Key Findings
•

The population of the city was estimated to have reached 281,076 in 2014
(2. Brighton & Hove in Context p4)

•

There were 581 net housing completions in 2014/15 (6.1 Residential
Development p20)

•

New build development comprised the majority of housing delivery in
2014/15 with 390 net new build developments (6.1 Residential
Development p20)

•

There was an increase in the proportion of change of use developments
due to the completion of 111units through prior approval change of use
applications (6.1 Residential Development p20)

•

440 units were completed on large and major sites in 2014/15 (6.1
Residential Development p20)

•

83.6 percent of all self-contained units completed in 2014/15 were flats
(6.1 Residential Development p24)

•

837 net housing units were under construction at the end of the
monitoring year (6.1 Residential Development p26)

•

In 2014/15 there were 1,152 net residential units permitted through 236
applications (6.1 Residential Development p28)

•

There were 132 affordable homes provided in the city in 2014/15 (6.1
Residential Development p29)

•

In 2014/15 there were an additional 121 student accommodation units
providing 390 bedrooms. (6.1 Residential Development p30)

•

There was a net loss of 4,098 m² employment floorspace in 2014/15 (6.2
Non Residential Development p34)

•

Prior approval applications for the change of use from office use to
residential led to a loss of 5,700 m² of office space; 84 percent all office
space lost in 2014/15 (6.2 Non Residential Development p35).

•

There has been a net gain of 5,466 m² employment floorspace over the
past five years including 3,888 m² of office space. (6.2 Non Residential
Development p36).

•

There was a 2,357 m² net gain of retail floorspace, the largest gain in the
past ten years. (6.2 Non Residential Development p38)

•

There were 42 prior approval applications for a change of use from office
to residential in 2014/15 and would lead to a loss of 24,050 m² of office
floorspace (6.2 Non Residential Development p37)

•

There were 107,182 tonnes of Local Authority Collected Waste arising in
Brighton & Hove in 2014/15 (6.4 Waste and Minerals p44)

•

Landfilled waste was only four percent of all Local Authority Collected
Waste arising in the monitoring year (6.4 Waste and Minerals p44)
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1. Introduction
This Authority Monitoring Report (AMR) 2014/15 is written to meet the requirement
of section 35 of the Planning and Compulsory Purchase Act 2004 and Localism Act
2011 amendments, to prepare a report for a period no longer than twelve months,
which sets out progress since the last report. This report covers the most recent
‘monitoring year’, from April 2014 to March 2015. The report contains information
regarding the implementation of the local development scheme and the extent to
which the policies set out in the local development documents are being achieved.
The report assesses progress in the preparation of the Brighton and Hove City
Council Local Development Framework and includes indicators from the Proposed
Modifications to Annex 1 (Implementation & Monitoring) of the Submission City Plan
Part One to assess policy performance once the City Plan has been adopted. This
report continues to measure performance against policies in the Local Plan,
adopted 21st July 2005. In addition, the performance of Supplementary Planning
Documents (SPDs), measured through indicators in their Sustainability Appraisals,
are included. Data from these indicators are included in the text of the report, where
necessary, and all are summarised in the Appendices. The report also contains
additional information where it helps to describe progress of development in the city.
Measurement against the council's policies will help to inform whether current
policies are effective and need revision or comprehensive review. Findings will
inform the council's work priorities as new planning legislation is published.
The AMR will be amended in line with the City Plan (Parts One and Two) and will be
reviewed to reflect the city’s circumstances and priorities. The council welcomes
comments on the information set out in this report and how it is presented.
Comments can be sent to planningpolicy@brighton-hove.gov.uk
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2. Brighton & Hove in Context
The City of Brighton and Hove lies between the South Downs and the sea and this
results in a constrained and compact city which covers 8,267 hectares. Over 40
percent of Brighton & Hove is within the South Downs National Park.
The population of the city is continuing to grow and was estimated to have reached
281,0761 in 2014. The city has a particularly high proportion of 20 to 24 year olds
who comprise 11 percent of the population. This is largely due to the student
population in the city with 32,294 students aged 16 and over (Census 2011) spread
across two universities and five colleges.
It is estimated that 11-15 percent of Brighton & Hove’s adult population are lesbian,
gay and bisexual2. The Black & Minority Ethnic (BME) population is increasing;
comprising 20 percent of the population in 2011 compared to 12 percent in 2001.
The city has a relatively high proportion of the population stating they have no
religion; 42 percent of the city’s population, compared to 25 percent in England.
Male life expectancy at birth (79 years) is slightly below the national average (79.4
years) and female life expectancy at birth (83.5 years) is slightly above the national
average (83.1 years) although both are slightly below the south east averages3. A
male living in the most deprived ten percent of areas can expect to live ten years
and 31 weeks less than a male living in the least deprived ten percent of areas. A
female living in the most deprived ten percent of areas can expect to live six years
and 31 weeks less than a female living in the least deprived ten percent of areas4.
The General Fertility Rate (GFR)5 of 44.8, in 2014, is the sixth lowest rate for a
Local Authority in England and the lowest of any Unitary Authority, this is in
comparison to rates of 62.1 for England and 61.4 for the South East.
The 2011 Census estimated that there are 121,500 households in Brighton & Hove
with at least one usual resident in the city. There are 34 residents per hectare and
the city is the sixth most densely populated area in the South East6. Within the
centre of the city, residential densities of between 60-200 dwellings per hectare are
commonplace. The majority of the population live within the built up area which
comprises approximately half of the geographical extent of the local authority area.
Almost half of the city’s population (46 percent) live in some of the 40 percent most
deprived areas of England and 20.2 percent live in the 20 percent most deprived7.
17.5 percent of children in Brighton & Hove live in low-income families; below the
national average (18.6 percent) but higher than the regional average (13.6 per

1

Office for National Statistics Mid-2014 Population Estimates
Brighton & Hove City Snapshot Report of Statistics 2014
3
Life Expectancy at Birth in England and Wales 2012-2014
4
Brighton & Hove City Snapshot Report of Statistics 2014
5
The number of live births per 1,000 women aged 15-44.General Fertility Rates ONS 2014
6
Office for National Statistics Uk Population Density 2014
7
Communities and Local Government (Index of Multiple Deprivation 2015)
2

4

cent)8. There were 22,615 police recorded crimes in the city in 2014/159, an
increase on the 21,616 recorded in 2013/14.
The city’s economy is dominated by a strong services sector which also provides
the most employment in the city. Widespread employment is provided by public
services, education and health, financial and business services. In addition the
growing media and creative sectors have assisted in strengthening the city’s
economy. International Education and Languages are also increasingly important.
The city has developed a dual economy with, on one hand; a large number of highly
skilled jobs in knowledge based occupations, and on the other; a growing number of
lower paid and lower skilled frontline support services workers in areas such as care
work, hospitality and retail.
The unemployment rate decreased to 5.8 percent in 2014/15 with 74.6 percent of
the working age population in the city in employment10. This includes a continuation
of the increase in the number of people estimated to be self employed to 29,500 in
2014/15. There were 12,650 enterprises in 2015; an increase of 1,015 from 2014.
At the end of 2014; 5.6 percent of 16-18 year olds were classed as ‘NEET’11
compared to 4.2 percent in the South East region.
Average gross weekly pay continued to increase in 2015 although it remains below
the South East average. The average house price in Brighton & Hove rose from
£245,126 to £268,746 over the course of the monitoring year which is an annual
increase of 10.5 percent. This increase is one percent higher than the house price
increase in the south east with average house prices over 11 percent higher in the
city than the regional average12. Higher than average house prices and lower than
average pay means a lower proportion of households in the city own their own
home, when compared to England and the South East. At the end of March 2015,
with a 25 percent deposit, an income of over £48,000 per annum was needed for a
sufficient mortgage for the average one bedroom flat and income of over £86,000
for a three bed home. Private rents are high which makes it harder for residents to
save the deposits needed for a mortgage, particularly with the current
circumstances affecting the mortgage market. At the end of March 2015 a
household renting an average one bed flat would be paying £847 per month in rent,
which is equivalent to the monthly repayment cost of a £144,804 mortgage.
Traditionally, a mortgage of this amount would require an income of over £44,555 to
finance, 56% above the city average13. The 2011 Census identified 43 percent of
the city’s population live in social or private rented accommodation compared to 29
percent in the South East and 33 percent in England14.
It’s estimated that Brighton & Hove welcomes over eight million tourists over the
course of a year which generates significant income for the city. Around 14 percent
8

Children in Low Income Families 2012; HM Revenue & Customs
BHCC - Community Safety
10
NOMIS Labour Market Profile - Brighton And Hove
11
Not in employment, education or training; end 2014; Department for Education 2015
12
Land Registry House Price Index 2014/15
13
Brighton & Hove Housing Market Report 2015 Q1 Jan-Mar; BHCC 2015
14
Census 2011- Tenure -People; Office for National Statistics 2013
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of jobs in the city are supported by the turnover generated through tourism, spread
across travel and transport, hospitality, leisure and retail sectors. Brighton & Hove
has numerous attractions to encourage visitors; including the seafront, easy access
to the South Downs, historic townscape, events and festivals.
Brighton & Hove is a regional transport hub. The A23, via the M23, links the city to
London and the M25, and the A27 provides transport links to the east and west.
Eight stations serve the rail network within the city boundary with regular train
services between London and Brighton and important lines east to Kent and west to
Hampshire and beyond. Brighton station is the busiest station in the South East
(outside London), with over 17 million entries and exits estimated at the station in
2014/15 plus a further 6.5 million entries and exits estimated at the seven other
stations in the city15. The city is served well by air links with two airports; Shoreham
and Gatwick, within easy reach. Car ownership is low in the city with 81 percent of
households either owning one (43 percent) or no cars or vans (38 percent)
compared to 60 percent in the South East16. Bus patronage is high and Brighton &
Hove records the highest number of passenger journeys per head of population in
England, outside London17. The number of bicycles on roads in Brighton & Hove
has doubled since 200018.

