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1.0 INTRODUCTION 
 

1.1 This Planning Statement is submitted in support of a full planning application for a proposed 
car showroom and workshop on land at North Queensway Innovation Park, Hastings, TN38 
9RF.  The application proposes: 

 
“The erection of a car showroom and workshop, display parking, customer car 
parking, internal access road and landscaping” 

 
1.2 In addition to this Planning Statement, the following documents are submitted in support of 

the application: 
 

 Full drawings package prepared by HNW Architects 

 Design and Access Statement by HNW Architects 

 Biodiversity and Ecology Statement by Applied Ecology, updated by Sea Change 
Sussex 

 Flood Risk Assessment by Campbell Reith 

 Land Contamination Assessment by Campbell Reith 

 Land Stability and Ground Condition Assessment by Campbell Reith 

 Stage 2 M&E Report by Pinnacle  

 Energy Statement by Pinnacle 

 Transport Statement by Campbell Reith 

 Tree Survey by ACS, updated by Sea Change Sussex, plus Tree Removal Plan by HNW 

 Statement of Community Involvement by TK Associates 
 

1.3 The Planning Statement also includes an Economic Statement. 
 

1.4 The planning application is pursuant to the infrastructure consent (see Planning History 
section of this report), and the proposed development should be considered in the context 
of the principles established through that consent. 
 

1.5 The proposed new showroom will be a bespoke facility for Bartlett Seat and will enable the 
company to relocate from its current location on Whitworth Road, Hastings in order to 
facilitate the construction of the Queensway Gateway Road.   

 
1.6 The applicant is East Sussex Energy Infrastructure and Development Ltd, which trades as Sea 

Change Sussex, a not-for-profit economic development company, which promotes 
regeneration within Hastings and the surrounding area.  The aim is to create infrastructure 
and jobs, through the provision of high quality commercial space to attract new companies 
to Hastings and to enable existing firms to expand. 
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2.0 RELEVANT BACKGROUND 
 

2.1 This section of the Planning Statement sets out the relevant background to the proposed 
development in terms of the site and surroundings and planning history of the site.  
 
Site and Surroundings 
 

2.2 The proposed development site is located on the A2690, Queensway, to the north west of 
Hastings.  It comprises a plot within the North Queensway Innovation Park, which extends to 
some 7 ha.  The application site itself extends to 0.6 ha (1.5 acres) and is located adjacent to 
the Queensway road frontage, to the south of the access road spur.   

 
2.3 The site comprises recently cleared scrubland. Boundary trees and self-seeded shrubs 

remain.   
 

2.4 Surrounding land uses include the well-established Castleham Industrial Estate located to 
the west of Queensway, which provides large shed space, and the recently developed 
Enviro21 Innovation Park, which comprises high quality manufacturing units, together with 
the Sussex Exchange conference centre immediately to the south at Queensway South.    

 
2.5 The closest residential properties are located at the High Beech Chalet Park, to the north 

east of the site. These comprise low rise residential and holiday accommodation, together 
with a three storey former hotel, the Sussex Edwardian. These residential properties are 
separated from the application site by an established landscaped buffer, which will remain.  
 

2.6 Wrapping around the site is the Marline Wood SSSI, the Marline Local Nature Reserve and 
ancient or semi-ancient woodland.  Some 800m further west lies the High Weald AONB. The 
proposed development does not encroach upon these designations.  

 
2.7 It is important to note that the site presents a change in levels from the south east (99.5m 

AOD) to the north west (92m AOD) and the proposed development has sought to exploit 
this.  
 

2.8 Following the award of £1.5 m from the Growing Places Fund, the initial infrastructure for 
the site in terms of the access road and junction into the site off Queensway were 
completed in May 2013. Internal access road and services within the site were not provided 
as part of this initial phase.  
 

2.9 Importantly, further funds were awarded in February 2016 to enable the internal access 
road and services to be constructed within the site, which will enable plots to be developed 
or sold, and construction work has now commenced.  
 

2.10 The proposed development is the second plot to be brought forward within the Queensway 
Business Park. A planning application is currently with Hastings Borough Council for a 
furniture factory, to be occupied by Michael Tyler Furniture Ltd, manufacturers of high 
quality furniture, on land to the north of the access spur road.  
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Planning History 

 
2.11 The umbrella consent for the North Queensway Innovation Park was secured on 8th March 

2013 through planning application reference number HS/FA/12/00802.  This consent was 
for: 

“Construction of an estate road and associated infrastructure and works (including 
drainage and utilities) to facilitate future development of site as a business park.“ 
  

2.12 The site is proposed to be divided into three plots, as shown below:  

 
 

2.13 This umbrella consent (‘the infrastructure consent’), proposed the following components: 

 some 300m of estate road within the site to adoptable standard 

 site wide surface water drainage framework to accommodate the predicted 
capacity of the whole site  

 foul drainage spine with capacity to accommodate the predicted capacity of the site 

 service corridor for utility services following the line of the estate road 
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 habitat clearance of the development plots and measures to mitigate the loss of 
habitat 

 visual impact mitigation measures primarily by reinforcement of existing natural 
barriers 

 potential improvement of the footpath link between the High Beech Chalet Park 
and the site.  

 
2.14 Separately planning consent was secured on 8th October 2012 under planning application 

reference number 2012HS/FA/12/00676 for: 
 

“Construction of a new junction including a short length of access road to facilitate 
the future of the North Queensway land”  

 
2.15 These two consents establish the principle of development on the site including, access from 

Queensway, estate roads, drainage, quantum and scale of employment floorspace. 
 

