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Executive summary

Bexhill has an international reputation in high quality visual

arts practice and appreciation - and it is the drive behind

this community that may provide the most obvious draw for

creative people in this town. Bexhill needs to be distinctive

from neighbouring Hastings and Eastbourne – both

investing heavily in tech, music and events-led creative

industries growth. With a clear offer for visual artists, both

traditional and cutting-edge, a new narrative can be written

about Bexhill as a place to work, play and visit.

Investing in work space is itself more of an art than a

science, and there are a number of ingredients that need to

be in place in order to maximise both economic and

cultural return.

We will demonstrate, through case studies from the local

area and further afield, that, the right kind of creative work

space can attract and sustain the mix of talents that can

enable a range of creative individuals and organisations to

flourish and form identifiable clusters.

In 2016, East Sussex had 2,980 creative industry

businesses, making up 13% of all registered companies

and 5.1% of the county's employment. However, the true

employment figure is likely to much higher, as statistics do

not often accurately record the professions of the many

creative sole traders and freelance workers.

Photo: Tony Dillon
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The creative industries is a strategic growth priority for the South East LEP (SELEP) and for East

Sussex County Council. It was announced in March 2018, that over £5m will be invested in the

SELEP area directly in creative, cultural and digital business growth, with funding to support

investment in creative workspaces, Creative Enterprise Hubs and a Creative Enterprise Zone.

Bexhill will have a big opportunity to put its case forward for some of this support.

The success, and growth of a cluster of creative industries or arts businesses, will always come

down to, first, the networks and opportunities presented by a place and then, second, the physical

resources that underpin growth. Bexhill has a small, but growing network of artists and their supply-

chain, drawn to the central focus of the De La Warr Pavilion and all it represents.

Organisations like Bexhill Contemporary, Starlings Giftshop and the Murmurations Gallery are

demonstrating early successes in identifying and responding to a local and visiting market. Through

the process of researching this study, it is clear that the existing creative communities in Bexhill

have potential to continue to grow – and that a mix of investment in capital infrastructure (studio and

quality retail spaces in particular) and in the commercial acumen and access to business skills in

the town will be needed in order for this growth to be meaningful and timely.

Bexhill does have space, central and to the north of the town, and underused buildings that can be

transformed. In this study, three such spaces are examined for their commercial, cultural and

community potential. None represent a golden solution for low-risk investment, nor necessarily

should be considered as a new hub for ambitious visual artists making and selling work. However,

the broad challenges and opportunities explored for each space can be a lens through which to

continue to identify and unlock other untapped space in the town. This report considers the multiple

characters of success that each of these spaces, and others, present to public or private sector

investors.

Investors in Bexhill need to be bold. Given the interest in creative industries at a national level, a

strong and public commitment to new projects will be necessary to avoid Bexhill being eclipsed by

other towns which already have more presence in the sector, despite the international reputation

and credibility fostered by the De La Warr Pavilion.
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Bexhill has an opportunity to capitalise on the advantages that this existing reputation offers, as the

town centre currently does little to visually, economically and culturally reference the contemporary

presentation of heritage, music and art that the De La Warr Pavilion succeeds in doing.

If decision-makers in Bexhill commit to investment in both place-making (intergenerational events,

public art, encouraging a night-time economy, celebrations of innovation as well as heritage) and

space-making (work-space, studios, smart retail outlets) then the return will be tangible. Investment

is not only new capital money, but also runs through planning and community funding decisions,

civic engagement and incentives for new business to open and successful business to stay.

If the visual arts community becomes the initial focus, then an investment strategy has something

around which to identify and measure success. Bexhill needs to look beyond its nearby competitors

and learn from the small towns that have translated cultural traditions into a year-round strategy for

attracting tourism, patronage and a vibrant cluster of places to work and shop. In the second

appendix, we highlight towns and cities that have used creative workspace as a driver for growth,

but it should also be considered how equitable towns like Stroud in Gloucestershire, Bruton in

Somerset and St Ives in Cornwall have explicitly and confidently put visual arts at the heart of their

local economic planning, with great success. In Bexhill, a plan like this would mark it apart from any

other Sussex town – and certainly not any town with clean beaches, a central railway station and

the De La Warr Pavilion.

The aim of this study is to make a case for a new Bexhill vision, that joins up ambitions for place

and space held together by a new narrative for the town. Bexhill's creative community needs

nurturing and needs a shot of confidence. With the right investment, and an open programme of

consultation and decision-making, then areas of the town like Sackville Road, the beachfront, St

Leonards Road and the De La Warr roundabout can become hubs for new visitors to explore

Bexhill's character and re-energised reputation. Social enterprise centres, such as The Hive and

Hastings & Rother Furniture Service (HFS) can both serve and be serviced by a new confident

creative business community, providing training and start-up space for aspirational residents who

would now see that their livelihood can be built in this town, their town.
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Recommendations & considerations

➢ Most artists do not generate a level of income from their practice that would support

commercial rents; therefore, rents for studio space need to be set at an affordable rate or

some ongoing support or subsidy will be necessary. Bexhill Contemporary mention an

average studio size of 340 square foot and a maximum rent of £200 per month being all

that many artists can afford (giving an indicative rate of £7.05 per square foot per year).

➢ Rents at art Studio 18 are slightly higher at £10 per square foot per year, but this is a

newly refurbished building in the town centre and includes bills. In any event the rent

figures quoted are less than commercial rents for office or retail space. De la Warr Heights

Unit 1, in a completely shell state, is offered at £12,500 per year for 912 Square feet

(£13.70 per square foot per year).

➢ Artists are not put-off taking on a building which requires work and can therefore

contribute to the regeneration of an area. Capital funding will be required for refurbishment

costs, but this investment can often go very far if beneficiaries are commissioned to create

sensitive public art pieces as part of the agreement.

➢ Business skills in fundraising, negotiation, sales, marketing, scaling, digital literacy and

finance are critical for the success of growing creative enterprises and sole traders alike.

Bexhill training organisations, such as Dv8 Sussex, The Bexhill Hive, RVA, HFS and the

Chamber of Commerce could collaborate with Rother District Council to offer a

comprehensive programme of support, with potential external funding to support it.

➢ Artists can generate additional income which can help sustain their practice and meet

running costs of premises from a variety of sources – commercial gallery exhibitions,

selling work and special commissions, workshops and courses for members of the public,

sponsorship, merchandising and exploitation in other media. However, some fine art

practice is not suitable for this kind of activity, which means that the related premises will

not be capable of generating a commercial return and will always require a degree of

external funding or subsidy.

7



always possible
powering brilliant decisions

HASTINGS & ROTHER FURNITURE SERVICES (HFS) (see section

5.1)

The business plans for development on this site are the most detailed . If Rother District

Council (RDC) wishes to consider an investment into the HFS project, or indeed any other

creative workspace project, then we recommend continued engagement with the project

stakeholders to achieve agreement on the following topics:

● Timeline for the project and how that works with RDC’s own time frames;
● How the objectives for the project (see Section 5.1.3) fit with RDC’s own objectives in

creative workspace investment, particularly given that the objectives for many creative

workspace projects are not purely economic;
● The status of current and potential funding bids, how best to manage these and

maximise the chances of success;
● Understanding what proportion of the capital costs (construction budget) RDC would be

funding compared to other sources of funding. The construction budget is currently

under preparation.

THE DE LA WARR HEIGHTS (see Section 5.2).

The current state of the premises together with some access issues means that the site is

not currently suitable for creative workspace. However, the location of the building,

opposite the De La Warr Pavilion and around the corner from Sackville Road, remains

attractive.

Sackville Road provides a key route from the De La Warr Pavilion into the town centre and

is already home to the successful Starlings Gift Shop and Murmurations Gallery (see case

study in section 6) and the recently refurbished Driftwood boutique hotel and restaurant.
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Considering the placemaking factors identified in the impact matrix of this study (see Section

4.2), Sackville Road could provide a suitable location for a creative workspace investment

subject to the following considerations:

● A match between available premises and the right tenant
● There is consensus around the need for level ground floor access and of course affordable

rent
● A refurbishment plan for the more dilapidated premises (but the need for this work would

not put off most of the parties who have expressed an interest in creative workspace, as

long as the premises satisfy their criteria in terms of size, affordability and a certain amount

of character).

THE BEXHILL HIVE (see section 5.3).

The successful refurbishment (with support from RDC) of this moribund town centre building

has provided a new home both for Dv8 and the Bexhill Hive. An attractive fit for purpose

learning environment has been provided for Dv8 students, with an emphasis on creative

industries, and 10 staff roles have been safeguarded at Dv8. However, the building is not

appropriate for use as creative workspace.

It is recommended that RDC maintain a dialogue with the Bexhill Hive, looking at ways to

build on the existing successful investment and identify opportunities for a fit between the

Bexhill Hive’s objectives and RDC’s own objectives for investment in creative workspace.

Budgets and business plans have been reviewed for this study, but examining future

estimates is not the same as an impact assessment of an existing project that can be

independently verified. We recommend that as part of the process for investment into creative

workspace, the following items be included:

● Clear agreement on the stated objectives for the project;
● How successful achievement of the objectives will be measured; 
● How data from the project can be shared
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Our engagement with parties active or interested in creative workspace projects during this study

demonstrated the following:

● The importance of the bringing together of a number of different factors to ensure the success

of the project – see section 4.4 Characteristics for Success of a Creative Workspace

Project.
● Successful projects have either depended on the will of entrepreneurs, or on the bringing

together of a consortium of interests and different sources of funding (see the Rock House
Case Study in Section 6).