15

Office of Rail and Road; Estimates of Station Usage 2014/15
2011 Census: Car or van availability; ONS 2012
Passenger journeys on local bus services per head by local authority; Department for Transport 2015
18
Traffic Counts 2000-2014 Department for Transport
16
17
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3. Data Collection
The data for this AMR has primarily been compiled from the annual monitoring
undertaken by the Planning Policy Team. The team monitors all residential,
commercial and industrial permissions for each financial year. The information is
collated from planning applications registered with the planning authority which is
taken from the information entered into the MVM planning database and directly
from the planning applications and related documents. All new permissions are
mapped using the ArcView GIS package. Site visits are carried out on an annual
basis to assess the progress of development on each site with planning approval.
Other areas monitored by the team include appeals, housing land, retail and a
broad range of sustainability issues.
The Submission City Plan Part One (Proposed Modifications) and Supplementary
Planning Document (SPD) indicators are products of the sustainability appraisal
process and have been designed to monitor the performance of each of these LDF
documents. The Local Output indicators relate to policies in the Local Plan and
were derived from the council’s Sustainability Strategy (2002) which sets out the
council’s commitment to sustainable development; the original Sustainability
Strategy has since been updated. Additional data to answer various indicators not
collected by the Planning Policy Team is collected from other sources within the
council. Monitoring is constantly being improved as indicators evolve, and new ones
are created, in response to new planning legislation and the council’s own
monitoring need.
Brighton & Hove City Council undertakes Waste and Minerals Planning in
cooperation with East Sussex County Council (ESCC) and the South Downs
National Park Authority (SDNPA). Further data regarding waste and minerals can
be found in the ESCC AMR 2014/15 which is published on the ‘East Sussex
Minerals and Waste Authority Monitoring Report’s page of the ESCC website19.

19

www.eastsussex.gov.uk/environment/planning/development/mineralsandwaste/amr1/
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4. Local Development Scheme
This section of the Authority Monitoring Report provides a progress report against
the timetable and milestones for the preparation of documents set out in the agreed
Brighton & Hove Local Development Scheme 2014. The Local Development
Scheme (LDS) is the three-year work programme to prepare local development
documents including development plans for the city.
The LDS identifies the main Local Development Documents to be prepared over a
three year period including their coverage and status. It also explains the status of
policies and plans in the transitional period from local plan to local development
documents and the status of supplementary planning guidance and documents.
The most recently approved version of the Brighton & Hove LDS is June 2014
covering the period until 2017. The LDS will be reviewed in 2016.

Updating the programme
The following documents were completed during 2014/15

•

Assessment of Housing Development Needs: Sussex Coast Housing Market
Area - April 2014

•

Urban Fringe Assessment - June 2014

•

Sustainability Appraisal Addendum - October 2014

•

Sustainability Appraisal Non-Technical Summary October - 2014

•

Schedule of Proposed Modifications to the City Plan Part One October 2014

•

Proposed Modifications to Annex 1 Implementation & Monitoring - October
2014

•

Proposed Modifications to Annex 2 Addendum to Infrastructure Delivery Plan
- October 2014

•

Proposed Modifications to Annex 3 Housing Implementation Strategy October 2014

•

Health and Equalities Impact Assessment Addendum Update - October 2014

•

Duty to Cooperate Paper - October 2014

•

The Combined Viability Study Update - October 2014

•

Appropriate Assessment Update - July 2014

•

Transport Assessment Update - July 2014

•

Exceptions and Sequential Test Update - Flood Risk - July 2014

•

Strategic Housing Land Availability Assessment September 2014 Update
8

•

Gypsy, Traveller and Travelling Showpeople Accommodation Needs
Assessment - December 2014

•

Proposed Modification Statement of Consultation - February 2015

•

Schedule of Further Proposed Modifications to the City Plan Part One - June
2015

•

Statement of Consultation - September 2015

•

Schedule of Proposed Further Modifications to Policy CP8 Sustainable
Buildings - September 2015

•

Proposed Further Modifications to Policy CP8 Sustainable Buildings
Sustainability Appraisal Addendum - September 2015

•

Sustainability Appraisal Non-Technical Summary Addendum Proposed
Further Modifications to Policy CP8 Sustainable Buildings - September 2015

Local Development Documents
•

Statement of Community Involvement 2015 - Adopted 12 March 2015.

•

Annual Monitoring Report - published in December 2014

•

Draft Submission Waste and Minerals Site Plan - October 2015

•

SPD 13 Shoreham Harbour Flood Risk Management Guide - September
2015

Changes to the Timetable
The City Plan Part One timetable is broadly compliant with the 2014 LDS with only
three months delay with respect to its Submission date. The City Plan Part One was
submitted to the Secretary of State for examination in June 2013 and hearings were
held over six days in October and November 2013. Proposed Modifications to the
City Plan Part One Submission were agreed by the Council in October 2014 and
were subject to consultation in November to December 2014.
In June 2015 further proposed modifications were consulted upon (29 June - 10
August 2015) Modifications were primarily focused on ensuring the following
policies were consistent with recent changes in national policy. The Inspector also
asked the council to re-assess its objectively assessed housing need in light of the
government releasing 2012-based Household Projections in February 2015. Further
changes to the City Plan were proposed to reflect the increased objectively
assessed housing need.
Consultation on proposed further modifications to policy CP8 Sustainable Buildings
also took place in 2015 (August to November) in response to the Inspector’s
concerns around consistency of the policy with changes to national policy.
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The City Plan Part One timetable has been kept up to date on the council’s website
with a current estimated adoption date of March 2016. The City Plan Policies Map
DPD will be adopted at the time the City Plan Part One and will be updated as each
new DPD is adopted.
The City Plan Part Two will contain detailed development management policies and
site allocations. The 2014 LDS indicated that work will start on the document in
autumn 2014. This has not been possible due to the delays in adopting City Plan
Part One; scoping and evidence gathering work commenced on this document in
December 2015.
Following the adoption of the Waste & Minerals Plan (WMP) produced jointly with
East Sussex County Council and the South Downs National Park Authority in
February 2013, work began on the Waste and Minerals Sites Plan. The Submission
Draft Waste and Minerals Site Plan was consulted upon between 28 October to 23
December 2015; 2 months later than anticipated in the LDS.
The Shoreham Harbour Joint Area Action Plan (JAAP) is to be produced by the City
Council in partnership with Adur & Worthing Councils and West Sussex County
Council. Preparation of the JAAP commenced in summer 2011. There was a period
of public consultation on the Issues and Proposals for the JAAP from February to
April 2014 to inform the Proposed Submission JAAP. Further work on the proposed
submission JAAP is currently underway as at December 2015.
A timetable for developing a Community Infrastructure Levy (CIL) charging schedule
was added to the 2011 Local Development Scheme, for information, it is also
included in the 2014 LDS timetable while the council assesses the potential for CIL
in the city and a decision is made whether to produce a CIL charging schedule. The
CIL is a new levy that local authorities can choose to charge on new development to
assist with the funding of infrastructure improvements and new community facilities.

Table 1; Local Development Scheme Progress 2015
DPD Document
City Plan Part 1

City Plan Part 2

Preparation Stage

2014 LDS
Targets

Progress Update

Consulting on the Scope of
the Sustainability Appraisal
Publication of the DPD

Completed

Complete

Completed

Submission to the Secretary
of State
Proposed date for Adoption

Completed

Completed
April-May 2013
Complete
June 2013
Awaiting Fact Check
Report from the
Inspector Expected
adoption March 2016

Consulting on the Scope of
the Sustainability Appraisal

December
2015 –

10

January 2015
or July 2016

May 2016
And 6 week

DPD Document

Preparation Stage

2014 LDS
Targets
January 2016

Policies Map

Publication of the DPD
Submission to the Secretary
of State
Proposed date for Adoption
Consulting on the Scope of
the Sustainability Appraisal
Publication of the DPD

Submission to the Secretary
of State
Proposed date for Adoption
Waste and
Minerals Sites
Plan

Waste and
Minerals
Adopted Policies
Map

Shoreham
Harbour Joint
Area Action Plan

Consulting on the Scope of
the Sustainability Appraisal

Publication of the DPD
Submission to the Secretary
of State
Proposed date for Adoption
Consulting on the Scope of
the Sustainability Appraisal