2.16 Specifically, the Environmental Statement submitted in support of the infrastructure consent 
application tested a number of development parameters for the site, namely, 14,000 sq m of 
B Class floorspace, and the associated environmental impacts, including traffic generation 
and ecological impacts of such an amount floorspace.  Buildings were assumed to be 10m in 
height, which would represent approximately two commercial storeys. 
 

2.17 The infrastructure consent was subject to a S106 agreement which included a Site 
Management Plan setting out the short term construction and longer term operational 
requirements of the site, in order to control potential environmental impacts, specifically 
with regard to the potential impact on the SSSI. 
 

2.18 Since granting consent for the infrastructure application, a number of site preparation 
measures have been undertaken including: 
 

 Clearing of dormouse habitat in accordance with a licence granted by Natural 
England 

 Borehole testing in order to increase understanding of the hydrogeological 
conditions across the site 

 
2.19 In addition, reptile translocation took place in 2008 and erection of protective fencing to 

prevent recolonization. 
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3.0 THE PROPOSAL 

 

3.1 The proposed development is described in detail in the Design and Access Statement 
submitted in support of the planning application. The scheme proposes the erection of a car 
showroom and associated workshop, together with display car parking and customer car 
parking. The new building has been designed by HNW Architects to meet the operational 
requirements of Bartlett SEAT, who will relocate to the site from their current location on 
Whitworth Road, Hastings. 
 

3.2 Following a detailed site analysis, HNW undertook a feasibility study of a range of options 
which sought to accommodate Bartlett’s requirements. The preferred option maintains 
Bartlett’s current floorspace and provides a modern, bespoke showroom and workshop 
facility extending to 555 sq m GIA, 598 sq m GEA. 
 

 
 

3.3 A key aim has been to minimise ground works and reduce the need for retaining structures 
around the site. Accordingly, the design incorporates a split level building which utilises the 
gradient of the site to set the showroom 1.5 m higher than the workshop. 
 

3.4 The car showroom will comprise:  
 

 Display showroom  

 External display areas 

 Customer lounge and toilets 

 Sales desks 

 Service desk 
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3.5 External areas will provide space for approximately 18 display cars, together with 14 car 
parking spaces for customers, 20 spaces for staff and 4 cycle stands.  
 

3.6 Signage in the form of a totem sign is proposed on the Queensway road frontage, the detail 
of which will be agreed as part of a separate advertisement application.  
 

3.7 The service and repair workshop will comprise 4 bays and provide a customer drop off area 
immediately outside. There is potential for expansion of the workshop to meet increased 
demand in the future.  

 
3.8 The design of the car showroom follows SEAT’s corporate requirements.  In terms of 

materials, it utilises modular composite cladding panels, plus glazed curtain walling on the 
east and north elevations, in order to maximise views into the building. 
 

 
 

3.9 The overall scale of the building is less than the parameters considered as part of the 
infrastructure consent.  The building will extend to a maximum of 6m in height (with the 
workshop element extending to only 4.5m) and sit well below the 10m tested in the 
Environmental Statement.  

 
3.10 Vehicular access to the site will be taken from the spur road from Queensway which is 

already in place.  Some regrading will be required in order to maintain a 1 in 20 gradient 
across the site. 

 
3.11 Existing vegetation on the site boundaries will be maintained.  
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4.0 PLANNING POLICY 
 
4.1 This section of the Planning Statement sets out relevant planning policy guidance at national, 

strategic and local level.  
 
National Planning Policy Framework, March 2012 
 

4.2 The National Planning Policy Framework (the Framework) sets out a presumption in favour 
of sustainable development. It contains a set of core planning principles to be taken in to 
account in plan-making and decision-taking, including: 

 Proactively drive and support sustainable economic development to deliver the 
homes, businesses and industrial units, infrastructure and thriving local places that the 
country needs. 

 Always seek to secure high quality design and a good standard of amenity for all 
existing and future occupants of land and buildings. 

 Support the transition to a low carbon future in a changing climate. 

 Contribute to conserving and enhancing the natural environment and reducing 
pollution. 

 Encourage the effective use of land by reusing land that has been previously 
developed (brownfield land), provided that it is not of high environmental value. 

 Promote mixed use developments, and encourage multiple benefits from the use of 
land in urban and rural areas. 

 Actively manage patterns of growth to make the fullest possible use of public 
transport, walking and cycling, and focus significant development in locations which 
are or can be made sustainable. 

 Take account of and support local strategies to improve health, social and cultural 
wellbeing for all, and deliver sufficient community and cultural facilities and services 
to meet local needs. 

 
4.3 In determining planning applications, the Framework advises Local Planning Authorities to 

adopt a positive approach and seek to approve applications for sustainable development 
where possible.   

 
4.4 A key thrust of the Framework is to build a strong, competitive economy. The economic role 

is one of the three dimensions to sustainable development, alongside the social and 
environmental roles.  Paragraph 7 of the Framework defines the economic role as follows: 
 

“contributing to building a strong, responsive and competitive economy, by 

ensuring that sufficient land of the right type is available in the right places and at 

the right time to support growth and innovation; and by identifying and co-

ordinating development requirements, including the provision of infrastructure.” 