● Practical factors such as for example the amount of light, wall space, ease of access and

broadband connectivity are key in premises choice.
● The success of premises depends not just on the building itself and its suitability for the needs

of particular creative businesses, but on other factors such as availability of local support

networks and the development and sharing of skills.
● Many creative workspaces offer business networking opportunities and skills support (see

Appendix 2).

The forming of a consortium of interests for a particular creative workspace project may also

require skills support in the following areas:

● Funding applications, given the complexities of the different funding bodies’ processes and

criteria;
● Project management, particularly if a large refurbishment is envisaged; 
● Budgeting;
● Premises management – some smaller creative work spaces may be largely self- running, but

the larger premises depend on responsive management;
● Business planning for growth, development and marketing.
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We acknowledge with thanks the input of all the people and organisations that were interviewed

during this study. Some differences in aims and methods are apparent, and we believe that there is

more work to be done in pulling together a unified approach, for example for strategic funding

applications. 

However, there is a clear identified demand, proposals with ambition, some examples of success

and the support of key organisations locally. 

We hope it will provide both the tools and the platform needed to move further creative workspace

projects to fruition.

Tony Dillon & Richard Freeman 

always possible

March 2018
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2.1 Commissioning of this study

In November 2017, Rother District Council (RDC) issued a brief for the commissioning of a study

into the economic impact of developing creative work space in Bexhill On Sea. It identified three

potential sites within the town and set out preferences for methodology in conducting the study as

well as supplying additional information. always possible submitted an expression of interest and

was invited to a panel interview at RDC on 28th November 2017. Once this commission was

confirmed, always possible commenced work on the study in early December 2017.

2.2 Methodology of the study

The methodology combined the following elements:

2.2.1 Review of existing studies, reports and data

always possible reviewed a range of information supplied by RDC, the proposed sites, interviewees

and third parties. Where relevant, these sources of information are cited and reviewed in the body

of the study. Further or alternative information is included where necessary.

2.2.2 Interviews with tenants, owners and operators of creative workspace in Bexhill and the

immediate area. These interviews form the material for some of the case studies within the report

and also contributed to refining the methodology for the economic impact study into the proposed

sites.

2.2.3 Site visits and evaluation of proposals

For the proposed HFS development and the Bexhill Hive, always possible conducted site visits,

reviewed business plans, budgets and supporting information and interviewed the project leaders.

For De La Warr Heights, a short site visit took place and always possible obtained information from

the property’s managing agents.always possible
powering brilliant decisions
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2.2.4 Preparation of the Impact Matrix

RDC requested that the study consider in particular the following benefits:

● Employment (direct, indirect and secondary) 
● Supply chain benefits
● Additional visitor spend
● Further secondary impacts
●

Drawing on a previous, pivotal, study by the Institute of Public Policy Research (IPPR)1, always

possible prepared an impact matrix table adapted to the local market and the RDC brief, which also

suggests further and additional areas which can be measured for secondary impacts. All of this

methodology is set out in Section 4.

The study was conducted by always possible and this report was written up between January and

April 2018. Information is up to date to the best of our knowledge and belief at this time.

1 Institute of Public Policy Research Report “Start Me Up - the Value of Workspaces for Small Businesses Entrepreneurs and Artists in London” Dec

2016
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3.1.1 This question is the fundamental one that people will continue to ask themselves in making

the decision to establish themselves in the town. Our work has drawn out the following factors

which have influenced the decisions of existing creative businesses to establish themselves in the

town and give an indication of the pull factors for other creatives:

Availability, quality, size and terms for space. The businesses which we interviewed in Bexhill had

been able to find a property of a type and size to suit their needs, often having been unable to do

so elsewhere

Affordability. London is prohibitively expensive for many start-ups and micro businesses, with the

IPPR reporting that one in three businesses report that the lack of affordable office space [in

London] is damaging their business1; and even Brighton is much more expensive to live/work in

than Bexhill

The importance of the De La Warr Pavilion. All the fine art parties we interviewed mentioned this –

in particular, its world class reputation, the quality of exhibition space, and the support and

networking opportunities it provides

The quality of life in the town, with the attractiveness of the seafront featuring particularly highly,

as backed up by visitor surveys, where, for example, in a 2009 Survey, “beaches and seafront”

and “peace and quiet” (see later) were the two most influential factors on visitors’ decisions to visit

Bexhill 2

Evidence of a growing network of artists locally, supported not just by DLWP, but also by a

number of other parties we interviewed

The development of events such as the Coastal Currents Arts Festival in the area

The case studies in this report demonstrate how the above factors have come together to bring

about individual decisions to establish a creative workspace in the area.
always possible
powering brilliant decisions

3.1 Why Bexhill on Sea?16

¹ Start Me Up report  

 ² Tourism South East Bexhill Visitor Survey '09  
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● Market Positioning of the town – Bexhill has undertaken a number of marketing campaigns over

the last two to three years to highlight the town's distinctiveness as a visitor dstination . Coming

out of the Town Centre Strategy, and led by the Town Centre Steering Group, this

initiative majors on the modern vintage feel of the town, highlighting offerings that are local,

unique and independent.  Campaigns have included London-based train posters alongside a

series of postcards highlighting the events and retail offer in the town. A dedicated PR

campaign for the town is due for 2018. The modern vintage theme  features in a section of the

DLWP website, is endorsed by local businesses and has scope to be carried through to other

destination marketing campaigns both online and offline, including the 1066 Country website. 

The case studies in this report demonstrate how the above factors have come together to bring

about individual decisions to establish a creative workspace in the area.

Image: 1066 Country
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3.1.2 It is, of course, not all good news. Like many coastal communities, Bexhill faces challenges

relating to its demographic and economy. The decision to reject Bexhill as a potential place to

live/work can be influenced by many factors or quite simply the existence of a preferable option

elsewhere, but our review of surveys and contributions from local stakeholders has discerned a

number of themes, many of which have been identified by RDC and form part of aims and actions set

out in the Town Centre Strategy 3 :

● Bexhill has a higher proportion of older people, unemployed and those on fixed or lower incomes,

but the demography distribution varies depending on the ward in the town4. Taking Collington ward

for example, in 2016 51.4% of the population were over 65 compared to 17.9% for England.
● Two areas of Bexhill in particular, Sidley and Central Wards, feature high levels of deprivation 5.

The “peace and quiet” point mentioned in pull factors above is a double-edged sword – for many

visitors it is a key reason to come to the town; for others it is a disadvantage. In a 2011 RDC Survey of

213 people from neighbouring towns and 215 young people (aged between 16 and 24) 6

- In the neighbouring towns survey, taking the respondents who had not visited the town in the 

last 12 months, 45.2% stated their reason to be “no reason or need to go”

- Amongst the young people survey group, only 17.2% gave the “quiet and safe” atmosphere of 

Bexhill as an aspect to recommend

● As referenced in the Town Centre Strategy, Bexhill has an unusually complete Edwardian town

centre but like many coastal towns parts of the town centre had suffered from poor maintenance.

The conservation area status of the town centre helps preserve its architectural cohesion, and

progress has been made in recent years with for example several high quality hospitality sector

refurbishments of buildings such as Weatherspoons / Playhouse on Western Road, Driftwood on

Sea Road and Rocksalt on the Marina. However, there remain some visible areas of shabby and

poorly maintained properties even on the main streets.
● The protracted Southern Trains/ASLEF/RMT dispute has caused disruptions to Bexhill’s rail

service.
● Some respondents mention their perception that there are strong currents of opinion in the town

which are vociferous and resistant to change, for example: Objections to subsequently award

winning 'Next Wave' redevelopment of West Parade; A Facebook group complaining about

inconsiderate car parking in the town has over 4,400 members.

always possible
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 ³  RDC Strategy for Bexhill Town Centre, June '13

 4     East Sussex in Figures.

 

 5  English Indices of Deprivation, as referenced in

the current “CHART” Connecting Hastings and

Rother Together Community Led Local Development

project   

 6  RDC Bexhill Town Centre Report Survey of

Neighbouring Towns and Young People, May 2011
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As a creative workspace destination, Bexhill faces local competition from Hastings. The case study on

Rock House in Section 6.1 is an example of a successful project with strong local and financial

backing. Hastings with its vibrant and diverse music and cultural scene, picturesque and quirky old

town and award winning relaunched pier, has been attracting favourable national news coverage as a

destination for creative people. See for example The Guardian, 13 August 2016 “Creativity in

Hastings: designers do like to be beside the seaside” - included in the appendices.

.

That growing reputation is more likely to attract some creative businesses, particularly those looking to

relocate from London, who may be more influenced by national media presence.

Some of the parties we interviewed did comment that the rents at Rock House would be too high for

the potential tenants looking at space in Bexhill. Hastings does also have a transport advantage over

Bexhill as it is on the South Eastern train service to London, which is currently slightly faster and more

reliable than the Southern Railway service from Bexhill.

It is also home to University Centre Hastings. In terms of the importance of place-making, we consider

relevant factors relating to Bexhill in Section 4.5, “Characteristics for Success of a Creative Work

Space Project”, but it is of course open to debate whether other coastal towns such as Hastings

currently demonstrate more of the relevant factors.

always possible
powering brilliant decisions
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2018 is the ideal time to look at the role of the creative industries in the UK economy, cultural life

and reputation overseas. With Brexit approaching, there is a focus on growing areas of the

economy and skills in which the UK excels and the creative industries fall firmly into that category.

