The development creates a landmark development which creates a sense of 

place and provides an attractive setting to the seafront.  

¶ The provision of high-quality public space adjacent to the promenade. 
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¶ An appropriate level of parking provision for the proposed uses is provided  

¶ Improved pedestrian and cycle access provided through the site linking 

Lottbridge Drove, Princes Road and the seafront. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure.  A monitor and 

manage approach shall be agreed to ensure review of proposed measures at 

appropriate intervals and will be secured through planning obligations. 

¶ The submission of a Townscape and Visual Impact Assessment and Tall Building 

Design Statement that considers impacts upon key views including to and from 

the surrounding South Downs National Park 

¶ No unacceptable impact to the residential amenity of Monarch House or 

residential properties on Prince William Parade  

¶ Development makes contributions towards off-site infrastructure improvements 

arising from, and related to, the development 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Layout ensures future access to the existing sewerage and water supply 

infrastructure for maintenance and upsizing purposes. 

¶ A site-speciĜc flood risk assessment is undertaken to demonstrate that the 

development will be safe for its lifetime without increasing flood risk elsewhere, 

and an appropriate surface water drainage strategy as advised by the 

appropriate body and implemented as agreed. 

¶ Proposals include measures to appropriately defend the site from flood risk for 

the lifetime of the development and include contributions to future flood and 

coastal defences where necessary to support wider strategic resilience. 

¶ Development is subject to investigation into potential contamination and 

appropriate remediation measures agreed with the relevant authority. 

Where a planning application is submitted that only relates to part of the site, it 

should be accompanied by evidence of a masterplanning approach that 

demonstrates that the development would not prejudice the delivery of the full 

requirements of the allocation.  
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East Sussex College, Kings Drive 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.82. The site is occupied by a further education college located between Kings Drive and 

Cross Levels Way. The site of 2.7 hectares comprises land which formally housed 

education buildings as part of the wider campus, however these have been partly 

removed, some open space and car parking associated with the campus. The wider 

campus to the east, has a number and variety of buildings of differing heights in 

educational use. The site is adjacent to 2-storey residential properties located on 

Kings Drive to the west, the District General Hospital to the south, and a car park 

associated with the hospital, which has recently been installed with solar panel car 

ports. 

4.3.83. The site is also adjacent to a number of sports facilities, including playing pitches 

that are used for football and rugby. St Martins Field, which is on the western 

boundary of the site, is protected from development in perpetuity via legal 

agreement, and is regularly used to host rugby matches. The Hampden Park playing 

Ĝelds to the north are also regularly used playing pitches. Eastbourne Sports Park, 
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which contains indoor sports facilities, an athletic track and artiĜcial playing pitches, 

is located to the northeast of the site, and shares the Cross Levels Way access with 

the college.  

4.3.84. The site has existing vehicular access from Kings Drive, pedestrian access through 

the site for students, staff and visitors, and there is a cycle route that runs along the 

eastern boundary of the site along Cross Levels Way. Kings Drive also supports a 

wide range of bus services. 

4.3.85. East Sussex College is currently developing proposals for the next phase of 

investment across the College estate. The Eastbourne campuses will be transformed 

by the delivery of new flexible and energy efĜcient spaces that will enable the 

College to build on areas of existing expertise and provide learning opportunities 

and skills to people of all ages. Plans include making better use of land and buildings 

and replacing outdated facilities. 

4.3.86. The College®s estate plans have identiĜed that rationalising the use of buildings on 

the Eastbourne campus will result in some surplus land that could be used for new 

housing development. The income from this development would go towards 

improving educational facilities at the site.  

4.3.87. As a sustainable location with good public transport links and close proximity to 

existing medical facilities, the site could accommodate 130 dwellings as a mix of 

houses and flats, but which prioritises the delivery of 2-bed and 3-bed houses. 

4.3.88. The site is a sustainable location, within walking distance of public transport links 

including a number of bus routes and Hampden Park train station is within a 15²20-

minute walking distance. The site should connect with the Cross Levels Way cycle 

path, creating sustainable routes to key destinations across the town. Amenities 

available within walking distance including a doctor®s surgery, schools, supermarkets 

and green spaces. 

4.3.89. The site is located on the A2270 link where there could be capacity issues and 

transport modelling will inform where mitigation is likely to be required. Established 

access at Kings Drive should be retained, but the junction would need to be 

reviewed in terms of design and upgraded if necessary. Contributions towards active 

travel and public transport improvements would be sought, particularly as the site is 

located on key bus routes. The site can also improve local walking and cycling 

routes by providing a connection between the Cross Levels Way cycle path and 

Kings Drive to improve access to Ratton School to the west.  
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4.3.90. The site is not located within the fluvial or tidal flood zone; however, parts of the site 

are at risk of surface water flooding. Given the site is in Flood Zone 1, and the limited 

surface water and tidal flooding extents, provided development is proposed outside 

of the areas at risk, the Exception Test is not required for this site.  

4.3.91. The site is located along a ­green corridor® that links the South Downs with 

Eastbourne Park, and should ensure that ­stepping stones® are incorporated into the 

development through green infrastructure provision to maintain and improve links 

between habitats. As the site is in close proximity to a Local Wildlife Site, measures 

should be taken to protect and enhance the Local Wildlife Site. The site is also 

located within the Willingdon Levels Archaeological NotiĜcation Area due to the 

potential for signiĜcant prehistoric archaeological remains within the peat deposits. 

Any development that comes forward must provide a Historic Environment Record 

(HER) informed desk-based assessment of potential (archaeological) interest(s), 

undertake Ĝeldwork as required and implement necessary mitigation measures.  

Policy SA12: Land at East Sussex College 

Land at East Sussex College (as identiĜed on the Policies Map) is allocated for a 

residential-led development comprising a minimum of 130 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Provide a mix of dwelling types and sizes to meet need identiĜed in Local 

Housing Needs Assessment, with a particular emphasis on delivering 2-bed and 

3-bed houses.  