 

4.5 Paragraphs 18 to 22 of the Framework indicate the Government’s commitment to creating a 
strong economy providing the right conditions for growth, as follows: 
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“The Government is committed to securing economic growth in order to create jobs 
and prosperity”  (para 18) 
 
“The Government is committed to ensuring the planning system does everything it 
can to support sustainable economic growth…. and places significant weight on 
the need to support economic growth through the planning system” (para 19) 
 
 “Planning policies should recognise and seek to address potential barriers to 
investment including…lack of infrastructure ...identify priority areas for economic 
regeneration and infrastructure provision” (para 21) 

 
4.6 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that development 

proposals should be determined in accordance with the adopted Development Plan unless 
material considerations indicate otherwise.  The adopted Development Plans for the subject 
site are considered below. 
 
Hastings Planning Strategy, February 2014 
 

4.7 The Hastings Planning Strategy was adopted in February 2014 and provides the framework 
within which new development should be brought forward up to 2028.  An extract of the 
proposals map and key is shown below: 
 

 
 

 

 
Allocated Site – Employment 

 

 
Local Nature Reserves 

 

 

 

 
Ancient Woodland EN3,EN4,HN8 

 

 
Local Wildlife Sites EN3,EN6,HN8 

 

 
Open Spaces EN8,HN8 

 

 
SSSI (Sites of Special Scientific Interest) 
EN3,HN8 
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4.8 The primary designation is employment. The site is a key location in Hastings for new 
employment development.  With the help of partner agencies, such as Sea Change Sussex 
and the Hastings and Bexhill Task Force, Hastings Borough Council, through its Planning 
Strategy aims to improve inward investment in the town, boost the local economy, provide 
jobs and raise living standards.  
 

4.9 Objective 1 of the Hastings Planning Strategy is “to achieve and sustain a thriving economy”. 
 

4.10 The provision of employment land and premises is key to achieving this. Policy DS2 sets out 
the approach: 

 

Policy DS2 Employment Growth 

 
“To support the town’s role as a major employment centre and as the focus for 
economic regeneration, local economic growth and diversification will be met 
through the development of up to 70,000 sq m of employment floorspace between 
2008 and 2028 and will be achieved by….. 

 The development of Enviro 21 Innovation parks in the Queensway 
Employment Corridor, circa 15,000 sq m…..” 

 
4.11 Queensway is identified as a location for some 15,000 sq m of new employment floorspace. 

The area will make an important contribution towards meeting the Plan’s strategic 
objectives in providing high quality, accessible land to attract inward investment into the 
area and boost the local economy. 
 

4.12 The site also falls within the Queensway Employment Corridor which is a core area for 
employment opportunities, with the aim of attracting new companies to the area. 
 

4.13 The subject site falls within the Little Ridge and Ashdown area of the Western Area of 
Hastings. Strategic Policy FA1 deals with the Western Area and identifies the quantum of 
land required for housing, employment and retail purposes for each sub area.  In respect of 
Little Ridge and Ashdown the policy indicates the following: 
 

 220-280 new dwellings upto 2028 

 Around 23,400 sq m of mixed B1, B2 and B8 employment floorspace at Queensway 
and Whitworth Road 

 Development along the Queensway Employment Corridor should meet high 
standards of environmental sustainability within what is practical and economically 
viable (criterion a) 
 

4.14 The following policies are also relevant: 
 

 Policy E1 Existing Employment Land and Premises: to ensure the effective use of 
employment land and premises 

 Policy SC1 Overall Strategy for Managing Change in a Sustainable Way: to ensure 
that growth meets sustainability objectives 
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 Policy SC3 Promoting Sustainable and Green Design:  to ensure new development 
incorporates appropriate climate change mitigation and adaptation measures  

 Policy SC4 Working Towards Zero Carbon Development: to adopt a hierarchical 
approach to reducing carbon emissions 

 SC7 Flood Risk: to adopt a sequential approach to reducing flood risk and to secure 
sustainable drainage systems in new development. 

 Policy EN2 Green Infrastructure Network: to establish and protect a network of 
green spaces in and around Hastings 

 Policy EN3 Nature Conservation and Improvement of Biodiversity: including the 
protection and enhancement of SSSIs, Local Nature Reserves and Wildlife Sites. 

 Policy EN4 Ancient Woodland: to ensure new development does not adversely affect 
such areas. 

 Policy EN7 Conservation and Enhancement of Landscape: to ensure the town’s 
landscape setting is protected and enhanced.   

 
Hastings Development Management Plan, September 2015 

 
4.15 The Hastings Development Management Plan was adopted in September 2015 and provides 

the policies to deliver the aims of the Planning Strategy. Specifically, Site Allocation LRA6 
Queensway North, Queensway, allocates the subject site and its environs totalling 4.7 ha for 
employment purposes within B Use Classes 
 

Site reference: LRA6 - Queensway North, Queensway 

 
 

4.16 Policy LRA6 states as follows: 
 
“Queensway North, Queensway is allocated for employment (B Use Classes) 
development (possible floorspace gross: 9,700 sq m) 
The Council expects development proposals for this site to: 
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(i) Include an Ecological Constraints and Opportunities Plan, including specific 
reference to the presence of the adjacent Site of Special Scientific Interest 
(SSSI), and incorporate conservation and mitigation measures as 
recommended by the Plan as appropriate; 

(ii) Include boundary landscaping to act as a buffer to the existing caravan site 
to the north; 

(iii) Provide an arboriculture plan that demonstrates how existing trees on site 
will be integrated into the development, particularly in terms of the 
existing tree belts running through the centre of the site, and at the 
western boundary; 

(iv) Include a Flood Risk Assessment and incorporate measures to address 
surface water flood risk such  as Sustainable Drainage Systems; 

(v) Include traffic access improvements on to and off Queensway (and an 
additional ‘emergency access’); 

(vi) Be supported by a Transport Assessment and Travel Plan.  The Transport 
Assessment will need to take account of the site’s proximity to The Ridge.  
Proposals should indicate how the conclusions and recommendations of 
the Assessment have been incorporate.  Potentially development may be 
required to contribute to improvements on The Ridge; 

(vii) Investigate the impact of land stability and contamination and incorporate 
mitigation measures as appropriate; 

(viii) Be designed to reduce the impact of potential pollution and hazards to site 
users and its neighbours. 