Publication of the DPD
Submission to the Secretary
of State
Proposed date for Adoption
Consulting on the Scope of
the Sustainability Appraisal
Publication of the DPD
Submission to the Secretary
of State
Proposed date for Adoption
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June 2017
September
2017
May 2018
As part of City
Plan
preparation
As part of City
Plan
preparation
As part of City
Plan
preparation
January 2015
Completed in
December
2013 –
January 2014
August 2015
November
2015
May 2016
Completed in
December
2013 –
January 2014
August 2015
November
2015
May 2016
November
2011
January 2015
September
2015
September
2016

Progress Update
consultation on CPP2
Scope and Coverage of
CPP2.
May / June 2016
June 2017
September 2017
May 2018
City Plan Part One
timetable

June 2013

March 2016
Waste and Minerals
Sites Plan

October 2015
February 2016
September 2016
Completed

October 2015
February 2016
September 2016
Completed
Summer 2016
February 2017
December 2017

DPD Document
Urban Design
Framework SPD
Parking SPD

Sustainable
Buildings SPD

Statement of
Community
Involvement

Preparation Stage

2014 LDS
Targets

Public Consultation
Proposed date for Adoption
Public Consultation
Proposed date for Adoption
Public Consultation

Proposed date for Adoption
Public consultation:

Adoption
Community
Infrastructure
Levy (CIL) –
Charging
Schedule
Authority
Monitoring
Report

Report

August –
October 2016
January 2017
September –
November2014
January 2015
August –
September
2015
January 2016
OctoberNovember
2014
January 2015
To be
confirmed

Progress Update
2017
2019
Deferred
Deferred
Deferred

November-December
2014
March 2015
To be confirmed

Published at
Published Dec 2014
the end of
every year,
covering the
previous period
from 1 April
through to 31
March.

Duty to Co-operate
The Localism Act 2011 and the National Planning Policy Framework (NPPF) place
a duty on local planning authorities and other prescribed bodies to cooperate with
each other to address strategic planning issues relevant to their areas. The city
council has been engaged in ongoing collaborative working with neighbouring
planning authorities and other bodies in order to address relevant strategic planning
issues and comply with the Duty. The key areas of engagement are summarised
below.

City Plan Part One
Housing delivery is a strategic cross boundary issue that needs to be addressed
through ‘Duty to Co-operate’. Brighton & Hove’s housing requirements (both
housing demand and housing need) have been assessed most recently as 30,120
12

new homes over the plan period to 203020. By reason of demonstrable physical
constraints the city is unable to meet this level of housing provision. The
Submission City Plan, as proposed to be modified sets a housing target of 13,200
new homes by 2030 reflecting:

•

the capacity and availability of land/sites in the city and development
constraints;

•

the need to provide for a mix of homes to support the growth and
maintenance of sustainable communities,

•

the need for balance and to provide land in the city for other essential uses
(such as employment, retail, transport, health and education facilities and
other community and leisure facilities); and

•

the need to respect the historic, built and natural environment of the city.

•

further work required by the Inspector (December 2013) to look at the
potential for housing from the urban fringe.

The city council has engaged with a comprehensive list of stakeholders and
adjoining authorities in a variety of ways from inception of the City Plan Part One
continuously through to submission. This engagement is ongoing. The city council
has been actively involved on an ongoing basis in a number of cross-boundary local
authority groupings which have informed the preparation of the City Plan from its
inception, at both officer and member level. Details are set out in the Duty to Cooperate background papers (201321 to 201422).
The City Council is a member of the:

• Greater Brighton Economic Board (GBEB)
The GBEB has responsibility for overseeing delivery of the Greater Brighton
City Deal23 (which was agreed with government in March 2014 and is a
bespoke package of measures to drive economic growth designed to exploit
the area’s economic assets and address its challenges) and encompasses
Brighton & Hove, Lewes, Mid Sussex, Adur & Worthing and the Greater
Brighton City Deal;
• Coastal West Sussex and Greater Brighton Strategic Planning Board
(with Adur District, Arun District, Mid Sussex District, Horsham District,
Chichester District, Lewes District, Worthing Borough and West Sussex
County Councils and the South Downs National Park).

20

Objectively Assessed Need for Housing: Brighton & Hove (GL Hearn Limited 2015)
BHCC LDF Duty to Cooperate Compliance Statement June 2013
BHCC LDF Duty to Cooperate Update Paper October 2014
23
Greater Brighton City Deal- Greater Brighton March 2014
21
22
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The City Council’s Duty to Co-operate work has produced a number of outcomes:

• A joint Coastal West Sussex Duty to Co-operate Housing Study has been
produced by all the authorities in the Coastal West Sussex Strategic Planning
Board together with Lewes District Council.
• Further studies have been commissioned to inform an update of the LSS and
to support sustainable growth in the Greater Brighton and wider Coastal
West Sussex area, (Background Paper 1: Economy24, Background Paper 2:
Housing Market25, Background Paper 3: Transport System26)
• An update of the award winning adopted 2013 Local Strategic Statement
(LSS) is underway by the Coastal West Sussex and Greater
Brighton Strategic Planning Board (CWS & Gtr Brighton SPB). The LSS
update will guide strategic planning and investment priorities to deliver long
term sustainable growth.
• Mid Sussex District and Horsham District councils are now a member of the
CWS & Gtr Brighton SPB reflecting the functional strategic relationship these
areas have with Coastal West Sussex and Greater Brighton.
• A Statement of Common Ground (SOCG) setting out what steps have been
taken to comply with the Duty in relation to housing provision, and where
there are areas of agreement. Eleven local planning authorities have
indicated they will sign the SOCG.
• A Memorandum of Understanding (MoU) has been signed by Adur, Brighton
& Hove, Lewes and Worthing outlining a commitment to future work on Duty
to Co-operate between the four authorities and adjoining areas.
• CWS & Gtr Brighton SPB has signed a MoU and agreed Terms of Reference
to establish a framework for operation and agreed an LSS which is now
subject to review.
• The Planning Inspector, in her initial conclusions on the City Plan following
the Examination Hearing, considers that the legal requirement for Duty to
Cooperate has been met.

24

Greater Brighton & Coastal West Sussex Background Paper 1; NLP, May 2015
Greater Brighton & Coastal West Sussex Background Paper 1; NLP, May 2015
26
Greater Brighton & Coastal West Sussex Background Paper 3; NLP, May 2015
25
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Shoreham Harbour
Joint working has been ongoing for a number of years between the city council,
Adur & Worthing Councils, West Sussex County Council, the Environment Agency
and Shoreham Port Authority, to progress a Joint Area Action Plan for the harbour.
Work has continued during the monitoring period and regular meetings are held.
The draft Shoreham Harbour JAAP was consulted upon between February and
April 2014. Further consultation is planned for summer 2016. Publication is
anticipated in January 2017. This delay from the LDS timetable has allowed further
studies to be undertaken. A Flood Risk Management Guide SPD for Shoreham
Harbour was adopted in September 2015.

Waste & Minerals
The city council is a Waste and Minerals Planning Authority and a Waste & Minerals
Plan (WMP) was produced jointly with East Sussex County Council and the South
Downs National Park Authority and adopted in February 2013. The three authorities
are continuing this joint working to produce a Waste and Minerals Sites Plan which
is currently at pre-submission consultation stage and is expected to be submitted to
the Government in February 2016.
Compliance with the Duty to Cooperate was considered by the appointed Inspector
during the public examination of the WMP in September 2012. Cooperation
occurred with West Sussex County Council (WSCC) regarding mineral wharves at
Shoreham Harbour during the preparation of the WMP. Joint working is ongoing
while WSCC’s own waste and minerals plans are prepared. This issue links to the
ongoing work on the Shoreham Harbour JAAP, as described in the previous
paragraph.
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Neighbourhood Planning
Neighbourhood planning was introduced by the Localism Act 2011 and the
provisions came into force on 6 April 2012. The council now has a duty to support
and consider;
Applications made by a local body, capable of being a forum, for the
designation of a neighbourhood area
Applications made by local groups to become the recognised neighbourhood
forum for a designated area
Neighbourhood plans and orders made by town and parish councils or
recognised neighbourhood forums

•

•
•

Four neighbourhood areas have been designated, one of which was designated a
Business Area:

•
•

•

•

Rottingdean Parish Neighbourhood Area - designated in March 2013.
Hove Station Neighbourhood Area – designated September 2014
(submitted area refused but a smaller area designated to remove the
overlap with the proposed Hove Park Neighbourhood Area)
Hove Park Neighbourhood Area – designated September 2014
(submitted area refused but a smaller area designated to remove the
overlap with the proposed Hove Station Neighbourhood Area)
Brighton Marina Business Neighbourhood Area – designated 18 June
2015.

Three Neighbourhood Forums have been designated:

•
•
•

Hove Station Neighbourhood Forum – designated December 2014
Hove Park Neighbourhood Forum – designated 9 July 2015.
Brighton Marina Neighbourhood Forum – designated 18 June 2015.