3.2.1 What are the creative industries?

The Department for Digital, Culture, Media and Sport has grouped 9 sub sectors of the economy

into 'creative industries':

● Advertising and marketing 

● Architecture

● Crafts

● Design 

● Film, TV and radio

● IT, software and computer services

● Museums, galleries and libraries

● Music, performing and visual arts

● Publishing

DCMS defines these sectors as ‘those industries which have their origin in individual creativity, skill

and talent and which have the potential for wealth and job creation through the generation and

exploitation of intellectual property'7. The 9 sub sectors are widely different in terms of their business

models, ways of working and outputs; consequently, the needs for, and prevailing types of, creative

work space vary greatly.

3.2.2 What are the advantages of the creative industries to the UK economy? 

In 2017, DCMS commissioned an independent review of the creative industries (referred to in this

report as 'The Review'. 8

7 DCMS web site    8 “Independent Review of the Creative Industries” Sir Peter Bazalgette, September 2017 – DCMS website 

always possible
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Key statistics contained in the review demonstrate that the creative industries currently: 
● Contributed of £87.4bn in GVA in 2015, representing 5.3% of the UK economy
● Grew by 34% between 2010 and 2015 GVA– faster than any other sector
● Outperformed other sectors in terms of employment growth in that between 2011 and 2016,

employment in the sector increased by 25.4% (circa 400,000 jobs) compared to 7.6% average

across the wider UK
● Constituted a net exporter of services (£11.3bn surplus in 2015)
● Looking to the future, the Review extrapolated current trends as follows
● The creative industries could deliver close to £130bn annual GVA by 2025
● Approximately one million new jobs could be created by 2030 9 

The Review also mentions that jobs in the creative category are highly resistant to automation, with
87% of workers in the UK at low or no risk. 10

3.2.3 The relevance of the review to public policy in creative industries
The Review makes recommendations to the government on how to sustain and stimulate growth in
creative industries; recommendations which, if acted upon, would represent significant areas of
public investment. We would highlight the following:

● A proposal for a new five-year £500 million fund for the formation of Creative Clusters, to

accelerate regional growth. This fund would operate on a competitive basis; therefore, it is

important for regions to start 'setting out their stalls' now
● A review of existing tax breaks
● An aim to increase the percentage of Innovate UK funding going to creative industries
● A proposal to increase investment from the British Business Bank
● A drive to further increase exporting of goods and services by the creative industries

3.2.4 Regional policy considerations

These proposals do not exist in isolation. The South East Creative Economy Network (SECEN) is

active in accelerating growth in the digital, creative and cultural sector in the region through, for

example - creative enterprise zones such as Sandwich in Kent and Newhaven in East Sussex, and 

developing a 'Creative Open Workspace Master Plan' 11. In preparing this report, we are highlighting

Bexhill as a viable and important cultural hub that would be well-served by more regional investment.

In 2015 the

creative
industries 

contributed 

£87.4bn
in GVA representing 

5.3%
of the UK economy

9 The Review uses DCMS estimates.

10 Bakhshi, H. Frey, C.B. Osborne, M. Creativity vs. Robots

– The Creative Economy and the Future of Employment, 6

(Nesta, 2015), as quoted in the Review.

11 South East Creative Economy Network draft 2017

“Towards a SELEP Creative Open Workspace Master

Plan”
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The brief for this assignment called for a robust methodology with sector credence; considering the

following potential benefits, which we comment on below:          

  

always possible
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4.1 The RDC Brief

In this section, we explain the different aspects of our approach to considering the impact of

investing in creative workspace in Bexhill.

4.1.1 Employment, split down into the following:
● Direct employment, being employment resulting directly from the activity at the location - for

example a building manager employed by the site operator at the site – data can be obtained by

from the business plans for the operation
● Indirect employment is employment not by the primary employer at the site but by its suppliers or

tenants because of activity at the site – figures can be taken from refurbishment budgets and

business plans (which contain an element of estimation, on which we comment at the relevant

point)
● Secondary or induced employment – employees purchasing goods and services in the local area

may lead to suppliers increasing employment levels. In 2017 the Arts Council commissioned a

report¹ which sets out tables of estimated Type II multipliers for employment and other elements

for different regions of the UK. Type II multipliers give an aggregate for direct, indirect and

induced employment. However, in the version of the report currently available, we found

inconsistencies in the percentage proposed (however, in one table South East Type II

employment multiplier is given as 2.12, in another 1.86), and in any event the report only applies

to arts and cultural industries, which is only part of creative industries, so not necessarily

representative of the activities proposed at the sites. This aspect is therefore hard to quantify

4.1.2  Supply chain benefits – involves taking volume of total spend as a result of the activity,

comprising, for example, the line items for goods and services in a construction budget, or the

operating costs in an annual budget. Only some of this spend will be with local suppliers. Some

studies try to estimate the effect of employees spending in the local economy. 

1. 'Contribution of the arts and culture industry to the UK economy', CEBR, November 2017
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We have looked into this topic and have seen an example where this induced effect is estimated

using assumptions such as staff residing near their place of work being expected to spend

substantially all their net incomes in that area, allowing only for a limited amount of “leakage”. In a

world of multinational corporations, overseas travel and online purchasing, we think that making

assumptions on employees’ spending patterns is hard to justify without some up to date local data.

4.1.3  Additional visitor spend – looking at the role of a venue in Bexhill’s visitor economy and the

potential to increase visitor spend.  The elements set out in Section 4.1.1 - 4.1.3 above form the

contents of the Impact Matrix referred to in Section 4.2.1.

4.1.4  Further secondary impacts – the objectives of the sites considered are not just economic or

commercial, so we have considered other impacts, which feature in the IPPR Report already cited

and which were discussed at the Stakeholder meeting on 18th January. These impacts are set out in

4.2.2 'Other factors'.  

4.1.5  RDC also asked us to provide clear options for the sustainable future management of the

work space. These elements are grouped together in Section 4.5 'Characteristics for success of a

creative work space project'.
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4.2 Impact Matrix

4.2.1 Table

The IPPR methodology proposes assessing impact using a table grouping the factors under the

following headings:

Impact - the impacts referred to in 4.1.1 – 4.1.3 above are set out in the table in Appendix 1

Specific Outcome – framing of the specific outcome to be measured is an important theme in

funding applications.

Metric – the way of measuring the change in the outcome – for financial outcomes, this could be a

numerical increase or decrease, or a change in proportion. Please note that where we are

considering the impact of a potential activity, we are necessarily considering future estimates and

how they have been arrived at, rather than actual data which can be gained from a survey of an

activity which has already been taking place over a period.   

Tips/Ease of Measurement - this area varies greatly depending on the outcome being considered.

Priority (low/medium/high) – the impacts in the table have been identified as High Priority by RDC;

there are many other factors which can be measured, and their priority reviewed.

4.2.2 Other Factors

The other factors below were tabled at the Stakeholders Meeting on 18th January and some of

them were highlighted by the stakeholders in discussions at that meeting. Comments are included

in italics below, and many of the themes are developed later in the impact assessment.

Other Economic Factors
● Increase in turnover or GVA of businesses – business growth metric.
● New business creation – number of start-ups and their sustainability.

These factors are particularly relevant to the creative industries where there is an emphasis on
innovation and growth (as evidenced in the Review previously cited).  
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Placemaking Factors
● Local identity – changing the perception of the town with residents and local businesses.
● Improving built environment – regeneration of the town centre. 

These are key factors in the Strategy for Bexhill Town Centre – see Section 4.3 below. They were
also considered important by the stakeholder group. There was interest in the economics of pre-
gentrification and a view that we should learn from what has happened in Hastings, Hackney and
Margate - what might attract younger creatives to a space (other than cheap rents)?

Cultural Value
● Sustaining culture – contributing to Bexhill’s reputation as an international centre for visual arts. 
● Making culture more accessible to local residents – increasing the breadth of local offerings,

appealing to different audiences.

This factor is of great importance to the De La Warr Pavilion and to other artist groups we spoke
to.  DLWP mentioned its interest in creative workspace in the town as part of its outreach and
learning activities in the town. 

Addressing Disadvantage
● Employment for hard to reach groups – and providing first work destinations for local young

people.
● Up-skilling hard to reach groups – training courses for local residents.  

These factors are a significant part of the remit both of Hastings and Rother Furniture Service and
the Bexhill Hive and the impact assessment of their sites. Some of the stakeholders commented
on how skills gaps affect their organisations in the town, and identified work based and
employability skills training as a priority. 

Working with Charities and Social Enterprises
● Sustaining charities and social enterprises – through supporting the delivery of their aims.
● Supporting volunteer opportunities – promoting wellbeing and social cohesion.

The Bexhill Hive is a community interest company and Hastings and Rother Furniture Service is
a charity and social enterprise. 
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4.3 Fit with strategic objectives

This creative work space study has relevance to four out of the six main strategic aims of the Strategy

for Bexhill Town Centre, on which we comment in italics as follows (taking the numbering from page

12 of the strategy document):

1. Branding and Image

Bexhill should develop and promote itself as a place to live, work and spend, by creating a strong

brand identity that appeals to ‘wealth generators’ and enables it to attract investment. (See for

example the case study “Starlings and Murmurations” and how the shop developed its offering for

visitors to the town.)

2. Investment / Development Opportunities

Bexhill should encourage and facilitate commercial development as close to the town centre as

possible, to increase the employment base of people working in and around the town.  (We note
the importance of all the proposed sites in developing prominent locations in the town and in
providing employment both in the development of the sites and in their operation. The HFS site
represents a particularly significant scale development in a rather tired location.)