 
Additional guidance is also give in a design brief for this site in Appendix A 
 
All policies of the Local Plan will be applied, as appropriate, to any scheme 
presented to the Council” 

 
4.17 Having regard to the facilitating nature of the proposed development, in enabling the 

relocation of Bartlett SEAT from its current location on Whitworth Road, in order to release 
its site for the Queensway Gateway Road, it is relevant to note: 

 

 Site Allocation and Policy LRA7 which allocates land at the junction of The Ridge 
West and Queensway for 6,000 sq m of employment floorspace. 

 Site Allocation and Policy LRA8 which allocates land at Whitworth Road, The Ridge 
West for 6,000 sq m of employment floorspace. 

 
4.18 These allocations total some 12,000 sq m of employment floorspace and are important 

strategic allocations in Hastings. 
 

4.19 The Development Management Plan contains a Design Brief for Queensway North to control 
development on the site. 
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LRA6 - Queensway North, Queensway 

 
 

4.20 The Design Brief indicates the need to  

 Retain and improve boundary landscaping 

 Retain existing tree belts within the centre of the site and on the site boundaries 

 Potential pedestrian link with the High Beech Chalet Park 

 Protection of the neighbouring SSSI, Local Nature Reserve and Local Wildlife Site 
 

4.21 Other relevant policies: 
 

 Policy DM1 Design Principles: to encourage a good standard of design in new 
development 

 Policy DM4 General Access: to provide appropriate access to all new development 

 Policy DM5 Ground Conditions: to protect human health and water quality land 
instability and contaminate land assessments are required  

 Policy DM6 Pollution Hazards: to control potential pollution from new development 

 Policy DM7 Water Resource Availability:  to ensure ground water sources and 
reserves are protected 

 Policy HN8 Biodiversity and Green Space: to protect ecological, geological and 
biodiversity interests 
 

 
  

http://www.planvu.co.uk/hbc2015/written/images/fig93.jpg
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5.0 PUBLIC CONSULTATION 
 
5.1 Sea Change Sussex has undertaken extensive public consultation on its regeneration 

proposals within Hastings, including at North and South Queensway. This has led to a 
significant understanding within the local community of the proposals being brought 
forward on the Queensway North site. 
 

5.2 In the context of the infrastructure planning application (HS/FA/12/00802), local residents 
and key stakeholders, were consulted through a number of forms as follows: 
 

 Public Exhibition: between 3rd – 4th July 2012, prior to the submission of the planning 
application 

 Information Newsletter: sent to 3,000 homes and businesses in the vicinity of the 
site and electronically to a database of special interest groups, including local 
councillors and council officers. 

 Sea Change Sussex Website: coverage included frequently asked questions and 
answers, regular updates and contact details for those people seeking further 
clarification or information. 

 Press Release: issued to the Hastings Observer and used to advertise the public 
exhibition. 

 
5.3 The above consultation exercise did not refer to the specifics of the current planning 

application, as at that time the proposed relocation of Bartlett SEAT was not advanced. 
However, the consultation exercise did inform the local community of the type (B Use Class) 
and scale (14,000 sq m, upto 10 m high) of development proposed across the entire North 
Queensway site, including the plot now under consideration.   
 

5.4 Furthermore, in the context of the planning application for a new furniture factory to be 
occupied by Michael Tyler on the adjoining site, public consultation took place, including a 
public exhibition of the proposals in August 2015, press releases and online coverage.  

 
5.5 It is considered therefore that Sea Change Sussex has taken appropriate measures to consult 

with local residents on the principles of the development proposed at North Queensway. 
 

5.6 In respect of the proposed car showroom, Sea Change Sussex has undertaken the following: 
 

 Leaflet drop to local residents of the High Beech Holiday Park 

 Press release to the Hastings Observer 

 Website coverage 
 

5.7 In addition, the applicants and their advisors met with Hastings Borough Council on 10th 
September 2015 to discuss the proposed development, including the proposed layout and 
economic considerations.  The feedback has been taken into account in formulating the 
planning application proposals. 
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6.0 ECONOMIC IMPACT ASSESSMENT  
 

6.1 Having regard to the site’s allocation in the Development Plan for employment purposes, it 
is necessary to assess the proposed car showroom against the employment and 
regeneration objectives of the Hastings Planning Strategy and Development Management 
Plan.  
 

6.2 In addition, consideration is given to the Hastings Retention of Employment Land and 
Premises SPD, dated December 2015.  This document provides guidance on the effective use 
of employment land and premises and the implementation of Policy E1 of the Hastings 
Planning Strategy by ensuring an adequate supply of employment land in Hastings in suitable 
locations.  
 

