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Purpose of this brief

Brighton Hippodrome CIC is working to acquire the freehold of the
Hippodrome site between Middle Street and Ship Street, Brighton BN1 2AL,
and to restore the existing buildings as a major venue for live performance
and events.
We are seeking to work jointly with one or more partners to develop an
economically viable scheme that would involve a capital injection by the
partners to contribute to the cost of restoration, supplementing the grants
and other funding raised by the CIC.
The CIC seeks expressions of interest from potential commercial partners
in two areas:
• development: to undertake a project to use part(s) of the site for enabling
development as a means of supporting the restoration of the existing
buildings and operation of the resultant performance and events venue;
• operation: to manage the restored venue.

Business models proposed in this specification are indicative and not
intended to be exclusive. We welcome proposals that fit within the overall
brief.
email CIC@ourhippodrome.org.uk
website ourhippodrome.org.uk
ourhippodrome
ourbrightonhippodrome
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The Hippodrome site

The site comprises three elements:
1. The Hippodrome itself, originally built as a skating rink in 1897 and
converted as a circus in 1901 by Frank Matcham, the leading theatre
architect of the era, who also undertook a further conversion in 1902 to
create a variety theatre. From 1965 until 2006 it was a bingo hall, since
when it has been unused. Most of the elaborate decoration by Matcham is
still in place but in need of repair and restoration. Overall, the building is
believed to be structurally sound but in poor condition.
2. Hippodrome House, adjoining the Hippodrome: a number of rooms over
three floors and a basement. It too is in a poor state of repair. Other spaces
surround Hippodrome House, including the Elephant House and yards.
3. The access yard at the rear opens onto Ship Street.
• The Hippodrome and Hippodrome House are both Grade II* listed. They
are graded Category A (the highest rating) in Historic England’s Buildings
at Risk register and have been number one on The Theatres Trust list of
Theatre Buildings at Risk for the past three consecutive years (2013-2015).
They are also on the ‘at-risk’ schedule of Brighton and Hove City Council.
• The northern perimeter of the site adjoins the Duke Street shopping/
residential lane, used for access to the rear of the properties and as car
parks for tenants. This is managed by DTZ on behalf of KCC Pension Fund.
• To the south are adjoining commercial and residential properties.
• In Ship Street, to the south of the access yard, are a hairdressing salon,
with flats above and to the rear, and the garden of a private house, both of
which abut the Hippodrome site.
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The Hippodrome site is at the heart of the Old Town area.
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The yard on the north side of
Hippodrome House, divided
by a high wall from the access
road/car park at the rear of
Dukes Lane (above)

The gates in Ship Street,
opening onto the access yard
on the left and the Dukes
Lane car park on the right.
Reconfiguration of both gates
would improve get-in access
for articulated trucks.

The rear access yard off Ship
Street, leading to the flytower, looking west. The
height of the fly-tower could
be regarded as a precedent
for the height of future
development towards the
rear of the yard. A planning
application has recently been
submitted to increase the
height of the neighbouring
glass-roofed building by one
storey.
See also aerial view, page 8
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Brighton Hippodrome CIC

Our Brighton Hippodrome (OBH) was formed in February 2014 to promote
the Hippodrome as a performance venue and to oppose plans for its
conversion into an eight-screen cinema with restaurants and other
commercial development. After the collapse of that scheme, a community
interest company (CIC) was formed as the vehicle for future management
of the campaign’s financial and business activity.
Progress to date has been supported by a Stakeholder Group that
comprised
• The Theatres Trust
• Brighton Hippodrome CIC
• Our Brighton Hippodrome
• Brighton and Hove City Council
• Historic England
• The Frank Matcham Society
• Academy Music Group (AMG), the Hippodrome site freeholder.
AMG wishes to dispose of its asset and granted the Stakeholder Group an
exclusive six-month period in which to develop a plan for acquisition and
restoration. This allowed the CIC and its stakeholder partners a head-start
before AMG embarks on any marketing of the site.
The Group commissioned an independent options and viability report
from Colliers International, which was delivered early in November 2015.
Through a series of consultations, this developed and validated the current
plans, of which this offer of partnerships is a key element.
The CIC’s primary target is the acquisition and restoration of the
Hippodrome for live performance and events. We expect that the core
funding for restoration will come from grants, for which we are currently
making applications.
The CIC has been awarded a £44,600 grant from the government’s
Coastal Revival Fund, with support from Brighton and Hove City Council. A
Start-up Grant from the Heritage Lottery Fund (HLF), the maximum
available, has also been received, as has the maximum development grant
from the Architectural Heritage Fund.
With this funding in place, the CIC has commissioned a valuation to
enable calculation of the conservation deficit, structural and condition
reports on the building and first-stage architectural designs for theatre
restoration.
At the time of writing an application is being prepared for a grant of up
to £5m under HLF’s Heritage Enterprise Scheme for submission by April
2016. A capital injection from enabling development would complement
this grant.
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Restoration

Hippodrome House is currently divided into a number
of spaces, including the hemioctagonal ‘conservatory’
(below) and a room with a
rather pointless ‘Venetian
bridge’ (below right). The
wealth of decoration in public
areas will be restored.