3. Built Environment

Bexhill should capitalise on its distinctive architectural character and ensure a joined-up approach

to managing and improving the built environment and public realm. (For example, the Bexhill Hive
took a moribund building in a main street in town centre and has brought it back into active use.)

4. Vitality

Bexhill should develop and encourage events, festivals and activities within the town centre, and

strengthen the marketing and promotion of the retail and leisure offer. (The availability of additional
creative workspace in the town could for example stimulate and support the events industry and
related activities. See the case study “18 hours @ Rock House”).

The strategic objectives of HFS and the Bexhill Hive are considered in their relevant sections below.
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4.4 Characteristics for success of a creative workspace project

The SELEP Masterplan: sets out a useful list of points relevant to the success of a creative work

space project, which were tabled and discussed at the Stakeholder Meeting on 18th January. We

set out comments in italics on the relevant areas below:

     

UK Creative Clusters tend to demonstrate a number of 'key assets':

● A stock of low cost / vacant / post-industrial spaces. 

The stakeholders believed that there were a range of potentially suitable properties in Bexhill
and that it was important to creative businesses that their workspace buildings have a bit of
character.

● An increasing supply of skills. 

● Local existing networks of support for creative entrepreneurs 

For example, see the case study “Art Studio 18” where the owner refers to the help he received
from Murmurations gallery in finding tenants for the space. 

● A strong visitor economy. 

● A strong Higher Education and/or Further Education presence. 

Bexhill Sixth Form College is a thriving academic centre, but there is no general vocational FE
campus in Bexhill. Some of the stakeholders mentioned that an emphasis on work-based
training rather than solely college-based training may be a way forward in the town. 

The proposed development of the skills centre into a new vocational training centre is
encouraging.

● A willingness from all parties to develop creative workspace. 

● The stakeholder meeting seemed to provide an important step in pulling together interested
parties and they expressed a desire to continue to work together. Some further thought could be
given to how that further work is coordinated and progressed.    
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Indicators of future potential success include but are not limited to: 

● Anchor Tenants. 

Anchor tenants are commented on in the review of the sites. See again the case study “18
Hours @ Rock House”.

● Existing micro-clusters. 

This study has demonstrated that there is an active local artist community in Bexhill with several
interlinking networks of people and organisations; further investment in creative workspace could
provide both the physical space and the skills support necessary to support artists. See the case
Study “Bexhill Contemporary”.   

● Local willingness to adopt appropriate planning policy. 

● Availability of appropriate investment and business support services. 

The Bexhill Hive and HFS have considered the type of support which may be necessary – see
their review sections.  

● Proactive developer or a lead party that supports and values the creative sector. 

● Good transport links.

There have been issues with Bexhill’s train service, but there are proposals which could improve
this. Bexhill is over an hour away from the nearest large airport, which could be dissuasive to
some entrepreneurs.     

● A strong local creative community and cultural scene.

The De La Warr Pavilion is the beacon in the area; but as commented elsewhere, more could be
done to strengthen the depth and breadth of Bexhill’s cultural offering. There is, for example, no
cinema in Bexhill town centre, whilst neighbouring towns benefit from chain and independent
cinemas. 
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5.1 Hastings and Rother Furniture Service proposed development at London Road, Bexhill

5.1.1 Overview of the project

Hastings and Rother Furniture Service (HFS) is an established local charity and social enterprise with locations in Hastings and at London Road

in Bexhill. Its objectives are alleviating poverty, addressing disadvantage, and working with women who are moving on from domestic abuse.

This project relates to the redevelopment of the Bexhill site to provide new retail premises for HFS itself, together with a work space hub

providing up to 20 units, aimed at start-up and small businesses. HFS already has a tenant at part of the site, Rother Voluntary Action (RVA).

This proposal would entail demolition of the existing retail and warehouse premises and construction of new buildings together with on-site car

parking.

always possible visited the site on 16th January, but we have not undertaken any formal survey so cannot comment on planning, building

regulations or feasibility issues. 

The project is at proposal stage and HFS have supplied us with a detailed business plan, together with supporting management information.

HFS also conducted a work space survey in early 2017 to gather information on local demand which was promoted by HFS and local and

received responses from 11 parties who were either looking for work space (45.45%) or might be in a few months (54.55%). 

In the following sections we review the proposed project according to the methodology set out.
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5.1.2 Impact Matrix

Employment

 

The Business Case contains appendices with information on job creation projections (explaining

methodology) and the following table of jobs created and safeguarded:

We would comment/expand on this as follows:

● These are forecasts and management has prepared them on a pessimistic, moderate and

optimistic basis to plan for a range of potential scenarios and test viability of the project.

● Direct jobs created are to undertake the activities planned at the site and the business need is

demonstrated in the business plan. 

● L-earn is a part-time paid scheme which HFS operates for 16-19-year olds who are unemployed

and not in other training schemes. It offers real work experience together with support and

training to help the young people become work ready. It is a part of HFS’s aims and objectives.  

● Direct jobs safeguarded refers to jobs at HFS which exist but might not continue without the

development. 

● Jobs created and safeguarded at the workplace units is a more difficult area to analyse and the

business case recognises this. It is difficult to predict employment level when the identity or even

the sector of the potential tenant is not known. The basis for the assumptions and calculations

are set out in the business case, but we think they may be optimistic for start-ups and small

businesses. For example, among the responders to the ESCC survey, 39% had a gross turnover

of under £5k, 22% between £5k and £10k; businesses at that level of turnover may be less able

to support employment growth. However, ultimately it will depend on the type of tenant that the

development attracts, and there may be an emphasis on selecting and supporting businesses

that have been assessed for potential to grow and increase employment. 
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● Indirect jobs created and safeguarded at RVA – this relates to RVA, who already have a lease of

part of the site. 

● Indirect jobs are given as an estimate of the effect on the local economy, but again it is difficult to

predict without more information on the tenants, sector and turnover.

● HFS provide information from their experienced architect and project manager on the indirect jobs

created and safeguarded during the construction process. The detailed construction budget is

currently under preparation, but at this stage the architect/project manager estimates a total of

1560 man days split between three full time staff and an average of five operatives on site across

16 different trades, for a period of approximately 195 days total. In addition, they estimate that a

similar number of man days again could be spent in the manufacture of components off site. 

Supply chain benefit

● As noted above the construction budget is currently under preparation and the business case

currently estimates construction costs in the region of £2.5m.The business case also contains

projected three-year cash flow budgets, again prepared on an optimistic, moderate and

pessimistic basis, and which give expenditure estimates as follows:

Optimistic - Year 1 £153,531, Year 2 £160,275, Year 3 £167,079     

Moderate - Year 1 £144,997, Year 2 £147,338, Year 3 £150,219

Pessimistic - Year 1 £136,363, Year 2 £139,262, Year 3 £142,502

● These are forecast only and based on assumptions as to operations at the site.  HFS is a long-

established organisation with experience of large scale projects (it recently refurbished its

Hastings premises) and there are itemised line budgets to provide further information. It should,

however, be noted that as HFS already operates from existing premises at the site, so not all this

projected spend will be additional to the supply chain benefits which are already taking place.
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Additional visitor spend

HFS’s retail store is aimed at the market for affordable furniture locally and not really the visitor

market. 

If the proposed development goes ahead, the built environment in London Road will improve and

this should help increase footfall. Also, if one or more of the tenants of the work space are engaged

in activities orientated at least partly towards the visitor economy such as open studio days, training

courses or a retail offering, then there could be a benefit to visitor spend. However, these scenarios

are difficult to predict or quantify at this stage. 

5.1.3 Other factors / Fit with strategic objectives

We would highlight the following:

● The scheme has a stated objectives of business growth/new business creation.

● In terms of place making factors, the proposal is to redevelop a large site in a rather tired area

with the consequent improvement to the local built environment.

● Depending on the type of tenant and activity at the site, the development can play a part in

contributing to cultural value by providing a further destination in the town, and for example given

the HFS’s role in addressing disadvantage, there is a strategic fit with activities which involve

making culture more accessible to local residents.  

● One of the stated objectives of the scheme is the L-earn scheme mentioned above, where the

impact factors are clearly ones of addressing disadvantage.

● East Sussex County Council have already committed to the development and cosmetic

improvement of the London Road area, as the “gateway” to Bexhill town centre
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5.1.4 Consideration of characteristics for success

Taking the list of potential indicators, our comments are set out in italics below:

● Anchor tenants. 

RVA is present as an anchor tenant and HFS will continue its own operations from the side.

● Existing micro-clusters. 

There is no evidence of an existing micro cluster of any particular creative industry in this part of
Bexhill, however the presence of significant scale HFS and RVA activities at the site could
provide a draw, for example, for organisations with similar or complimentary values. The
development could also tap into the demand which has been evidenced from local artists.  

● Local willingness to adopt appropriate planning policy. 

A consideration for RDC.

● Availability of appropriate investment and business support services. 

HFS have considered the type of support which may be needed for their activities and included in
budgets and projected employment outcomes.   

● Proactive developer or a lead party that supports and values the creative sector.

HFS’s commitment to the project is evidenced by the detailed nature of the business plan. 

● Good transport links.

The site is within walking distance of Bexhill train station, on a main road route into town, and

there is parking available in the planned development for tenants, visitors and deliveries.      

● A strong local creative community and cultural scene.

Already commented on in the methodology section.
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5.2.1 Overview of the project

The property consists of two individual lock up shops/offices/restaurants known as 1 &

2 Marina, Bexhill. The units are on the raised ground floor of De La Warr Heights, a

modern block with residential flats above. Although constructed within the last ten

years, the building is currently undergoing external refurbishment works due to the

wrong kind of render being used, which deteriorated rapidly and gave the building an

unkempt appearance. Work is also going on outside the units, where balustrading and

paving is being replaced on the mezzanine balcony.