6.3 Specifically, the SPD resists the loss of employment land and premises to alternative uses, 
unless there is no demand for (i) the site or property in its current form, and (ii) the 
redevelopment of the site for employment purposes.  The principles of the SPD are relevant 
to consideration of the Queensway North site for proposed car showroom use. 
 

6.4 The SPD requires evidence of the marketing campaign in order to assess the demand for the 
site for employment purposes. Details on the marketing campaign in respect of Queensway 
North are outlined in this section.  
 

6.5 Whilst these considerations are relevant, it should be noted at the outset that the proposed 
development does not result in a prima facie loss of employment land for the following 
reasons: 
 

(i) The Proposed Use is Employment Generating 
 

6.6 The aim of the site’s allocation, as outlined above, is to provide land and premises for 
employment purposes to boost Hastings’ economy. Whilst a car showroom is classed as a sui 
generis use, it provides employment within the retail and service sector.  Bartlett SEAT’s 
proposals include a workshop facility which will provide employment within the B1 Use Class 
and B2 Use Class.  
 

6.7 In total the proposed development will result in around 20 jobs. Whilst it is acknowledged 
that these jobs already exist in Hastings at Bartlett SEAT’s existing showroom, the proposed 
development will enable these jobs to remain in Hastings. The relocation will secure the 
future of the business, in providing a high quality, high specification new showroom, 
together with a modern workshop facility, with space for expansion, should the need arise.  
 

(ii) Enabling Benefits of the Proposed Development: Queensway Gateway Road 
 

6.8 The planning application is part of a wider strategic regeneration aim within Hastings. In 
facilitating the relocation of Bartlett SEAT, it will enable the construction of the Queensway 
Gateway Road.  
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6.9 The Queensway Gateway Road will connect Sedlescombe Road North (the A21) with 
Queensway.  This in turn will connect with the new Bexhill - Hastings link road which opened 
to traffic in December 2015.  
 

6.10 Bartlett SEAT’s existing site is located on the site of the proposed western roundabout on 
the Queensway Gateway Road and is key to the alignment of the road.   

 
6.11 The Queensway Gateway Road is a strategically important piece of infrastructure, for which 

funding was confirmed in the Government’s Growth Deal 2014. It is key to the regeneration 
of Hastings, not only in terms of improving connectivity and accessibility within the Bexhill / 
Hastings Travel To Work Area, but in terms of releasing employment land. 
 
(iii) Catalytic Benefits of the Proposed Development: Release of Employment Land  
 

6.12 Construction of the Queensway Gateway Road will release sites LRA7 (Land at the Junction 
of The Ridge West and Queensway) and LRA8 (Land at Whitworth Road and The Ridge West) 
for new employment development. These sites extend to 5.8 ha and will accommodate 
some 12,000 sq m of floorspace, potentially creating up to 900 new jobs in Hastings.  
 
Hastings Economy 

 

6.13 In order to assess the planning benefit of the proposed development and its role in releasing 
land for the Queensway Gateway Road and for employment generating purposes, it is 
necessary to understand the Hastings economy and the impact which such development will 
have.  
 

6.14 Hastings is economically weak, ranked amongst the 20 most deprived boroughs in the 
County, with low levels of educational achievement and skills and lower than average 
earnings.  
 

6.15 Like many traditional seaside towns, Hastings has suffered a significant decline in fortunes, 
highlighted by growing unemployment and levels of deprivation.  By the 1990s the area had 
become the most deprived part of the South East and has since qualified for Objective 2 and 
Assisted Area status. 
 

6.16 Hastings experiences high levels of economic deprivation, due to structural issues with its 
employment base and due to historically high levels of unemployment, particularly youth 
unemployment. This has led to significant socio-economic challenges in the area, which can 
only be addressed through improving the economic base of the town.  
 

6.17 Hastings suffers from low workforce participation and overdependence on lower order and 
public sector occupations. High value added sectors are underrepresented in Hastings and 
Rother compared to national averages. The large retirement community skews the 
workforce and reduces the size of the labour market. There is a need to move away from 
this and encourage private sector growth and investment in order to promote higher value 
jobs.  Essentially, jobs are in short supply leading to a significantly reduced economic output. 
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For example, there are only 6.5 jobs for every 10 working age residents in Hastings and 
Rother, compared to 8 jobs per 10 for residents across the south east 
 

6.18 The National Infrastructure Delivery Plan 2016 to 2021 identifies highways infrastructure as 
one of the most important areas of investment.  Infrastructure is the foundation upon which 
the economy is built. There is a close interrelationship between economic growth and the 
delivery of housing and social infrastructure. 
 

6.19 It is acknowledged that Government investment, alongside private sector investment, will 
help to grow the economy: 

 Supporting growth and creating jobs, especially where public investment is used to 
attract private investment 

 Raising the productive capacity of the economy 

 Driving efficiency through economies of scale 

 Boosting international competitiveness by attracting inward investment 
 

6.20 With Government support, Hasting and Rother have sought to address the area’s poor 
economic performance and associated social problems. In 2001, a Task Force, which 
included representatives from SEEDA and the local authorities, was established to look at 
ways of boosting economic performance in towns. The Task Force developed a Five Point 
Plan setting out regeneration priorities for the area under 5 themes: urban renaissance, 
excellence in education, support for business, broadband connectivity and transport 
improvements. 
 

