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Our historic seafront is under
threat
From the Marina in the east to King Alfred in the west,
our historic seafront is under threat. Major high-rise
massive developments are either being proposed, like
that at the Marina, or are in the pipeline. The four key
sites are: The Marina, Black Rock, The Brighton
Centre/Churchill Square and King Alfred.
At the Marina a total of 1000 new flats is proposed in
nine tall and bulky buildings ranging from 8 to 28 storeys,
and over 1,500 sq.m of commercial floor space.

This, together with development of the Black Rock site, is
called “The Waterfront Project”. Churchill Square,
extended to the seafront, would occupy the sites of the
current Brighton Centre and probably Kingswest
including the cinema complex, all also council owned.
Besides the new commercial areas, it was estimated in
December 2014 that up to 450 new homes, 25% of
which would be ‘affordable’, could be incorporated into
both the Churchill Square and Black Rock developments.
We suspect this would have to be in tall buildings rising
above the commercial space. The Anston House
scheme proposes 229 new flats in three towers of 15, 14
and 13 storeys - about half the figure of 450 mentioned
above. So conceivably there could be three towers at
Black Rock and three more at Churchill Square.
In addition to concerns about the visual effect that
buildings of this size and scale will have on the character
of our historic seafront, there are also major concerns
about the effect of increased retail areas on more
disadvantaged retail areas in the city such as Western
Road, London Road and in the centre of the city.

Marina plans - view from Black Rock

It is a massively obtrusive development which will block
views of the coastline from both east and west, and by its
sheer size and bulk will dominate the landscape and the
chalk cliffs behind, and be completely out of scale and
character with the Grade 1 listed Kemp Town Estate just
to the west, upon which it will have a severely
detrimental effect. You can read our objection to the
proposals on our website.

And then there is the question of how 10,000 people will
be able to get to and from the events to be held at the
new Black Rock facility, the railway station and the
centrally located hotels, restaurants and shopping areas.
An HS2 version of the Volks railway maybe? Dream on.
Then further west we come to the King Alfred site.

If approved, it will inevitably set a precedent which will be
followed by more massive buildings at Black Rock, just
to the west of the Marina, between it and the Kemp Town
Estate on the cliff top above. The Council intends to
replace the Brighton Centre, which is to be sold in order
to pay for a new Conference Centre at Black Rock. This
would be able to cater for events of up to 10,000 people.
One concern is that commercial considerations and
potential financial shortfalls will inevitably lead to
pressures to include as much commercial and residential
use as possible in addition to the conference centre, in
order to pay for it all. There are no design proposals yet,
but more massive buildings in this sensitive location,
together with those at the Marina, would irreparably
compromise the quality of our historic seafront at its
eastern end.
Moving further west we come to the Brighton Centre in
the heart of the city and in the centre of the sea front.

King Alfred plans

Besides a new sports and leisure centre, 560 flats are
proposed in four buildings, the highest of which is
proposed to be 18 storeys. The problem is that Crest
Nicholson, the chosen developer, is reluctant to finalise
its agreement with the Council until Brexit is resolved. So
there is obviously a question mark hanging over the
financial viability of the whole proposal – whether Brexit
happens or not. This gives a high risk that the amount of

new housing will have to be increased if the developer is
to make a return it finds acceptable, leading to even
larger and taller buildings than currently proposed.
The likely massive scale and dominating effect of these
four huge developments will have a vastly detrimental
effect on the relatively consistent scale and character of
our historic seafront buildings. Notably none of the four
sites are included within the otherwise continuous stretch
of Conservation Areas (CAs) along the seafront. It is also
no coincidence that three of the four sites threatening our
historic seafront are owned by the Council.

south wall of the cottage is at present the only vegetation
in the development, and we hope it will survive.
The scheme continues details in the existing Lanes.
Contours and styling from the 18C and 19C dominate,
and traditional and local materials have been applied or
emulated. There are direct references to specific features
and details, one, for example, echoing elements of the
Bath Arms.