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ The development must not compromise the operational requirements of East 

Sussex College at this location. 

¶ Development must not compromise the operation of adjacent educational, 

medical, or sports facilities, including the provision of appropriate ball-strike 

mitigation.  

¶ Proposals must demonstrate high-quality design that responds positively to the 

site's location within the setting of the South Downs National Park 

¶ Integration of green infrastructure, including tree planting, landscaping, and 

biodiversity enhancements. 
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¶ Vehicular access retained from Kings Drive, with appropriate junction 

improvements if required. 

¶ Contributions will be required towards public transport improvements and 

active travel infrastructure, including enhanced pedestrian and cycle links to 

Cross Levels Way and the wider network.  A monitor and manage approach 

shall be agreed to ensure review of proposed measures at appropriate intervals 

and will be secured through planning obligations. 

¶ Development makes contributions towards off-site infrastructure improvements 

arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Layout ensures future access to the existing sewerage and water supply 

infrastructure for maintenance and upsizing purposes. 

¶ A site-speciĜc Flood Risk Assessment is undertaken to demonstrate safe 

access and egress during flood events and that the development will be safe for 

its lifetime without increasing flood risk elsewhere, and an appropriate surface 

water drainage strategy that ensures runoff rates do not exceed greenĜeld 

rates as advised by the appropriate body and implemented as agreed. 

¶ An appropriate assessment and evaluation of archaeological potential is 

undertaken, and any necessary mitigation measures implemented. 

¶ Proposals should assess the potential impacts on the nearby LWS, and include 

measures to mitigate where appropriate increased recreational pressure. 

Where a planning application is submitted that only relates to part of the site, it 

should be accompanied by evidence of a masterplanning approach that 

demonstrates that the development would not prejudice the delivery of the full 

requirements of the allocation. 
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Former Gas Works, Land East of Finmere Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.92. The Land off Finmere Road is a former gas works site of 4.2 hectares that was 

decommissioned in 2022, although part of the site in the southwest corner remains 

in operational use as a Pressure Reduction Station compound.  

4.3.93. The site is a previously developed site located within the existing built-up area. It is 

within an existing 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. The majority of the site is separated from the 

residential area to the west by a row of single-storey industrial buildings, although it 

does abut residential properties in the northwestern corner.   

4.3.94. To the north of the site is the Horsey Sewer, which is designated as a Local Wildlife 

Site. The Horsey Cycle Path, which links Langney and Bridgemere, is located 

immediately to the north of the watercourse. Landscaping and boundary treatments 
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along the northern boundary should use native species of local provenance, and 

should buffer and extend the LWS.  

4.3.95. A proportion of the site falls within a Minerals Consultation Area for safeguarded 

minerals infrastructure sites by Policy RM6 (Safeguarding Other Minerals 

Infrastructure) of East Sussex Waste and Minerals Local Plan Revised Policies 

(2024). Development within the site must be compatible with the operations at the 

safeguarded site in accordance with the agent of Change Principle and national 

Policy. Consultation with the Waste and Minerals Planning Authority will be required. 

Given the site®s location within and adjacent to existing industrial estate uses, it is 

considered that this site would be appropriate for future employment development 

providing new industrial and warehouse space. The site has been assessed as 

having capacity for 15,000 sqm of class Eg (iii) (light industrial), class B2 (General 

industrial) and class B8 (Storage and distribution) including open air storage.  

4.3.96. Due to the site®s former use as a gas works, the site will require appropriate 

decontamination and remediation in order to address land contamination issues and 

ensure that the site is safe for development.  

4.3.97. The site currently has a single point of access provided via the industrial area to the 

south, which connects through a residential area. There is no other access to the 

site for pedestrians or cyclists. In light of the intensiĜcation of the use, access from 

the north of the site should be explored with adjacent landowners to minimise 

additional trafĜc traversing Northbourne Rd to reach the A259.  

4.3.98. The development must also provide connections to the Horsey Sewer cycle path to 

the north of the site to make the site sustainable by transport alternatives to the car. 

This improvement would give far greater walking and cycling connectivity to other 

parts of the town.  

4.3.99. It is essential that accessibility to sustainable travel modes is optimised. The closest 

existing bus stops on Seaside are more than 400m walking distance from the site. 

The development should make appropriate contributions to public transport 

infrastructure improvements and highways improvements including safe road 

crossing facilities are also likely to be required in order to safely access bus routes 

along Seaside.  

4.3.100. The majority of the site is located in Flood Zone 1, with small areas in Flood Zone 2 

and 3a along the northern and eastern site boundaries. Given the site is classiĜed as 

­Less vulnerable development®, development within Flood Zone 3a is considered 
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acceptable and does not require the Exception Test. Development should therefore 

be placed outside of the areas at risk of surface water and tidal flooding, where 

possible. 

Policy SA13: Former Gas Works, Land East of Finmere Road 

The Former Gas Works site on Land East of Finmere Road (as identiĜed on the 

Policies Map) is allocated for 15,000 sqm of employment floorspace comprising 

class Eg (iii) (Light Industrial), class B2 (General industrial) and class B8 (Storage 

and distribution) uses.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Proposals must demonstrate high-quality design that responds positively to the 

surrounding industrial and residential context. 

¶ Building heights, massing, and layout must respect the amenity of nearby 

residential properties, particularly in terms of noise, overshadowing, and visual 

impact. 

¶ The Pressure Reduction Station compound and appropriate buffer is retained, 

unless it can be demonstrated that it is no longer required. 

¶ There is no signiĜcant adverse impact on the Horsey Sewer Local Wildlife Site. 

¶ Development proposals within the Minerals Consultation Area must be 

compatible with the operations at the safeguarded minerals site to the north 

and a proportionate Minerals Infrastructure Assessment comprising a 

compatibility assessment should be undertaken.  