Saving policies
Policies from the Brighton & Hove Local Plan, Waste Local Plan and Minerals Local
Plan policies have been ‘saved’ under the Planning & Compulsory Purchase Act
2004 until replaced by City Plan Parts One and Two and Waste & Minerals
Development Framework documents.
All but nine Local Plan policies have been saved; the nine deleted policies are listed
in Brighton & Hove City Council’s Annual Monitoring Report (AMR) 2007/08. The
‘saved’ policies in the Waste Local Plan and Minerals Local Plan are outlined in the
Brighton & Hove AMR 2007/08 and East Sussex AMR 2005/06. Saved policies from
both Plans need to be weighted according to their consistency with the NPPF.
The Adoption of the City Plan Part One in March 2016 will result in some of the
Local Plan policies being superseded. Full details of remaining Local Plan policies
will be listed on the council’s website.
16

5. Implementing the Statement of Community
The council has had an adopted SCI in place since September 2005. The
Statement of Community Involvement is being updated in 2014 to reflect the current
Town and Country Planning (Local Development) (England) Amendments
Regulations and the National Planning Policy Framework; and to take into account
the current council approach to community engagement in policy making (the
Community Engagement Framework). The draft updated SCI was agreed at
Committee in October 2014 and was out to consultation from November 2014 to
January 2015. It was adopted by the council on 12 March 2015.
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6. Policy Performance
Introduction
This section describes changes in the city over the 2014/15 monitoring year and the
performance of policy. It will indicate where a situation has improved, stayed the
same, or worsened, compared to the previous year and whether or not targets are
being met or exceeded. This is achieved through analysis of data gathered
throughout the monitoring year to assess performance of policies within
Development Plan documents and the 2005 Local Plan27. Monitoring indicators
have been designed to assess the performance of these documents and are
reported in the Appendices of this report. Emerging indicators relating to the
Submission City Plan Part One have been included. The indicators included are
published in Annex 1 to the City Plan; ‘Implementation & Monitoring’ (proposed
modifications version) and the Sustainability Appraisal of the Submission City Plan
Part One. The Sustainability Appraisal tests the extent to which the City Plan will
meet identified sustainable development principles.

27

As new planning documents are adopted by the council, they will eventually replace the Local Plan
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6.1 Residential Development
Housing Targets
A revised minimum housing target is proposed by policy CP1 in the Submission City
Plan Part One (Main Modifications) for 13,200 new homes to be built over the plan
period 2010-2030. This equates to an average rate of provision of 660 dwellings per
year.
The city’s objectively assessed housing need (OAN) was re-assessed in June 2015
in light of the government releasing 2012-based Household Projections, in February
201528, in which demographic and household projections indicated stronger
population growth and household formation to 2030. The city’s objectively assessed
housing need is now 30,12029 new homes over the plan period; an increase on the
18,000 – 24,000 the OAN reported in the 2013/14 AMR. The assessed housing
requirements (demand and need for new homes) for the city over the plan period
are much higher than it can realistically accommodate. The OAN figure does not
take into account the very significant constraints on the capacity of the city to
physically accommodate this amount of development. As a consequence the
proposed housing target does not fully match the assessed housing requirements of
the Brighton & Hove in full.
The council is working constructively with neighbouring authorities to explore
opportunities for meeting any of its housing requirements outside of the city’s
administrative area. This includes updating the Local Strategic Statement for the
Coastal West Sussex and Greater Brighton Area30 and the sub-regional work of the
Greater Brighton Economic Board including the Greater Brighton City Deal31. This
will allow for long-term opportunities to be explored for meeting unmet housing
needs. More details on the ‘duty to co-operate’ are outlined in Section 4 of this
report.
The adequacy of housing land supply will be assessed regularly in accordance with
the Housing Implementation Strategy (HIS)32 and through annual reviews of the
Strategic Housing Land Availability Assessment (SHLAA).

28

Household projections for England and local authority districts 2012-based (DCLG 2015)
Objectively Assessed Need for Housing: Brighton & Hove (GL Hearn Limited 2015)
30
Local Strategic Statement (CWS&GB 2013)
31
Greater Brighton City Deal (Greater Brighton Economic Board 2014)
32
Latest HIS revised September 2014 as part of part of Proposed Modifications to City Plan
29
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Completions
There were 581 net housing completions in 2014/15. This figure is an increase of
145 units on the 436 units completed in 2013/14 and continues the upward trend of
annual housing completions since 2010/11. Chart 1 illustrates net housing
completions from 2010/11 to 2014/15 by type of development. This shows a rapidly
improving rate of delivery as market conditions improve.
Chart 1: Net Completions by Development type 2010-2015

BHCC 2015

New build development comprised the majority of housing delivery in the city in
2014/15, as with previous years, with 390 net new build developments. There was
an increase in the proportion of change of use developments compared with
previous years with 166 net units; this was primarily due to an increase in the
number of completions through prior approval change of use applications (111
units)33. Conversions generated the remaining 25 units, a reduction compared with
previous years.
Chart 2 describes housing delivery by development size since 2010/11. 440 units
were completed on large (six to nine units) and major sites (ten plus units) in
2014/15 continued the trend of increasing completion numbers on these types of
site since 2010/11 and was the highest since 2008/09. As in 2013/14; over 75
33

BHCC Planning controls over changes of use of office space to residential use
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percent of completions were on large and major sites. The number of completions
also increased on small sites following a reduction in the previous two monitoring
years. The increase in completions on small, large and major sites suggest a
continuation of the recovery seen in the previous two monitoring years. Completions
were delivered through 117 small applications and 19 large and major applications.
The number of completed applications is the same as 2011/12 and less than
2012/13, the difference in the number of units completed in those years and this
monitoring year reflect the larger number of units per application completed in this
monitoring year.
Chart 2: Net Completions by Development Size 2010-2015

BHCC 2015

The 351 units completed on major sites were delivered through seven applications.
The largest of which was part of the development on Site J of the New England
Quarter; the ‘Super B’ development provided 147 residential units. The ‘One Hove
Park’ development comprising 71 flats on the former Park House site on Old
Shoreham Road was completed as were 35 units on the site of the former Gala
Bingo Hall on Portland Road and 31 units on the 'Moderno’ development on land to
the west of Redhill Close, Brighton. Three of the developments on major sites with
residential units completed in 2014/15 had prior approval for the change of use from
offices to residential, the largest of which was at Vale House, now ‘Panorama
House’ in Portslade; creating 42 units.
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Table 2: Major Developments, Complete 2014/15
Address

Development

Site J, Land East of Brighton
Station, New England Quarter
Park House, Old Shoreham
Road
Vale House, Vale Road,
Portslade
Gala Bingo Hall & Adjacent
Car Park, 193 Portland Road
Hove

Mixed use development comprising
residential, office space, hotel, retail
Demolition of former residential
language school and erection of 71 flats
Prior approval for change of use from
offices to residential
Redevelopment of site to provide
residential units, GP surgery and Nonresidential Institution/Assembly and
Leisure
Dwellings with public open space

Land West Of Redhill Close,
Westdene, Brighton
2 Osmond Road, Hove
First Floor Mitre House, 149
Western Road, Brighton

Net Units
Completed
147

71
42
35

31

Prior approval for change of use from
offices to residential
Prior approval for change of use from
offices to residential

13
12
BHCC 2015
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Chart 3 describes residential completions between 2000/01 and 2014/15. The
average rate of residential completions over the past 15 years is 553 units per year.
However, this conceals the contrast between 2000/01 to 2008/09 in which the
average completion rate was 660 per annum and the past six years which reflect
the impacts of national recession and the subsequent economic uncertainty with an
average completion rate of 394 per annum. Since a low of 283 net units in 2010/11
completions have risen year on year and reached 581 units in 2014/15.
It is anticipated that figures for housing delivery will continue to increase as
developments on identified sites in the City Plan and Strategic Housing Land
Availability Assessment (SHLAA) come forward and are implemented as well as a
continued significant supply through small windfall sites.
Chart 3: Total Residential Completions in Brighton & Hove 2000/01 – 2014/15

BHCC 2015

There were 344 new build completions on Previously Developed Land (PDL) in
Brighton & Hove in 2014/15, which equates to 88 percent of all new build
development (Chart 4). Development on new build and through conversions on PDL
land in this monitoring year accounted for 90.3 percent of all residential
development. This is a lower proportion than the previous two monitoring years
which were 97.6 percent (2013/14) and 95.4 percent (2012/13); this is due to an
increase in the number of units completed on Greenfield land. The development on
land to the west of Redhill Close contributed 67 percent of units on Greenfield land
in the monitoring year.
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Chart 4: Net new build completions on previously developed land 2014/15

BHCC 2015

More than 75 percent of all self-contained units completed in 2014/15 were one and
two bed units and over 83.6 percent were flats (Chart 5). This is an increase in the
proportion of flats compared to 2013/14, although more houses (106) were built in
2014/15 compared to the previous monitoring year (94). 86 percent of all flats had
one or two bedrooms and 72 percent of houses had three bedrooms and above,
although there was a smaller proportion of houses of four bedrooms and above built
than in the previous monitoring year. While there is a provision of larger dwellings
there has been a continuation of the trend for smaller dwelling types, in the
monitoring year, particularly the growing number of flats in the city which has been
further increased by the completion of prior approval change of use applications
from offices to residential flats. 72 percent of flats completed through prior approval
change of use from offices were for one bed units and 26 percent for two bedroom
units. Generally the nature of land supply in Brighton & Hove restricts the provision
of larger properties. However, the council gives a high priority to the importance of
achieving a good housing mix and a choice of housing. Policy CP19 of the
Submission City Plan Part One aims to improve housing choice by ensuring that an
appropriate mix of housing is achieved across the city in order to meet the diverse
accommodation needs of the local community.
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Chart 5: Proportion Gross Number of Units per Unit Size 2011-2015