The main auditorium, with its impressive volume and original Matcham
decoration, is the principal reason for the Hippodrome’s Grade II* listing.
The surviving circular space, deriving from its circus origins, has been
described as unique in British theatre. This can be considered its primary
asset, capable of a range of configurations for a wide variety in the types of
performances and events. We believe this to be the optimal use of the
Hippodrome, to position it in the forefront of theatre practice and
operation for the future.
The space currently has a flat floor and circle; it retains many of the
original features of the variety theatre, including the stage and proscenium
with a fly-tower above. The usual stage-house facilities of dressing rooms,
technical areas, etc, are still intact but require remodelling. We will retain
the circle and double-height boxes to either side of the stage; the boxes to
the rear of the stalls, however, may not continue to serve a useful purpose.
It is planned that the ground floor of Hippodrome House will be opened
up to serve as the venue foyer with ticketing facilities and will be converted
into a bar/café/bistro. This would be open all day and could be used as an
additional, more informal performance space.
The upper floors would be used for offices and other facilities but may
also be capable of incorporating a performance/meeting space. Some
facilities and usage are expected to be made available for the community.
However, there is potential for Hippodrome House to be extended into the
surrounding yard space and to be used partly for enabling development.
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Enabling development

The CIC is aiming to maximise utilisation of the site and seek architectural
solutions that could combine retail, residential or other commercial use.
We anticipate that the rear access yard will be developed imaginatively
to generate both an ongoing revenue stream and to make a capital
contribution to the restoration costs.
A primary consideration for any development on the access yard will be
to retain access for two 16.5m articulated trucks. The loading bay and
scene dock at the western end of the yard will be remodelled.
Much of the space to the north and east of Hippodrome House is likely to
be needed for theatre restoration but consideration will be given to the
integration with the restored Hippodrome buildings of development on
this part of the site.
The selected development partner will have experience of working
sensitively with heritage sites and access to architectural expertise capable
of realising a project with imagination and flair in a constrained site.
The plan shows the two areas
where enabling deveopment
would be possible: at and
around Hippodrome House
and in the access yard..

The aerial view (right) shows
how the Hippodrome site
meshes with the Dukes Lane
access road and car park.
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HLF and commercial development

The Heritage Lottery Fund (HLF) includes the following guidance for
applicants working with a developer:
‘The process for assessing the viability of a development scheme is as
follows: all of the costs of undertaking the development, as well as a
reasonable return for the developer, are deducted from the market value
of the completed development (based on the likely capital sales value or
rental income and investment yield). The remaining sum is the residual
value of the building or land. If this sum has a positive value, then the
scheme is potentially viable and no grant funding is required. On the
other hand, if this sum is negative—if a funding gap is identified—then a
grant may be justified, but only to cover the conservation deficit (ie
sufficient to bring the residual value up to zero) plus the costs of
managing and maintaining the building or site over a reasonable period
(eg ten years).’

Sections of the floor have
been removed for investigation of the structure of
previous floor levels, down to
the original raked auditorium
of the 1902 variety theatre .

‘The calculation of the market value of the completed development and
the estimation of the development costs may be complex and a number
of variables can affect the calculations, including amongst other things:
• the rate of inflation
• price fluctuations in the property sales and rental markets
• the cost and availability of finance
• other development activity in the area, including the provision of
infrastructure.’

Developer’s return
In order to encourage commercial investment in the repair and
development of historic buildings and sites, developers are allowed a
reasonable return on their investment. This ‘profit’ should be included
as a project cost when calculating the
development appraisal and completing your
project costs table. The degree of profit, and the
way in which it is calculated, will be judged
according to a number of factors, including:
• the degree of risk taken;
• the nature of the development (duration,
complexity, location);
• the stability of the target market.’
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Venue operation

We are seeking expressions of interest from companies or consortia with
the necessary experience to operate the restored venue on behalf of
Brighton Hippodrome CIC as a premier performance and event venue.
In order to bring the stage and proscenium back into use, we are looking
to implement a scheme to return to the original 1902 raked floor in the
stalls with a modular flat floor that could be overlaid as required. The maximum audience capacity in full seating mode is expected to exceed 1,500.
The flexibility of the main auditorium will then give considerable scope
for creative programming. Our business plan is predicated on the potential
for an extensive range of performances and events. This would include
theatre, cabaret, circus, sporting events (eg, snooker), eSports, stand-up
comedy, conferences and meetings, dinners and wedding receptions,
We would expect our managing partners to be able to develop and put
these ideas into practice. Our ambition is for the Hippodrome to act as a
catalyst for re-establishing Brighton and Hove as the foremost forwardlooking entertainment centre on the South Coast.
Existing ground floor plan
© Michael Jackson Consulting Engineers
Used by kind permission of AMG
Corresponding plans for all floor levels are available.