6.21 The Bexhill - Hastings Link road was borne out of this Plan and the Queensway Gateway 
Road is the last phase in this infrastructure improvement, which in turn will release 5.8 ha of 
land for employment. 
 

6.22 Hastings and Rother Employment Strategy and Land Review 2011 identified the need to 
significantly boost the supply of land in Hastings to accommodate up to 70,000 sq m of new 
employment space, with a need for a further 100,000 sq m identified in Rother District 
(Bexhill).  
 

6.23 The East Sussex Economic Development Strategy 2012 set out strategic priorities to improve 
road infrastructure and therefore connectivity within the area and upgrade the provision of 
commercial premises.  
 

6.24 South East Local Enterprise Partnership: Strategic Economic Plan 2014 identifies the Bexhill - 
Hastings corridor as a strategically important location for growth and highlights the 
employment potential of sites around Queensway.  
 

6.25 The recommendations of each of these strategies have been carried forward in to the 
Hastings Planning Strategy and Development Management Plan, specifically the provision of 
infrastructure and the allocation of land for employment purposes, including the subject 
site.  
 

6.26 Specifically, the North Queensway Innovation Park will provide the following: 
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 High quality business premises which are currently not available in Hastings 

 Floorspace for existing employers in Hastings wishing to expand  

 Floorspace to attract new companies to Hastings 

 Accessible floorspace, with direct access onto the main road network 

 Flexible space, accommodating users requirements in units of 1,500 sq m  

 Opportunities to exploit the collaboration between education and business through 
collaboration with the University of Brighton – Hastings Campus 

 Deliverable employment floorspace to enable Hastings to combat adverse market 
conditions  
 

6.27 The North Queensway Innovation Park will provide a direct boost to the Hastings economy.  
The construction of a car showroom and associated workshop will assist in realising that aim. 
 
Marketing 
 

6.28 The site has been identified as an employment site since 2011 and formally marketed since 
2013 through joint agents Bray Fox Smith, Cluttons and Dyer & Hobbis.  The marketing 
strategy has included the following: 
 

 Autumn 2013: on site marketing boards erected. Marketing brochure finalised 

 Early 2014: Sea Change Sussex East Sussex Property flyer produced 

 April 2014: London agents briefing event 

 October 2014: Sussex agents briefing event  

 Other briefing events: Lets do Business Brighton and Lets do Business Eastbourne 

 Regular local advertisements, including Cluttons monthly adverts in the Argus 

 Internet: site featured on the following websites 
Sea Change Sussex 
Joint agents 
Rightmove Commercial 
Zoopla Commercial 
EGI 
CoStar 
Estate Agents Clearing House (EACH) 

      Mailing: circulated via Rightmove email list (18,000 names); Agents email lists to 
applicants, agents and occupiers (600+ names) on regular basis; EACH to London 
agents and Sussex, Kent and Surrey agents (500+ names) on regular basis. 

  
6.29 Whilst the site is allocated for B1, B2 and B8 purposes, Sea Change Sussex has sought to 

target B1 and B2 users, as opposed to B8, having regard to the employment generating aims 
of the site.   
 

6.30 The main road frontage of the site has led to several enquiries from a variety of road side 
occupiers, retailers, self-storage companies, but these types of uses have generally not met 
Sea Change’s price expectations.   
 

6.31 The marketing campaign has led to several inquiries, many of which are commercially 
sensitive, but they can be summarised as follows: 
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Date Size Requirement Type of Use 

March 2013 25,000 to 50,000 sq.ft Food manufacturer 

July 2014 10,000 sq.ft Offices and laboratory space 

Sept 2014 25,000 to 50,000 sq.ft Internet retailer of pet supplies 

Nov 2014 30,000 to 40,000 sq.ft Furniture manufacturer 

Feb 2015 1.5 to 2.0 acres Trade park developer 

April 2015 30,000 sq.ft Engineering 

June 2015 3 acres Training facility for building trades 

May 2015 0.75 to 1.0 acres Site Survey company 

June 2015 10,000 sq.ft Paint manufacturer 

June 2015  0.5 to 1.0 acres Engineering 

June 2015 0.3 to 0.5 acres Engineering 

Aug 2015 1.0 to 2.0 acres Engineering 

Aug 2015 0.3 to 0.5 acres Engineering 

Aug 2015 3.0 acres Engineering 

Dec 2015 30,000 sq.ft Builders merchant 

Jan 2016 50,000 sq.ft Food manufacturer 

Jan 2016 3 acres Engineering 

 
6.32 The above inquiries relate to the Queensway North Business Park as a whole. Many could 

not be accommodated on Development Plot 2 (the application site), as their size 
requirements exceed the size of that plot. However, it can be seen that there has been 
considerable interest from a range of companies seeking employment land and premises on 
Queensway North in general.  
 

6.33 Many inquiries did not progress as the site was not considered to be ‘shovel ready’ and the 
cost and timescale associated with securing new floorspace resulted in inquiries falling away.   
 

6.34 As noted above, the construction of the estate road is now under construction and it is 
anticipated that this will lead to more inquiries coming to fruition. Furthermore, the 
relocation of Bartlett SEAT, as proposed in the current application, will demonstrate a 
commitment to the site and provide a catalyst to further development. 
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7.0 PLANNING ASSESSMENT AND POLICY COMPLIANCE 
 
7.1 In this section of the Planning Statement, the proposed development is considered against 

adopted planning policy and other material planning considerations in order to assess the 
merits of granting planning consent. 
 