Gross Units
2014/15
2013/14
2012/13
2011/12

1 Bed

2 Bed

243
214
140
124

3 Bed

249
186
188
152

4+ Bed

108
55
86
55

45
49
54
47
BHCC 2015
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Future Residential Provision
A housing trajectory illustrates the housing development anticipated over the period
of the City Plan until 2030 including actual completions since 2010. It is based upon
reasonable assumptions about the deliverability of housing and is monitored and
updated through the AMR and SHLAA34.
The SHLAA was updated in September 2014 and illustrates that the proposed
housing target of 13,200 new dwellings by 2030 is deliverable. It anticipates that
delivery rates will increase enough to achieve 655 net units per annum in the period
Chart 6; 2014/15 Completions Superimposed upon Housing Trajectory

BHCC 2015

Commenced
837 net housing units were under construction at the end of the monitoring year.
This is over 25 percent higher than the number of those under construction at the
end of the previous monitoring year (657) and suggests a continued rise in housing
provision as these developments are completed.
531 net units will be provided from those major developments under construction at
the end of the monitoring year, 223 of which commenced in 2014/15. Phase one of
the Outer Harbour Development at Brighton Marina is now being built; this phase
will provide 195 units and is expected to be completed in summer 2016. The
remaining phases will provide a further 648 units as the site is developed. The “One
34

Strategic Housing Land Availability Assessment
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Manor Road” development on the site of the former St Benedict’s Convent in Manor
Road, Brighton began in 2014/15 and is expected to be complete in the next
monitoring year. There are also a number of major prior approval change of use
applications which started on site in 2014/15.
Table 3: Major Developments, Under Commencement 2014/15

195

Year
Commenced:
2009/10

Demolition of glassworks. Erection
of block of flats, 2 bungalows and
1 house comprising a total of 49
units
1 Manor Road
Demolition, Change of use and
refurbishment of existing buildings
16 flats. Erection of 22 houses and
8 flats
Priory House,
Prior approval for change of use
Bartholomew Square,
from offices to 40 residential units
25-28 St James's Street Redevelopment to form 33 flats
Former Infinity Foods
Demolition of existing buildings
Site, 45 Franklin Road & and construction of office building
67 Norway Street
and 31 dwellings
Martello House 315
Prior approval for change of use
Portland Road Hove
from offices to 28 residential units.
18 Wellington Road
Part demolition and conversion of
Brighton
existing building and construction
of a new block to provide 25 units

49

2013/14

46

2014/15

40

2014/15

33
31

2013/14
2013/14

28

2014/15

25

2014/15

157-159 Preston Road
Brighton
11-12 Marlborough
Place Brighton
Robert Lodge Manor
Place Brighton
Heversham House
Boundary Road Hove
84-86 Denmark Villas
Hove

Prior approval for change of use
from offices to 22 residential units.
Prior approval for change of use
from offices to 17 flats
Two new blocks providing 15 units
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2014/15

17

2014/15

15

2014/15

Prior approval for change of use of
upper floors to 15 residential units
Prior approval for change of use at
first, second and third floor levels
from offices to 15 flats

15

2014/15

15

2014/15

Address
Land at comprising
Outer Harbour, West
Quay and adjoining land
Brighton Marina

Development
Phase 1: 195 flats in 2 buildings
(Phase 1 of development for 853
flats in 11 buildings)

Saunders Glassworks,
Sussex Place

Net:

BHCC 2015
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602 net units were started on site in the monitoring year including 265 units on
major sites; of those 138 units were also completed in 2014/15, 42 of which were on
a major site.

Planning Permissions Granted
In 2014/15 there were 1,152 net residential units permitted through 236
applications35, including prior approval change of use applications. This is over 60
percent more than the number of units permitted in 2013/14 which had the second
highest number of units approved in the previous five years.
Chart 7: Number of Permitted Residential Units 2010-2015

BHCC 2014

Of the applications given permission in 2014/15; 39 were also completed providing
104 units to the housing supply. 63 were commenced and will provide 218 units,
once complete. There were 12 major developments, of 10 or more units, permitted,
which, when complete, will provide 653 units. The most notable is the 142 units
permitted as part of the Circus Street Development; demolition for which began in
September 2015. 125 units were also permitted at City College, Pelham Street; the
development will also provide further education teaching space, student housing
and new public open space. A development for 88 units at Enterprise Point,
Melbourne Street was also approved. Eight of the permitted major residential
35

Discounts any multiple applications made on the same site
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developments came through prior approval applications for the change of use from
offices to residential which, together, would provide 283 units.
Overall there were 1,236 net units through extant permissions which had not started
on site, in the monitoring year. 782 of these units are from approved major
applications which are yet to be started on site.

Affordable Residential
Housing affordability is a major issue for many residents within the city as house
prices in Brighton & Hove are relatively high in relation to local incomes. Affordable
housing delivery is composed of affordable rented housing, which includes housing
at rents lower than those of the market provided through a registered provider, and
intermediate housing, which includes housing at prices and rents above those of
affordable rent, but below market price or rents. Intermediate housing products
consist of new build Homebuy and shared ownership, First Time Buyers Initiative,
intermediate market rent, equity share and key worker provision dwellings.
Chart 8; Social, Intermediate and Total Gross Affordable Completions 2010-2014

BHCC 2015

Five developments with an affordable housing element were completed in 2014/15,
four of which were major developments; three major developments did not provide
any affordable housing. There were 132 affordable homes provided in the city in
2014/15 which equates to 23 percent of all completed units and represents a
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reduction in the proportion of affordable housing from the previous monitoring year.
There were less units of affordable housing built in 2014/15 despite the increase in
overall housing units. 44 of the completions in the monitoring year were for rented
affordable units and 88 for intermediate housing; almost identical proportions to
2013/14.
Local Plan Policy HO2 aims to secure a 40% element of affordable housing on
residential development of 10 or more dwellings and emerging City Plan policy
CP20 will require a contribution is made towards the provision of affordable housing
on all sites of five or more dwellings and will look to achieve the provision of 40
percent on sites of 15 or more dwellings; 30 percent on sites of between 10 and 14
units and a financial contribution on sites of between five to nine units. There was
an affordable element on four of the completed major developments in 2014/15
yielding 37 percent affordable provision through these major sites. Three of these
applications, however, were completed through prior approval change of use
applications and were not subject to the affordable housing policy. All other major
developments did provide an element of affordable housing, 46 percent of which
were affordable including 100 percent on the former Gala Bingo Hall site.

Student Accommodation, Halls of Residence and HMOs
In 2014/15 there were an additional 121 student accommodation units providing 390
bedrooms. The development at the former Co-op Department Store in London Road
was completed in the monitoring year and provided 351 bedrooms through 117
cluster units. A new halls of residence was also completed at 112-113 Lewes Road
providing 39 bedrooms through 4 cluster units.
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Chart 9: Number of New Student Bedrooms 2010-2015

BHCC 2015

There were extant permissions for 150 units of student accommodation by the end
of March 2015; 141 of which were approved in 2014/15 through four planning
applications including the Circus Street and City College Developments. All of the
extant developments would provide 1,032 bedrooms between them, once
completed. Since 2010 there have been 2,059 additional student bed spaces
created in purpose built student accommodation, this encourages students to
choose managed accommodation over Houses of Multiple Occupation (HMO’s),
although more need to be created to help meet the housing needs of the city’s
students.
The city has a high number of HMOs, partly due to the supply of purpose built
accommodation not matching the expansion of the student population and partly
due to housing prices and availability within the city. On 5 April 2013, an Article 4
direction relating to HMO's came into force in five electoral wards within Brighton &
Hove requiring a planning application for a change the use from a single dwelling
house to a small HMO36 so the impact of concentrations of HMOs in certain areas of
the city could be considered.
Chart 10: Decisions on HMO applications in Article 4 Wards 2013-2015
36

Properties lived in by three to six people where facilities such as a kitchen or bathroom are shared
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BHCC 2015

There were 60 planning applications made for the change of use of single dwelling
house to small HMO within the wards with an Article 4 Direction between April 2013
and March 2015; 35 were approved and 25 were refused and of those refused five
appeals were made, of which two were allowed. This suggests that almost 40
percent of these applications were considered to potentially have a negative impact
and would have previously been permitted development. In 2014/15; 12 were
approved and nine refused of which three were appealed; one appeal was allowed.