Brighton and Hove has about 3500 listed buildings and
34 CAs. The importance of its historic buildings and
seafront cannot be overstated. There is a case for
making the whole seafront one long continuous
conservation area.
An eminent planner back in the 1960s once said: “the
role of the planner is to avoid the significance of
irreversible mistakes”. We suggest that the Council
Planners have forgotten, ignored or more probably are
not even aware of this advice.
The Council has a duty to ensure that new development
which affects the setting of CAs preserves or enhances
those areas. In this duty it is failing miserably.
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Wednesday 17 July 2019 at 7.00 pm at The Friends
Centre, Ivory Place, BN2 9QE, on the second floor.
Do not go to the Friends’ Meeting House in
Ship Street!

Puget’s Cottage revealed at last

The red paving is important in harmonising with the
Lanes’ traditional Sussex brick paving. The lamps work
well; arguably, some of the railings less so. A welcome
gesture is brackets for overhanging retail signs.

Please see the enclosed documents for further details
and a map. Parking in the immediate area is very
limited. There is a lift to the second floor.

Our new Lane
Now open – but what is it to be called? Three versions
are current: Hannington Lane, Hanningtons Lane and
Hannington’s Lane. We think someone should decide!
It has been hailed as a triumphant success although the
loss of Timpson’s, one of the oldest shops in North
Street, will still sadden some. The scheme complements
the old Lanes without copying them slavishly or
overpowering them. The North Street entrance is inviting,
with a slightly crooked path line, with a more open
entrance from Market Street. From Meeting House Lane
the opening suffers from the diffuse site to the right but
the cut-through from Brighton Square promises to be an
intriguing feature. It highlights how forlorn and gritty
Meeting House Lane has become, and we hope that the
new development may encourage its neighbours to
undertake some cleaning and renovation of their more
tired stretches.
The passages allow views upwards to the surrounding
roofscapes. The development also reveals, at its heart,
the venerable Puget’s Cottage. The greenery on the

Part of the new Hannington(‘)(s) Lane

There may be criticism that this is an exercise in
nostalgia, pastiche or even kitsch – but that undervalues
the elegance and variety of the individual buildings in
such a compact site. When most major developments
currently planned for the city are plain, harsh and
monolithic, a scheme celebrating architecture and street
form of a kind that attracts and holds people to Brighton
is surely worthwhile. The architects have succeeded in
producing a colourful and evidently popular walkway.
We look forward to following its development, offering a
cheerful and theatrical framework for future additions:
street furniture, signs and lettering, with the social
ambience of cafes, shops and services. Future articles
will report as its character materialises.
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High Rise reaches Hove
Proposals for the Sackville Industrial Estate, Hove

View from Sackville Road

Massive building conglomerations such as this one in
Sackville Road, Hove are certainly in vogue at the
moment. Here, three important issues arise from a plan
consisting of 8 blocks between 5 and 15 storeys high:
1 – the most important – the effect the tall, massive
buildings, together with the 11-storey KAP development
on the adjacent site in Newtown Road, will have on the
character not just of Hove but on the city as a whole;
2 – the effect on local Heritage assets - particularly sea
views from locally listed Hove Park;
3 – its effect on the surrounding residential areas
including the nearby Conservation Areas (CAs) – how it
responds to a general planning requirement to create
polite and appropriate relationships.
We think the Sackville Road elements, although higher
than the two-storey houses on the opposite side of the
road, are reasonably scaled and on the whole well
designed. But this is not carried through into the taller
buildings behind, which are domineering, extremely boxy
in appearance and lack the well-mannered quality of the
lower buildings fronting Sackville Road. The overall
impression is very different from the relatively low-rise
pattern of the residential areas, including CAs, in
surrounding areas. We have the following reservations
about this proposal:
Visual impact
Such a conglomeration of closely packed tall buildings
will have a major effect on the existing character of this
part of the city. ‘Croydon come to Hove’ is perhaps
unkind, but that description shows how different this