Principle of the Proposed Development 
 

7.2 The principle of the proposed development is established through the Development Plan 
and planning history of the site. 
 

7.3 Whilst, in accordance with the Use Classes Order, the proposed car showroom is a sui 
generis use, it is also an employment generating use.  Historically car showrooms were 
classified as A1 retail, but the more specialised nature of such facilities, which often include a 
range of additional services, led to them being removed from the A1 Use Class and 
reclassified as sui generis. 
 

7.4 The proposed facility, to be operated by Bartlett SEAT, will also include a workshop for 
vehicle servicing and repairs. This element of the proposed development falls within a B2 
Use Class.  Together, the showroom and workshop will employ some 20 people from skilled 
mechanics to managerial level.  
 

7.5 The Development Plan allocates the subject site for employment purposes within Use 
Classes B1, B2 and B8.  The proposed development falls partly within the allocated Use Class. 
More importantly, however, it meets the employment generating aims of the Development 
Plan, as contained in Policy DS2, Policy FA1 and Policy LRA6, due to its enabling and catalytic 
role in facilitating the implementation of wider economic objectives.  
 

7.6 As noted above, the relocation of Bartlett SEAT will release land for the construction of the 
Queensway Gateway Road, which in turn will release employment land at Whitworth Road. 
The proposed development will therefore assist in the implementation of Policies LRA7 and 
LRA8. 
 

7.7 The planning history of the site, through the infrastructure consent (HBC ref. no: 
HS/FA/12/00802), establishes the principle of development of the site for employment 
purposes. The infrastructure consent established the principle of employment floorspace on 
the site, upto 14,000 sq m, set within a natural landscaped setting and contained within the 
wider area by the existing landscape features of the Marline Wood SSSI.  
 

7.8 The proposed showroom falls within the parameters – in terms of use, quantum and scale – 
established by that consent. The design and layout, including measures to protect important 
ecological and landscape features, are consistent with what has been previously agreed.  The 
principle of the proposed development has therefore been established through this consent. 
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Economic Impact 
 

7.9 Section 6 above, highlighted the economic position of Hastings and the measures being 
taken to attract inward investment in to the area. The planning policy framework outlined in 
Section 4 indicated how this will be facilitated by encouraging new employment generating 
uses in to the area and by promoting the necessary supporting infrastructure.  
 

7.10 The proposed development will play an important role in implementing the economic aims 
of the Development Plan. In fact, the relocation of Bartlett SEAT is key to the delivery of a 
major part of the town’s infrastructure. The delivery of the Queensway Gateway Road is a 
vital piece of infrastructure which will help release land for economic development. The 
proposed development cannot therefore be regarded in isolation, as its economic impact 
will be far greater.   
 

7.11 The associated release of land at Whitworth Road, means the proposed development is an 
important stepping stone towards meeting the first objective of the Hastings Planning 
Strategy, “to achieve and sustain a thriving economy.” 
 

7.12 Marketing of the site has revealed significant demand for land and premises within Hastings. 
This demand will be accommodated alongside the proposed car showroom on other plots 
within Queensway North, and / or on plots released at Whitworth Road. 
 

7.13 The scheme will result in significant economic benefits, both direct and indirect, within 
Hastings. In this respect, in policy terms, the proposed development will meet the terms of 
Policy DS2, Policy FA1, Policy E1 and Policy LRA6 
 
Design Approach 
 

7.14 Development Management Policy DM1 promotes a good standard of design in new 
developments. The proposed car showroom has been designed by HNW Architects with 
input from the consultant team.  
 

7.15 The result is a high quality scheme which meets the bespoke needs of the client.  Clean lines 
and contemporary materials define the showroom, with the workshop component adopting 
a more functional approach, reflecting the type of operation within.  
 

7.16 The scheme uses the natural topography of the site to incorporate the different uses. The 
scale is considered to be appropriate, giving visibility to Bartlett SEAT at the entrance to the 
site, and bedding the workshop into the lower part of the site rendering it less visible. The 
scale, design approach, materials and layout of the scheme are considered to meet the 
terms of Policy DM1. 
 

Sustainability  

 

7.17 Policy SC3 concerns sustainable and green design.  The Energy Statement prepared by 
Pinnacle indicates that the scheme seeks to minimise the potential impact on the 
environment through adopting a ‘Lean, Clean and Green’ approach to sustainability. 
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Potential carbon emissions have been reduced by 53% beyond 2006 Part L requirements, 
through a range of measures in terms of building design, materials and operational 
measures, including the introduction of air source heat pumps, thereby meeting the terms of 
Policy SC4. 
 

Compliance with Policy LRA6 
 

7.18 The scheme has had regard to the criteria contained within Policy LRA6 and design guidance 
provided in the Design Brief.  The infrastructure consent established compliance with Policy 
LRA6 and the proposed car showroom sits within that framework.  The proposed 
development adheres to the measures agreed as part of the infrastructure consent and 
therefore complies with Policy LRA6, as follows:  
 

(i) Include an Ecological Constraints and Opportunities Plan, including specific reference 
to the presence of the adjacent Site of Special Scientific Interest (SSSI), and 
incorporate conservation and mitigation measures as recommended by the Plan as 
appropriate; 

 
The Ecology Update Report submitted with the planning application prepared by 
Applied Ecology assesses the compliance of the scheme with the principles agreed as 
part of the infrastructure consent and the associated Site Management Plan. The 
proposed car showroom sits within the framework and adheres to the mitigation 
measures agreed. 