Gypsy and Traveller Provision
A Gypsy, Traveller Accommodation Needs Assessment (GTAA) was published in
2014 (BHCC & SDNPA 2014)37. The report indicates an objectively assessed
accommodation need for 32 pitches over the 2013/14 to 2027/28 period for the
administrative area of Brighton & Hove. This is split between Brighton & Hove Local
Planning Authority and the South Downs National Park Planning Authority as
indicated in table 6.
To help meet the need for residential accommodation for Gypsy and Traveller
communities a permanent Traveller site at Horsdean started being built in
September and is due to be completed in June 2016. This will add 12 permanent
pitches alongside the 21 transit pitches already on the site. A joint site search
exercise with the South Downs National Park Authority will be undertaken to assess
to what extent there is capacity to meet further assessed need.
37

GTAA: Brighton & Hove City Council and the South Downs National Park Authority December 2014

32

6.2 Non-Residential Development
Table 4: Brighton & Hove Gypsy and Traveller Residential Pitch Need (2013/142027/28)
Residential Pitch
Need
Brighton & Hove
LPA area
SDNP LPA area

Pitch Need to
2013/14 – 2017/18
15

Additional pitch
need to 2028
4

Total Pitch Need
to 2028
19

8

5

13

23

9

32
GTAA 2014

Total

Summary and Actions
Housing delivery in 2014/15 has continued an upward trend from previous recent
monitoring years, the improvement in delivery from large developments also
continued. Seven major developments were completed, and a further thirteen were
under construction in the monitoring year. Applications for prior approval change of
use from office to residential are now being built out and are contributing well to
housing delivery.
The city council will -

•
•
•
•
•
•
•
•

•

Continue to engage with local communities regarding their housing
aspirations and needs.
Continue to implement policies to secure further housing provision on
suitable sites.
Proactively encourage and promote the development of identified sites for
housing and smaller sites
Negotiate affordable housing in line with emerging City Plan policy CP20 and
work closely with Registered Providers to secure more affordable housing.
Address the development of student accommodation through the City Plan
Seek to identify additional Gypsy and Traveller sites in accordance with
further assessments of need.
Continue to closely monitor housing delivery performance in the city.
Produce detailed Planning Briefs and/or area based Supplementary Planning
Documents to increase certainty to developers of sites progressing through
the planning process;
Commence preparation of Part 2 of the City Plan (Site Allocations and
Development Management Policies) to give greater certainty to sites and
enable additional development sites to be put forward

The majority of floorspace data in this section originates through data gathered from
the planning application process. This is currently the most accurate way of
discerning changes in floorspace, there are, however, changes which do not require
planning permission, and as a consequence may not be counted in these figures.
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Permitted Change of Use Development is outlined in the 2013/14 AMR38. The
permitted change of use from offices to residential use can be monitored; as a prior
approval application is required. There is an Article 4 Direction39 to remove
permitted development rights and planning permission is required to change from
office space to residential in certain parts of the city;

•
•
•

Central Brighton, New England Quarter and London Road Area
Edward Street Quarter, Edward Street, Brighton
City Park, The Droveway, Hove

Further changes to permitted development rights came into force in April 201540.
They also require prior approval and are in force for the 2015/16 monitoring year
and will be reported in next year’s AMR.

Business Development
The following section summarises the development of employment floorspace41 in
the city in 2014/15. The protection of employment sites and premises and the
development of new high quality employment space are fundamental to the
economic wellbeing of the city to allow businesses to prosper and grow. The supply
of employment land and premises is limited in the city .The Submission City Plan
Part 1 through policy CP3 ‘Employment Land’ sets out a framework to safeguard
and upgrade current employment sites in the city and create new employment
floorspace through the regeneration of key sites. The AMR will continue to monitor
changes in business floorspace and assess the performance of emerging policies,
once adopted. An indicative Employment Land Supply Trajectory42 has been
prepared which will guide the monitoring of new employment floorspace delivery
over the City Plan period to 2030.

Completions
There was a net loss of 4,098 m² employment floorspace in 2014/15. There was
3,671 m² of floorspace created but 7,769 m² was lost. There was 3,298 m² of office
floorspace created in the city in 2014/15, this was, however, nullified by the loss of
6,784 m² over the same period creating a net loss of 3,486 m². There were 17
completed developments with a net gain of office space, two of which provided over
500 m² of floorspace; the change of leisure space to office use at Unit 7 of the Hove
Business Centre and the change of use of a Casino to an accountant’s office at 28
Fourth Avenue, Hove. There were 24 developments with a net loss of office space,
19 of these developments were through prior approval applications for the change
of use from office use to residential leading to a loss of 5,700 m² which is 84 percent
of the overall loss of office space. The impact of these prior approval applications is
examined later in this chapter.
38

http://www.brighton-hove.gov.uk/content/planning/planning-policy/authority-monitoring-report-amr
https://www.brighton-hove.gov.uk/content/planning/heritage/what-article-4-direction
40
The Town and Country Planning (General Permitted Development) (England) Order 2015; Schedule 2, Part
4, Class D.
41
Employment floorspace includes the Use class orders B1a (Office), B1b (Research and Development), B1c
(Light Industry), B2 (General Industry) and B8 (Storage or Distribution). Office uses are (B1a/b) and industrial
uses are(B1c/B2/B8).
42
Brighton & Hove Employment Land Supply Delivery Trajectory (Nathaniel Lichfield & Partners Ltd 2013)
39
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Chart 11: Gains, Losses and Net Change of Employment floorspace 2014/15

BHCC 2015

The only net gain in any one use class was a 373 m² increase in storage and
distribution floorspace, continuing the modest increase in this use class from the
previous monitoring year. The majority of the new storage and distribution
floorspace came through new cycle storage facilities at Brighton Station. There
were no gains in Research and Development, Light Industry or General Industry
uses and all experienced a net loss of floorspace. 100 percent of the 3,671 m² of
gross employment floorspace completed in 2014/15 was on previously developed
land (PDL).
Since 2010/11 there have been two years in which there has been a net loss of
employment floorspace, including this monitoring year. Overall, however, there has
been a net gain of 5,466 m² employment floorspace over the past five years
including 3,888 m² of office space. Office floorspace has shown the largest change
of employment floorspace in each year. There has been a loss of 3,329 m² General
Industrial floorspace in the same period.
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Chart 12: Employment Floorspace change, by type 2010/11 – 2014/15

BHCC 2015

The average net development rate per annum over this five year period was 1,093
m². This continues the trend of a reducing five year net development rate due to a
lack of employment land supply being offered in the city. After completions in
2014/15 the five year net development rate has almost halved from the figure in
2013/14. This development rate is markedly lower than the average of 5,098 m² per
annum for the past fourteen years. It is also below the predicted delivery for 201419 as published in the Employment Land Supply Delivery Trajectory 2013 which
predicted delivery in this period would be at broadly similar levels to the historic
rate, averaging about 5,900 m² per annum. Further detail on predicted future
provision is outlined in the 2013/14 AMR. Permitted development may have some
bearing on this delivery rate although it should also be noted that the timing and
phasing of large-scale office schemes is also a factor in differences in annual
delivery rates.

Commencements
Once completed, the 37 office developments which were under construction, but not
completed, in the monitoring year will lead to a net loss of 7,525 m² of floorspace
and sites with a change in other employment use classes will lead to a net reduction
of 9,069 m² floorspace; an overall loss of 16,594 m² employment floorspace. Of
those developments only 10 will contribute a net gain, which, combined, will
contribute 7,941 m² of office floorspace. The remaining employment use classes all
will provide a net loss. Of the 28 B1a office developments which will lead to a net
loss; 18 were prior approval applications for change of use of offices to residential
and will lead to a loss of 9,714 m² office space which is 63 percent of the total
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floorspace expected to be lost from all commenced office developments and would
negate potential gains made by other commenced developments. The majority of
office space under construction in 2014/15 was through the continuing
redevelopment of the New England Quarter with 6,014 m² being built on sites J and
K. The largest loss of office space under construction is at 154 - 155 Edward Street
Brighton with the change of use from 3,568 m² offices to education use for the
University of Brighton. Neither the Flexer Sacks Site, Wellington Road, Portslade
nor former Infinity Foods site, Norway Street, Portslade had been completed in
2014/15 after commencing in 2013/14 and will contribute the majority of losses in
industrial uses, of commenced sites, once completed.

Decisions
Once all of the floorspace permitted in 2014/15 is aggregated a net loss of 22,448
m² in employment floorspace was permitted. The net loss is primarily due to net
losses in office floorspace (20,013 m²) with permissions for 14,079 m² floorspace
outweighed by a 34,091 m² loss. New developments permitted with gains in
floorspace include 4,114 m² on the Circus Street development, 3,301 m² as part of a
redevelopment application for the Astoria, Gloucester Place although an
application, for a revised scheme currently under consideration, could reduce the
amount of office space to 301 m² . If all prior approval applications for a change of
use from office to residential in 2014/15 were realised they would lead to a loss of
24,050 m² of office floorspace; 71% of the total loss of office floorspace permitted in
2014/15. The largest potential loss is a prior approval in which 63 residential units
are proposed at Prestamex house, Preston Road with a loss of 4,859 m² office
floorspace. Twenty developments permitted in the monitoring year were also
completed and led to a 2,585 m² loss in employment floorspace including 2,067 m²
of office space.

Prior Approval Change of Use Offices to Residential
The government introduced changes to the permitted development rights on 30th
May 2013 which allows for offices to be converted to residential use without the
need for planning permission. The new permitted development right was due to
expire on 30 May 2016 but the government has announced its intention to make this
permanent43. During the monitoring period from 1st June 2013 to 31st March 2015
the council received 84 prior approval applications. During this monitoring period
there were 47 approvals. If all these approvals were implemented this would
represent a loss of an estimated 24,050 m² of office floorspace and a gain of an
estimated 402 residential units44. In the monitoring year 5,700 m² of office space
was lost through 19 completed permitted developments for this change of use and
5,898 m² has been lost since 2013/14. If all of the prior approval developments
which were extant at the end of the monitoring year are realised it would lead to a
further estimated loss of 27,996 m² office space; 9,714 m² of which was already
under construction.