The surrounding area

The restoration of the Hippodrome site is seen by us and by Brighton and
Hove City Council as a key element in the regeneration of the Old Town
Conservation Area. We are working with the council and local amenity
groups on this project and have commissioned a character statement about
the area that will lead to preparation by the council of a management plan
for the area.
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Appendix
Extract from Colliers International’s report

EXECUTIVE SUMMARY

The Brighton Hippodrome is a fine building owing much of
its appearance to work by Frank Matcham, the prolific
theatre designer famed for designing beautiful interiors.
Relatively few examples of his work remain. It is listed Grade
II*2 in recognition of its importance.
It is in a key location on the edge of one of the most
popular townscapes in the UK. It currently blights the area
between the Lanes and the seafront. Its restoration would
stimulate investment on Ship Street and, especially, Middle
Street.
Many local people are campaigning to restore the
building as a theatre that can take touring productions of,
especially, musicals and other music-orientated genres like
dance and opera. This includes the most popular forms of
theatre going. They are commonly called lyric theatres.
There is a case to be made for this.
Larger touring productions using a theatre like this
require, in most instances, a large stage, with wings, behind
a proscenium arch. They need a fly tower so that scenery
can be moved up and down. They need to have a large
enough seating capacity to generate the ticket sales needed
to pay for the cost of the productions, which are expensive to
stage, and make a profit.
Brighton does not currently have a venue able to do this.
The Hippodrome could also host types of shows that
other theatres are typically not able to, including those using
thrust stages and taking place in the round. That type of
flexibility would also allow it to host flat-floor activities like
banquets, exhibitions and markets.
A large lyric theatre would be particularly useful during
the Brighton Festival and enable the Festival to build on its
status as England’s premier cultural festival.
There is a clear niche in the local market for this. The
Hippodrome would not be in competition with other
Brighton venues for most events it would accommodate.
There is a reasonable prospect of a theatre of this size
making an operating profit on an ongoing basis, provided it
does not have to pay significant finance costs. It is more
likely than with smaller theatres. Analysis of the market for
theatre in Brighton suggests that it is big enough.
It would have a positive impact on the local economy,
especially by generating custom for restaurants and bars.
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Putting it in the top 6% of listed buildings in England in terms of
significance.

The Hippodrome, once restored, would be a magnificent
hall. There are many possible uses for such a space,
entertainment and non-entertainment related.
The priority, in our view, should be to ensure that the
building retains the full volume of the circus, is used for a
purpose which complements the architecture, has a high
level of access to the public, and has a use that will sustain it
financially for the foreseeable future.
The cost of restoring the building as a fully functional
presenting lyric theatre is likely to be at least £25 million,
possibly £30 million. A basic scheme, that means it is less
able to host larger touring productions, is likely to cost at
least £15 million. There would be a need for working capital
on top of this. . . .
An alternative use is likely to be needed, therefore, either
for the short term or for the long term.
A ‘Theatre of Varieties’ would provide entertainment in
many different forms, operating from morning to night. It
would be a hub for local people and a tourist attraction.
The cost of restoring the building for a use like this
would be substantial but more manageable than converting
it to a lyric theatre able to take large touring productions. It
could be of the order of £13 million, assuming full
restoration of the Frank Matcham decorative scheme,
creating high quality back-of-house space and making
allowance for working capital needed while the venue
establishes itself.
A more basic scheme that is not full restoration and only
makes partial improvements to the back-of house might cost
£8 million.
It is unlikely to be economically viable for anyone to restore
the building on a commercial basis given the need for that
level of investment (i.e. there is a ‘conservation deficit’).
Therefore non-commercial funding is likely to be needed. . . .
This requires a not-for-profit organisation to acquire the
freehold and to provide a long lease to one or more
operators, using the rent to ensure that the building is
maintained in perpetuity.
Other grants and funding opportunities (for example
community share offer) would be required to assemble the
funding package.
It is unlikely that the development [of commercial use on
the site] could be of sufficient scale to pay for the full cost of
restoring the historic building. It could, however, in
combination with a grant from Heritage Enterprise, allow an
attractive scheme. This seems to be the most deliverable
solution and, arguably, could be the most effective in
regenerating that part of Brighton and making the building
safe in the long term.
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The Hippodrome auditorium, facing front-of-house (above). The proscenium with a mezzanine floor added during bingo
days (below left), which will be removed. The equestrian entrance (below right) is part of the space available for re-use.
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