Scaffolding has been in place for several months and at the time of our visit the units

were still being used to store construction materials.

    

The building enjoys an excellent location on the roundabout just by the De La Warr

Pavilion, with direct sea views across the greensward. Sackville Road is just around

the corner.

The units are currently in a shell state. Landlord’s agents have indicated, and our brief

visit confirmed:

● that there is currently no shop front (the units are boarded up)
● ceiling appears to be insulated but there is no suspended ceiling 
● floor is bare concrete
● all utilities need to be connected
● there are no fixtures and fittings
● consequently, the units need to be completely fitted out 

The units do not come with parking but there is an underground car park accessible

from a side access way and yard, which has space for deliveries. Landlord’s agents

indicated that it may be possible to arrange car parking by separate negotiation. There

is rear access to the units from the yard.   

5.2 De La Warr Heights36
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The units are raised ground floor, accessible via a short flight of steps. There is a disabled lift at the

corner of the building, then access to the units for disabled visitors would be via the balcony, which is

wide enough for wheel chairs but not over generous. 

Terms on offer are:
● Full repairing and insuring leases
● Unit 1, 84.79 SqM/912 SqFt - £12,500 rent PA
● Unit 2, 189.64 SqM /2041 SqFt – £25,000 rent PA

5.2.2 Impact Matrix

There is currently no party interested in taking on the premises for creative workspace use. The

stakeholder group, and other parties we interviewed during the preparation of this study commented:

● The absence of direct, level access to the units makes them a less attractive proposition for many

customer-facing businesses
● It is not currently possible to budget what the fit out would cost given the current state of the units

(although agents did tell us the work is about to finish and that the units will then be cleared)
● Externally, the building seems poorly kept (again this should improve once decoration is

complete, the scaffolding comes down, and work is completed on the mezzanine balcony)
● Terms do not represent particularly good value for money given the size of the units, the work

needed and the fact that access will always be compromised. Agents did indicate that the

landlord would be prepared to negotiate a rent-free period
● The premises are a bit small to establish use as a standalone creative workspace hub with space

for business support and for the businesses to grow. They would be more suited to retail (but

again access would be an issue)

The units do not therefore represent a proposition that we would be able to apply the impact matrix

to at this stage.
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5.2.3 Other factors / Fit with strategic objectives

It is difficult to comment given the lack of a viable proposal at this stage. However, the location would

indicate a potential fit with:

● Place making considerations and improving the built environment, since having boarded up units

in a prominent location is not good for the image of the town; and
● An art, cultural or leisure use given the proximity to the De La Warr Pavilion and the seafront.

5.2.4 Consideration of Characteristics for Success

Taking the list of potential indicators, our comments are set out in italics below:

● Anchor Tenants. 

Not assessable at present, and De La Warr Pavilion are not interested in leasing this building.

● Existing micro-clusters. 

Proximity to De La Warr, other art galleries and shops nearby.  

● Local willingness to adopt appropriate planning policy. 

Not relevant since the building is finished.

● Availability of appropriate investment and business support services. 

Important here since there would need to be an investment in fitting out.   

● Proactive developer or a lead party that supports and values the creative sector.

The main thing these units need is a party with a vision and the funds to take them on, who is not

put off by the lack of level front access. 

● Good transport links.

Walking distance to station and public car park nearby.     

● A strong local creative community and cultural scene.

Again, proximity to the De La Warr is an advantage.
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5.3 The Bexhill Hive

5.3.1  Overview of the Project

The Bexhill Hive C.I.C. (“The Bexhill Hive”) is a community interest company set up in 2016.

In preparing this section, we have drawn on information supplied by management, including the

refurbishment budget and original strategy (which is currently being updated) and publicly available

information.

The objectives of the company are:

“to provide a high-quality space within which to facilitate activities, which benefit the community, and in

particular (without limitation) to provide or to facilitate services in relation to training, education and

leisure in areas of Creative and Digital Skills, Enterprise and Employability.” 

In 2016/17, the Bexhill Hive took on a 10-year lease of premises at 41 St Leonards Road Bexhill and

embarked on a refurbishment project. The premises, formerly a furniture store and then a job centre,

occupy a prominent corner position on one of the main routes from the railway station into the town

centre, and were empty and in a tired condition.  The Edwardian building, solid but lacking some of its

original features, consists of basement, ground, first and second floors totalling approximately 7000 Sq

Ft. Following the refurbishment, the building opened in July 2017 (see below for the nature of current

operations).

5.3.2 Impact Matrix

The premises at St Leonards Road are not currently operating as a creative workspace. The Bexhill

Hive is updating its strategy and business plan and pursuing new funding opportunities, and in the

meantime, it has entered into arrangements with Dv8 Sussex, which provides creative and media

training for 16-19-year olds.  Essentially, Dv8 has use of the building during college hours and term

times. Some space on the top of the building, and in the rest of the building outside of college hours is

available for other uses, but the Bexhill Hive’s plans are not fully developed.
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Refurbishing the St Leonards Road premises and the arrangements with Dv8 have had the

following employment and supply chain impacts:

Safeguarding 10 roles at Dv8. With an established college in Brighton, Dv8 originally established in

temporary premises in Bexhill in a former church hall. Those premises were a short-term option,

and Dv8 found it difficult to recruit students, which was a challenge to the viability of maintaining a

site in Bexhill. The situation has improved since moving to the now attractive and fit for purpose

premises at St Leonards Road. 

The total refurbishment costs amounted to £77,236.32 per the latest cost report we have seen.

There is no breakdown of the construction man days involved in the project as that was not

obtained when the contracts were placed. Budget lines show the trades involved, giving examples

of the following larger line items:

● Surveyors

● Fire system install

● Building works

● Planning consultants

● Architects

● Electricians

● Decorators

● IT, network, phone & CCTV 

● Burglar alarm    

The premises are not currently oriented towards the visitor economy, although there are plans to

create a public venue in the basement pending further planning.always possible
powering brilliant decisions
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5.3.3 Other Factors/Fit with Strategic Objectives

Other Economic Factors

Increase in turnover or GVA of businesses – business growth metric.

New business creation – number of start-ups and their sustainability.

The Bexhill Hive does have ambitions to work with start-up companies, and in this area, it has the
advantage of being able to offer training opportunities due to the relationship with Dv8.  

Placemaking Factors

Local Identity – changing the perception of the town with residents and local businesses.

Improving build environment – regeneration of the town centre. 

Bringing a prominent site in the town centre back into active use is a significant achievement in this
area.

Cultural Value

Sustaining Culture – contributing to Bexhill’s reputation as an international centre for visual arts. 

Making Culture more accessible to local residents – increasing the breadth of local offerings,

appealing to different audiences.

This factor is relevant given the relationship with Dv8 and the offering of media and creative
courses of study at the premises. 

Addressing Disadvantage

Employment for hard to reach groups – and providing first work destinations for local young people.

Up-skilling hard to reach groups – training courses for local residents.  

The educational and training activities currently undertaken by Dv8 at the site are oriented towards
students for whom more conventional forms of educational establishment may not have been
suitable. There is an emphasis on the skills which are needed to work in the creative industries and
the move into first employment destinations.   
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Working with Charities and Social Enterprises

Sustaining charities and social enterprises – through supporting the delivery of their aims.

Supporting Volunteer Opportunities – promoting well-being and social cohesion.

The Bexhill Hive is a community interest company as mentioned above.

5.3.4  Consideration of Characteristics for Success

Taking the list of potential indicators, our comments are set out in italics below:

● Anchor Tenants. 

     Dv8 in place.

● Existing micro-clusters. 

     Proximity to town centre and the De La Warr, but not much evidence of creative clusters

    nearby.  

● Local willingness to adopt appropriate planning policy. 

     Not relevant since the building is finished.

● Availability of appropriate investment and business support services. 

     The Bexhill Hive is pursuing further funding and partnering opportunities.   

● Proactive developer or a lead party that supports and values the creative sector.

     Dv8 has undertaken a critical lead role in this project.

● Good transport links.

     Close to station, limited on-street parking, public carpark nearby.     

● A strong local creative community and cultural scene.

     Again, proximity to the De La Warr is an advantage.
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B E X H I L L   C O N T E M P O R A R Y

Bexhill Contemporary are a group of artists and creative professionals, established in 2017. Their five

founder members include chairman Joseph Long, artist and course leader in BA Fine Art at University

Centre Hastings. Joseph lives in Bexhill and the Advisory Board for Bexhill Contemporary includes

representation from the De La Warr Pavilion (Stewart Drew, Director and Rosie Cooper, Head of

Exhibitions). The founders and advisory board of Bexhill Contemporary have backgrounds in creating,

exhibiting and curating art works, and in funding and managing large scale creative ventures.  

Through a proposal prepared in autumn 2017, the aim of Bexhill Contemporary is stated as follows:

 
'... to raise awareness of artists’ workspace as an important element in urban renewal, with a view to
creating opportunities for long-term sustainability and growth in Bexhill.'

What draws artists to Bexhill?

● The reputation of the De La Warr Pavilion, making Bexhill a respected international centre for

visual arts;
● A growing East Sussex art scene including the Towner Gallery in Eastbourne, the Jerwood Gallery

in Hastings and the Coastal Currents summer arts festival;  
● The opportunity for artists in Bexhill to meet, network and exhibit, not just at DLWP but at other

commercial and public galleries locally;
● Size and affordability of space in the town, both commercial and residential; 
● The seafront and quality of life in the town;
● Its proximity to Hastings, Brighton and London. 

