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OB brief for architectural services 
Issued 14 June 2019 by WRNV 
 
Introduction 
White Rock Neighbourhood Ventures (WRNV) is seeking proposals from architect-
led teams for an architectural support service to assist with the development of the 
Observer Building, Hastings. 
 
Vision 
We are restoring life to this long-neglected building with a fascinating history. 
 
We have ambitious plans that respect the building, enhance the neighbourhood, 
create life-changing opportunities for local people. 
 
We intend to create affordable space for living, working, leisure, learning & 
community action.  
 
We are committed to a ‘phased organic development’ approach, which has proved 
successful in our redevelopment of the adjacent Rock House.  
 
This means we must take an experimental approach to all parts of the development 
process and not take industry norms as the only methods, materials or benchmark 
costs. 
 
We expect functionality to be prioritised for users and for us as operator. Adequate 
privacy between units, uses and floors. Appropriate service areas. Appropriate 
electrical design. Good levels of daylight. A comfortable space to work in. We can 
work with you on detailed spec at the appropriate stage in the design process.  
 
The space will be made available on capped rents, which only increase with inflation. 
Occupation will happen on a phased basis and target end users will vary by floor and 
be start up micro enterprises, SMEs, residential, F&B, retail and leisure/educational 
uses open to the public.   
 
Background 
The Observer Building (OB - see http://www.theobserverbuilding.org.uk) is a 
landmark property with a grand façade that was designed by local architect Henry 
Ward and built in 1924 as the print works and offices for the Hastings & St Leonards 
Observer owned by F J Parsons Ltd. It comprises 4,000 sq.m of industrial floor 
space over seven floors. The structure is of reinforced concrete frame design with 
steel frame to the uppermost level. 	
 
The building has been in a state of dereliction and decay for 34 years. It has 
overshadowed the neighbourhood, dragging down economic value and 
disheartening businesses and residents who try to make a genuine investment in this 
very special part of our town. 
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Local community-rooted developer, White Rock Neighbourhood Ventures (formed of 
Jericho Road Solutions, Meanwhile Space and Heart of Hastings CLT) took vacant 
possession of the building on Valentine’s Day 2019. We had already undertaken 
significant surveying, feasibility and business case development work, but we were 
aware that there was much about the building still unknown. The one thing we have 
always been certain of is that our plans would need to evolve and adapt over time.  
 
We have undergone a phase immediately following acquiring the building to make 
the building safe to be in, protect it from water ingress, and complete the concrete 
repairs throughout the building. This will be complete by August 2019, and achieve 
our ‘first occupancy’ condition by early October 2019. This has been overseen by a 
local architect, and now we are in a position to tender for an architect-led team with 
more relevant experience and capacity to be in place by August to ensure a proper 
handover period. The design work has a definite end point of July 2019, and has 
been approached be handed over as background information for a newly-appointed 
architect-led team to take forward the main renovation and conversion project.  
 
The Opportunity  
We now wish to tender for an architectural support service to assist with our 
continual development of the building. The selected team will be creative and, above 
all, flexible with a committed and experienced team to support a phased organic 
development. Responding to emerging needs and opportunities in order to craft the 
right mix of uses and a strong sense of community within the building and between 
the building and its immediate neighbourhood.   
 
We envisage this to encompass the following, but requires flexibility and a 
willingness to work collaboratively with the project team as funding circumstances, 
tenancies and building issues continue to gain clarity. 
 
A: Architectural services 

- Prepare design strategy for building wide design issues and specific design 
challenges 

- Provide visualisation images for consultation, community engagement and 
public events as required 

- Support the development of building through researched proposals, iteratively 
developed in liaison with the client team and other consultants 

- Prepare and submit planning permissions as required 
- Develop detailed design and building regulations applications 
- Provide and adjust floor plans as required 
- Provide Principal Designer role including CDM duties and overseeing design 

team sub-contractors (eg M&E consultant, structural engineer) 
- Prepare expenditure budgets, including interim valuations where required 
- Collaborate closely with the QS for ongoing value engineering and support the 

QS in certification of work 
- Support the tender process to select a contractor, provide Architects 

Instructions to the appointed contractor  
- Perform site inspections, variations and certifications, record and manage 

defects 
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B: Specific design challenges 
 

1. Thresholds 
Cambridge Road 
One key aspect that requires significant design input and creative solutions is the 
building frontage on Cambridge Road, which is relatively small for the scale of the 
building and needs to work incredibly hard to achieve everything it needs to.  
 
