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EXECUTIVE SUMMARY 


•	 Adams Integra were commissioned by Hastings Borough Council to review 
the likely capacity and viability of 14 potential housing development sites. 
The sites selected were chosen so as to demonstrate a range of 
characteristics that typically occur on both Brownfield and Greenfield sites 
of differing sizes within the Borough.  

•	 The sites are reported on generically, by reference to their type, to 
avoid any potential issues over privacy of information and particularly any 
potential prejudicing of site specific discussions or outcomes. The context 
here is back up to the consideration of policy direction, by considering 
actual site characteristics as far as possible.  

•	 One of the key reasons for the Council to undertake the study was to inform 
its policy direction for planning led affordable housing under the emerging 
Local Development Framework. In particular, the Council wished to 
investigate and make recommendations on the optimum threshold levels 
and proportions of affordable housing; so as to maximise provision while 
making sure that the market housing schemes are not unduly impacted and, 
therefore, that land will continue to come forward for housing development. 

•	 Under adopted Local Plan Policy, which states the site size threshold as 15 
dwellings, the Council currently seeks a minimum of 25% affordable 
housing on Brownfield sites and 30% on Greenfield (all of which is social 
rented in both cases). 

•	 Adams Integra has completed many development viability studies using this 
same basic methodology, which has been subject to scrutiny at several 
Local Plan Inquiries and, very recently, as part of the evidence base to 
Horsham District Council’s successful (Local Development Framework) 
Core Strategy Examination outcome. 

•	 Having studied the sites and estimated their development potential and 
capacity, they were appraised using a developer type model. In essence 
that deducts development costs and profits from the schemes gross 
development value (scheme revenue) to see what sum of money may be 
left available for land purchase. 

•	 A large number of appraisals were carried out, varying the affordable 
housing assumptions within those to gauge likely impact from those on land 
value and, therefore, scheme viability. Affordable housing provision of 25%, 
30% and 40% was considered on all sites reviewed.  
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•	 Commercial elements of, or alternatives to, the schemes were also 
considered where relevant. 

•	 The modelling was carried out having studied the local property market, and 
prepared estimates of the development capacity of each of the sites. 

•	 The capacity study outcomes produced scheme sizes of 7 to 180 dwellings, 
and so enabled the considering of impacts across a wide range of site 
types. 

•	 The main indicator used in reviewing results and making judgements on 
their meaning is the change in approximate residual land value resulting 
from changing assumptions. 

•	 In addition to studying changing affordable housing proportion, the study 
looked at two different scenarios in terms of tenure mix – 100% affordable 
rent, and 50% rent/50% shared ownership. Both of these were considered 
with and without social housing grant. An assumption of requiring free land 
for affordable housing was also explored. Finally, the sensitivity of viability 
outcomes to increasing values or reduced costs was considered. 

•	 Across the board we found property prices and, therefore, land values to be 
generally lower in Hastings than the corresponding average for the South 
East. 

•	 This study can only reflect current market conditions in the Borough and is 
set in the context of current research. Development site viability in the 
Borough is not particularly strong even before affordable housing 
requirements and various other cost burdens are allowed for on sites.  

•	 This is because there is a relatively poor relationship between property 
(and, therefore, development) values and development costs. 

•	 The study is necessarily based on a snapshot in time as far as the 
relationship between property values and development costs are 
concerned. The Council should monitor local property prices and in 
particular the new build market, on an ongoing basis, as part of its standard 
processes. Such information could be used a basis to revisit the issue of 
development viability, alongside monitoring the success of current/future 
policy positions. 

•	 In all cases land values are reduced as a result of newly introduced or 
increased affordable housing requirements (from existing levels), 
sometimes very significantly. This is not a Hastings specific phenomenon. It 
is primarily because the revenue (development receipts) generated by the 
affordable housing element of a scheme usually falls well short of open 
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market sales value. Thus the completed value of the scheme to the 
developer (Gross Development Value) falls, and he is able to pay less for 
the land. The introduction of affordable housing to a private site will nearly 
always lead to a significant reduction in land value. 

•	 From our wider work, the greatest impacts are seen in cases where 
affordable housing will be required on sites for the first time (as in the case 
of a lowered threshold) and particularly in the lower property value areas. 
This applies universally. 

•	 Where policy proposals would result in an increased provision on sites that 
would already have provided affordable housing (e.g. policy change from 
25% to 30%) then the impacts are generally less severe. 

•	 Our overall impression is that while there are some higher value Brownfield 
scenarios where the existing 25% policy position for such sites will be 
sustainable (and thus it should be maintained) urban Hastings is an area 
where the balance still needs to be in favour of incentivising development, 
not risking deterring it further. It appears that site scarcity is not an issue 
generally, but the suitability of sites for housing development does need to 
be considered with regard to the range of issues the study covers.  

•	 Our key recommendations, based upon the site viability appraisals carried 
out, are that: 

¾	 As a policy headline/target, given the current Hastings market, the 
existing policy proportion of 25% affordable housing on Brownfield sites 
is likely to be the optimum achieved. Although it will need to be subject 
to ongoing review, we would not recommend a higher target for 
Brownfield sites at present. This is particularly the case for small sites 
where it appears that commercial uses will often produce higher values, 
although larger sites also often struggle in viability terms.  

¾	 Given our results on smaller Brownfield sites, we recommend a 
continuation of the existing site size threshold level of 15 
dwellings. The viability results would not support a lowering of that 
threshold at the current time. As with all policy positions, however, that 
could be kept under review in the future. 

¾	 Our recommendation is, given the current local economic 
environment, that the 25% target should be considered the 
optimum for Brownfield land in the Borough. We recommend the 
continuation of this as a target for Brownfield land. 

¾	 At present we would not recommend increasing the target given 
the viability of the range of site types reviewed. While we are aware 
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that we have looked at a range of often difficult sites with particular 
issues, it appears that the policy balance still needs to be in favour of 
encouraging and incentivising Brownfield development in the Borough; 
not making it a less attractive financial proposition than existing by 
introducing new or increased requirements on such sites at the current 
time. 

¾	 Adams Integra’s view, however, is that there is potential to 
consider increasing further the target for affordable housing on 
Greenfield land on the basis of the different scenario which 
normally exists in terms of a lack of significant existing or alternative 
use value on such sites. 

¾	 We like the distinction that the current policy approach makes between 
Greenfield and Brownfield requirements. Bearing in mind that once 
affordable housing is sought on a site, the steepness of impact from 
requiring more affordable housing reduces, the Council could 
consider a policy target of up to 40% for Greenfield sites. 

¾	 Abnormal costs and the collective infrastructure burden would need to 
be taken into account in negotiations, as in all cases. A target figure of 
up to 40% might be considered. This is in light of the viability gap 
between a 25% and 30% requirement being relatively small. Bearing in 
mind the acknowledged levels of need, we recommend the Council 
looks at seeking increased provision from Greenfield sites, where 
the land valuation implications are different. The study explains 
this. 

¾	 It is important to state that, at any level, the proportions sought 
should be regarded as targets. A practical negotiated approach 
would need to be operated around these, dependent on site 
specifics and sometimes on wider planning objectives. For these 
reasons the Council should consider appropriate policy wording, 
including dropping the reference to ‘a minimum of’ in re-stating the 
target requirements. This recommendation would be consistent with 
Government Guidance. 

¾	 In developing policy wording proposals and justification, in our view the 
Council will need to consider carefully the phrasing of requirements so 
as to reflect this negotiated approach. 

¾	 Alongside such factors, the availability of social housing grant or other 
subsidy will also affect the deliverability of specific affordable housing 
proposals, and should be considered in making viability assessments 
and looking at the wider approach, as stated in PPS3. The Council will 
need to continue prioritising affordable rented tenure but will need to be 
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practical about overall numbers and tenure in terms of reacting to 
funding availability and viability impacts, and considering cascade type 
principles in settling on the final affordable housing provision and mix on 
sites. By this we mean that planning obligations should be framed using 
an approach which can adapt to funding availability. It might be 
necessary, for example, to agree a revised number of affordable homes, 
revised mix of unit and/or tenure types provided. The Council would 
expect to lead any such re-negotiation and decision, in response to 
insufficient viability and/or funding, and would expect the requirements 
for adjustments to be made to be clearly demonstrated by developers 
and their Housing Association partners.  

¾	 The Council could look at a tenure mix starting point in various ways.  

¾	 Given the level of need for affordable rented accommodation, as a 
priority the Council, through its existing policy, has sought the whole of 
the affordable housing quota on a site as social (affordable) rented 
tenure. We understand that the Council has met its targets in recent 
years by adopting an affordable rented driven approach to planning 
negotiations, whilst securing additional Shared Ownership homes 
through 100% mixed tenure RSL development schemes. 

¾	 Bearing this in mind, the Council might consider a starting point skewed 
towards affordable rent, as many Local Authorities do, to seek to 
balance local markets, but with the proviso that behind that approach it 
needs to acknowledge viability and funding and viability issues and 
adopt flexibility as above, where necessary. 

¾	 We cannot be certain of continued funding availability to support such a 
high level of affordable rented provision, however. The Housing 
Corporation’s pre-prospectus information for the forthcoming grant 
funding bidding round, 2008-11, refers to the funding of the simple 
purchase of properties by RSLs under Section 106 agreements not 
continuing. It is difficult to say how this will evolve, but it could be that a 
more workable and deliverable outcome might ultimately be a 50/50 
tenure mix, or one much closer to that. Certainly we believe that a 
mixture of Affordable Housing tenure would help in terms of viability and 
the underpinning of development activity, as well as potentially having 
mixed communities benefits. PPS3 includes points about moving away 
from single tenure development and advocates a tenure mix. The 
Council will need to consider these points alongside its wider evidence 
base on need.  

¾	 Alternatively, the Council could consider a starting point of a more 
balanced tenure mix, but also make it clear that dependent on local 
need - and grant funding permitting - it will expect to exceed this 
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benchmark and provide more affordable rent where relevant and 
achievable. If this were linked with the Housing Corporation’s 
“additionality” concept, then it would be on the basis that site viability 
was not further compromised by requirements for increased affordable 
rented tenure provision. The information released by the Housing 
Corporation in advance of the funding bid round reinforces this concept. 
Put simply, grant funding will only be available where it can be shown to 
be improving tenure mix, bringing an increase to affordable housing 
numbers or perhaps, in some cases adding environmental or design 
improvements.  

¾	 Discussions with the Housing Corporation are likely to be fundamental 
as a part of considering the approach and keeping it under review.  

¾	 Landowners and developers require a level of certainty in considering 
site appraisals. PPS3 (para. 29) includes a statement that Local 
Authorities should “set separate targets for social-rented and 
intermediate affordable housing where appropriate.” 

¾	 A balanced tenure mix softens viability impacts, can usually reduce the 
reliance on grant and, we must also acknowledge, might well be 
associated with a more positive general picture by developers 
considering their new homes marketing.  

¾	 The importance of grant in the Hastings context is to be noted again, 
particularly where values are poorly related to costs (e.g. especially 
once abnormal costs need to be overcome and/or other significant 
infrastructure contributions funded by the scheme). There appears to be 
good scope for demonstrating the benefits of drawing in significant grant 
funding for outcomes on affordable housing numbers and/or tenure mix 
(the Housing Corporation’s “additionality” thinking, as above). 

¾	 While likely to be a secondary policy aspect at most, there could well be 
a role for a formalised payments-in-lieu approach to affordable housing 
provision. There might be scope to use this in a creative way effectively 
to move some elements of subsidy to higher priority needs scenarios or 
locations. This is a suggestion for the Council to consider within its 
approach as a whole, rather than a recommendation for a policy 
position. For example, however, a mixed approach to any expanded 
affordable housing provision from Greenfield sites could be looked at 
with a view to translating part in to financial sums to support provision 
on more difficult Brownfield schemes. Such aspects may be worth 
reviewing. 

¾	 The Council’s emerging and confirmed thinking, in whatever shape, will 
need to be kept under review in the context of housing market and 
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affordable needs information, site supply and monitoring, delivery track 
record, etc – the evidence base. 
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1.  INTRODUCTION

1.1 Background 

1.1.1 Hastings Borough Council is currently developing its Local Development 
Framework (LDF) in line with the requirements of the Planning and
Compulsory Purchase Act 2004. Through a number of key policies, the LDF
will guide and control the future use and development of land. This includes 
the provision of affordable housing through the planning system by the
established route of requiring suitable private developments to provide a 
proportion of affordable homes. 