The challenges of artists maker spaces:

● Most artists do not generate a substantial income from their practice, so affordability of space is

crucial;always possible
powering brilliant decisions
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● Many artists work from home and there is a lack of affordable workspace (Art Studio 18,

mentioned in a separate case study, is currently full, for example);
● The artists involved in Bexhill Contemporary are looking for spaces from 150-250 Sq Feet or

larger – larger space is particularly difficult to find;
● Space must be suitable for work which may involve an amount of mess and noise, which

means that some mixed use “clean office” type creative workspaces are not suitable.   

What artist maker space can bring to the town

Regeneration

By transforming dilapidated and difficult to let space, artists play a key role in urban regeneration.

A problem traditionally is that this transformation leads to an increase in property values and

consequently rents, meaning that the artists are then priced out of the area which they have

helped to redefine. A key part of Bexhill Contemporary’s proposal is that funding arrangements

and strategic partnerships be found which can secure artist maker space on a longer-term basis.

Factors which can come together in achieving this are as follows: 
● Marketing of the space and vetting of tenants to ensure occupancy levels and protect

investment
● Artists are not normally put off by getting involved in the refurbishment of the space to create an

attractive, distinctively designed space at affordable rates
● Matching the space to the demand from artists locally, using the networks of artists which

Bexhill Contemporary can access

Community

Artists can work in alliance with community organisations to achieve strategic aims, for example in

working with isolated people or difficult to reach areas of the population; this topic is of interest to

artists who are involved in socially engaged practice in areas such as:
● community outreach programmes
● art therapy
● accessible art classes
● open studio days
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Cultural Value

Further artist space in the town can contribute to Bexhill’s growing reputation as an international

centre for visual arts. Different art venues in the town can add to and contrast with the activities of the

De La Warr Pavilion. The availability of more venues would mean that the town could play a more

active role in, for example, the Coastal Currents Arts Festival.  The cultural offering of the town can

become even broader and more eclectic, providing a greater draw for art lovers and visitors generally,

and a more enriching experience for local residents.  

Employment

In addition to the work of the artists themselves, the artist maker space could constitute a potential

first employment destination for some students of local education providers such as Bexhill College,

Dv8 and University Centre Hastings, by providing work experience, apprenticeship and practical

experience of the portfolio working models that many creative people engage in. The lack of such

opportunities locally mean that most students must leave the area to take their first steps in the world

of work.

Economy

The ability for artists to grow their practice is hampered by the lack of availability of secure, affordable

long-term workspace. The security of having their own work space enables artists to:

● Spend more time developing their practice, for example taking on larger commissions, forming

creative partnerships, exhibiting more
● Increase the amount they spend in the local area on goods and materials for their works and on

services which support their activity
● The inclusion of some revenue generating space such as a café, shop, B&B rooms, a physical

shop, an online shop, space that can be used for workshops and exhibitions for members of the

public to attend
● Space which is at least partially open to the public could provide a further destination for visitors to

the town, leading to increasing footfall and additional visitor spendalways possible
powering brilliant decisions

These economic benefits are in

addition to the activity involved

in the refurbishment or

construction of workspace which

provides work and revenue for

building contractors and

suppliers, local trades such as

carpenters and electricians, and

ongoing service providers such

as IT, security and cleaning

firms. 

46



Examples of schemes elsewhere in the UK

Spike Island (Bristol) www.spikeisland.org.uk

Eastside (Birmingham) www.eastsideprojects.org

Cubitt (London) www.cubittartists.org.uk

Outpost (Norwich)  www.norwichoutpost.org

Space Studios (London and Colchester)

www.spacestudios.org.uk

The next steps for Bexhill Contemporary

Drawing on their contacts and experience of

working in many different artist workspace

environments, the current priorities of Bexhill

Contemporary are: 

● Engagement with potential partners – landlords,

developers, local community organisations
● Continuing to build contacts with artists and

creative people looking for work space in the

area
● Grant and other funding applications
● Garnering support from local opinion formers

and decision makers

Photo: dlwp.com
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A R T   S T U D I O   1 8

If you come out of Bexhill Railway Station and turn left, you can see the sea at the bottom of Sea

Road. Just off Sea Road at number 18 is Art Studio 18, established by Artist and lecturer Francis Ives

as affordable artists’ studios in 2015. 

The Space

The building was purpose built in 1990 as a laundry. It is down an alley way just off a parade of

shops, so does not have windows at ground floor level, but the space has a vaulted ceiling with

skylights and good amount of wall space for hanging work.

The artist studio space is mainly on the ground floor, with 5 artist studio areas and one workshop area

at the back, partitioned off and with double doors, which is useful for noisier work. The rest of the

space is semi open plan and the individual studio spaces range from 100 to 400 Sq Feet.

The Artists  

Francis’ own art practice is based at the studio and he has five tenants - four other artists (2 sharing

one space) plus one film/video producer. Tenants pay a rent of £10 per Sq Foot Per Year inclusive of

bills. The rent rate is set at an affordable level based on levels for comparable studio space (Francis

has many years’ experience of affordable studio schemes in London and elsewhere). 

The Project

The long leasehold interest in the building was available at a reasonable price, which was a key factor

in the choice of location. Francis also considered spaces in Margate and Brighton. The building was

refurbished by Francis and local tradesmen, using materials sourced mainly locally, at a total cost of

approximately £30,000. The refurbishment was relatively straightforward and once finished, the

tenants were introduced to Art Studio 18 by the Murmurations Gallery in Bexhill (see separate case

study). Art Studio 18 currently has no vacant space and the project is working well.     
always possible
powering brilliant decisions
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The Draw of Bexhill

The initial draw of Bexhill is provided by the De La Warr Pavilion, and other

than that, the first impression of the town is pleasant, but not that exciting.

However, once established here, the place really grows on you…

● There is an active network of local artists both in Bexhill and nearby in

Eastbourne, St Leonard's and Hastings
● The seafront is attractive and well kept, and quality of life in the town is

good, with reasonably priced local shops and restaurants
● Exhibition space is available locally at Murmurations Gallery and of course

at DLWP

The Benefits to the Artists

● Affordability of commercial space means it is possible to have a good-sized

workspace and refurbish to meet the needs of artist maker space
● Having their own secure workspace means the artists:

- Have the studio, storage and hanging space for larger scale work

- Can look at growing their art practice, for example by exhibiting 

more, or selling some work via local shops and galleries or online

- Are part of a community of independent artists, providing support 

and sharing ideas and expertise

- Take an active part in the local art scene such as Coastal Currents 

Arts Festival

Photo: coastalcurrents.org.uk (via Twitter)
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T A L K A T I V E   O N L I N E 

Who are they?  Digital marketing agency formed by Mark and Amanda Baldwin and comprising 4

employees including themselves.

Where are they based?  Work from home in the Cooden area of Bexhill. They are actively considering

a move to office premises.

What is the driver for the potential move?  Business expansion plans. They have projects in the

pipeline which could require space for up to an additional 8 employees. In any event there are

disadvantages in basing the company at home – difficult to establish live/work boundary for example.

What are the requirements for a workspace? 

Must haves: 
● easily accessible to where they currently live
● car parking both for them and for their visiting clients
● close to a station
● space which can be reconfigured easily and space to expand – to accommodate the rate of

business growth
● space for private meetings with clients
● light and airy
● multiple offices not a single open space, as that is too noisy
● fast / consistent broadband
● room where Skype calls and training over Skype (or similar) can be carried out, without interrupting

other staff
● availability of several broadband providers (in case problems with one) – their business is of 

course dependent on broadband

Moving from working from home to office premises will involve significant moving costs and a new set

of overheads, so choice of office space will be influenced by the availability of incentives such as 

a rent-free period, to reduce the impact of the transition on their costs of business.
always possible
powering brilliant decisions
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18  H O U R S  @  R O C K H O U S E

always possible
powering brilliant decisions

Rock House, Cambridge Road, Hastings

On the edge of the historic American Ground, and linked to Hastings landmark The Observer

Building, stands Rock House, a quality office building built in 1969. The building was acquired by a

joint venture of three community organisations in 2014 and has been subject to a major

refurbishment. 

The nine floors of the building are supported internally mainly by pillars rather than supporting walls,

which makes it easier to configure the space to suit incoming tenants’ needs. The building fulfils a

variety of purposes:

Work space -  Space in the building ranges from a desk space up to a whole floor of the building.

Examples of what is available currently are as follows:
● a desk in the open plan “Ground Control” area costs a moving in fee of £30 and then £155 per

month all in
● for a 26.6 sq.m office with partial sea views, the rent and service charge is £333+VAT per month

Community -  I – Rock, a mental health and well-being service for young people, is on the lower

ground floor. The large meeting room on the ground floor is also available for community meetings. 

Residential -  Floors 4 & 5 contain a total of six residential flats.

All tenants must meet criteria of need, enthusiasm and contribution to the building and the wider

community.

The way in which the venture was set up and continues to be managed, with close links to the

community and active involvement of the tenants, mean that Rock House has become a real

community of creative businesses. Tenants include companies in IT, virtual reality, music, film,

television, events, design and consultancy. The first floor is home to the Old Bakers Ltd. 
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18  H O U R S  @  R O C K H O U S E

always possible
powering brilliant decisions

18 hours operates in the areas of event productions and management (for example Hastings

Storytelling Festival, St Leonards Festival, and the soon to be Streets of Bexhill Festival) and

education (Development Education Centre for East Sussex, teachers CPD and global educational

resources). Their director, Mandy Curtis, works from a first-floor corner office at Rock House with up

to 5 freelance colleagues, depending on the project.