¶ Proposals should incorporate appropriate landscaping and boundary 

treatments to soften visual impacts and enhance site appearance, and protect 

residential amenity of properties in the northwest of the site 

¶ Maintain a minimum 9 metre buffer from the Horsey Sewer in order to ensure 

access for river maintenance. 

¶ A Transport Assessment must be submitted to demonstrate that the 

development will not have an unacceptable impact on the local highway 

network. 

¶ Access is provided to the north of the site from Hammonds Drive, unless it can 

be demonstrated that this is not achievable. 
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¶ Connections for pedestrian and cycle access to the Horsey Sewer cycle path is 

made to the north of the site. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure. 

¶ Adequate on-site parking, servicing, and turning areas must be provided in 

accordance with adopted standards. 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development.  

¶ Future access to the existing gas supply infrastructure for maintenance and 

upsizing purposes must be ensured. 

¶ A detailed land contamination assessment must be submitted, and appropriate 

remediation measures must be identiĜed and implemented to ensure the site is 

safe for its intended use. 

¶ A site-speciĜc Flood Risk Assessment is undertaken to demonstrate safe 

access and egress during flood events and that the development will be safe for 

its lifetime without increasing flood risk elsewhere, and an appropriate surface 

water drainage strategy that ensures runoff rates do not exceed greenĜeld 

rates as advised by the appropriate body and implemented as agreed. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Layout of the development must be planned to ensure future access to existing 

sewerage infrastructure for maintenance and upsizing purposes. 
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Land at 2-4 Moy Avenue 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.101. Land at 2-4 Moy Avenue comprises a former BT Telephone Exchange Centre 

building, part 3/4 storey in height, including maintenance/service yard with 

outbuildings/garages for operational needs/requirements for the wider BT network. 

The building has been vacant and abandoned for a number of years, and is causing 

signiĜcant detriment to the local area.  

4.3.102. The site of 0.7 hectares is situated at the corner of Moy Avenue and Waterworks 

Road, opposite the junction with Courtlands Road. The site is surrounded by 

residential properties to the north, east and south, and to the north-west lies the 

Courtlands Road industrial estate which has a variety of employment and 
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commercial uses. The former Dairy Crest Depot in close proximity on Waterworks 

Road is committed for the delivery of 60 new homes20.  

4.3.103. There are two vehicular accesses existing from Moy Avenue, and an additional 

pedestrian access from Waterworks Road to the south-east corner of the site. There 

are no signiĜcant changes of levels across the site and no signiĜcant trees or areas 

of soft landscaping. The site has been vacant and abandoned for a number of years, 

and is partially overgrown, so the biodiversity value of the site would need to be 

assessed.  

4.3.104. The site was granted planning permission21 for a refurbishment and extension to the 

existing building and the construction of two new blocks of flats, comprising 72 new 

homes in total. This permission was granted in 2022 and has since expired without 

being implemented, predominantly due to issues associated with viability of flatted 

development. The principle of residential use has been established by this 

permission, and given its sustainable location with good access to services and 

facilities and public transport provision, residential is considered to be an 

appropriate use of the site. However, the capacity of the site has been reduced to 36 

homes, which more accurately reflects the density standard for the neighbourhood 

and would result in a more viable and deliverable scheme.  

4.3.105. The site is predominantly located within Flood Zone 3a, with some parts of the site 

affected by the functional floodplain designation, particularly along the northern 

boundary and the eastern corner of the site. There is also some surface water flood 

risk extent in the eastern corner. It will need to be demonstrated through a site-

speciĜc flood risk assessment that safe access and egress can be achieved. The 

Bourne Stream is culverted under part of the site, and the site is also located within 

a Groundwater source protection zone.  

4.3.106. There may be a risk of land contamination issues associated with the previous 

industrial uses, which would need to be investigated prior to development. 

 

 

 

20 Planning permission reference: 230787 

21 Planning permission reference: 180006 
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Policy SA14: Land at 2-4 Moy Avenue  

Land at 2-4 Moy Avenue (as identiĜed on the Policies Map) is allocated for the 

residential development of 36 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Appropriate mix of 1-bed, 2-bed and 3-bed houses and flats to meet need 

identiĜed in Local Housing Needs Assessment. 

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ No unacceptable impact to the residential amenity of residential properties on 

Moy Avenue, Waterworks Road and Whitley Road. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure.   

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Layout ensures future access to the existing sewerage and water supply 

infrastructure for maintenance and upsizing purposes. 

¶ A site-speciĜc Flood Risk Assessment is undertaken to demonstrate safe 

access and egress during flood events and that the development will be safe for 

its lifetime without increasing flood risk elsewhere, and an appropriate surface 

water drainage strategy as advised by the appropriate body and implemented 

as agreed. 

¶ Development is subject to investigation into potential contamination and 

appropriate remediation measures agreed with the relevant authority. 

¶ It must be demonstrated that contamination risks to groundwater can be 

identiĜed, mitigated and managed effectively, and that remediation and 

associated safeguards can be implemented and maintained for the lifetime of 

the development. 
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Land North of Pevensey Bay Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.107. Land North of Pevensey Bay Road comprises a 22-hectare site consisting of arable 

land, with rising ground to the north of the A259 (Pevensey Bay Road). Roughly a 

third of the way up the site from south to north, there is a ridge, beyond which the 

site levels then begin to fall gently downward. In December 2025, Planning 

Committee resolved to grant Outline planning permission for residential 

development on the site, subject to Section 106 agreement (ref: 230526). 