1.1.2 Hastings Borough Council’s adopted affordable housing policy states “The 
Council will negotiate with developers to secure an element of social rented 
housing within all suitable new residential developments of 15 or more 
dwellings (or 0.5 or more hectares in size, irrespective of the number of
dwellings). A minimum of 25% social rented housing will be sought on
previously developed (‘Brownfield’) sites and a minimum of 30% social rented
housing on Greenfield sites” (Policy H6 of the Hastings Local Plan 2004). 

1.1.3 The draft South East Plan has indicated that Hastings Borough Council will 
need to provide 210 dwellings per annum to 2026. Although no single target
for affordable housing is prescribed for the sub-region, Draft Policy SCT8
indicates that, as a general guideline, at least 40% of new housing
development should be affordable housing and that in setting site size 
thresholds; affordable housing should be sought on all sites of 15 units or
more. 

1.1.4 The Council is reviewing its current affordable housing policy as part of the
preparation of the LDF Core Strategy and engaged Adams Integra Housing
Consultants to undertake a study investigating development viability across a 
number of site types within the Borough. This was in the context of national 
planning guidance, now set out in Planning Policy Statement 3 (PPS3)
“Housing” following its release during the course of this study in November 
2006, its Companion Guide “Delivering Affordable Housing”, and draft 
practice guidance related to Housing Land Availability Assessments. The
results of this study will help inform the choices about the proportion and type
of affordable housing required by planning policy and ultimately by more 
detailed Supplementary Planning Documents. 

1.1.5 There remains a substantial supply of potential housing land within the 
Borough including allocated Local Plan and other potential sites. As part of
Adams Integra’s study, the Council required an investigation into a number of 
Local Plan allocated sites that have not yet been developed, to help
determine any barriers to development. The Council also required Adams 
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Integra to establish how varying the threshold for, percentage and type of
affordable housing requirements would affect the economic viability of
development sites in the Borough. 

1.1.6 The purpose of the report is to provide background information and is for the 
sole use of the Council in considering its policy and approach to planning led 
affordable housing. No other reliance should be placed on the contents of this 
report. 

1.2 The Council’s Brief 

1.2.1 Hastings Borough Council required a study that can be used to:  

i) Help the Council understand the likely viability of developing some 
sites within the Borough so that strategic housing, regeneration and 
planning policies can work together to meet the needs of the existing
and future populations in the area. 

ii) Inform current work on housing land availability. 
iii) Provide advice on possible strategies and initiatives to be included in

the joint Hastings and Rother Housing Delivery Action Plan.
iv) Provide an up-to-date evidence base for policy development and

options appraisals in the Hastings Local Development Framework 
(LDF). 

v) Contribute to information on delivery for the Hastings Local
Development Framework Annual Monitoring Report (AMR).

1.2.2 To enable the above, the Council required Adams Integra to test the viability 
of a range of sites (set out below) taking into account any site constraints and 
provide advice on the capacity of the sites in terms of the total number of 
units. In addition, for each site, Adams Integra were required to look at the
viability of options of policy change in relation to the market housing. The
Council recommended the following potential policy options to be assessed: 

i) A minimum of 25% affordable housing on previously developed land
and 30% on Greenfield, i.e. as under the existing Hastings Local Plan
Policy H6. The emphasis on Social Rented housing, and on the term
‘minimum’, is noted here and these points will be picked up on.

ii) The maximum percentage of affordable housing that could be
achieved on site (i.e. under revised policy should it be changed). 

iii) Both above options to be tested against different assumptions 
regarding tenure: 

a) 100% social rented (with and without grant subsidy); 
b) 50% social rented and 50% shared ownership (with and without

grant subsidy on rented element); 
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c) Options also appraised on the basis of free land subsidy by the
developer/landowner. 

iv) The minimum size threshold, in terms of the total number of units, to
which future policy should be applied, to be explored. 

1.2.3 The sites listed by the Council and appraised in this study are as follows and 
use the Council’s referencing system. 

1.2.4 The Council’s brief provided Adams Integra with 14 known sites located 
throughout the Borough on which to base the study. This brought a good level 
of reality to the process. However, the identified sites have been used for 
modelling purposes only and in view of potential privacy and confidentiality 
issues, together with the wish not to risk prejudicing any future site specific 
negotiations or proposals, the sites are referred to generically. Therefore,
within this document, all sites are referred to by site number. Specific details 
relating to the location and surrounding geography of each site have not been
included. General site details are included and can be found in Section 3.2. 

 Site 1 - Small urban Brownfield site with potential for 9 units. 

 Site 2 - Small edge of town centre site with potential for 10 units. 

Site 3 - Steeply sloping Greenfield site in residential area with potential for 53 
  units.  

Site 4 - Steeply sloping Brownfield site in residential area with potential for  
  117 units. 

Site 5 - Level Brownfield site in predominantly residential area with potential 
  for 9 units. 

Site 6 - Steeply sloping site in residential area with capacity for 29           
  units.  

Site 7 - Edge of town centre site formerly in commercial use with  potential 
  for mixed use scheme including 44 units. 

Site 8 - Town centre site with potential for mixed use scheme including 
  45 units.  

Site 9 - Steeply sloping, undeveloped site in residential area with potential  
  for up to 16 units.    

Site 10 - Greenfield site in residential location with potential for 17 or more  
   units.    

Prepared by Adams Integra. Ref: 06331. July 2007                                             3  



Study of Housing Sites Viability and the Impact of Affordable Housing 
Hastings Borough Council  

Site 11 - Large potential redevelopment (Brownfield) opportunity in residential 
   area of St Leonards with potential for up to 180 units.   

Site 12 - Large, part Greenfield/part Brownfield site with potential for 110 
   units.    

Site 13 - Substantial former dwelling set in large grounds in residential area  
         with potential for 27 dwellings. 

Site 14 - Brownfield site within residential area, needing clearance or remedial
          works but with potential for up to 24 units. 

1.2.5 Sections 3, 4 and 5 (sites review, results analysis and conclusions) will refer
to this same list of sites.

1.3 Summary of our approach 

1.3.1 This study considers the approximate likely development capacity and type of
general viability issues anticipated with the sites. More specifically it goes on
to investigate and assesses the impact on land values and viability of 
potentially lowering affordable housing thresholds and increasing the
proportions of affordable housing sought on 14 residential sites across 
Hastings Borough (see above).  

1.3.2 This study provides an overview and is not for use in other site specific 
discussions. Persons proposing to undertake transactions in connection with
any sites across the Borough will need to make the usual due diligence 
checks and satisfy themselves as to the suitability/viability of any proposal
and shall not use this document as a substitute for that. The purpose of this 
document is simply to provide information to the Council in the context of 
considering developments to its policy and approach, and no other reliance
shall be placed upon it. Its suggestions, findings, outcomes and 
recommendations are not intended to affect or prejudice any particular site 
discussions the Council may have with owners, developers or their
representatives. 

1.3.3 The study examines the variations in approximate development and,
therefore, land values on each of the 14 sites and the implications of these 
are included in the assessment of site viability and delivery. 

1.3.4 We use the impact of varying affordable housing requirements on residual 
land value as our measure in putting forward our judgements and guidelines.
This, therefore, means comparing the impact of the proposed policy change
(increasing the percentage of affordable housing sought) with the current 
policy position.  
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1.3.5 On sites of less than 15 units this means comparing a 0% (current) affordable
housing policy with the range of potential affordable housing policy options as
highlighted above (i.e. 25%, 30% and 40%). On sites above 15 units this 
means comparing current policy at 25% (or 30% on Greenfield land) with 
proposed policy (30% or 40% affordable housing requirement). 

1.3.6 Determining residential residual land value is the last step in this study. It is 
also necessary to determine existing and/or alternative use values where 
applicable. The difference between the two is the indicator by which we can
judge the economic viability of each of the development sites. Put simply, if
the existing or alternative use land value of a site is higher than that shown for 
residential development, it is likely that a site will not come forward for
residential development.

1.3.7 To get to the point where judgements can be made, however, it was 
necessary to start by researching the following for each site:

a) Existing use.
b) Alternative uses (if any).
c) Planning history. 
d) Current site conditions (levels, ecology, vegetation, boundaries, access 

and visibility, ground conditions etc).
e) Proximity and likely suitability of Utility Service Supplies (where

information readily available). 
f) Residential development capacity. 
g) Physical and other likely constraints to or known risks to residential 

development (abnormal costs, known Rights of Way, Tree Preservation 
Orders (TPOs), previous planning application refusals, etc).

h) Costs of development (build costs, fees, developer profit, planning
infrastructure etc). 

i) Development values (residential and, in some cases commercial, property 
values). 

1.3.8 Each of the above is dealt with in more detail within the methodology in
Section 2. Note that the above list is not exhaustive. For example, during our 
work, we encountered no suggestion that archaeology is likely to be an issue
on any of the sites considered. We did not wish to make any specific 
enquiries on this owing to the sensitivity issues around reviewing others’ land 
ownerships. There can be significant implications. No allowance has been
made. 

1.4 Report Structure 

1.4.1 This sets out the background, requirements and summary approach to the
study. The methodology and assumptions used and referred to above are 
described in Section 2; the results are discussed in Section 3. The 
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conclusions are set out in Section 4. The tables, graphs and associated
information referred to throughout the report are appended to the rear of the
document.  

1.4.2 Each of the development sites investigated for this study are examined
separately within the Results Section setting out the details of the above
research, results of residual land appraisals (residential and alternative/
existing where applicable) and impact on development viability of potential
affordable housing policy proposals. A discussion on the overall impact of
proposed policy across all the sites is then provided. 

1.4.3 Section 4 - Conclusions will draw together all of the results and will provide
the Council with detailed recommendations for policy options and alternatives 
and highlight any areas of concern brought up as a result of potential policy
change.   
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2.  METHODOLOGY    

2.1 Introduction 

2.1.1 Adams Integra’s approach to this study is set out in the following pages of this 
Section. 

2.1.2 This study investigates the impact of proposed and potential changes to
affordable housing policy on economic viability of residential development on
14 sites across Hastings Borough. The sites range in size and type and 
include residential garden land, previously developed sites of varying types, 
and larger Greenfield sites. A summary of each of the sites characteristics is 
included below. 

2.1.3 The requirement to place an increased proportion of affordable housing on a
site will inevitably reduce the sales revenue that a developer can reasonably
expect to receive due to the difference in value of an affordable unit 
compared to an equivalent unit for private sale. As this reduction is not 
usually accompanied by lower construction costs, the offset must be taken up
in either a reduced development profit, lower land price or a combination of 
the two. 

2.1.4 Developer’s profit and landowner’s sale price are key considerations that
must be taken into account if residential (or any other) development is to be
undertaken.  

2.1.5 If profit levels fall below a certain point then developers will not take the risk of
developing a site nor, in many cases, will funding organisations lend them the 
finance to develop. Equally, if the price offered by a developer to a landowner 
for a site is too low, the landowner may not sell and instead continue with, or 
pursue, an existing or higher value use – potentially including leaving sites 
vacant. There are also intangibles, for instance, some of the smaller sites we 
consider may start out as homes, gardens or small business premises which
will not be sold unless certain aspirations are met. Business and tax 
considerations, investment values and costs, and availability and cost of
replacement facilities can all influence decisions to retain or sell sites. A mix 
of these factors may be relevant in some cases.

2.1.6 Assuming that a developer will require a minimum fixed profit margin on any 
given site to balance risk and obtain funding, beyond a certain point it is, 
therefore, the land value that will be affected by the introduction of affordable
housing or other infrastructure requirements, provided the developer’s profit
expectations are not excessive. In this sense, and while there can be positive
cash flow issues, affordable housing is viewed as a cost element to the
developer’s appraisals, in much the same way as other planning
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infrastructure requirements (planning obligations) are. The costs are largely 
passed on to the land owner, which is one of the key reasons why 
consideration of development viability is so important. 

2.1.7 	 To establish the potential effect of altering affordable housing assumptions on 
the supply and development of residential sites, it is necessary to compare a 
site at existing applied (adopted Local Plan) policy with the range of possible 
options investigated in this report. 