historic areas, containing 34 Conservation Areas, could
be described as effectively one big CA with a few holes
in it. Unfortunately this is one of them.
Views from locally listed Hove Park
Hove Park is a locally listed Heritage asset. The existing
views of the sea seem to have been completely blocked
– Hove Park might as well be 100 miles from the sea.
The Heritage Statement ignores the fact that there are
views of the sea from Hove Park and that those views
will now be lost.
Ellen Street redevelopment
Approval for this huge scheme on a limited site to the
west of Hove station has been granted on appeal. It is for
blocks from 4 to 17 storeys high including 186 flats, with
office and some retail space. The top 3 storeys of the 17
storey block contain only 2 flats each – it could be lower.
Neighbouring properties will be dwarfed, and a small
open ‘amenity’ space at the centre of the development
will never get any direct sunlight, points which cut no ice
with the Inspector. The Inspector held that the 10%
affordable housing offered by the developers was
reasonable on financial grounds – the Council had asked
for 25%, already reduced from 40%. The Inspector
specifically mentioned the Council’s inability to show a
guaranteed 5 year housing supply - see the Chairman’s
annual report for more details of this important issue.

Elevation from Conway bus garage (left) to Clarendon Road
terraced houses (r). Existing 10 storey block on the right.

68 Palmeira Avenue & 72/73 Cromwell Road

Proposed flats and hotel

Sites such as this will face pressure for re-development
with higher density housing schemes than exist at
present. But this proposal is far from ideal, particularly
when it will have a major effect on an adjacent
Conservation Area (CA).
Sackville Industrial Estate proposal

‘city within a city’ development will be from virtually all its
surrounding areas. It is way out of character with all the
important heritage areas of the city whose central,

The application fails to show any indication of the effect
on the delightfully scaled and detailed terrace in the
Willetts Estate CA directly across the road from the site,
and even appears to deliberately avoid showing the
quality of these buildings.

In relation to this terrace, the design of the proposed new
block of flats and 80-bed hotel is overbearing and
inappropriate. It is entirely feasible to come up with a
design which significantly increases the number of new
dwellings on the site, but which is sympathetic and polite
to the buildings within the CA immediately opposite.

Willetts Estate CA

Is this development polite, in keeping and in character,
scale and materials with the 2-storey terrace with its red
brick facades and white painted woodwork within the
adjacent CA? The answer is emphatically No. Back to
the drawing board.
JM/VB w

Subscriptions are now due
The rate has not been increased for, we believe,
about 18 years! We feel unable to maintain this any
longer, and the rates are now £12 pa per household
and £18 pa per organization. See enclosed leaflet.

Graffiti – is anywhere unaffected?
Over the last year we have been tweeting photographs of
graffiti to Brighton and Hove Council, various ward
councillors and the local press.

Graffiti blighted streets marked in red – work in progress

Preston Circus Fire Station
Modernist Preston Circus Fire Station was built in 1938
on the site of an earlier one built in 1901 of which the
practice tower remains. Prior to that, the site had been
the Amber Ale brewery. The architect was Graeme
Highet, who won an architectural competition for his
design but of whom not much is known. His other
buildings include Guildford Library (1963). The station
has carved bosses by Joseph Cribb, sculptor, carver and
letter-cutter, who was apprenticed to Eric Gill.
The iconic, curved structure retains its delightful original
features which are handsome and ornamental in style unusual in a functional building. There is parquet flooring
which is beautifully finished around doorways, shiny
panelled doors with brass fittings, terrazzo stairways and
wavy ornamental ironwork banisters.
There is good-sized accommodation at the top for six
firemen and their families and the front doors all lead
onto a long, curving balcony. This floor is no longer used.
The building has been refused local listing by Historic
England but is a Brighton Council Listed Asset.

Beaconsfield Road, viaduct, Grade II* - welcome to Brighton

The Tweets have had a positive effect, however we
thought it would have greater impact if we produced a
series of graffiti maps to show the extent to which graffiti
has taken over our city.
One of the responses to these maps has been a request
by CityClean to meet us to try and arrive at a solution to
this problem. The map of the central area of the city is
shown here, and more are being prepared. They are
regularly updated on our Tweeter feed (@brightonsociety
– please share!) and website.
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Elegant details still retained

The Fire Station, which is an important local landmark, is
undergoing refurbishment with the possible loss of its
original interior features. The current fire crew feels
strongly that they would like the original features to be
preserved, mainly to retain the soul of the building. ST w