4.3.108. The site is bounded by the East Langney Sewer immediately to the north, and the 

East Langney Levels to the north and east, which provides a green buffer between 

Eastbourne and neighbouring settlements of Westham and Pevensey to the north 

and Pevensey Bay to the east. The majority of this surrounding countryside falls 

within the neighbouring Wealden District. There are residential properties located to 

the west of the site, and to the south of the site on the opposite side of the A259 is 

mixed-use development around Sovereign Harbour. 
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4.3.109. The majority of the site falls within Flood Zone 3, other than the ridged area of land 

running east to west extending from the rear of NetherĜeld Avenue. This is 

predominantly as a result of the risk of exposure to tidal flooding should the existing 

sea defences be breached or overtopped. There are also areas that are susceptible 

to surface water flooding around the site, particularly close to the Langney and East 

Langney Sewers. Part of the site to the east is functional floodplain, and no 

development should take place within this area.  

4.3.110. As an arable Ĝeld, the site is largely devoid of any notable trees or hedgerow in its 

interior although the banks of the Sewers and the drainage ditches are marked by 

patchy hedgerow, small trees and a buffer of grassland.  

4.3.111. The site is partially identiĜed within the Area of Particular Importance for Biodiversity 

in the LNRS. The Langney and East Langney Sewers are identiĜed as Local Wildlife 

Sites as are the meadows to the east of the site. The site is classiĜed as coastal 

floodplain grazing marsh (a Habitat of Principal Importance) and there are records of 

protected and notable species. It is not anticipated that the presence of any of these 

species would pose deliverability issues with regard to the site; however, their 

presence will require signiĜcant consideration in the masterplanning and ecological 

avoidance and mitigation strategy. 

4.3.112. Given the site is contiguous with the existing built-up area boundary of Eastbourne 

to the south and west and well related to the existing settlement pattern, as well as 

being in a sustainable location close to shopping facilities, a doctor®s surgery and 

schools, the site is considered to be an appropriate location for residential 

development. Taking into account the requirement for appropriate flood risk, 

landscape and biodiversity mitigation, it is considered that the site could 

accommodate 250 homes. Given limited opportunities for the development of 

houses in the Borough, it would be expected that the homes would be 

predominantly 2- and 3-bed homes, with a small number of larger dwellings.  

4.3.113. Development should be focussed towards the south-western corner of the site to 

avoid the areas at the highest risk of flooding, and should not have an adverse 

impact on the amenity of existing residential properties to the west. The scale and 

extent of the massing should decrease in scale across the northern and eastern part 

of the site to reflect the transition to the wider Levels. 

4.3.114. The site itself is an arable Ĝeld that is regularly cultivated, meaning that the site is 

frequently disturbed, reducing its habitat value. However, the fringes of the site, 

adjacent to the watercourses, are much more valued as habitat. 



 

Eastbourne Local Plan 2025-2042 P a g e | 95 

 

4.3.115. Detailed habitat quality surveys for the site will be required to inform any avoidance 

and / or mitigation strategy. Development should retain as much grassland and 

hedgerow as possible, but where this is not possible, it should be compensated for 

by comparable habitat creation elsewhere. 

4.3.116. The site is subject to flood risk; however, it is considered that this can be mitigated 

as part of the development. Part of the risk of flooding is associated with tidal flood 

risk, which would be mitigated through upgrades to the coastal flood defences. Parts 

of the site are in the fluvial and surface water flood extents, but arrangements for 

safe access and egress are likely to be possible. Development should be located 

outside of the areas at risk of fluvial and surface water flooding where possible. As 

the flood risk is largely from the tidal risk, ground raising may be possible where 

development is proposed within the area at risk of flooding. Under croft parking 

could be used to raise Ĝnished floor levels above the design flood level in areas at 

risk of fluvial flooding. Any development proposal will need to show through a site-

speciĜc Flood Risk Assessment that future users of the development will not be 

placed in danger from flood hazards throughout its lifetime.  

4.3.117. The implementation of SuDS at the site would provide opportunities to deliver 

multiple beneĜts including volume control, water quality, amenity and biodiversity. 

This could also provide wider sustainability beneĜts to the site and surrounding area.  

4.3.118. The risk from surface water flow routes should be quantiĜed as part of a site-speciĜc 

FRA, including a drainage strategy, so runoff magnitudes from the development are 

not increased by development across any surface water flow routes. A drainage 

strategy should help inform site layout and design to ensure runoff rates do not 

exceed greenĜeld rates.  

4.3.119. There is a requirement to retain a minimum 9m buffer from watercourses to comply 

with Pevensey and Cuckmere Water Level Management Board byelaws. 

4.3.120. The site would result in the loss of land in active food production. Natural England 

Agricultural Land ClassiĜcation Strategic Map information predicts the land in and 

around the site to be Grade 3 ­good to moderate® quality agricultural land. However, 

the loss of agricultural land is seen in context with the amount of agricultural land 

that would remain available in the surrounding area and in balance with the 

signiĜcant need for housing. 

4.3.121. The vehicular access to the site would be achievable from the A259 (Pevensey Bay 

Road) by way of adding a new limb to the existing Martello Roundabout, although 
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this junction would need to be reviewed in terms of design and upgraded if 

necessary. A new bridge would carry the access road over Langney Sewer. The 

existing gated access further west on Pevensey Bay Road should be retained as a 

pedestrian and cyclist access point. Contributions towards active travel and public 

transport improvements would be sought, particularly as the site is located on key 

bus routes. 

4.3.122. The site is located within the Mountney Levels Archaeological NotiĜcation Area due 

to the potential for signiĜcant prehistoric archaeological remains within the peat 

deposits, which would need to be assessed and considered as part of any 

application. 

Policy SA16: Land North of Pevensey Bay Road  

Land North of Pevensey Bay Road (as identiĜed on the Policies Map) is allocated 

for residential development comprising 250 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ The development should provide an appropriate mix of houses and flats to 

meet need identiĜed in Local Housing Needs Assessment that prioritises the 

delivery of 2-bed and 3-bed houses. 

¶ Provision of affordable housing in accordance with Policy HO1, and self-build 

and custom-build housing in accordance with Policy HO4. 

¶ Development is focussed on the south western part of the site and placed 

outside the areas at risk of fluvial and surface water flooding where possible. 