2.2 	 Site Visits and Check Lists 

2.2.1 	 Before any residual land valuations can take place and conclusions drawn 
from the impact on viability of the range of possible affordable housing 
options, it was first necessary to determine the approximate likely 
development capacity of each of the sites.  

2.2.2 	 To inform its views on this, Adams Integra carried out site visits over a 
number of days accompanied by our architect. For each site a checklist was 
drawn up and photographs taken for reference purposes.   

2.2.3 	 Information was entered on the checklists while on-site, where readily 
available, and completed subsequently where additional information was 
required. The checklists allowed us to record a range of summary information 
including: 

•	 Site location, 
•	 Type of site (Greenfield/Brownfield), 
•	 General description (including locality, surroundings, heights of 

existing buildings, existing roads etc), 
•	 Current use of site, 
•	 Any previous uses, 
•	 Planning history, 
•	 Site characteristics (including levels, vegetation, ecology, boundaries, 

access and visibility, ground conditions conservation status and rights 
of way), 

•	 Services (gas, water, sewerage, electrics, telephone), 
•	 Environment Agency details, 
•	 Planning infrastructure costs and, 
•	 Ownership details (where available).  

2.2.4 	 A blank sample site checklist can be found in Appendix V Volume II of this 
report and the details are summarised briefly in Section 2.6. 
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2.3 Desktop Research and Enquiries 

2.3.1 Following the site visits, a number of enquiries were required to get a more 
complete picture of each of the sites.  

2.3.2 A basic environment agency web search was carried out to ascertain whether 
there were any significant environmental issues within the vicinity of each of 
the sites, including flooding risk. The results of which are taken into account
within the modelling carried out for this study. 

2.3.3 The Council provided plans showing Rights of Way and Tree Preservation 
Orders for each of the sites and again these issues are picked up in the study 
as relevant.  

2.3.4 Requests were made to EDF Energy, Southern Water, Transco and BT for
information relating to each of the sites. Southern Water and EDF Energy 
both provided plans relating to each site and its immediate vicinity showing 
mains and drainage and electrical supplies respectively. 

2.3.5 Unfortunately, BT and Transco were not able to provide any definitive 
information based on what information we were able to supply them with.

2.3.6 With the making of early stages service enquiries such as this, any 
information provided by the supply companies comes heavily caveated. The
information would not be verified or specific costs estimated until very specific 
detailed (designed) proposals came forward for a site. There are also costs
issues with these enquiries, and through agreement with the Council it was 
decided not to expend potentially significant sums of money when there
remained a risk that returned information would still necessarily be incomplete 
or heavily qualified. 

2.4 Planning History Review

2.4.1 For each of the sites a review of the planning history was undertaken to 
determine if any existing permissions or refusals were on file.

2.4.2 On those sites with previous planning permissions, it was possible to use the
schemes detailed in the Council’s planning files as a base from which to start 
looking at potential development capacities of those sites. Sites with refusals 
were also useful as they provided an insight into reasons for refusal and 
where the reasons related to overdevelopment; it helped inform our views on 
the level of development that might be acceptable. In some instances we
were also able to learn a little more about site constraints and abnormal 
issues. 
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2.4.3 On sites with no planning history, schemes were put forward to the Council on 
the basis of what we felt made best use of the site from the perspective of
potential developers. This was done through a combination of talking to
Estate Agents in the town about the markets within the localities and forming 
views with our Architect on what we felt were potentially achievable outcomes 
for each site. In some instances there were clashes between what Agents 
said they would like to be selling on a particular site, and what could be 
achieved to make best use of the site. These sort of factors and tensions are
normal, and compromises have to be reached. All schemes were discussed
and, where possible, settled with Hastings Borough Council as a basis for
further review and our appraisal modelling – see below. A consensus was 
reached as to a reasonable basis with the Council’s Officers in most cases. In
the usual way, in advance of specific schemes being pursued on sites by way 
of planning applications, the outcomes from consultations with the Council 
Officers were purely informal. We used a workshop process with officers as a
key part of this process – as at 2.5.4.

2.4.4 It is important to point out that our appraisals were driven by our view of site
potential in outline. In reality, there could be a wide range of approaches to a
particular site, and especially the larger sites. Our work was not intended to 
inform anything other than our own judgements on site capacity and, 
therefore, on viability, in the context of this study. Our views should not be
interpreted for other purposes or prejudice any site specific discussions in
relation to the type of sites considered. 

2.5 Development of Site Capacity Studies and Council Review

2.5.1 Utilising the results of our site visits and desktop research it was possible for
our architect to begin sketching indicative layouts for each of the 14 sites to
enable our view of likely development capacity to be determined. As part of
the development capacity exercise it was necessary to establish a suitable 
mix of units (normally residential but in a few cases a mix of commercial and
residential was decided as most suitable for the site). Having numbers and
sizes of units on each of the sites ultimately allows us to calculate residual 
land values for each site on these bases. 

2.5.2 On some sites, there are clear alternative (commercial) use possibilities –
including leaving existing commercial units as they are. We discuss these in
reviewing the sites. 

2.5.3 The schemes proposed are outlined here alongside a summary of the site 
details.  This study does not set out to influence the Council or landowners/ 
developers as to the type of schemes that should come forward or would be
acceptable. Our results of the sites’ indicative capacities purely allow us to
determine a likely residual land value based on that mix of units and sizes,
taking into account all other influencing factors as discussed later within this 
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Section. The base appraisals resulting from that are then revisited as we later
vary the assumptions driving them. We review the variables particularly on 
affordable housing content, but also on a range of other factors as discussed
below. 

2.5.4 Following the site capacity studies and production of sketch schemes, Adams 
Integra invited the Council to comment on each of the schemes. This was 
carried out via a workshop held in late September 2006 with Officer 
Representatives of Housing, Planning (policy and development control),
Highways and Environment departments in attendance. This allowed 
feedback to be given not only on the scheme layouts and mixes but also any 
other issues related to each of the sites that had at that point not been
included within the study. 

2.5.5 Following the workshop, the feedback was analysed and changes 
incorporated where necessary in order to finalise the proposed scheme 
layouts and capacities.

2.5.6 A summary of the site’s characteristics and proposed capacity is provided at
3.2 to 3.2.18 within the Results Analysis section on a site by site basis,
alongside an explanation of our appraisal findings. That section, therefore, 
sets out the outcomes from our works, which are later rounded up to provide 
overall conclusions and recommendations.  

2.6 Initial Review of Residential Property Values 

2.6.1 Adams Integra carried out a field search of new build properties within
Hastings Borough with the aim of determining approximate new build property 
values across the Borough but specifically to determine values linked to the
fourteen sites investigated under the Council’s development viability study. 

2.6.2 The search involved visiting various new developments across the Borough 
alongside discussions with Estate Agents and sales personnel. The
information collected is reported in Appendix III A of Volume I of this report
which also includes a commentary of the results of a desktop study of new 
build and re-sale property prices within Hastings Borough. A summary of the 
new build values used for each site appraisal is shown in Figure 1 below. 

2.6.3 Re-sale and Land Registry data helps provide an overview of the property
market in Hastings and shows the relative differences in values across the
Borough. However, it is the new build data and information collected from 
estate agents that allows us to apply sales values to each unit type in each
scheme for the residual land value appraisal modelling. 

2.6.4 The values research has been further verified through research and
discussions with land agents as to the way in which developers price their 
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new schemes, and through visits to and enquiries of house builders’ sales 
offices. 

2.6.5 In reality there will be a variety of values for similar property in any area, but 
this indicates general tones of values. We believe that it gives us a realistic 
feel for the approximate values which ought to apply to each of the sites, and
how the sites will look viability wise relative to each other. In practice, values 
will be highly site and scheme specific – dependent on specific design and 
specification, etc. There will usually be a range of potential development 
solutions for each site, so we have had to select what we have judged to be
appropriate proposals, following discussion with the Council’s planning 
officers wherever possible (see below) and make judgements about the
estimated value levels to apply to those. 
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Figure 1: New Build Residential Property Values used in Site Appraisals (Note: 
variations in values due to size and location on some sites) 

Site 1-Bed Flat 2-Bed Flat 2-Bed House 3-Bed House 4-Bed House 

1 £91,000 £116,000 N/A N/A N/A

2 £104,000 £110,000 N/A N/A N/A

3 £110,000 £180,000 £160,000 N/A N/A

4 £90,000

£120,000 

(land-ward); 

£150,000 

(sea views) 

£243,000 

(penthouse)

N/A N/A N/A

5 N/A N/A N/A £204,000 N/A

6 N/A £140,000 N/A N/A N/A

7 
£79,000 & 

£84,000 

£110,000 & 

£122,000 
N/A N/A N/A

8 N/A £95,000 N/A N/A N/A

9 £75,000 N/A N/A £215,000 N/A

10 N/A N/A N/A £230,000 £250,000

11 £75,000

£115,000 & 

£130,000 

(Conversion) 

N/A N/A N/A

12 N/A
£130,000 & 

£180,000 
N/A £275,000 £330,000

13 N/A £130,000 N/A

£200,000 & 

£210,000 

(with garage) 

N/A 

14 N/A £120,000 N/A N/A N/A

2.6.6 Although we believe that the values information used in this report is 
representative, this report does not attempt to provide comprehensive 
property valuation data. Rather it identifies the typical level and range of new
build values of various unit types. The values research was not a statistical 
exercise, but carried out to enable us to make judgements about the range of
values of new build properties typically available in the Borough, and how
those might translate to approximate values for the properties we envisage
being developed on the subject sites. 

2.6.7 Typically the research suggests that new build values are likely to lie in the 
range £1,700-£2,200 per square metre (sales rate, which is how developers 
tend to make comparisons). The most commonly occurring value levels are
around £1,900-£2,000 per sq m sales rates. In looking at values it is important
to consider the unit sizes as will be applied to this range of typical sales rates.
Where some low values are seen, it may be because the unit sizes proposed
are relatively small – and so a larger unit in that location would, broadly, be
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worth more. In considering this it is also important to remember that as the 
unit size increases, whilst the value generally does too, so do build costs. 

2.6.8 Also relevant in this context is the fact that the values used here can only be
on a snapshot/current time basis and cannot reflect future property value
increases or decreases.  

2.7 Commercial Values  

2.7.1 We have not undertaken any detailed research on commercial values since
this was not necessary or justifiable in the context of making comparisons 
between different likely values (i.e. existing vs. potential) on the small number 
of sites where commercial schemes were relevant.  

2.7.2 We have made judgements based on information available, for example, from 
locally advertised properties (such information as included at Appendix III B).
That is likely only to be indicative, but as the site by site review of results will 
show, it was not necessary to go further. On the relevant sites, had it 
appeared that the residential and commercial options were much closer in
value terms, then a more detailed review might have been warranted – as 
would be the case in actual site specific viability negotiations. As it was, we 
had no information to confirm the size, layout, condition, likely lease terms,
etc relating to the relevant commercial premises. Thus we have made 
assumptions, which are outlined in the site by site review discussion at 3.2 as 
necessary. 

2.7.3 Residual valuations were carried out in limited instances to see approximately 
what land value contributions might come from commercial elements of mixed
use schemes, where applicable (e.g. in the case of sites 7 and 8). This 
process, very similar to that applied in the residential viability modelling, was
also used where commercial use alternatives needed to be considered. This 
was on the smaller sites currently or last in commercial use, for example sites 
2 and 5. So as not to add further to the results tables and graphs, these
outcomes have not been included there, but instead discussed as we 
considered each relevant site. Where we looked at indicative/comparative
values for commercial premises on the basis that those would continue in use 
as existing, we looked at capitalised estimate annual rents usually assuming
yields of 10-12%.  

2.7.4 The figures are necessarily approximations because we have not inspected 
the premises, nor had the benefit of knowledge of lease terms and the like. 
We have, therefore, made judgements on likely rents and yields and, as with
the residential appraisals, adjusted assumptions to consider their affect on
those comparative value estimates. Our commercial value thoughts are 
described in terms of value ranges or in a way which gives a feel for the
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relative level of value (to residential) which is the most important factor where
that discussion is relevant. 