Designs need to address questions of legibility/identity, aesthetics, security, flow of 
different uses and users, fire safety, and ensure maximum lettability of high value 
frontage spaces.  
 
We want to create a beautiful accessible entrance that passes horizontally along the 
side of the building from the Prospect Place corner to land at top step level at the 
front door. This ramp will have toughened glass to allow light into the Mezzanine and 
Alley Level. A full design and costing is required. We also require design options for 
knocking through to the lobby of Rock House from the OB, creating wheeled access 
to Rock House at Cambridge Road level.  
 
Alley Level 
Another entrance to the building is from the Alley opening from Claremont within the 
Trinity Triangle/America Ground area. This entrance is two floors (7.7m) closer to 
sea-level, with an industrial sliding-door to a large 5m high space. Further along the 
Alley a series of doors lead into arched vaults, most of which connect internally to 
the main corridor vault of the OB that ends deep under the White Rock.  
 
This unique interface will be developed by a new charity called Leisure & Learning 
Trust who will animate the spaces and incubate local businesses to fill them. 
Architectural design support will be required to solve the many barriers to use and 
support a diverse and eclectic range of activities.   
 

2. Roof Garden Terrace 
Another design opportunity is in the design of the Roof Garden, which needs to 
include new structures above the stairwell and lift shaft to the north and the stairwell 
to the south where a new covering will connect the Roof Garden with the existing 
Southern Box. We are already working with Kew Gardens and the Marianne North 
project on landscaping, and would want the detailed landscape design to be a 
collaborative project with local designers and volunteers. 
 

3. Residential design 
Eventually L2 and L3 will be converted to capped rent housing. At present we are 
anticipating 16 No. 1- and 2-bed flats but are open to other suggestions that meet 
local housing demand, including clusters of shared living units.  
 
Our plan is to ‘fast-track’ the housing on L3 (aiming to start the build in April 2020) 
and to slow down the conversion of L2 in order to offer a 5-year lease to a group of 
artists and makers. The housing conversion would be expected to occur at the end of 
that 5-year period (ie from August 2024).  
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The Timescale: 
Our timescale is also dependent on a range of grant funding, each with their own 
timetables and rules. Broadly, we expect:  
August 2019   - complete the concrete repairs throughout the building  
September 2019 - handover of responsibility to the appointed architecture 

practice, but we would prefer to have the new team in place by 
August to ensure a proper handover period. 

October 2019  - achieve our ‘first occupancy’ condition for a small number of 
tenants to move in 

  
Scale of Works: 
Our initial QS cost estimate is for a total of £3.75M of remaining works after the 
internal concrete repairs.  
 
The Team: 
We are seeking an architect-led team that includes a Structural Engineer and a 
Quantity Surveyor. We have already procured and appointed MEPS as our M&E 
consultants. 
 
EOI - Please provide (no more than 20 pages): 

• Profiles of your practice and relevant projects 
• The proposed team and experience, being very clear who we would be 

working with day to day and who would take overall responsibility for the 
contract.  

• An indication of your fees and fee structure (hour/day-rates, fixed fees or 
percentages) 

• Proposed approach to the work. In particular, we are interested in your 
approach to the following: 
- Understanding of the position and role of the building within the local 

‘ecosystem’  
- Attitude to lack of clarity over future tenants 
- Attitude to thrift and phased development approach 
- Collaborating with local parties/stakeholders/partners 
- Developing identity and branding in partnership with stakeholders 
- Creating a thriving neighbourhood within a building  
- Wayfinding/permeability within the building and also to the building 

 
Please send to: 
John Brunton john@wrnv.org.uk by Midday 1st July 2019. 
 
Timetable: 
14th June 2019  – Brief issued 
17-28 June   – Site visits on request (email john@wrnv.org.uk), and queries 
Midday 1st July  – Deadline for EOI 
Friday 19 July  – Interviews (held in Hastings) - please hold this date 
End July   – Appointment of successful practice 
During August  – Inception and handover of background information 
1 September 2019  – Appointment commences 