¶ Proposals should demonstrate high-quality design, appropriate massing, and 

use of materials that respond to the local context. 

¶ A comprehensive landscaping scheme must be submitted, demonstrating how 

green infrastructure will be incorporated.  

¶ A Landscape buffer must be provided to the east and north of the site to 

mitigate the impacts on the open levels. 

¶ No unacceptable impact to the residential amenity of residential properties on 

Treemaines Road, Tanbridge Road and Tolkien Road.  



 

Eastbourne Local Plan 2025-2042 P a g e | 97 

 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure. 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ A site-speciĜc Flood Risk Assessment is undertaken to demonstrate safe 

access and egress during flood events and that the development will be safe for 

its lifetime without increasing flood risk elsewhere, and an appropriate surface 

water drainage strategy that ensures runoff rates do not exceed greenĜeld 

rates as advised by the appropriate body and implemented as agreed. 

¶ Finished floor levels are raised to a minimum of whichever is higher of 600mm 

above the average ground level of the site, the adjacent road level to the 

building or the estimated river or sea flood level. 

¶ A site-speciĜc Flood Warning and Evacuation Plan must be undertaken in the 

interest of safety for future occupants, and future site occupants are required 

to sign up to the EA®s Flood Warning and Alert System.  

¶ No development shall take place within 9 metres of a watercourse. 

¶ Landscaping must be natural, or local provenance and appropriate to the area. 

¶ Development must not result in light spill above 1 lux onto the LWS. 

¶ Development is subject to an ecological impact assessment, and appropriate 

measures are undertaken to avoid or minimise impacts on biodiversity before 

mitigation or compensation. 

¶ No adverse impact is caused to the adjacent Local Wildlife Sites. 

¶ An appropriate assessment and evaluation of archaeological potential is 

undertaken, and any necessary mitigation measures implemented. 
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Summerdown Field, Compton Drive 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.123. The Summerdown Field site is part of the Eastbourne College campus located 

between Compton Drive and Paradise Drive. The site is 2 hectares in size and 

comprises a playing Ĝeld containing grass and artiĜcial playing pitches and a hard-

surfaced tennis court. The current playing pitches are not publicly accessible and 

are only for use by the school. It is surrounded to the north, east and west by large 

detached 2/3-storey houses. The site is bounded by the South Downs National Park 

to the south, and a public right of way runs along the southern boundary.  

4.3.124. Eastbourne College Incorporated is seeking to consolidate their operations around 

College Field including the potential disposal of some outlying sites in order to fund 

the development of new and improved educational facilities.  

4.3.125. The Eastbourne Sports Facilities and Playing Pitch Strategy (2026) identiĜes that 

there is insufĜcient provision for hockey to cater for future demand, and it is 

recommended that to meet future demand for hockey match use, the artiĜcial turf 
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pitch at Summerdown Field should be protected, resurfaced and ancillary facilities 

developed as part of any redevelopment of the site. The Eastbourne Sports Facilities 

and Playing Pitch Strategy (2026) also identiĜes that the two tennis courts on the site 

do not need to be protected, but the loss of these two courts should be mitigated by 

investment into other Tennis sites in the borough to provide better quality provision 

or wider access.   

4.3.126. Given the location on the edge of the South Downs National Park, appropriate 

landscape buffering will need to be established to provide appropriate screening. 

The Biodiversity Study notes a lack of ecological habitat value on site, however there 

is also a hedgerow along the Compton Drive boundary that should be retained. The 

site is not considered to be at risk from flooding.  

4.3.127. Taking into account the surrounding development, the need for landscape buffering 

and the location of the site within the setting of the South Downs National Park, as 

well as the need to retain the artiĜcial turf pitch, the site is unlikely to be able to 

accommodate high-density residential development. It is considered that the site 

could accommodate around 25 homes comprising 2-bed, 3-bed and 4-bed houses.  

4.3.128. The site does not have good access to public transport links; however, it is within 

walking distance of amenities at Crown Street. Footways are available and links to 

public rights of way are close by. Cycling on quiet residential streets is available 

towards the seafront and town centre. Contributions towards active travel and 

sustainable transport infrastructure will be required. 

Policy SA17: Land at Summerdown Field, Compton Drive 

Land at Summerdown Field on Compton Drive (as identiĜed on the Policies Map) is 

allocated for residential development comprising 25 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Provide a mix of dwelling types and sizes to meet need identiĜed in Local 

Housing Needs Assessment, with a particular emphasis on delivering 2-bed and 

3-bed houses.  

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ The existing artiĜcial turf pitch to be retained and secured for community use 

through an appropriate long-term management arrangement, and development 
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makes contributions towards improvements to the playing surface of the 

artiĜcial turf pitch 

¶ The provision of a serviced area to enable the provision of ancillary facilities 

associated with the artiĜcial turf pitch, and provision of parking for users.  

¶ Financial contribution towards improvement in other tennis sites in Eastbourne 

to compensate for the loss of tennis courts 

¶ Proposals should demonstrate high-quality design, appropriate massing, and 

use of materials that respond to the local context, including the setting of the 

South Downs National Park. 

¶ Appropriate landscaping to mitigate the impacts of this edge of town site on the 

surrounding landscape, having particular regard to views from and into the 

National Park. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure. 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 
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Aldro, Darley Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.129. The ­Aldro® site, formerly part of the University of Brighton campus, is located on 

Darley Road. The site is approximately 2.4 hectares and is currently occupied by a 

series of two, three and four-storey buildings of different ages. It is surrounded to the 

north, east and west by residential properties, predominantly 2-storeys in height, 

with St Andrews School playing Ĝeld to the south on the opposite side of Darley 

Road, and the Queenwood site, also formerly part of the University of Brighton, to 

the southwest. 