2.8    Planning Infrastructure 

2.8.1 Liaison with East Sussex County Council was attempted in order to determine
the likely specific levels of infrastructure burden to apply to each of the sites in
addition to the various affordable housing proposals. Unfortunately, answers 
were not available in the necessary timescales and as such it was decided to
use an average, approximate figure per dwelling of £3,000 regardless of 
scheme or site type. This amount incorporates estimated highways costs as 
provided by Hastings Borough Council’s Highway Manager. This approach is 
consistent with our wider viability work – with the assumptions used in studies 
for a wide range of Local Authorities, and not queried to date. The most 
important factor is that we allow a significant sum likely to be representative of
the planning obligations package, and we feel this is an appropriately judged 
sum in this context.  

2.8.2 Significant site specific sums will always need to come into the realm of site
abnormals, and the impacts of those considered specifically relative to overall 
planning objectives and site economics.  

2.8.3 Should the Council consider reviewing the approach, the planning obligations
so that typical sums were likely to be significantly higher than we have 
assumed then that would need to be considered as a normal part of 
monitoring market conditions and reviewing site viability periodically. 

2.9      Appraisal Modelling 

2.9.1 In carrying out this study, the majority of the appraisals were undertaken to 
review residential development potential and its viability as impacted by site 
characteristics, in particular varying the affordable housing assumptions. In
terms of methodology and assumptions, first we set out our approach in
respect of those residential elements. At 2.8 we have explained how we 
supplemented this picture through, where necessary, appraisals of the 
commercial alternatives or elements of potential schemes. This added
process was relevant in the background to our work on the sites numbered 2,
5, 7 and 8. 

2.10 Approximate Residual Land Value – Residential Development
 Schemes 

2.10.1 In order to determine the impact of proposed affordable housing policy on a
range of site types it is necessary to determine a common indicator. 
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2.10.2 As above, in normal circumstances the developer is aiming to secure a
predetermined level of profit (sometimes described as margin). From a
developer’s point of view and assuming a conclusion is reached in principle
that a site is likely to be viable for development, an appraisal is carried out to
fine tune the feasibility and discover what sum they can afford to pay for the
site. Some sites coming forward will have been owned and/or have planning 
consent based on previous criteria. However, in this study we have to assume
that a negotiation has occurred or is under way based on knowledge of the
current development climate and planning policy requirements as they will
apply to the scheme.  

2.10.3 The simplest, most effective and widely understood way of checking site 
viability in most instances is via a developer-type residual land value model. 
We have developed our own spreadsheet model for this purpose. In doing so 
we have made what we feel are reasonable assumptions but it must be noted
that individual developers will have their own variety of approaches, and a
developer might also apply a different approach from one site to another.  

2.10.4 A highly simplified example which groups various cost elements together and
showing only the basic structure of the calculation in outline, is shown below
in Figure 2. This is an example only and is not to be relied upon for
calculation purposes. It demonstrates, in outline only, the key relationship
between development values and costs. That is a dynamic relationship and 
determines the amount left over (hence residual) for land purchase. It can be 
seen that, broadly, as values increase but costs remain similar, then there is
more scope to sustain adequate developer’s profit levels together with,
crucially, land values which will promote development. 
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Figure 2: Simplified Example of Residual Land Value Calculation for illustration 
purposes only

Deducting development costs from value 

Number of Units =  10 
Sales Value = £120,000 
Gross Sales (Development) Value =  A £1,200,000 

Development Costs (build costs, fees, 
etc.) = B £575,000 

Min Development Profit (@15% of Sales 
Value) = C £180,000 

Land Purchase Costs and Planning 
Infrastructure (not including affordable
housing element) = D £75,000 

Land Residual Value (Gross Sales Value - 
Development Costs - Profit - Land 
Purchase and Planning Gain) =  E 

A – (B + C + D) = E £370,000 

2.10.5 This general method reflects one of the main ways of how development
viability tends to be assessed and land value checked relative to sales values 
and development costs. Through discussion with developers we have been 
able to verify our experience and thoughts on components of the model and
indicative output land values, as well as the general approach.

2.10.6 The model used for analysis in this instance uses a calculation that provides
an approximate residual land value, after taking into account all reasonable 
development costs. The costs associated with the abnormal issues, build 
costs and survey costs of development of each of the 14 sites are shown in
Appendix IV – Risk Register. Other non-site specific costs including finance,
taxes etc are discussed below in 2.15. Costs associated with planning
infrastructure are also “subtracted” from development value. These include,
but are not limited to, Education, Highways, Libraries, Open Space, Waste,
Rights of Way Improvements and Transport. In this case the infrastructure
contributions are as discussed above. 

2.10.7 Added to this is the inclusion of an affordable housing element, whereby the
developer receives a payment for a number of completed units based on
predetermined calculation (discussed later), but that is not at a level 
comparable with open market values.  

2.10.8 The result then shows the change in approximate land value or change as a 
percentage of approximate gross development value. It should be noted that 
this is based on schemes put forward by Adams Integra based on our 
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development capacity studies for each site - to determine the probable effect
of revised affordable housing policy. The changes in results as the affordable
housing criteria alter are the key outcomes.  

2.10.9 Adams Integra has also studied the impact on viability of increasing the sales 
values and, separately, decreasing the build costs rates by 20% and 10%
respectively on our assumptions. This has been carried out to help illustrate
the affect that relatively small changes in build rates or sales costs can have 
on development viability and hence investigate whether affordable housing 
could theoretically be more successfully financially accommodated within 
schemes or sought at an increased level. The purpose of this is not to say 
that affordable housing at a certain level can be made possible by such
amendments to scheme finances (those will largely be a product of the
market), but to look at the sensitivity of viability results to changes in these 
assumptions – given that development is a dynamic, market led process, the
viability of which does vary over time, depending on conditions. 

2.10.10 It is worth reiterating here that this study was commissioned by Hastings 
Borough Council to help inform choices, strategies and initiatives with 
reference to affordable housing policy and approach, and availability of land. 
This study considers likely capacities and development viability of the range
of sites but is not in any way intended to influence or prejudice particular site
negotiations – from either the Council’s or landowners’/developers’
perspective. Its purpose is in informing and then supporting sound policy 
direction, which should be implemented in a practical, negotiated way.  

2.11 Gross Development Value – Residential Development Schemes 

2.11.1 Gross Development Value (“GDV”) has been taken as the amount the
developer ultimately receives on completion or sale of the scheme whether 
through open market sales alone or a combination of those and the receipt 
from a RSL for completed affordable housing units. The developer’s profit in
each case relates to that scheme’s specific sum rather than to a base level of
GDV that assumes no affordable housing. It, therefore, assumes that the
developer has appraised the site and secured land in the knowledge of and 
reflecting policy that will apply; i.e. is aware that receipts will be at a lower 
level than prior to affordable housing policy taking effect. This can be 
regarded as a reasonable approach given national policy guidance on the
provision of affordable housing. Currently we do allow for a development 
profit on the affordable housing component. This is because in this study we
do assume relatively modest returns to the developer for build costs on those
units. This profit allowance does boost the figures from the developer’s 
perspective, but conversely it reduces further the residual land value.
However, this might be an element which needs to be reviewed in the future,
as the need for seeking to control the input costs of affordable housing is
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likely to increase while the land price element will continue to come under 
pressure with likely further increases in collective planning obligations. 

2.11.2 Sites should be appraised in the knowledge of emerging and newly 
established policy. However, in the period when policy targets are moving and 
settling, there will inevitably be sites which come forward (on the back of
existing consents or land deal arrangements) where careful consideration is 
needed. 

2.11.3 Ultimately, land value is a product of a series of calculations that provides a
residual valuation based on both the specific form of development a site can
accommodate and its development costs. While the market uses a variety of
approaches to appraise sites and schemes (including comparisons between 
sites) in early stages of feasibility, a more detailed approach is necessary to
understand how the value/cost relationship appears. 

2.11.4 Models which study cashflow over the development lead in, build and sales 
periods are also used in this context – perhaps particularly for larger, phased
developments. Such methods, because they take account of income being 
received from sales during the build period, tend to produce slightly higher
residual land values than the traditional residual approach, if used on 
comparable schemes.  

2.12 Developer’s Profit – Residential Development Schemes 

2.12.1 Adams Integra’s experience of working with a range of developers leads us to
suggest that they would need to seek a fixed profit (margin) of at least 15%
(gross) of gross development value. Only if the projections reveal this fixed 
profit margin (as a minimum) would they pursue a site. 

2.12.2 This model, therefore, uses a developer’s profit fixed at 15% of gross 
development value, which is at the lower end of the acceptable profit range in
normal circumstances. Some developers will look at alternative profit criteria,
for example a higher percentage (perhaps up to 30%) of capital employed.
We felt it appropriate to appraise the scenarios at the margins from the
developer’s perspective. Higher profit levels than those we have assumed
may well be appropriate, depending on the nature of the project and risk/
reward scenario. Different profit aspirations will also be held by different types 
of house building and development companies.

2.12.3 Given our acknowledgement that a 15% profit level might not be sufficient in 
some instances we have also discussed the impact of increased developer’s 
profit. That is considered in Section 3 of this report (Results Analysis) where
we discuss the sensitivity of results to varying assumptions. This is on the
basis that that level of profit might be properly justified to the Council by the
developer in terms of risk reward and, therefore, form part of a scheme
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specific appraisal discussion. It is not to say that we expect that level of profit 
to be universally required or accepted – our experience shows that
particularly for smaller and lower risk schemes, and those carried out by 
smaller more local developers (or contractor developers), the lower level may 
well be sufficient. Therefore, we do not believe it appropriate to consider that 
generally development or developers’ requirements will mean that more than
15% profit should be universally assumed. We have to consider that there will 
be a wide range of scheme types brought forward by an equally wide range of 
parties. Once again, there are no firm rules when it comes to scheme
specifics. 

2.13 Model Scenarios, Unit Types, Mix and Size – Residential  Development 
Schemes. 

2.13.1 Hastings Borough Council required a range of scenarios to be tested across 
each of the model areas reflecting the impact of policy options on site viability.
These are outlined in Appendix I – Development Scenarios. 

2.13.2 The scheme types modelled range in size and are described earlier in this 
Section.  

2.13.3 All sites were modelled as though the site size threshold for affordable
housing had been reached. This enables us to investigate the possibility of
lowering the affordable housing threshold and to see what impact affordable
housing across the full range of policy and tenure options has on each site. 

2.13.4 For example on a scheme of 9 units at site 1, the entire range of policy
options were appraised. This meant carrying out residual land value 
calculations at 0% affordable housing (current affordable housing policy); 
25%, 30% and 40% affordable housing. Each of these were appraised with
varying tenure mix options as well – i.e. 100% social rented affordable units 
with grant subsidy; 100% social rented affordable units without grant subsidy;
50% social rent and 50% shared ownership (with and without grant on the
social rented element). A free land scenario was also appraised for
completeness to judge the impact of this potential policy option. In effect free
land involves a tenure neutral approach whereby the developer receives
reasonable build costs in return for completed affordable units. The level of
subsidy the landowner/developer puts in to the scheme on this basis equates 
to the full market land value of the plots required for the affordable housing
element of the scheme. This type of approach is becoming increasingly
common in the South East and tends to be understood by landowners and 
developers through being market related. Many Local Authorities who adopt
this approach extend the subsidy level required to equate to free (or nil cost) 
serviced land requirement for the affordable housing. This usually means the 
land for the affordable housing being serviced (having access and utility 
services) in place up to its boundaries.  
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2.13.5 The above scenarios were investigated for all sites regardless of size (and
thus threshold). 

2.14 Affordable Housing Unit Transfer (to RSL) – Method of Payment
Calculation and Type of Unit Transferred – Residential Development
Schemes 

2.14.1 Discussions with Hastings Borough Council indicate that payments 
developers receive from RSLs (Registered Social Landlords) for the provision 
of completed affordable units vary dependent on grant subsidy being applied
to a scheme but generally only relate to affordable/social rented tenures.

2.14.2 As discussed above, all appraisals were carried out on the basis that the
affordable rented accommodation on a scheme was provided either with grant
or without depending on the appraisal variation that was being undertaken.
For all affordable rented units appraised with grant subsidy, it was assumed, 
following discussions with housing officers at Hastings Borough Council, that
an average assumed rate of £50,000 per unit would be applied. This is not to
imply that this level of grant funding will be available. 