43

Brandon Lewis M.P. announces permitted development rights to be made permanent; DCLG Press Release
13 October 2015
44
Note that not applicants provide detail on the amount of office floorspace to be lost.
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Although these developments have assisted in increasing the number of residential
units in the city and may be replacing office buildings which are not suited to current
business needs; the availability of office space has started to reduce dramatically45
despite the demand for office space in the city remaining strong46. If this reduction in
office floorspace supply continues, the shortfall will mean that rents for good quality
space will increase. Permitted development for offices has been removed by an
Article 4 Direction, in Central Brighton, the New England Quarter and London Road
Area, City Park Office area, Hove and the Edward Street Quarter where loss of
office premises is managed through the application of local plan policies. The City
Plan will seek to ensure that employment sites across the city are safeguarded,
upgraded and new employment floorspace created.

Shops, Services, Food and Drink Developments
The following section will summarise the development of retail and non retail A use
class floorspace in the city in 2014/15. The use class for retail floorspace is A1
(Shops) and non-retail A use classes include the use class orders; A2 (Financial
and professional services), A3 (Restaurants and cafés), A4 (Drinking
establishments) and A5 (Hot food takeaways).
In terms of retail floorspace it has been estimated that 58,313 m² of comparison and
2,967 m² of convenience retail will be needed over the period of the emerging City
Plan to 2030. The City Plan will direct new retail development to the city’s existing
retail centres; in particular to the Brighton centre to consolidate and enhance its role
as a regional shopping centre.
New permitted development rights came in to force at the beginning of the
monitoring year (April 2014) to allow a change of use from A1 and A2 uses to a
house as long as the cumulative area of floor space changing use does not exceed
150 square metres47.

Completions
There was a 2,771 m² net increase of all A use classes in 2014/15. It included a
2,357 m² net gain of retail floorspace; this is the largest net gain of retail floorspace
recorded in the past ten years. There was also a net gain of restaurant and café
floorspace (903 m²) and takeaways (149 m²).

Table 13: Change in floorspace of retail and non-retail A use classes 2014/15
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Recent Monitoring by commercial agents Stiles Harold Williams (Q3 2015) suggest office availability in the
city has fallen to its lowest level in 10 years.
46
Employment Land Study Review 2012
47
Town and Country Planning (General Permitted Development)(Amendment and Consequential The loss of
Provisions)(England) Order 2014
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Financial and professional services floorspace continued to reduce after reductions
in the previous two monitoring years with a 499 m² decrease in 2014/15. There was
also a 256 m² reduction in drinking establishment floorspace. The largest gain was
2,023 m² retail floorspace as part of the redevelopment of the former Co-operative
building on London Road and was the only single development, of A use class, with
over 1,000 m² of floorspace.

Table 14: Change in floorspace of A use classes 2010/11 – 2014/15
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Before 2014/15; the trend had been towards a loss of retail and financial and
professional services, since 2010/11, but the gain of retail floorspace in the
monitoring year has created a net gain of retail floorspace over the past five years.
The amount of financial and professional services continued to reduce, however,
the largest decreases having been in the last two monitoring years. There has been
an combined net loss of A1 and A2 space (-513 m²), over this period, while
restaurant, café and takeaway floorspace has risen every year since 2010/11; which
has led to a 7,455 m² net gain of A3 and A5 floorspace in that time.

Commencements
Once completed, the shops, services and food and drink developments which were
under construction, but not completed, in the monitoring year, would lead to net a
loss of 1,306 m² of floorspace. This predominantly consists of a potential 2,924 m²
loss in retail floorspace; of which a reduction of 584 m² is through commenced prior
approval developments for the change of use of retail to residential. There was 972
m² restaurant and café floorspace being created at the end of 2014/15. The former
Post Office at Ship Street continued to be developed creating a 650 m² restaurant
and will result in a 650 m² loss of retail floorspace.
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Decisions
A 2,387 m² net loss of shops, services and food and drink floorspace was permitted
in 2014/15. A gross loss of 10,756 m² retail space was mitigated to some extent by
permissions for an increase in retail floorspace which totalled 4,247 m² leading to a
6,509 m² net loss of retail floorspace permitted in 2014/15. The largest loss in retail
floorspace was permitted as part of the Circus Street development in which 7,361
m² will be lost. Prior approval applications for the loss of retail to residential was
attributable for 770 m² of the potential loss permitted. The largest retail application
permitted was for 1,678 m² as part of a front extension to the West Hove
Sainsbury’s supermarket. A 4,134 m² net gain in restaurants and cafés floorspace
was permitted; including 2,420 m² at The Hippodrome on Middle Street. Twenty
three of the developments permitted were also completed in 2014/15 leading to an
increase of 777 m² in shops, services and food and drink floorspace, an 838 m²
increase in retail and 325 m² increase in restaurants and cafes.

Retail Health Check
To safeguard the vitality and viability of Local, District, Town and Regional centres
an annual retail centre health check is carried out. This monitoring informs the
application decision process to keep the correct balance of uses in each centre. A
summary of the most recent Local, District and Town centre health checks was
published in the 2013/14 AMR. The next series of health checks are being
undertaken at the end of 2015 and beginning of 2016.

Leisure and Cultural Developments
The monitoring year saw a significant net loss of 1,395 m² Assembly and
Leisure (Use Class D2) floorspace; 2,548 m² was lost through the redevelopment of
the former Gala Bingo Hall on Portland Road to residential units and a GP surgery.
An extension to the British Engineerium was completed in 2014/15 and added 1,140
m² assembly and leisure floorspace. The completion of three projects on schools
and colleges in the city contributed to the 8,735 m² gain of D1 (Non-residential
institutions) floorspace with a new 2,027 m² teaching block at BHASVIC, a new
1,830 m² building at Cardinal Newman School and the change of use of a police
station on Holland Road to a junior school which created 2,290 m² floorspace.

Hotel Development
There was a loss of 51 hotel bedrooms in 2014/15 as the Royal York Hotel became
a Youth Hostel, 15 bedrooms were added through the extension of the Wardley
Hotel, however, leaving a net loss of 36 bedrooms in the monitoring year.
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Summary
There was a net loss of employment floorspace in the monitoring year including a
loss of office space; 84 percent of which was through the completion of permitted
developments from office to residential. There was a net increase in retail which
reverses the trend for reducing retail floorspace and the increase in the monitoring
year negated losses of the previous four monitoring years. Restaurant, café and
takeaway floorspace continued a trend of increasing floorspace.

Action
Continue to safeguard employment floorspace that is not genuinely redundant
through the application of planning policies in the employment chapter of the
adopted Local Plan and to create a strong and Prosperous City through the
emerging City Plan using Development, Special Area and city-wide policies. The
impact of permitted development rights on office floorspace will continue to be
monitored.
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6.3 Heritage and Sustainability
Heritage
Through policy CP15 the emerging City Plan the council will work with partners to
promote the city’s heritage and to ensure that the historic environment plays an
integral part in the wider social, cultural, economic and environmental future of the
city. This will provide continuity from Local Plan policies HE1, HE2 and HE4. In
addition to these policies the council has also produced a Conservation Strategy
and an Architectural Features Supplementary Planning Document.
The council has now completed a review of the Conservation Strategy48 which will
guide future work programmes and projects in the Planning & Building Control
service and help to ensure that the city’s historic built environment is managed in a
co-ordinated and structured way. A revised and updated Local List of Heritage
Assets49 was adopted in June 2015. This is a list of buildings, parks and gardens
considered to be of special interest, because of their local historic, architectural,
design or townscape value.
There are 479 listed buildings graded 1 and 2* in the city. There are nine buildings
on the current English Heritage ‘At Risk’ register (2014/15), which is 1.9 percent of
all listed buildings in the city. The number of buildings at risk has increased from 7
in 2013/14.
Information about conservation areas and listed buildings can be accessed via the
Heritage page of the council website50.