4.3.130. The site currently has two points of vehicular access off Darley Road to the south, 

but there are also separate pedestrian access points from Darley Road to the west 

and also through the adjacent residential development to the north. The site is 

relatively sustainable with public transport within walking distance. Amenities 

available within a 15-minute walk include supermarkets, schools and green spaces, 

including access to the South Downs National Park. As such, the site will be suitable 
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for reduced levels of car parking to maximise the delivery of housing and green 

space. 

4.3.131. The site is located within the Meads Conservation Area. Caldecotts Follies is a 

locally listed building situated to the east of the Aldro site. The Historic Environment 

Assessment Ĝnds the site, which forms part of a wider institutional and educational 

enclave on Darley Road, and its existing landscaped character, mature trees and 

boundary treatment contribute positively to the established character of the 

conservation area.  

4.3.132. The vacation of the site by the University of Brighton offers an opportunity to provide 

residential development on a previously developed site in a sustainable location. The 

site is considered suitable for residential development of between 100 and150 

homes comprising a mix of houses and flats, but which prioritises the delivery of 2-

bed and 3-bed houses. The site is allocated for a minimum of 100 homes and the 

achievement of the delivery of the maximum 150 homes is largely dependent on the 

housing mix (including the deliverability of flats on the site) and the achievability of 

lower levels of car parking to maximise density. 

4.3.133. Access to the site should remain via the current vehicular access points on Darley 

Road, and public rights of way through the site should also be retained. Although 

access to public transport is relatively good, bus infrastructure improvements will be 

sought such as shelters, real time passenger information and seating where they are 

absent. 

4.3.134. The Historic Environment Assessment states that the Aldro building, located on the 

frontage at the southern entrance to the site off Darley Road, is considered to make 

a positive contribution towards the character of the Conservation Area and should 

be treated as a building of local heritage interest, and should be retained and 

converted  sensitively to preserve the contribution to the conservation area. 

Proposals for the site should consider the recommendations within the Historic 

Environment Assessment. There are a number of mature trees across the site, 

including along the Darley Road boundary, which contribute to the character of the 

area and should also be retained. The proposed landscape scheme should reinforce 

the contribution that open spaces make to the character of Meads. 
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Policy SA18: Land at Aldro on Darley Road 

Land at Aldro on Darley Road (as identiĜed on the Policies Map) is allocated for the 

residential development of a minimum of 100 homes through a combination of 

conversion and new-build development.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Provide a mix of dwelling types and sizes to meet need identiĜed in Local 

Housing Needs Assessment, with a particular emphasis on delivering 2-bed 

and 3-bed houses.  

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ The original Aldro building fronting Darley Road shall be retained and 

sensitively converted to residential use. 

¶ Development must preserve and enhance the character and appearance of the 

Meads Conservation Area, and respect the setting of Caldecotts Follies. 

¶ Proposals should demonstrate high-quality design, appropriate massing, and 

use of materials that respond to the local context. 

¶ Mature trees on the site, particularly those along the Darley Road boundary, 

shall be retained and protected.  

¶ A comprehensive landscaping scheme must be submitted, demonstrating how 

green infrastructure will be incorporated and enhanced. 

¶ No unacceptable impact to the residential amenity of residential properties on 

Darley Road, The Village and Beachy Head Road.  

¶ Existing pedestrian routes must be maintained and enhanced, including public 

rights of way through the site and connections to adjacent residential areas. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure to promote modal 

choice and facilitate lower levels of car parking.  A monitor and manage 

approach shall be agreed to ensure review of proposed measures at 

appropriate intervals and will be secured through planning obligations. 
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Queenwood, Darley Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.135. The ­Queenwood® site, formerly part of the University of Brighton campus, is located 

on Darley Road. The site is approximately 0.6 hectares and is currently occupied by 

two buildings, including a 5-storey building and one 2-storey building, car parking 

and private amenity space. It is surrounded to the north and west by residential 

properties, including three-storey detached properties and 5-storey blocks of 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater including during construction. 
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purpose-built flats. St Andrews School playing Ĝeld is located to the south on the 

opposite side of Darley Road, and the Aldro site, also formerly part of the University 

of Brighton, to the northeast. 

4.3.136. The site currently has a single point of vehicular access off Darley Road, with a 

separate pedestrian access point from Darley Road to the north of the vehicle 

access, and two points of pedestrian access from Baslow Road. The site is relatively 

sustainable with public transport within walking distance. Amenities available within 

a 15-minute walk include supermarkets, schools and green spaces, including access 

to the South Downs National Park. As such the site will be suitable for reduced levels 

of car parking to maximise the delivery of housing and green space. The site is 

located within the Meads Conservation Area.  

4.3.137. The vacation of the site by the University of Brighton offers an opportunity to provide 

residential development on a previously developed site in a sustainable location. The 

Historic Environment Assessment (HEA) states the original Queenwood building, 

located at the front of the site off Darley Road, is considered to make a positive 

contribution towards the character of the Conservation Area and should be treated 

as a building of local heritage interest. The building should be retained and 

sensitively converted to limit the harm to heritage assets. However, the later 

extension to the Queenwood building and the two-storey Ward Hall building have 

less architectural merit and make no contribution to the conservation area, and 

therefore these could be redeveloped to provide additional homes. The HEA 

identiĜes the removal of these buildings as an opportunity to better reveal the 

original Queenwood building.  

4.3.138. There are a number of mature trees across the site, including along the Darley Road 

boundary, which contribute to the character of the area and should be retained. The 

site is considered suitable for residential development of between 30 and 50 homes. 

The site is allocated for the minimum of 30 residential units, the achievement of up 

to 50 homes is largely dependent on the deliverability of flats on the remaining site 

(alongside the retention/conversion of the original Queenwood building).  