Before the move to Rock House, 18 hours were based at the Old Bakery, a mixed used space in St

Leonards. A group of creative professionals formed the Old Bakers Ltd to take a 5-year lease of the

first floor of Rock House in 2015. They were introduced to the building by one of its backers, Jess

Steele OBE of Jericho Road Solutions, and were among the first tenants.  

The first-floor space is set up with separate workspaces around the outside, ranging in size from 2 to

6 people, with shared use of a central communal area. Dividing the space between a number of

tenants has helped keep costs down - in certain circumstances, small work spaces can be exempt

from business rates for example. Each tenant pays the rent and service charge for their own work

space, plus 1/8th of the charge for the shared area, and charges for electricity and WIFI. The space

is attractive, of good quality and represents value for money. Part of the ethos of Rock House is to

provide long term affordability, to try to avoid tenants being priced out as the area gentrifies.  

 When original tenants have moved on, it has not been difficult to find replacements, although one of

the smaller windowless spaces has proved more difficult to let.  When visiting the Old Bakers,

interaction between them is obvious – freelancers can be working for a variety of tenants, the video

company upstairs is making a film for 18 Hours, and informal brainstorming meetings take place at

the kitchen table. 

Speaking to people at Rock House, they mention the following as reasons why the building works for

them: “having an office here gives your business a more professional air than when you work from

home”; the availability of meeting space; “we share ideas and motivate each other”;

the role which tenants play in the life of the building; “the building is very much part of the Hastings

community”.
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S T A R L I N G S    A N D    M U R M U R A T I O N S 

Where is it?

 

The gift shop opened at 13 Sackville Road in Bexhill in 2012. Largely constructed in the Edwardian

era, Bexhill town centre was planned to include three main streets which lead North South towards

the seafront – Sea Road, Devonshire Road and Sackville Road. Sackville Road runs from one of the

main shopping streets, Western Road to the roundabout by the De La Warr Pavilion. As such

Starlings is well placed as a further destination for visitors to the town who are interested in arts and

crafts – they can visit the De la Warr and then walk back up to the town centre via the gift shop. 

The presence of this business in this location is a good fit with several of the stated strategic aims

and actions in the Strategy for the Town Centre: 

● Contributing to the development of an effective brand for Bexhill, drawing upon its seaside

location and incorporating elements of modernity, elegance and quality 
● Encouraging the clustering of high quality retail outlets to stimulate change (Starlings is opposite

recently opened Driftwood boutique hotel and restaurant)
● Encouraging greater footfall on Sackville Road

What does it offer?

Through the physical shop and the website www.starlingsgifts.co.uk, Starlings offers a range of

distinctive, quality goods made by its collective of members. Operating as a collective enables the

makers to have a much more direct relationship with customers and develop the range of goods on

display to cater for the tastes of local customers and visitors.

Once Starlings had established itself as a sustainable venture, the warehouse behind the gift shop

was converted to form the art gallery, Murmurations, in 2015. Formation of the gallery was driven by

a lack of wall space for exhibitions locally and a need for other curated exhibition space in the town

as a further destination after the De La Warr Pavilion. Murmurations operates as a commercial

exhibiting gallery where membership is available on an annual basis to artists, studio groups and

organisations. 

always possible
powering brilliant decisions

53



The gallery charges a standard commission fee on all sales. An important

part of the ethos and practice of Murmurations is the curation which it offers

to its members, enabling it to offer a variety of exhibitions ranging from

summer and winter open galleries to exhibitions bringing together a group of

artists around a topic or technique. 

Key features and learnings from the projects

● They are not money-spinning ventures, operating on a

collective/membership basis
● The site is a multi-use space, with retail and gallery space on the ground

floor and residential space above
● The location is a crucial factor in running a retail business; the look and

feel of Sackville Road has started to change in recent years but there is

still room for further improvement
● Independent retail shops such as Starlings in Bexhill operate at a

different price point and serve a different market to the significant

number of charity shops in the area; consequently, they are important in

attracting higher spending visitors
● In the gallery, the role of curation in organising exhibitions that draw on

the wide range of different artistic talent in the area
● A makers’ collective combines a distinctive offering in the local retail

market with an outlet and source of income for the local and regional

artists and crafts people who are its members; this point is particularly

significant given the prevalence of micro businesses and sole traders in

the arts and crafts sector 

Photo: murmurationsgallery.co.uk
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Appendix 1 : Impact Matrix

Impact Specific

Outcome

Metric Tips/Ease of Measurement Priority

Employment Jobs created Additional

jobs created

over period

Number of new jobs per annum. Specify FT (35+ hours) and PT

Primary Employment: e.g. Building Manager

Indirect Employment: e.g. Roles at Tenants

Secondary or Induced Employment – Increased demand leading to capacity

building in local suppliers

High

Supply chain

Benefit

Local

economic

growth

Reported

spend in

local

businesses

Building spend:

Refurbishment costs and professional advice

Ongoing running costs

Tenant spend:

Goods and services

Food and socialising in local area

High

Additional

visitor spend

Increasing

visitor

numbers,

length of stay

and spend

Changes in

footfall and

spending

patterns

over period

Measured using:

Surveys

Digital tickets

Information from transport providers

Information from local businesses

High



Appendix 2 : A comparison of creative workspace investment

Place Approx

date of

investment

Approx

scale of

investment

Key outcomes Links

Bognor

Regis

Oct 2016

– Jul 2018

West

Sussex

County

Council

creation of

‘Platform

creative

digital hub’

at the

railway

station (two

unused

buildings)

Direct response to new ‘Engineering & Digital Tech Park’ being built by University of

Chichester.

Hemingway Design contracted to establish a new ‘place brand’: a comprehensive

marketing campaign that gives a town or city a completely new and community-led
narrative and identity to support the overall promotion of that place, then
communicates that story to its target markets.

Wired Sussex to provide insight around digital communities and relate development

to similar in Brighton.

Two years of consultation and community events have been needed in order to

build support and a sense of a cluster around these new projects.

A new creative business community is slowly being established, along with a new

narrative for the town. Some reaction against the building being identified before

wide consultation took place.

What consultant Jenni Lloyd has reflected about the project:
● User experience (UX) shares a human-centred design common ground with

place-making and asset based community development — and so each can

inform the other, and a UX designer can happily cross over into projects not

based on interfaces
● Arts-based practice helps find new ways of talking and listening to each other —

and that’s crucial for participative design
● Projects with dependencies on legal contracting around leases and construction

work exist on frustratingly elastic timetables

www.bognorregis

hub.com

www.wiredsussex

.com/blog/buildi

ng-a-creative-

digital-hub-in-

bognor-regis/

bognorregis.hem

desengagement.

co.uk/Bognor-

Regis-Place-Brand

-Handbook.pdf

http://www.bognorregishub.com/
http://www.bognorregishub.com/
http://www.wiredsussex.com/blog/building-a-creative-digital-hub-in-bognor-regis/
http://www.wiredsussex.com/blog/building-a-creative-digital-hub-in-bognor-regis/
http://www.wiredsussex.com/blog/building-a-creative-digital-hub-in-bognor-regis/
http://www.wiredsussex.com/blog/building-a-creative-digital-hub-in-bognor-regis/
http://www.wiredsussex.com/blog/building-a-creative-digital-hub-in-bognor-regis/
http://bognorregis.hemdesengagement.co.uk/Bognor-Regis-Place-Brand-Handbook.pdf
http://bognorregis.hemdesengagement.co.uk/Bognor-Regis-Place-Brand-Handbook.pdf
http://bognorregis.hemdesengagement.co.uk/Bognor-Regis-Place-Brand-Handbook.pdf
http://bognorregis.hemdesengagement.co.uk/Bognor-Regis-Place-Brand-Handbook.pdf
http://bognorregis.hemdesengagement.co.uk/Bognor-Regis-Place-Brand-Handbook.pdf
http://bognorregis.hemdesengagement.co.uk/Bognor-Regis-Place-Brand-Handbook.pdf


Place Approx

date of

investment

Approx scale

of

investment

Key outcomes Links

Colchester 2014-2016

(opened

Dec 2016)

£2.6m

40 studios

across nearly

12,000 sq. ft.

of lettable

space

complete with

ultrafast

broadband

connectivity,

café facilities

and an

outdoor

courtyard

space

Former

dilapidated

Grade II listed

building in the

St Botolph’s

Regeneration

Area of

Colchester

Town Centre

Investment was possible because of involvement from SPACE – ‘a leading visual arts

organisation providing creative workspace, advocacy, support and promote innovation’. 

This was their first project outside of London. The new workspace quickly became the focal

point for a pre-existing, but disparate, creative and digital business community. Colchester

is ranked as 8th most creative place in UK by NESTA.

Won multiple awards in 2017 in regeneration categories.

“We had focused on Kent, and had considered properties in Margate and Dover, as well as
outer London boroughs. What made Colchester attractive was that Colchester Borough
Council and Essex County Council had already committed to invest in this high quality
conversion of a great town centre property at 37 Queen Street into beautiful studios which
we fell in love with. After considerable time and investment on their part it was relatively
simple for us to step into such a great project. We’ve been looking around outer London
searching for opportunities that are more affordable for people — and this is the best so far.
Colchester is very well connected. It is close to London, which is handy for some of our
tenants, but it is also a town with a strong identity of its own. It has an interesting creative

community already, although it is under the radar.”      