Sustainability
The council’s commitment towards securing high sustainability standards is set out
in Local Plan Policy SU2 ‘Efficiency of development’ which seeks a high standard of
efficiency in the use of energy, water and materials. Within the Submission City
Plan Policy 2013, policy CP8 Sustainable Buildings provided emerging policy on
sustainability standards.
Overarching sustainability standards were secured during this period through
planning conditions applied to secure Code for Sustainable Homes certificates for
new dwellings and BREEAM certification for non-residential development. The
Sustainability Checklist and the AMR will be used to assess planning applications,
monitor the effectiveness of the policy and inform the council of revised standards
over the period of the plan.
During the period 2014-2015 the government initiated the Housing Standards
Review to assist housing delivery and explore ways to streamline the Planning
System. This included a review of housing technical standards. At the end of the
period in March 2015, a Written Ministers Statement instructed Local Planning
Authorities not set in their emerging Local Plan ‘any additional local technical
48

A Strategy for the Conservation of Brighton & Hove's Historic Built Environment (BHCC 2015)
Local List of Heritage Assets
50
http://www.brighton-hove.gov.uk/index.cfm?request=b1000077
49
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standards relating to the performance of new dwellings, including policy requiring
any level of the Code for Sustainable Homes’. This did not affect 2014-15 housing
delivery, and dwellings were largely delivered using Code for Sustainable Homes
standards during this time.
The ‘Submission City Plan’ published February 2013 (and prior to later
modification), included CP8 policy standards pitched to reflect the national zero
carbon homes trajectory. The period 2014-15 saw the first homes delivered to this
standard with 25 new dwellings achieving Code for Sustainable Homes Level 5.
Net New Build Housing Completions and Approvals 2014/15: Sustainability
Standards
Completed
% of
Approved
% of
Comparison
new build completed new build approved
to previous
dwellings
dwellings dwellings dwellings
year
Code for Sustainable
111
28.5%
102
21.89%
Decrease
Homes Level 3
Code for Sustainable
254
65%
348
74.68%
Increase
Homes Level 4
Code for Sustainable
25
6.5%
16
3.43%
Decrease
Homes Level 5
Total units
390
466
(Planning Register [completions] and Sustainability Checklist [approvals])
Local policy provides flexibility for a reduced sustainability standard against the
minimum recommended standard where justification is provided by the applicant. A
total of 30 units (8%) were built to a reduced standard on the grounds of financial
viability, and 21 units (5%) were built to a reduced standard due to technical or site
constraints.
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Delivery of Low and zero carbon technologies 2014/15
Technology
Number of approved
% proposing to
residential applications
install this
proposing this technology
technology
Renewable heat
Solar Hot Water
Air Source Heat
Pumps
Ground source heat
pumps
Biomass or
biodiesel boiler
Biodiesel/biomass
CHP

Comparison
to previous
year

2051
852

26%
10%

Decrease
Decrease

0

-

Same

2

3%

Decrease

0

-

Same

Low carbon heat
Efficient gas boiler
Gas Micro CHP
Gas CHP

3753
0
554

47%
6%

Increase
Same
Increase

Renewable electricity
Solar photovoltaics
Wind Turbines

3255
0

41%
Increase
Same
(Sustainability Checklist 2015)

Of New Build Residential units approved 2014-15, 70 of 78 (90%) proposed to
install low and zero carbon (LZC) technologies.
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Solar hot water proposed area: 154m2
Air source heat pumps included 2 large heat pumps: 16kW, 43kW
53
Efficient gas boilers included 6 large boilers: 60kW, 30kW, 28kW, 60kW, 27kW, 128kW
54
Gas CHP included 3 large installations: 100kW, 135kW, 45kW
55
Solar photovoltaics proposed area 942.25m2. This included high capacity at Circus St redevelopment
covering 330m2. The kWp capacity was not always provided, but where specified this totalled 87kWp.
52
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6.4 Waste and Minerals
Brighton & Hove City Council, as a Waste and Minerals Planning Authority, provides
planning policies for waste management and minerals production. The Council,
working in partnership with East Sussex County Council and the South Downs
National Park Authority, adopted the Waste and Minerals Plan in February 2013.
The three Authorities have now prepared a Waste and Minerals Sites Plan which
was published for public consultation in autumn 2015 and will be submitted for
public examination in early 2016. The Sites Plan identifies locations where new
facilities required to meet the future need for waste recycling and recovery
infrastructure could be developed. This is important as this provides communities
and the waste and minerals industry with certainty about where waste and minerals
development can take place.

Waste
The main types of waste are:
Local Authority Collected Waste (LACW)56 – Household waste comprises
approximately 95% of local authority collected waste, the remainder coming from
sources such as street sweepings and public parks and gardens.
Commercial and Industrial Waste (C&I) - This is produced from shops, food
outlets, businesses, and manufacturing activities and comprises about 27% of
wastes in the Plan Area as a whole.
Construction, Demolition and Excavation Waste (CDEW) Produced from building activity, with a considerable proportion of it is considered to
be inert. CDEW comprises an estimated 51% of all waste arisings.
Other wastes - This includes hazardous waste, liquid waste (other than
wastewater), and wastes arising from the agricultural sector.
The City Council monitors the quantity of local authority collected waste (LACW) but
it does not directly monitor the quantity of commercial and industrial waste or
construction, demolition and excavation waste arisings. The best estimate for C&I
waste arisings for East Sussex and Brighton & Hove in 2014 was 462,189 tonnes,
the best estimate for annual arisings of CDEW remains 906,000 tonnes. Further
detail on these waste streams and commentary on the Plan Area as a whole can be
found in the East Sussex Waste and Minerals AMR57.
There were 107,182 tonnes of LACW arising in Brighton & Hove in 2014/1558, an
increase on the 103,653 tonnes in the previous monitoring year. The majority of
waste (69%) in 2014/15 was sent for energy recovery, the highest proportion since
the construction of the energy recovery facility at Newhaven in 2012. As a

56

Previously recorded as Municipal Solid Waste.
East Sussex waste and minerals monitoring reports
58
East Sussex Waste and Minerals Monitoring Report 2014/15
57
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consequence landfilled waste was only four percent of all LACW in the monitoring
year; it comprised 59 percent in 2007/08.
Chart 15: Amount of municipal waste arising by management type

ESCC 2015

Over a quarter of waste arisings (27%) were recycled, composted or reused, a
similar proportion to recent monitoring years. The proportion recycled reduced to 21
percent, however, which may be due to some service disruption and a reduction in
recyclables from publications such as newspapers and magazines and a trend
reflected nationally linked to the weather59.
The Local Authority will continue to take steps to encourage waste minimisation and
the movement of waste management up the waste hierarchy.

Minerals
Brighton & Hove does not have any active mineral sites and the level of production
in East Sussex is very low by regional standards. Actual production figures are
bound by confidentiality constraints, caused by particular commercial sensitivities
due to the small number of operators in place. National policy is to increase the use
of secondary and recycled aggregates as an alternative to reducing reserves of
primary aggregates and this is reflected in Waste and Minerals Plan Policy WMP3.
Background work undertaken indicates that capacity in the plan area for secondary
59

Detailed KPI Report for 2014/15 (BHCC 2015)
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and recycled aggregates is currently around 310,000 tonnes per annum. Current
secondary/recycled aggregates facilities in the plan area and further explanation
and detailed figures for East Sussex and Brighton & Hove can be found in the East
Sussex AMR 2014/1560.
It is a requirement of the NPPF to produce an annual Local Aggregate Assessment
(LAA) to assess the demand for and supply of aggregates in their area. The 2015
LAA has been created jointly with East Sussex County Council and the South
Downs National Park Authority and is expected to be published in early 2016. It
contains an assessment of the balance between demand and supply of aggregates
over the Plan Area. It concludes that existing planning permissions and marine
reserves should be sufficient to maintain an adequate supply of aggregates to
support development in East Sussex and Brighton & Hove until 2026.
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East Sussex Waste and Minerals Monitoring Report 2014/15
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6.5 Supplementary Planning Documents
The performance of policies in Supplementary Planning Documents (SPD) is
summarised in the Appendices. Significant effects indicators are produced as part
of the sustainability appraisal process. They enable a comparison to be made
between the predicted effects of the SPD on society, the environment and the
economy and the actual effects measured during implementation of the SPD.
In November 2015 the Economic Development & Culture Committee withdrew the
Edward Street Quarter SPD which has been replaced by a planning brief for the
area and the Sustainable Building Design SPD was withdrawn due to the
subsequent introduction of new legislation, national policy, technology and
emerging local policy.
In September 2015 the Shoreham Harbour Flood Risk Management Guide SPD
was adopted. The SPD relates to sites covered by the Shoreham Harbour JAAP
and will aid the delivery of development with increased flood mitigation and defence;
ensuring developments will be safe for their lifetime; that flood risk will not be
increased elsewhere and will lead to a reduction of flood risk, wherever possible.
A planning application of the development of the Circus Street Market Site covered
by the Circus Street Municipal Market Site SPD was approved in 2014/15.
All previously adopted SPDs have been summarised in previous AMRs. All of the
SPDs can be accessed through the Supplementary Planning Documents page of
the council website61 and are listed below;
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•

SPD01 - Brighton Centre: Area Planning and Urban Design Framework

•

SPD02 - Shop Front Design

•

SPD03 - Construction and Demolition Waste

•

SPD05 - Circus Street Municipal Market Site

•

SPD06 - Trees and Development Sites

•

SPD07 - Advertisements

•

SPD09 - Architectural Features

•

SPD10 - London Road Central Masterplan

•

SPD11 - Nature Conservation and Development

•

SPD12 - Design Guide for Extensions and Alterations

•

SPD13 - Shoreham Harbour Flood Risk Management Guide

www.brighton-hove.gov.uk - Supplementary Planning Documents (SPD)
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7. Development Control Performance
Table 5: Development Control Indicators 2014/15
Indicator
BV109a

BV109b

BV109c

BV204

BVPI 110

BVPI 188

Targets/Indicators
Percentage of Major Applications decided within
13 weeks (Target 60%)

Progress
72.4%

Minor planning applications decided within 8
weeks (Target 65%)

49.7%

Other planning applications processed within 8
weeks (Target 80%)

68.1%

Keep percentage of appeals allowed against the
Authority's decision to refuse fewer than 35%

44%

Average time taken in weeks to determine all
planning applications

11.37

The number of planning decisions delegated to
officers as a percentage of all decisions

97.1%
BHCC 2015
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