2.14.3 The payment (either including or without grant subsidy) that an RSL could
then afford to pay for an affordable rented or shared ownership unit within this 
modelling was determined through carrying out a series of appraisals using 
industry standard software (“Proval”). Effectively, the value that could be paid
to a developer for completed affordable units is related to the mortgage 
available to the RSL that could be funded based on the rental stream 
(affordable rent) or capital and rental stream (shared ownership).

2.14.4 The values used in the appraisals are shown below (Figure 3) for each unit 
type on each scheme and reflect the value of the affordable unit (of either 
tenure) with and without grant:
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Figure 3: Summary of Indicative RSL Type Development “Proval” Appraisal Outcomes

Site 
Property

Type

Unit 
Size
(m²) Tenure 

Open 
Market 
Value 

(£) 
Grant 

(£) 

S/O %
Equity
Sold 

Payment 
to 

Developer 
(£) 

1.  

1 Bed Flat 45 Rent 91,000 50,000 n/a 73,745 
1 Bed Flat 45 Rent 91,000 0 n/a 30,016 
1 Bed Flat 45 S/O 91,000 0 50% 55,632 
2 Bed Flat 60 Rent 116,000 50,000 n/a 82,801 
2 Bed Flat 60 Rent 116,000 0 n/a 38,641 
2 Bed Flat 60 S/O 116,000 0 50% 77,626 

2.  

1 Bed Flat 54 Rent 104,000 50,000 n/a 76,074 
1 Bed Flat 54 Rent 104,000 0 n/a 31,983 
1 Bed Flat 54 S/O 104,000 0 50% 62,722 
2 Bed Flat 60 Rent 110,000 50,000 n/a 79,351 
2 Bed Flat 60 Rent 110,000 0 n/a 35,536 
2 Bed Flat 60 S/O 110,000 0 50% 65,206 

3.  

1 Bed Flat 57 Rent 110,000 50,000 n/a 78,989 
1 Bed Flat 57 Rent 110,000 0 n/a 34,743 
1 Bed Flat 57 S/O 110,000 0 50% 78,661 
2 Bed Flat 95 Rent 180,000 0 n/a 48,617 
2 Bed Flat 95 Rent 180,000 50,000 n/a 92,864 
2 Bed Flat 95 S/O 180,000 0 50% 130,555 

2 Bed House 80 Rent 160,000 0 n/a 46,001 
2 Bed House 80 S/O 160,000 0 50% 115,921 

4.  

1 Bed Flat 48 Rent 90,000 50,000 n/a 75,901 
1 Bed Flat 48 Rent 90,000 0 n/a 31,741 
1 Bed Flat 48 S/O 90,000 0 50% 62,653 
2 Bed Flat 64 Rent 150,000 50,000 n/a 88,321 
2 Bed Flat 64 Rent 150,000 0 n/a 44,161 
2 Bed Flat 64 S/O 150,000 0 50% 106,721 
2 Bed Flat 90 Rent 243,000 50,000 n/a 100,914 
2 Bed Flat 90 Rent 243,000 0 n/a 56,926 
2 Bed Flat 90 S/O 243,000 0 50% 173,36 

5.  
3 Bed House 117 Rent 204,000 50,000 n/a 96,204 
3 Bed House 117 Rent 204,000 0 n/a 50,457 
3 Bed House 117 S/O 204,000 0 n/a 136,569 

6.  
2 Bed Flat 65 Rent 140,000 50,000 n/a 89,327 
2 Bed Flat 65 Rent 140,000 0 n/a 45,599 
2 Bed Flat 65 S/O 140,000 0 50% 113,247 

7.  

1 Bed Flat 45 Rent 79,000 50,000 n/a 72,451 
1 Bed Flat 45 Rent 79,000 0 n/a 28,464 
1 Bed Flat 45 S/O 79,000 0 50% 46,835 
1 Bed Flat 48 Rent 84,000 50,000 n/a 73,141 
1 Bed Flat 48 Rent 84,000 0 n/a 28,981 
1 Bed Flat 48 S/O 84,000 0 50% 50,233 
2 Bed Flat 65 Rent 110,000 50,000 n/a 81,479 
2 Bed Flat 65 Rent 110,000 0 n/a 37,376 
2 Bed Flat 65 Rent 110,000 0 50% 74,751 
2 Bed Flat 72 Rent 122,000 50,000 n/a 82,801 
2 Bed Flat 72 Rent 122,000 0 n/a 39,331 
2 Bed Flat 72 S/O 122,000 0 50% 82,801 

8.  2 Bed Flat 64 Rent 95,000 50,000 n/a 78,017 
2 Bed Flat 64 Rent 95,000 0 n/a 33,489 
2 Bed Flat 64 S/O 95,000 0 50% 57,041 

9. 1 Bed Flat 40 Rent 75,000 50,000 n/a 73,831 
1 Bed Flat 40 Rent 75,000 0 n/a 29,671 
1 Bed Flat 40 S/O 75,000 0 50% 52,671 
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2.14.5 The figures provided above (Payment to Developer) are based on our 
knowledge of a range of RSL appraisal parameters. In practice, however,
each RSL has its own set of fixed assumptions that it applies to determine
this figure. The above can only be considered guides therefore, in the context
of Adams Integra testing relative impacts from different tenure forms and
mixes of those.

2.14.6 As explained above, appraisals were also carried out on a free land basis 
whereby the developer received reasonable build costs in return for 
completed affordable units regardless of tenure. The build cost 
reimbursement assumed is the base level of cost as set out in the first 2 bullet

3 Bed House 117 Rent 215,000 50,000 n/a 99,568 
3 Bed House 117 Rent 215,000 0 n/a 55,839 
3 Bed House 117 S/O 215,000 0 50% 156,079 

10.  

3 Bed House 120 Rent 230,000 50,000 n/a 100,051 
3 Bed House 120 Rent 230,000 0 n/a 56,581 
3 Bed House 120 S/O 230,000 0 50% 158,701 
4 Bed House 144 Rent 250,000 50,000 n/a 105,985 
4 Bed House 144 Rent 250,000 0 n/a 61,273 
4 Bed House 144 S/O 250,000 0 50% 176,365 

11.  

1 Bed Flat 40 Rent 75,000 50,000 n/a 73,831 
1 Bed Flat 40 Rent 75,000 0 n/a 29,671 
1 Bed Flat 40 S/O 75,000 0 50% 52,671 
2 Bed Flat 60 Rent 115,000 50,000 n/a 83,146 
2 Bed Flat 60 Rent 115,000 0 n/a 39,331 
2 Bed Flat 60 S/O 115,000 0 50% 82,456 
2 Bed Flat 75 Rent 130,000 50,000 n/a 85,389 
2 Bed Flat 75 Rent 130,000 0 n/a 41,40 
2 Bed Flat 75 S/O 130,000 0 50% 93,582 

12.  

2 Bed Flat 60 Rent 130,000 50,000 n/a 85,561 
2 Bed Flat 60 Rent 130,000 0 n/a 41,401 
2 Bed Flat 60 S/O 130,000 0 50% 93,496 
2 Bed Flat 85 Rent 180,000 50,000 n/a 92,864 
2 Bed Flat 85 Rent 180,000 0 n/a 48,876 
2 Bed Flat 85 S/O 180,000 0 50% 130,497 

3 Bed House 117 Rent 275,000 50,000 n/a 108,987 
3 Bed House 117 Rent 275,000 0 n/a 64,585 
3 Bed House 117 S/O 275,000 0 50% 200,481 
4 Bed House 150 Rent 330,000 50,000 n/a 119,026 
4 Bed House 150 Rent 330,000 0 n/a 75,039 
4 Bed House 150 S/O 330,000 0 50% 241,501 

13.  

2 Bed Flat 60 Rent 130,000 50,000 n/a 85,561 
2 Bed Flat 60 Rent 130,000 0 n/a 41,401 
2 Bed Flat 60 S/O 130,000 0 50% 93,496 

3 Bed House 90 Rent 200,000 50,000 n/a 97,809 
3 Bed House 90 Rent 200,000 0 n/a 53,821 
3 Bed House 90 S/O 200,000 0 50% 144,901 
3 Bed House 90 Rent 210,000 50,000 n/a 99,361 
3 Bed House 90 Rent 210,000 0 n/a 54,856 
3 Bed House 90 S/O 210,000 0 50% 152,664 

14.  
2 Bed Flat 64 Rent 120,000 50,000 n/a 85,009 
2 Bed Flat 64 Rent 120,000 0 n/a 40,849 
2 Bed Flat 64 S/O 120,000 0 50% 91,265 
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points at 2.15.3 below. In practice, and dependent on the scheme specific 
discussion, the receipt by a developer for the completed affordable homes 
might be higher, consequently with a slight boost to scheme viability from the 
outcomes we report. 

2.14.7 One of the merits of applying an approach which bases the developer’s 
receipt from the affordable housing on reasonable build costs, is that it 
reflects the fact that there is little difference between the costs of providing for
different tenures. It, therefore, takes away the added incentive to pursue the
over provision of shared ownership, for example, as that would otherwise 
result in higher receipt levels owing to its better cash flow profile for the RSL
(as compared with affordable rent).  

2.14.8 We carried out appraisals on a free land basis because, as above, we are
aware that many Local Authorities either already adopt that approach, or are
moving towards it under LDF policy proposals. In our view it has the potential 
to create a workable scenario, but would still require significant levels of grant
input assuming that a significant proportion of affordable rented tenure were
to be secured i.e. more than 50% of the affordable provision. 

2.14.9 Our results show the relative impacts from free land – compared with other
affordable housing subsidy/revenue assumptions.  

2.14.10 The appraisals show that the Free Land outcomes are fairly consistent in
Viability terms with the results from a 50/50 tenure mix (50% affordable 
rented) with no grant. It produces stronger results than 100% affordable rent
with no grant. 

2.14.11 For the free land appraisals we have taken what we feel is a fairly cautious 
view of the payment likely to be received by the developer from the RSL given 
the uncertain affordable housing funding climate.

2.14.12 In practice, a developer may be able to recoup a larger sum, improving site
viability marginally. However, assuming a free (nil cost) serviced land
approach there will be costs associated with servicing the affordable housing
land to its boundaries and the RSL will also need to fund its own development 
management cost, hence we have not allowed for the developer receiving 
back the equivalent of the full design and build package cost. As at 2.12
currently we do also allow for a developer’s profit on the affordable housing
element, although as we state there this approach might be reviewed during 
detailed site specific discussions. In the Hastings context given the value/ 
cost relationships, the reduction or removal of such profit elements (for
example through negotiations allowing a lower level – single digit –
contractor’s type profit might usefully reduce the deductions effectively made
from land value, compared with a 15% likely minimum developer’s profit level 
across the whole scheme funded from the scheme revenue (sales receipts/ 
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Gross Development Value). However, this is a balancing scenario, as by 
seeking to reduce developer’s profit in the scheme overall, it could be argued 
that there is a viability impact in terms of risk reward and incentive to pursue 
the scheme. 

2.14.13 	The unit types transferred for affordable housing within the modelling are 
done so on a like for like basis i.e. wherever possible each unit type is 
transferred in the same proportion as the overall affordable housing 
requirement. E.g. a 15 unit scheme of 5 x 1-bed flats and 10 x 2-bed flats with 
a 30% affordable housing requirement would lead to 3 x 2-bed flats and 2 x 1
bed flats being transferred. 

2.14.14 	We have applied a conventional approach to the rounding of the number of 
affordable homes required, i.e. calculations based on the relevant proportions 
will be rounded to the nearest whole unit number (up to 0.5 resulting units – 
rounded down; 0.5 and above – rounded up). Therefore, in the example 
above, 30% of 15 units produces 4.5. We would, in that instance, round up to 
5 units. 

2.14.15 	A flexible approach may be adopted to secure the priority needs affordable 
rented housing in lower numbers if that becomes necessary and is 
appropriate on a particular site.  This ability to react, for example, to uncertain 
or changing funding positions might be embodied in a Cascade type 
approach to affordable housing numbers and/or tenure mix. Our methodology 
does not preclude this approach. 