4.3.139. Access to the site should remain via the current vehicular access points on Darley 

Road. Although access to public transport is relatively good, bus infrastructure 

improvements could be sought such as shelters, real time passenger information 

and seating where they are absent. 
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Policy SA19: Land at Queenwood, Darley Road  

Land at Queenwood on Darley Road (as identiĜed on the Policies Map) is allocated 

for the residential development of a minimum of 30 homes through a combination 

of conversion and new-build development.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ The original Queenwood building fronting Darley Road shall be retained and 

sensitively converted to residential use. 

¶ The later extension to the Queenwood building and the two-storey Ward Hall 

should be demolished and replaced with new residential development. 

¶ New residential buildings to the rear of the site shall be in the form of up to 3 to 

4-storey development, to be subordinate to the original Queenwood building 

and reflecting the scale of adjacent residential properties to the west. 

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ Development must preserve and enhance the character and appearance of the 

Meads Conservation Area.  

¶ Proposals should demonstrate high-quality design, appropriate massing, and 

use of materials that respond to the local context. 

¶ Mature trees on the site, particularly those along the Darley Road boundary, 

shall be retained and protected.  

¶ A comprehensive landscaping scheme must be submitted, demonstrating how 

green infrastructure will be incorporated and enhanced. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions towards public transport 

improvements and active travel infrastructure to promote modal choice and 

facilitate lower levels of car parking.  A monitor and manage approach shall be 

agreed to ensure review of proposed measures at appropriate intervals and will 

be secured through planning obligations. 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 
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Land at the Welkin, Carlisle Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.140. The ­Welkin® site, formerly part of the University of Brighton campus, is located on 

Carlisle Road. The site is approximately 1.9 hectares and accommodates buildings 

last occupied by Brighton University. In December 2025, Planning Committee 

resolved to grant planning permission for residential development on the site, 

subject to Section 106 agreement (ref: 250505). 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater including during construction. 
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4.3.141. The site incorporates three main buildings and other ancillary buildings, as well as a 

grassed area and car parking. To the immediate north of the site are several part 

three-, part four-storey blocks that were originally developed as student 

accommodation (but are now used as key worker accommodation).  

4.3.142. The site is bounded by Carlisle Road to the south and Gaudick Road to the west, 

with residential properties on Saffrons Park to the east. Beyond the former student 

accommodation to the north of the site is the Royal Eastbourne Golf course, which is 

within the South Downs National Park.   

4.3.143. The site is located within the northern boundary of the Meads Conservation Area, 

and incorporates two Grade II listed buildings (Trevin Towers and Trevin Towers 

Annexe), which are positive contributors to the character and appearance of the 

conservation area. The Welkin building is also identiĜed as a positive contributor to 

the conservation area. The site is bounded by a flint wall and hedging along the 

Carlisle Road and Gaudick Road frontages, and there are a number of mature trees 

across the site that are protected by Tree Preservation Orders and contribute to the 

character of the area, including along the main internal access paths.  

4.3.144. The site has four vehicular access points, two from Carlisle Road that provide a one-

way link with separate access and egress lined with mature trees and shrubs, and 

another two from Gaudick Road. The site is relatively sustainable with public 

transport within walking distance. Amenities available within walking distance include 

supermarkets, schools and green spaces, including access to the South Downs 

National Park.  

4.3.145. The vacation of the site by the University of Brighton offers an opportunity to provide 

residential development on a previously developed site in a sustainable location. The 

Grade II listed Trevin Towers and Trevin Towers Annexe, and The Welkin and 

Bishopsbourne buildings, as positive contributors to the Conservation Area, should 

be retained and converted to residential use. In order to make the most efĜcient use 

of land, it is considered appropriate for additional residential development to take 

place on the southern section of the site. In total, the site should provide a minimum 

of 56 new homes, including a mix of 1-bed, 2-bed and 3-bed properties, with priority 

given to 3-bed houses on this site.  

4.3.146. Access to the site can remain via the established current vehicular access points. 

Although access to public transport is relatively good, bus infrastructure 

improvements could be sought such as shelters, real time passenger information 

and seating where they are absent. 
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4.3.147. The mature trees protected by a Tree Preservation Order across the site contribute 

to the character of the area and should be retained, as should the flint wall on the 

Carlisle Road and Gaudick Road boundaries. 

Policy SA20: Land at the Welkin, Carlisle Road 

Land at the Welkin site between Carlisle Road and Gaudick Road (as identiĜed on 

the Policies Map) is allocated for the residential development of 56 homes through 

a combination of conversion and new-build development.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ An appropriate mix of houses and flats to meet need identiĜed in Local Housing 

Needs Assessment, that prioritises the delivery of 2-bed and 3-bed houses.  

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ Existing buildings on the site including Trevin Towers and Trevin Towers 

Annexe, and The Welkin and Bishopsbourne buildings shall be retained and 

sensitively converted to residential use. 

¶ New build development is directed to the southern portion of the site. 

¶ Development must conserve and enhance the character and appearance of the 

Meads Conservation Area and the setting of the South Downs National Park.  

¶ Proposals should demonstrate high-quality design, appropriate massing, and 

use of materials that respond to the local context. 

¶ Mature trees on the site boundary shall be retained and protected.  

¶ A comprehensive landscaping scheme must be submitted, demonstrating how 

green infrastructure will be incorporated and enhanced. 

¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure. 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 
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New Field, Carlisle Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.148. The New Field site is part of the Eastbourne College campus, located between 

Carlisle Road and Salisbury Road. The site is 1 hectare in size and comprises a 

grass playing Ĝeld, which is not publicly accessible and is only for use by the school. 

It is located adjacent to 2-storey residential development to the south and west, 

although the playing Ĝeld is on a signiĜcantly lower level than this area. To the north 

of the site is a tennis club with some floodlit courts.  