 
(ii) Include boundary landscaping to act as a buffer to the existing caravan site to the 

north; 
 
The proposed car showroom will be located to the south of the access spur road from 
Queensway and will not impact on the setting of the High Beech Chalet Park. Boundary 
landscaping agreed as part of the infrastructure consent will be implemented when 
plots on the north-west boundary are developed. 
 

(iii) Provide an arboriculture plan that demonstrates how existing trees on site will be 
integrated into the development, particularly in terms of the existing tree belts 
running through the centre of the site, and at the western boundary; 
 
The Tree Report submitted in support of the planning application prepared by ACS 
confirms that the proposed new building will not encroach onto the existing tree belt 
which forms the western boundary of the plot, nor on boundary trees on the western 
edge of the Queensway North site.  No trees within the area designated as Ancient 
Woodland will be lost as a result of the proposed development. 

 
(iv) Include a Flood Risk Assessment and incorporate measures to address surface water 

flood risk such  as Sustainable Drainage Systems;  
 
The FRA submitted with the planning application prepared by Campbell Reith 
demonstrates that there is a low risk of fluvial, surface water or groundwater flooding 
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as a result of the proposed car showroom. Surface water drainage will be carefully 
controlled through the use of a petrol interceptor and some will be discharged via the 
foul water system. Land drainage will be incorporated into the soft landscaping on the 
site boundary and thereafter directed to the Marline Stream. Other SUDS measures are 
not considered appropriate on the site due to physical constraints. However, the use of 
a tanking system is considered to provide the most appropriate form of safeguard and 
minimise any potential risk of contamination in the nearby SSSI. 
 

(v) Include traffic access improvements onto and off Queensway (and an additional 
‘emergency access’); 
 
The scheme utilises the access spur road from Queensway agreed and implemented as 
part of the infrastructure consent.  
 

(vi) Be supported by a Transport Assessment and Travel Plan.  The Transport Assessment 
will need to take account of the site’s proximity to The Ridge.  Proposals should 
indicate how the conclusions and recommendations of the Assessment have been 
incorporate.  Potentially development may be required to contribute to improvements 
on The Ridge; 
 

The Transport Statement submitted in support of the application prepared by Campbell 
Reith adheres to the principles agreed as part of the infrastructure consent.  The scheme 
includes access from the spur road into the site and separate circulation within the site 
for showroom customers and drop-off/pick-up arrangements for the service workshop.  
Trip generation levels will be lower than those tested by Peter Brett Associates and the 
proposed car showroom will therefore not result in an unacceptable level of traffic 
generation on Queensway or The Ridge. 
 

(vii) Investigate the impact of land stability and contamination and incorporate mitigation 
measures as appropriate; 
 
The Land Stability Report prepared by Campbell Reith and submitted with the planning 
application indicates that in-situ soils are subject to slope instability and a number of 
design options have been considered in order to minimise the potential risk.  The final 
solution will be agreed in consultation with Natural England 
 
The Phase 2 Contamination Report confirms that the site is considered to present a very 
low risk of land contamination, having regard to previous uses, existing ground 
conditions and land instability.  
 

(viii) Be designed to reduce the impact of potential pollution and hazards to site users and 
its neighbours. 

 

Pollution reduction measures are outlined in the submitted FRA and will minimise any 
adverse impact on the proposed car showroom use and neighbouring land uses. 
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7.19 Having regard to the above it is clear that the proposed development will accord fully with 

the terms of Policy LRA6 and other policies outlined above. 

  



   
 

North Queensway Innovation Park, Bartlett SEAT: Planning Statement  25 

 

8.0 CONCLUSIONS 
 

8.1 The proposed development is critical to the delivery of Hastings Planning Strategy in 
facilitating the relocation of Bartlett SEAT to release its site for the construction of the 
Queensway Gateway Road and adjoining plots for employment generating purposes. 
 

8.2 The infrastructure consent establishes the principle of redevelopment of the site for 
employment purposes. The proposed development falls within the parameters of that 
consent in terms of scale and impact. 
 

8.3 The environmental impact of the proposed development has been tested through the 
infrastructure consent Environmental Statement. The additional, updated and site specific, 
information submitted with this application demonstrates that the measures in place in the 
Site Management Plan are adequate to ensure there will be no adverse impact on national 
or local ecologically sensitive sites nearby, including the Marline SSSI and adjoining Ancient 
Woodland. 
 

8.4 The planning application accords with the Development Plan in that it provides employment 
and will facilitate the release of employment land elsewhere within Hastings.  The enabling 
and catalytic nature of the proposed development is a significant material consideration in 
the determination of the planning application. 
 

8.5 The overarching aim of government policy is to support development which boosts the local 
economy. Not only will the scheme release employment land elsewhere in Hastings, but it 
will provide a new high quality car showroom on this prominent gateway site and signify that 
land and premises are deliverable at Queensway North, thereby encouraging further inward 
investment to the site and Hastings. 
 

 
 

 
 

 

Louise Morton BA (Hons) MSc MRICS 
Quadrant Town Planning Ltd 
April 2016 
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APPENDIX 1 
NORTH QUEENSWAY INNOVATION PARK 

MARKETING BROCHURE 



   
 

North Queensway Innovation Park, Bartlett SEAT: Planning Statement  27 

 

 

 



   
 

North Queensway Innovation Park, Bartlett SEAT: Planning Statement  28 

 

 

 

 