2.15 Other Assumptions – Residential Development Schemes 

2.15.1 The appraisal model includes other variables such as fees, land buying costs, 
finance, agency costs and planning infrastructure provision that are all taken 
into account when calculating an approximate land residual value. 

2.15.2 These figures in some instances are factors of other elements of the appraisal 
and, therefore, vary by site size and type. In practice each developer’s 
approach would vary. 

2.15.3 The percentages and values assumed for the purposes of this exercise are 
listed below and are the result of Adams Integra’s experience, work with and 
discussions with developers, valuers and agents. Where costs vary by site, 
these are highlighted below and the actual values can be seen in Appendix IV 
of Volume II – Risk Register: 

• Standard Base Build Costs (House Schemes) - £1,000/sq m* 
• Standard Base Build Costs (Flatted Schemes) - £1,150/sq m* 

*Unless stated below 
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The above are applied to the Gross Internal Area (GIA) of the accommodation. 
Base costs for flats are likely to be higher than for a scheme of houses particularly 
for small flatted schemes where sites are small and often difficult to work on 
(storage, craning, etc). Common areas have to be allowed for, as does the 
degree of repetition of costly elements. Cashflows can also be less favourable as 
rolling sales are more difficult to deliver. We are envisaging standard low rise flats 
here (typically no more than 3/4 storeys).  

Build cost figures have been taken as an indicative base level, supported by our 
discussions with developers and verified through research of BCIS (Building Cost 
Information Service) data. 

On our quantity surveyor’s advice, some schemes have warranted a marginally 
different construction rate owing to particular site characteristics. These are 
shown in the Risk Register in Appendix IV and the rates have been 
increased/decreased as follows: 

Site 2 – Flats = £1,200 per sq m 
Site 5 – Houses = £1,160 per sq m 
Site 6 – Flats = £1,185 per sq m 
Site 7 – Flats = £1,500 per sq m 
Site 8 – Flats = £1,550 per sq m 
Site 11 – Flats = £1,250 per sq m 
Site 11  – Flats (Conversion) = £1,050 per sq m 

2.15.4 As part of this study, we have also appraised the same schemes on the basis 
of a theoretical reduction of 10% in all build costs across all sites to help 
illustrate the affect of variations in build rates on development viability. This is 
as mentioned at 2.10.9 and discussed later in the Results section of this 
report. 

Typical scheme specific additions to these are: 

•	 Architect Fees 3.5% of build costs 

•	 Consultants Fees 3.0% of build costs (e.g. engineer, 
planning supervisor, project manager) 

•	 Contingencies 3.0% of build costs 

•	 Insurances 2.5% of build costs 

•	 Marketing and Sales Fees 1.5% of Estimated Gross Sales Value. 
There will be instances, dependent on the location and scheme type, 
where some of this expense, or an additional sum, will be directed to 
the setting up of a show home. This will, however, not be appropriate 
on all schemes hence we have not included for it as a standard 
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assumption item. We would not expect it to alter the outcomes 
fundamentally. 

• Legal Fees on Sale	 £400 per unit 

•	 Finance (build) 6.5% APR on above costs over (50% of) 
build period 

•	 Build Period 

9 Months for: Sites 1, 2 and 5 

12 Months for:     Sites 6, 7, 8, 9, 10, 13 and 14  

24 Months for:     Sites 3, 4, 11 and 12  

•	 Survey Costs 

Site 1: 	 £2000 (topographic survey and ground 
conditions) + £1000 ecology. 

Site 2: 	 £5000 + £2000 traffic count 

Site 3: 	 £20000 + £10000 traffic + £5000 
ecology 

Site 4: 	 £8000 + £5000 traffic survey + £1000 
ecology 

Site 5: 	 £5000 + £1000 noise survey + £2000 
flood risk survey 

Site 6: 	 £5000 + £5000 traffic survey + £2500 
ecology 

Site 7: 	 £25,000 total 

Site 8: 	 £1000 noise survey, £5000 + £5000 
traffic 

Site 9: 	 £15000 all in cost + £1000 ecology 

Site 10: 	 £5000 + £2000 traffic + £2500 ecology 

Site 11: 	 £12000 + £10000 traffic + £2500 
ecology 

Site 12: 	 £17000 in total - £2500 ecology 

Site 13: 	 £5000 + £5000 traffic + £2500 ecology 

Site 14: 	 £10,000 + £5000 traffic survey 
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•	 Legal Fees on Land Purchase 0.5% of land value (this will often 
produce a low figure (when looking at very small or low value sites) 
but only make a minimal difference to outcome. 

•	 Planning Application costs £265 per dwelling where the 
number of dwellings is 50 or fewer; £13,250 (in total) where the 
number of dwelling houses exceeds 50 and an additional £80 for each 
dwelling house in excess of 50 dwelling houses, subject to a maximum 
total of £50,000. 

•	 Stamp Duty Land Tax Between 0% and 4% depending 
on residual land value (reflecting 2006 Budget Provisions).  

•	 Infrastructure Payments £3,000 per unit (applied in all 
cases, regardless of site specifics). Please note that these figures are 
estimates only. Actual figures for these sites will depend on eventual 
scheme design, numbers etc. 

•	 Finance related to land purchase 6.5% APR on land survey, 
planning costs, legal fees on land purchase and residual land value 
over build time plus 26 weeks. No finance arrangement or related fees 
have been included for the purposes of this exercise. They might, in 
practice, be applicable, but we would not expect them to alter the 
viability equation fundamentally. Scheme funding arrangements will 
vary greatly, dependent again in the type of developer and scheme. 
As with much of this exercise, this is a snapshot and there are varying 
views as to what future trends will hold. Over time we would need to 
see how added costs balanced with what sales values were doing. 

2.16 Interpretation of Results and their Sensitivity to Assumptions Changing 

2.16.1 As this is a relative exercise aimed at determining the likely effect of the 
Council’s proposed positions, the most important factor is consistency 
between appraisals in terms of fixing certain assumptions and then testing the 
sensitivity of results to the impact being studied. One of the key impacts 
studied will be the affordable housing content of schemes, so that we see 
how site viability changes as that content does. We also look at the sensitivity 
of results to other factors such as revised values being assumed and varying 
build and abnormal development costs. 

2.16.2 Whilst many assumptions stay fixed from site to site, some are specific to 
particular sites. Our aim has been to look at the individual sites as specifically 
as we have been able to with the information available.  

2.16.3 This means that it will be necessary for us to set out our findings in respect of 
each site, including looking at what happens to outcomes as the base 
appraisals are varied. This is set out at 3.2.5 to 3.2.18. As a second stage of 
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reporting the outcomes to round up that section, as well as in Section 4 -
Conclusions, we will then aim to pick out trends and repeated themes where 
those are seen across a number of sites, and generally provide an overview 
of the results and what recommendations those lead us to make.  

2.16.4 In practice all sites are different, and there is usually no single solution to their 
development. We are confident, however, that our assumptions are 
reasonable in terms of looking at the sites and making this viability overview.
This in the context of the Council considering clear policy targets to underpin 
a negotiated approach, judged against likely affects on a range of actual sites.  
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3.  RESULTS ANALYSIS

3.1 Viability Outcomes – Summary of Results 

3.1.1 Appendix IIA provides a summary of the information presented in Appendix II. 

3.1.2 Tables 2 to 5 summarise the results of the residual land value appraisals with
changes to various parameters. Table 2 summarises the results of the base 
appraisals (i.e. appraisals not subject to increased sales values or reduced
build costs). Table 3 shows a summary of the results of the appraisals that 
include a 10% reduction in build costs. Table 4 shows a summary of the
results of the appraisals that include an increase of 20% on the sales values.

3.1.3 With each Table there are a number of associated charts that graphically
represent various elements from each table, related to each site. For 
example, all graphs associated with Site 1 are numbered 2 with the 
appropriate lettered suffix. Site 2 associated graphs are all numbered 3, etc. 

3.2 Site Use, Capacity and Related Viability Outcomes – Site by site Review

3.2.1 The following text runs through the sites in turn, in the same order as at 1.2.3,
and this time aims to remind of each sites key characteristics, the likely
potential uses and/or form of development and consequent development
viability outcomes. Following this site by site review, we will draw together
these individual outcomes and aim to give an overview of what we think these
findings mean for development viability.  

Site 1 (results at graphs numbered 2, i.e. 2, 2a, 2b, 2c, 2d, 2e, 2f, 2g, 2h
 and 2i) 

Site 2 (results at graphs of same sequence; numbered 3) 
Site 3 (graphs numbered 4…..and so on - as follows): 
Site 4 (5) 
Site 5 (6) 
Site 6 (7) 
Site 7 (8)  
Site 8 (9) 
Site 9 (10 and 11) 
Site 10 (12) 
Site 11 (13) 
Site 12 (14)  
Site 13 (15) 
Site 14 (16 and 17) 

3.2.2 In each case, following the summary of site characteristics we will summarise 
the outcomes from our base modelling (assumptions as per section 2
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Methodology) alongside the results we saw from reducing those base build 
costs by 10% and then from increasing our estimated sales value revenue 
(base as in the Property Price Report at Appendix III A and confirmed site by 
site below) by 20%. The tables and graphs at Appendix II (Table 5, Graphs 2i 
to 17i) show the outcomes from this exercise. It is not possible to discuss all 
the variations in this following section, but main themes will be picked out to 
explain our thinking. As elsewhere in this study, the figures must be treated 
as approximate, owing to the assumptions driving them. 

3.2.3 	 This exercise has not been carried out to suggest a solution to Housing Sites 
viability issues, but we wanted to understand how the development value/ 
cost relationship might improve on such sites were a different view taken. 
This is more about understanding the potential degree of improvement 
needed to viability before such sites are likely to start coming forward; how far 
they currently are from being viable. It is not possible to say that costs will fall 
(they have traditionally risen steadily) or values rise; but we are seeing a 
continued upward trend in values which might, in time, alter the viability 
scenario. As stated in conclusions, this will need to be monitored, and there 
are other points to bear in mind. 

3.2.4 	 For each site the capacity for residential (and in some cases, commercial) 
development was determined through processes described previously in this 
report. The following provides a brief outline of Adams Integra’s proposed 
scheme types for each site including numbers and types of units. These are 
indicative, for the purposes of driving our appraisals and making the 
comparisons and policy context recommendations discussed in this report 
only. 

3.2.5 	 Site 1 - Small urban brownfield site with potential for 9 units 

This site forms the side garden, the surrounding area is an older established 
residential one predominantly of houses and flats.  

There are no known issues with ground conditions and the site is not in a 
conservation area. A protected species survey would need to be carried out 
due to the possible presence of various species. 

Adams Integra proposed scheme: 

9 flats over 3-storeys. 3 x 1-bed flats at 45 sq m and 6 x 2-bed flats at 60 sq 
m. 

•	 Following our preliminary sketch work we feel that a scheme for 9 flats 
optimises the sites potential. Unless the new flats were very small it is 
very difficult to see how more development could be satisfactorily 
accommodated. 
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•	 It would most likely be 3 storey in height, with a footprint of 3 flats per 
floor. We have indicated that it might contain 6 x 2 bed flats and 3 x 1 
bed flats. 

•	 Our research suggests indicative values of £91,000 for the 1 bed flats 
and £116,000 for the 2 beds (for the unit sizes envisaged). These may 
be conservative but we must be realistic in assessing site viability. 

•	 No major issues anticipated. 

•	 Unless the site is brought forward for an affordable housing led 
scheme (e.g. for shared ownership) it is difficult to see how the site 
could successfully accommodate 2-3 affordable flats were the 
threshold lowered. Added complications and lost revenue would more 
than likely disincentivise the bringing forward of the site. 

•	 On the information available to us, the site is one of the simpler 
examples we have reviewed. 

•	 The strongest of the base appraisals gave an approximate land value 
of £105,119 assuming 0% affordable housing. There are no fixed 
rules, and to stress the nature of this, no one point at which any given 
scenario will or will not work, but even with no affordable housing this 
may well not be enough to persuade an owner to sell. It would depend 
on any plans to sell or retain the house, and perceived impact on the 
enjoyment of that, amongst a range of factors personal to such an 
owner. 

•	 The trial reduction of base build costs increases this figure to 
£163,167. Adding 20% to the sales revenue in the base appraisals (as 
above) increases this base figure to £245,396. 