4.3.149. Eastbourne College Incorporated is seeking to consolidate their operations around 

College Field including the potential disposal of some outlying sites in order to fund 

the development of new and improved educational facilities.  The Eastbourne Sports 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 
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Facilities and Playing Pitch Strategy (2026) identiĜes that there is insufĜcient 

provision for cricket to cater for the current and future demand of clubs playing in 

the area. Both this site and St Andrews Prep (Site SA29) are under the same 

ownership and have existing cricket provision that would be lost through 

redevelopment. The Eastbourne Sports Facilities and Playing Pitch Strategy Ĝnds 

that retaining one cricket pitch for community use would satisfy demand to 2042. It is 

proposed that is met on St Andrews Prep School Strategic Site (Policy SA29) as this 

site has existing pavilion facilities, which would be considered compensation for the 

loss of the pitch at New Field.  

4.3.150. Subject to appropriate compensation for the loss of playing Ĝelds, this site would be 

suitable for residential development of 40 homes comprising 2-bed, 3-bed and 4-bed 

houses.  

4.3.151. Although the site does not currently have good access to walking and cycling routes 

to key destinations, and has relatively poor public transport accessibility, the site is 

within walking distance of the amenities of Meads Street. Contributions towards 

active travel and sustainable transport infrastructure will be required.  

4.3.152. The site is within Meads Conservation Area, the Historic Environment Assessment 

Ĝnds that the openness, mature trees and boundary treatment contribute positively 

to the conservation area. SpeciĜcally, the study notes the flint wall surrounding the 

eastern edge and mature trees along the south and eastern boundaries are 

important features in heritage and townscape terms. The Historic Environment Study 

advises that the development of the site has the potential to cause harm to the 

character and appearance of the Meads Conservation Area, through the loss of the 

open Ĝeld. However, the study also Ĝnds that this harm can be limited by retaining 

the flint wall, mature trees and through design of low-rise development and a layout 

that responds to the typography of the site and protects views along Carlisle or 

Sailsbury Road. The mature trees would need to be retained, and disruption to the 

flint wall minimised. The recommendations of the Historic Environment Assessment 

should be considered in any proposals.   

4.3.153. Vehicular access to the site is currently via a ramp off Salisbury Road on the 

southwest corner of the site, and there is an additional pedestrian access, also via a 

ramp, off Carlisle Road. Vehicular access to the site is only possible from Salisbury 

Road due to the topography of the site, however the existing access is not ideal for 

the scale of development. Access should be perpendicular to the road and have a 

width 5.5m and allow access for service vehicles.  
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4.3.154. The site is not located within the fluvial or tidal flood zone, however part of the site to 

the north-east is at risk of surface water flooding due to the lower levels than the 

surroundings. The risk from surface water flow routes should be quantiĜed as part of 

a site-speciĜc Flood Risk Assessment, including a drainage strategy, which should 

help inform site layout and design to ensure runoff rates do not exceed greenĜeld 

rates. 

4.3.155. The site is located within a Source Protection Zone and a Nitrate Vulnerable Zone. 

Therefore, early engagement with the Lead Local Flood Authority and the 

Environment Agency is recommended to determine requirements for the site to 

manage the impact to surrounding watercourses. 

Policy SA21: Land at New Field, Carlisle Road  

Land at New Field, Carlisle Road (as identiĜed on the Policies Map) is allocated for 

residential development comprising 40 homes.  

The development of the site for the uses outlined above will be permitted subject 

to compliance with other policies in the plan and the following criteria: 

¶ Provide a mix of dwelling types and sizes to meet need identiĜed in Local 

Housing Needs Assessment, with a particular emphasis on delivering 2-bed and 

3-bed houses.  

¶ Provision of affordable housing in accordance with Policy HO1. 

¶ Proposals must demonstrate high-quality design that responds positively to the 

site's location within the Meads Conservation Area and the setting of the South 

Downs National Park. 

¶ Adequate compensation is provided for the loss of the playing Ĝeld. 

¶ A new access is provided from Salisbury Road that is perpendicular to the road. 

¶ The retention of the flint wall surrounding the site. 

¶ Development must not compromise the operation of adjacent sports facilities, 

including the provision of appropriate ball-strike mitigation. 

¶ Mature trees on the site, particularly those along the Salisbury Road and 

Carlisle Road boundaries, shall be retained and protected.  

¶ A comprehensive landscaping scheme must be submitted, demonstrating how 

green infrastructure will be incorporated and enhanced 
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¶ Development proposals should include measures to promote walking, cycling, 

and public transport use and contributions will be required towards public 

transport improvements and active travel infrastructure. 

¶ Development makes contributions towards off-site infrastructure 

improvements arising from, and related to, the development. 

¶ Proposals must demonstrate that there is adequate capacity in local utilities 

and infrastructure to support the development, or that necessary upgrades will 

be delivered. 

¶ A site-speciĜc Flood Risk Assessment is undertaken to demonstrate safe 

access and egress during flood events and that the development will be safe for 

its lifetime without increasing flood risk elsewhere, and inĜltration rates are 

assessed on site as part of a drainage strategy as advised by the appropriate 

body and implemented as agreed. 

¶ Proposals must demonstrate that the development would not pose an 

unacceptable risk to groundwater including during construction. 
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Land East of Carlisle Road 

 
(C) Crown copyright. All rights reserved. Eastbourne Borough Council. LA100025879 2025 

4.3.156. Land East of Carlisle Road consists of 1.7ha of land alongside Carlisle Road. The site 

comprises grass surfaced tennis courts to the south, hard surface tennis courts and 

a menage in the central section of the site, and a grassed playing Ĝeld to the north, 

which was leased to the former Moira House School that closed in 2020. Since the 

closure of the school, the Ĝve hard surface tennis courts and playing Ĝeld have been 

unused. The four grass tennis courts are currently maintained by the Lawn Tennis 

Association for the Lexus Eastbourne Open tennis tournament. 

4.3.157. The site slopes away from Carlisle Road, with the properties of Denton Road to the 

east situated at a lower ground level. To the west of the site is a tennis club with 

floodlit courts. The former Moira House School which is situated to the north-east of 














































































































































































































































































































































































































































































































































