New festival has now been established - Rapture Gaming Festival a major national event

which saw some 150 gamers playing simultaneously in a successful first live test of the

Ultrafast Broadband capacity there.

Has seen relocation of small creative businesses from London, drawn by lower prices

(studios from £74 per month) and community hub:
● 37 Queen Street met the local demand for creative space identified by the Creative

Colchester Partnership      
● Other tenants had already moved to Colchester from London and then applied for space

in 37 Queen Street      
● The Centre still acts as a hub for creatives drawing in from Chelmsford and elsewhere

with lower prices
● There is still local demand for creative workspace – 25 businesses are on the waiting list

www.spacestudios

org.uk/news/spac

e-to-launch-

creative-

workspace-facility

-at-old-police-

station-in-

colchester-essex/

http://www.spacestudios.org.uk/news/space-to-launch-creative-workspace-facility-at-old-police-station-in-colchester-essex/
http://www.spacestudios.org.uk/news/space-to-launch-creative-workspace-facility-at-old-police-station-in-colchester-essex/
http://www.spacestudios.org.uk/news/space-to-launch-creative-workspace-facility-at-old-police-station-in-colchester-essex/
http://www.spacestudios.org.uk/news/space-to-launch-creative-workspace-facility-at-old-police-station-in-colchester-essex/
http://www.spacestudios.org.uk/news/space-to-launch-creative-workspace-facility-at-old-police-station-in-colchester-essex/
http://www.spacestudios.org.uk/news/space-to-launch-creative-workspace-facility-at-old-police-station-in-colchester-essex/
http://www.spacestudios.org.uk/news/space-to-launch-creative-workspace-facility-at-old-police-station-in-colchester-essex/
http://www.spacestudios.org.uk/news/space-to-launch-creative-workspace-facility-at-old-police-station-in-colchester-essex/


Place Approx

date of

investment

Approx

scale of

investment

Key outcomes Links

Folkestone Unknown The

Workshop

has self-

contained

units,

desks,

virtual

offices

Investment has largely come from Shepway District Council and one entrepreneur,

whose businesses take up two floors of the building (which are linked by a slide).

This anchor tenancy is key.

A popular element of The Workshop is The Factory Floor – an incubator for new and

emerging businesses, providing on-hand expertise and advice.

The building offers  office space, printing, meeting facilities, 50MB Internet access

and business mentoring which is available for £40 a week. There will be no

commitment required beyond a two week booking and any type of business can

take advantage of the deal.

Ideas include The Beach Wifi Project - a free wifi hotspot offering 50 MB/S internet

access covering a radius of 1000 metres with the Workshop at its epicentre - you

can work from the building or on the beach.  

www.kentonline.

co.uk/folkestone

/news/staff-slide-

11377/

Brighton &

Hove

1992 (as

Brighton

Media

Centre) –

Present

(as The

Werks

Group)

Since merging with Brighton Media Centre in March 2014 The Werks Group is

rapidly developing as a major force for creative sector support in the South East. All

growth has come through private investment and finance.

They have since expanded to service creatives across Kent (called Creative

Success Kent) with plans in place to further develop property in Brighton and Hove

as well as new venues in Kent and Surrey.

The Werks Group has 9 workspaces in Brighton & Hove, including office space,

hotdesks, co-working spaces, makerspaces, photo/film studios, meeting rooms, a

café and a recording studio.

Each venue is focused on building and maintaining a community, with regular

events, showcase opportunities, guest art exhibitions and networking offers.

www.werksgrou

p.org.uk/

www.theargus.

co.uk/news/15

415352.Take_

up_a_desk_in_

Brighton__39_s

_newest_creativ

e_hub____in_a_

cafe/

http://www.kentonline.co.uk/folkestone/news/staff-slide-11377/
http://www.kentonline.co.uk/folkestone/news/staff-slide-11377/
http://www.kentonline.co.uk/folkestone/news/staff-slide-11377/
http://www.kentonline.co.uk/folkestone/news/staff-slide-11377/
http://www.werksgroup.org.uk/
http://www.werksgroup.org.uk/
http://www.theargus.co.uk/news/15415352.Take_up_a_desk_in_Brighton__39_s_newest_creative_hub____in_a_cafe/
http://www.theargus.co.uk/news/15415352.Take_up_a_desk_in_Brighton__39_s_newest_creative_hub____in_a_cafe/
http://www.theargus.co.uk/news/15415352.Take_up_a_desk_in_Brighton__39_s_newest_creative_hub____in_a_cafe/
http://www.theargus.co.uk/news/15415352.Take_up_a_desk_in_Brighton__39_s_newest_creative_hub____in_a_cafe/
http://www.theargus.co.uk/news/15415352.Take_up_a_desk_in_Brighton__39_s_newest_creative_hub____in_a_cafe/
http://www.theargus.co.uk/news/15415352.Take_up_a_desk_in_Brighton__39_s_newest_creative_hub____in_a_cafe/
http://www.theargus.co.uk/news/15415352.Take_up_a_desk_in_Brighton__39_s_newest_creative_hub____in_a_cafe/
http://www.theargus.co.uk/news/15415352.Take_up_a_desk_in_Brighton__39_s_newest_creative_hub____in_a_cafe/


Ingredients of success

● a pre-existing creative and digital community, enhanced by new space

● break-out space and shared professional facilities

● mix of self-contained offices, studios and hotdesks

● mix of private and public investment

● fast and reliable connectivity

● the involvement of an experienced managing agent or co-working space agency

always possible
powering brilliant decisions



 Let’s m
ove to Bexhill�on�Sea, East Sussex: it confounds

expectations
It has a reputation as a gentle resort for retirees, but underneath stirs a radical heart
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Bexhill-on-Sea: ‘Don’t expect Brighton or Gom
orrah.’ Photograph: Getty Im

ages



W
h

a
t
’s

 g
o

in
g

 f
o

r
 it

? I often (O
K, not that often) w

onder w
hat Bob M

arley m
ade of Bexhill. Legend has it M

arley put on his first U
K gig

here in 1972, at a Bexhill Lions club benefit concert to raise funds for a local sw
im

m
ing pool. That’s Bexhill for you. It confounds

expectations. It has a reputation as a gentle resort for retirees. And it is. But underneath stirs a radical heart. It put on Britain’s first car
race, in 1902, had a socialist m

ayor in the 1930s and w
as a glam

orous retreat for aristocrats and stars (Fanny Cradock and Johnnie!).
And on the front sits the gleam

ing 30s D
e La W

arr Pavilion (w
here M

arley played), an avant-garde architectural curveball as unlikely as
finding a Picasso in N

uneaton, and still a pioneer of the cutting edge. Bexhill’s latest about-turn, from
 the fancy look of its latest hom

es,
is to rebrand itself as a kind of South D

ow
ns M

alibu. Stranger things have happened. U
sually in Bexhill.

T
h

e
 c

a
s

e
 a

g
a

in
s

t Still m
ostly a place of m

odel railw
ay shops and secondhand booksellers (ie m

y kinda tow
n), so, apart from

 its racier
m

om
ents, don’t expect Brighton or G

om
orrah.

W
e

ll c
o

n
n

e
c

t
e

d
? Trains: to Brighton (about an hour) hourly-ish; H

astings (10 m
ins); Eastbourne (15-22 m

ins), Ashford (54 m
ins);

London (just under tw
o hours). D

riving: the evil that is the A259 passes through, but it is, alas, your only hope; H
astings 20 m

ins,
Eastbourne 30 m

ins, Brighton an hour.

S
c

h
o

o
ls Prim

aries: All Saints CofE, Glenleigh Park, St M
ary M

agdalene Catholic, Chantry Com
m

unity, King O
ffa and Little Com

m
on are

all “good”, says O
fsted, w

ith St Peter & St Paul CofE “outstanding”. Secondaries: Bexhill Academ
y is “good”, w

ith St Richard’s Catholic
“outstanding”.

H
a

n
g

 o
u

t
 a

t
…

 H
eartened to see D

i Paolo’s ice-cream
 parlour still going strong. Afternoon tea (or, go on, cocktails) at the Pavilion: hard to

beat.

W
h

e
r
e

 t
o

 b
u

y The seventh Earl D
e La W

arr m
agicked Bexhill from

 hilltop village to select resort in the late 19th century, so m
ost of the

tow
n is late Victorian, Edw

ardian to 1930s. The old village has pretty cottages and G
eorgians. Large detacheds and tow

n houses,
£450,000-£2m

. D
etacheds and sm

aller tow
n houses, £275,000-£450,000. Sem

is, £210,000-£400,000. Terraces and cottages, £175,000-
£350,000. Flats, £90,000-£425,000. Rentals: a one-bed flat, £550-£700pcm

; a three-bed house, £875-£1,200pcm
.

B
a

r
g

a
in

 o
f
 t

h
e

 w
e

e
k D

elightful four-bed w
eather-boarded cottage in the O

ld Tow
n, £335,000, w

ith freem
anform

an.co.uk.

From
 the streets

E
lly

 G
ib

s
o

n “W
arm

, friendly people. Lovely tw
o-m

ile stretch of coastline w
ith a prom

enade perfect for w
alking and cycling. Close to

H
astings, Rye, Battle and other lovely places.” 

M
ic

h
a

e
l B

r
o

w
n “Contrary to popular belief, Bexhill is not w

here old people go to retire. That’s Eastbourne; Bexhill is w
here their

parents live.”

• Live in Bexhill? Join the debate below
.
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