•	 Once affordable housing is allowed for, at its least impacting 25% with 
grant, that highest most optimistic figure we produced falls back to 
£183,549 – a significant reduction. 

•	 Overall, bringing forward a site of this nature is likely to depend on 
increased sales values and or/lower build cost assumptions. Given the 
design theme likely to be needed, the latter is less likely and, 
therefore, any development will need to be underpinned by improved 
sales values. It appears that value assumptions of approximately 
£95,000 for the 1 beds and £132,000 for the 2 beds would be needed 
based on current costs. 
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•	 It is unlikely to be able to contribute significantly to affordable housing. 
The most favourable affordable housing content we modelled resulted 
in an overall land value of just £69,124. 

•	 We have no real abnormal costs allowed for in our appraisals, so there 
is nothing to be gained back from a different view on that aspect. 

•	 Overall, although this site is likely to be a viable one, this 
outcome does not point to a lowering of the affordable housing 
threshold. 

•	 While a more positive view on values could significantly improve 
viability, successful mixed tenure scheme design (also 
potentially involving mixed management) could be difficult to 
achieve on such a compact site. 

•	 In summary, this site type is unlikely to contribute to affordable 
housing needs unless a Housing Association led scheme rather than 
planning led one were pursued. 

•	 Subject to the site owner’s situation, needs and aspirations; and to the 
actual values/costs relationship; there is no reason, however, why a 
site of this type could not come forward fairly quickly to contribute to 
housing supply per se. 

3.2.6 Site 2 - Small edge of town centre site with potential for 10 units 

The site is relatively flat and of a light industrial nature. It is quite awkwardly 
shaped. The surrounding area is a mix of predominantly older terraced 
housing and commercial/retail premises. The immediately surrounding 
residential streets are of older, lower value housing stock. However, the site 
to us felt to be dominated by adjoining commercial uses. Surrounding roads 
are narrow but established use appears to generate significant and mixed 
vehicle movements. There may be party wall, access rights and associated 
issues with adjoining properties. 

Adams Integra Proposed Scheme alternatives: 

•	 Refurbish existing building to provide 2 no. commercial units at approx 
150 sq m on ground and first floor. Build new “starter” unit of approx 
60 sq m ground floor with 30 sq m mezzanine. 

•	 Demolish existing building and build 4 small buildings containing flats 
to west side of site consisting of 8 x 1-bed flats and 2 x 2-bed flats of 
54 sq m and 60 sq m respectively. 

S 
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•	 The site is subject to issues with service runs, which are a constraint. 

•	 The likelihood of contamination existing and the site needing 
remediation for residential use purposes has been identified as a risk. 
The site is in close proximity to a former gas works. 

•	 There may also be issue with the respecting servicing and access 
rights to adjoining properties (unknown). 

•	 In theory we feel that it may be possible to physically accommodate a 
residential development of no more than 10 flats here, probably 
predominantly being 1 bed owing to the available footprints. 

•	 Our estimation is that all flats here would need to sell for not 
significantly in excess of £100,000 despite the relatively central 
location. We have assumed prices of £104-110,000. 

•	 However, our impression is that this all adds up to a site which is 
perhaps more likely to remain in commercial use – whether that be 
as existing, following refurbishment of the exiting commercial units 
and/or possibly a new build element of commercial space. On this 
latter point it would appear that there may be scope to create some 
additional space in a small new building to one side of the site. 

•	 In a high value area, this sort of site sometimes has development 
potential for a residential mews type scheme. However, given the 
likely values (particularly as compared with the indicative Commercial 
use values) together with the site constraints (as above) this is 
perhaps an unlikely outcome. Arguably a continued or developed low 
key commercial use here would better meet  planning objectives. 

•	 We would regard this type of site as attracting lower end residential 
values. It may, therefore, be one which an RSL could look at 
bringing forward with a contractor/developer by examining costs 
and removing development profit expectations. Other than by 
that route, we see this site as unlikely to contribute to  planning 
led affordable housing supply. There are already too many factors 
weighing against a residential scheme. 

•	 Bearing in mind the site constraints and risks identified, the most 
optimistic of our appraisals - carried out on our base costs but with 
20% added to our base appraisal values, produced a land value of 
only (approx) £167,301 before any affordable housing allowance. 

•	 Once we allow for affordable housing, again even in its least impacting 
form, we reduce the approximate land residual to around £60,000. 
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•	 Based on a best estimate of the lettable floor areas and depending on 
the view taken on the existing buildings’ condition, assumed lease 
terms (and, therefore, rental and investment yield levels) we estimate 
that the holding might have a value in the range £200-£300,000, as 
existing; potentially more. 

•	 Looking at the potential refurbishment and/or new build addition for 
commercial use (redeveloped commercial use), we estimate that 
unlikely to be attractive because whilst the capital value of the 
premises would increase the development costs mean effectively only 
a very small land value is produced (not competitive with above 
scenarios). Clearly there may be a range of different investment and 
ownership scenarios. 

•	 Therefore, whilst the existing site and buildings continue to produce an 
economic rent, in our view the current use is most likely to be 
continued. 

•	 The only way that this site might produce any significant output for 
affordable housing would be through a contractor/RSL type 
relationship on the site as a whole should the balance between the 
figures move at some point. 

•	 Reducing base build costs by 10% does not make a significant 
enough difference to appraisal outcomes. 

•	 There is abnormal cost assumed for this site in our residential 
appraisals but those cost elements are unlikely to drop out. 

•	 Again, this outcome does not support a lowering of the 
affordable housing threshold. 

•	 Site viability is poor and perhaps the most likely route to 
providing affordable housing on this type of site would be 
through an RSL led approach, rather than a planning led one. 

•	 So this site is not only unlikely to contribute to affordable 
housing needs. It is also unlikely, in the short term at least, to 
contribute to housing supply per se given the current and 
likely short term relationship between development costs and 
values, and the relative level of existing commercial use value. 
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3.2.7 	 Site 3 – Steeply sloping Greenfield site in residential area with potential for 53 
units 

This site is regarded as Greenfield, being heavily vegetated and steeply 
sloping with a number of Tree Preservation Orders (TPOs). There are also 
likely to be other ecological issues. A watercourse also exists on the site.  
S 

•	 Our first reaction to this site, and one that has not really changed, is 
that, to develop it, first a workable site has to be created. Although we 
do not have any survey or other detailed information to hand, in our 
view this is likely to involve significant work – in tree clearance, 
creating appropriate levels/terraces, creating scope for access, 
potentially stabilisation, etc. Solutions are beyond the scope of this 
exercise, but we can only speculate that there could well be very 
significant abnormal costs associated with these works.  We have 
been able to allow only notionally for these. 

•	 Subject to overcoming issues, this site has the potential to 
accommodate an attractive residential scheme which would no doubt 
mostly be flatted in form. 

•	 Owing to the issues above and level of uncertainty, we decided there 
would be little point in sketching a scheme without detailed information 
on site levels, etc to base that on. Such an exercise would in any 
event would have been more involved than permitted by this project 
scope and budget. 

•	 We have, therefore, notionally modelled a scheme of 53 units allowing 
for further assumed deductions in the form of a variety of abnormal 
costs – see Appendix IV. The scheme numbers were determined and 
agreed as reasonable assumptions through discussions with the 
Council and the subsequent workshop. S 

•	 In looking at this we assumed 1 bed and large sized 2 bed flats at 
£110,000 and £180,000 respectively, with just a small number of more 
typically sized 2 bed houses at £160,000. These are relatively strong 
values in the Hastings context. 

•	 There is in our view no realistic prospect of, or likely market for, the 
site accommodating anything other than a well designed residential 
scheme - which has the potential to create a development with quite a 
secluded, attractive feel. 

•	 Our thoughts are, therefore, that the values achieved here could be 
significantly higher than in several of the other locations we have 
reviewed, as per the comment made above. 
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•	 For this reason alongside the fact that there is no certain/significant 
existing use value, nor little prospect of a valuable alternative to 
residential, we feel that it is a site which could be capable of 
accommodating an element of affordable housing. We would assume 
this to be the Council’s starting position in judging the site now. 

•	 In a scheme of this type it will be important for the Council to enter into 
dialogue with the developer about any need to consider the cost 
impact of such planning obligations in light of the (apparent) need to 
overcome what appear to be significant abnormal issues and the 
meeting of wider planning objectives. 

•	 The outcome might be a need to justify a reduced affordable housing 
contribution for this site, but in our view, given the above 
relationship between values, this need not affect a stance by the 
Council of expecting the 30% provision currently required 
(assuming Greenfield) and moving away from that only when the need 
to do that is demonstrated. 

•	 The fact that abnormal costs come to bear in some cases does not, in 
our view, detract from the soundness of an affordable housing target 
to be applied on such sites. The process needs to be all about a 
negotiation in light of site specifics. 

•	 Our base appraisal for this site shows an approximate land residual of 
£445,618 – with 0% affordable housing assumed. 

•	 Reducing our base build costs by 10% makes a significant difference 
to the land residual – increasing that to (approx) £846,791 i.e. almost 
double. 

•	 This increase in land value is very broadly equivalent to that which 
would come from taking out the abnormal costs currently in our 
appraisals for this site (approximately £300,000).   

•	 In this instance a notional 20% added to sales values makes a very 
significant difference to the land residual – increasing it to (approx) 
£1,436,723. Since the sales values assumed in our base appraisals 
are already relatively high (partly due to the large unit sizes assumed) 
an increase in sales value of this nature is unlikely in our view.  

•	 With our assumed level of abnormal cost (which we cannot justify 
removing on the basis of unknowns) the only appraisals which look 
positive from a viability point of view once an affordable housing 
content is assumed are some of those where we have reduced base 
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build costs by 10% (but only where the affordable housing is with 
grant) or increased values by 20% (but even in that case not where 
more than 30% affordable housing is required).  

•	 The Council would be obliged to seek 30% affordable housing under 
adopted policy, this being a Greenfield site.  

•	 From our figures, but dependent on the site design and 
availability of engineering solutions to mitigate, the abnormal 
issues it is likely that a developer may need to negotiate for a 
reduced affordable housing content. 

•	 However, this need not detract from an approach which seeks the 
30% as per current policy. 

•	 Consideration of this site type would make no difference to the 
discussion on thresholds. 

•	 Setting the affordable housing requirement aside, then a site 
such as this should be viable for housing assuming cost 
effective designs and engineering solutions are used in relation 
to the site topography and conditions. 

•	 As above, if build costs or abnormals were able to be reduced in total 
by £300-£400,000 from our base assumptions, there is a possibility 
that this site could produce up to 30% affordable housing; most likely 
with grant (for all of the affordable rented element at least). 

•	 This indicates that another site of this nature (i.e. type of location, 
scale and sales value levels), but stripped of major abnormal costs, 
should support the 30% affordable housing target.  

•	 We have to paint a relatively negative picture, viability wise, of this site 
due to its specific nature, but it will be worth bearing in mind as above 
that there is no alternative/high value competing use for a site such as 
this and, therefore, the landowner’s price expectations will need to be 
adjusted accordingly. We will pick up on this theme in rounding up this 
site by site review.  

•	 A site such as this will take some time to progress owing to the 
number of often inter-linked technical and environmental issues to be 
overcome. However, assuming Greenfield status, the Council would 
legitimately expect to put forward its existing 30% affordable housing 
target in such a case. 
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•	 Some negotiation may be necessary. Owing to the development 
abnormals on this type of site, it would be unlikely to support 
affordable housing at an increased level (beyond 30%) regardless of 
any future Greenfield target level.  

3.2.8 	 Site 4 – Steeply sloping Brownfield site in residential area with potential for 
117 units 

This is effectively a cliff top site - with likely issues relating to stability and also 
ecology. 

Stabilisation, and/or engineered design of structures, will be probably be 
necessary. Such a site would suit a high quality/landmark development. 

Adams Integra Proposed Scheme: 

Our capacity study led us to use 117 units as a base: 6 blocks of flats 
consisting of 28 x 1-bed flats at 45 sq m; 84 x 2-bed flats at 63.5 sq m and 5 x 
2-bed penthouse flats at 90 sq m. 

•	 The site is regarded as Brownfield following previous clearance works. 

•	 It was deemed necessary to provide multiple access points to this site 
and initial feedback from the Council’s highways adviser seemed to 
confirm this, rather than concentrating traffic movements too much at 
a single or insufficient number of points. 

•	 This indicated to us that a sensible scale of development to consider 
for viability is the 117 units. We sketched a scheme on this basis, with 
a vision that separate buildings might be a more appropriate form of 
development to a very long single structure Our aim was to look, albeit 
very approximately, at how feasible the creation of that number of 
units appeared to be. 

•	 A scheme such as this would rely on a significant amount of basement 
car parking. The need could be for 60 or more basement car parking 
spaces, which would be constructed at significant abnormal cost. 
While there would be some set-off for the above-ground car parking 
spaces that would not be provided instead, and in relation to the 
building structure, we have allowed some £11,500 per space extra 
cost. Basement car parking can cost significantly more than this, 
depending on designs and the need for measures such as mechanical 
ventilation. 

•	 Certainly this site offers rare scope for cliff top development. It is 
difficult to say what the values of flats built here are likely to be. They 
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will vary significantly within the site even once benchmarks are 
established. 

•	 We have assumed landward (inward facing) lower level 1 bed flats at 
£90,000 (generally speaking the location is not a higher value one) 
with good 2 bed flats in similar locations at £150,000 but a significant 
premium for sea view flats at £243,000.   

•	 It will be crucial to maximise revenue from the orientation of flats as far 
as possible benefiting from sea views. On a similar basis to the Site 3 
discussion, we would expect this site to be capable of providing a level 
of affordable housing, and the Council’s (Brownfield) target proportion 
of 25% ought to be applied pending the demonstration of abnormal 
cost issues which could potentially mean a reduced proportion being 
delivered. 

•	 A sufficient number of sales at the higher values would probably 
warrant the construction of the expensive basement car parking, but 
the viability equation on the lower value units might be more marginal. 
Our base appraisal, with 0% affordable housing, gives an approximate 
land residual of £771,916. Whilst per plot this is not a significant figure 
(less than £7,000), depending on a landowner’s expectation and any 
contracts or other arrangements in place, this may be regarded a 
sufficient sum of money for a site of this type to come forward. There 
are many unknowns and it is extremely difficult to comment on this. 
Apart perhaps from an element of food and drink (e.g. a new cliff-top 
pub/restaurant or similar as part of a scheme) it is difficult to foresee a 
use other than residential coming forward here. We did briefly think on 
the idea of a hotel or nursing home, but we were not convinced about 
the location/surroundings (remoteness from appropriate facilities) for 
there to be the right fit or demand for either. This is really just 
conjecture. For this reason no such appraisals have been carried out. 

•	 Once affordable housing is assumed within the appraisals, at 
25% and even with grant, the land value disappears (becomes 
minimal at best) on our base assumptions. 

•	 Our base figures include abnormal cost estimates of around £250,000 
together with the cost of the basement car parking, based purely on 
notional pricing of risks – but unknown.  

•	 It is difficult to see how these costs would be reduced but a value 
engineering exercise could be carried out. 

•	 Only when we reduce our base build costs by 10% does it appear 
possible to maintain the base appraisal land value but provide up 30% 
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affordable housing (but only with grant). Even after that cost 
adjustment, the scheme looks as though it would not provide 
affordable housing without grant or at more than 30%. Depending on 
land value background and expectations it might fall short of that level 
of requirement. 

•	 Whilst the theoretical adjustment made to increase sales revenue by 
20% produces much stronger land values (e.g. 0% affordable housing 
approx value in excess of £2.8m or after 25% affordable housing – all 
rent with grant – in excess of £1.8m) it seems unlikely to us that such 
a bold assumption could be made on values. We feel that we have 
been reasonably optimistic with our starting values here, in a Hastings 
context. 

•	 In our view, a site of this nature is very unlikely to come forward 
in a suitably designed form (with significant parking hidden in 
basements, etc) in a sensitive location and support any 
significant amount of affordable housing. 

•	 This might be a site where wider planning objectives carry 
considerable weight. 

•	 While the Council would be obliged to seek the 25% Brownfield 
requirement (and seek information on why that may not be 
deliverable) we think it likely that flexibility will need to be 
exercised in cases similar to the one modelled. Some thought 
could be given to the collection of payments in lieu on such sites, 
and a creative use of any available subsidies, even if only at 
relatively modest levels. 

•	 Thought could be given the tenure mix of any affordable housing 
on such a site, with the possibility that a mix skewed more 
towards intermediate housing/shared ownership within any 
element of affordable negotiated might usefully aid viability. 

•	 Notwithstanding the above, these findings need not affect the 
soundness of a Brownfield site target of 25% affordable housing, 
providing they are accompanied by a negotiated approach. 

•	 Whilst there are technical and environmental issues to be 
overcome, and we think viability discussions likely to take place, 
this type of site should be capable of contributing significantly to 
local market housing supply of a type that will boost the locality. 
Care will be needed over the achievement of wider planning 
objectives, however, and potentially a creative/mixed approach to 
affordable housing provision adopted. The tenure, siting and 
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financing of the affordable housing would need to be considered 
carefully, and there may even be a role for use/part us of 
payments in lieu in such a case, where viability and affordability 
concerns might impact. 

•	 Such schemes take time to bring forward. Given the prominence 
of such a site, it appears that there may be issues slowing its 
release for development and the Council could try to proactively 
engage such owners to discuss any such issues.  

•	 As with site 3 consideration of this type has no effect on the 
discussion on threshold levels. 

3.2.9 	 Site 5 - Level Brownfield site in predominantly residential area with potential 
for 9 units 

This is a level, light industrial site with parking within a predominantly 
residential road consisting of mainly 2 storey properties. There are some 
other commercial properties nearby. With a site of this nature there may be 
potential contamination issues if developed for residential, including the 
materials used in the construction of the existing building if it is to be 
demolished. The site has significant road frontage to one main boundary and 
railway embankment to the other, to the equivalent of about first floor level. 
The site maybe subject to potential flooding issues, that potential was borne 
out by a preliminary check of Environment Agency website information, which 
confirms the site is within a flood risk zone. We have identified flooding as a 
risk which we think may well have an impact on scheme design. 

Adams Integra Proposed Scheme: 

Demolish existing industrial unit and provide 9 x 3-bed town houses at 
117.3sq m over three floors with integral garages. Proposing townhouses 
rather than 2 storey dwellings was a result of discussions with the Council 
over potential flood risk issues. Although not detailed here, any design would 
need to accord with recommendation for minimum floor levels to mitigate 
flood risk. 

Note that there is an alternative on this site, of continued use of the existing 
commercial premises; or refurbishment or redevelopment for commercial use. 

•	 Residential values are in the lower part of the Hastings range, and that 
may be an issue because constraints could affect build type and 
potentially mean that units are overpriced for the area owing to the 
flood risk potentially steering the design approach. 
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•	 Constraints-wise, the railway may also be an issue for noise (unlikely 
to prevent residential development in itself but a survey and mitigation 
measures may well be needed). 

•	 The site is also likely to be subject to issues with underground 
services and easements. 

•	 In our view, this restricts the sites potential to 9 new houses in a 
terrace parallel to the road frontage reflecting similar housing nearby. 
The site is not of sufficient depth or width to create an alternative of a 
courtyard style scheme with buildings running perpendicular to the 
road frontage and, therefore, gable ends onto the railway. 

•	 Such a scheme might well need to be built as  2.5/3 storey  housing 
with limited living accommodation on ground floors, and would almost 
certainly be pitched at the lower end of the market. 

•	 We have assumed reasonably large 3 bed town house style properties 
which would sell for about £189,000, priced according to their size 
given likely per metre sales rates, but probably optimistic in this 
location therefore, as above. This might be a site where the RSL 
market could compete with a developer led scheme through a 
partnered construction led scheme, particularly looking at the potential 
revenue from shared ownership which on our assumptions looks as 
though it could get to perhaps 70% or more of open market value 
(depending on grant assumptions). On this, developer’s profit - at 15% 
of Gross Development Value, takes out just over £250,000 from the 
equation. 

•	 However, the values associated with existing (or redeveloped) 
commercial use are likely to mean that the residential option is 
not sufficiently tempting from a land owner viewpoint in the short 
term. This may lead to a site of this type not coming forward for 
residential development based on current values, costs and 
comparisons. Even with the constraints mentioned, it is the type of site 
which we have seen developed elsewhere, off the back of stronger 
residential values enabling abnormal issues to be overcome and 
existing use values out-weighed. For this reason, and the project 
scope, we have not explored other potential residential development 
forms here. 

•	 None of the outputs from our base assumptions appraisals will 
produce a residential scheme here. Residual land values are  nominal 
at best. 
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•	 Reducing build costs by 10% produces a maximum (approx) value of 
£146,372 – still highly unlikely to mean that a residential scheme will 
come forward. 

•	 Only by increasing sales revenue by the theoretical trial 20% do we 
see a result which will support a residential scheme of this type. Even 
then it is really only the 0% affordable housing result which looks 
strong enough to persuade an owner to think about selling. 

•	 Looking at (approx) comparative commercial use values based on the 
wide-ranging assumptions we are making, it appears the existing 
premises might be worth £150,000-£200,000 to an owner based on 
receiving a rent of about £61 per square metre per annum, but making 
no allowance for the yard areas. If the quality or type of the space 
means the applicable rental would be significantly lower than this in 
reality, then it is still likely that the  existing commercial use value will 
compete with residential development value from what we can see. 
We must point out that we have not inspected or measured the 
buildings, as with other  existing commercial units in this study, so we 
are making assumptions. 

•	 There is little prospect of seeing higher residential values than we 
have assumed. In our view, even if a viable market residential 
scheme comes forward it is unlikely to support an element of 
affordable housing, regardless of tenure or other assumptions. 

•	 This should of course be kept under review. 

•	 The findings here, again, do not point to a lowering of thresholds; 
or increasing of the proportion of affordable housing sought as a 
target on such smaller Brownfield sites in the Borough. 

•	 As with site 2, it may be worth reviewing the scope for an 
RSL/affordable housing led scheme on the basis of a different 
view of market risks and profits etc. 

•	 In essence the findings are as in the case of site 2, but tempered 
slightly here by the fact that the sites surroundings indicate a 
more favourable environment for residential development; 
arguably there are fewer issues weighing against the possibility. 

3.2.10 Site 	 6 – Steeply sloping site in residential area with capacity for 29 
units 

A sloping site within an established good quality residential area, including a 
terraced area forming a small plateau.  
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The site has a number of TPOs and there may be other ecological issues for 
example potentially including the presence of Badgers or other species. 

Consideration of this site requires a careful balance of optimising its use, but 
while working with the slopes and landscape/ecology issues. It may well be 
possible to achieve more development on the site than we have assumed, but 
our thinking has also been influenced by a previous planning refusal. A 
scheme including a mix of dwelling types should not be ruled out, but that 
approach might be more difficult to work through than one for flats in a 
managed grounds setting. 

Adams Integra Proposed Scheme: 

Four blocks of two and three storey flats consisting of 29 x 2-bed flats at 65 
sq m. The flats could be made larger. 

•	 The site should be capable of accommodating an attractive 
development which we have envisaged as a flatted scheme set in 
blocks which could have an attractive setting, whilst respecting what 
appear to be a significant number of trees (TPO issues). 

•	 This is not to say the site could not accommodate house types 
successfully, but we looked at that in outline and it would require 
careful design to provide logically arranged access and private 
gardens. 

•	 Assuming successful site assembly takes place (we have not allowed 
for this) the main risks and any potential abnormal costs would be 
related to levels and to trees/ecology. 

•	 We are not clear whether this site would be viewed all as Brownfield, 
or assumed to have a Greenfield element. Buildings may have been 
cleared from the main road frontage. 

•	 Our base appraisal produces a land value of approximately £559,327 
assuming no affordable housing. As with site 4, this does not seem a 
significant sum on the face of it, but it appears there is little other 
prospect of creating significant value. We might, therefore, regard this 
base figure as a minimum for the purposes of seeing what happens as 
affordable housing is introduced and other variables are changed. 

•	 The theoretical reduction in build costs or increase in sales values 
sees this figure increased to approximately £781,039 or £1,143,509 
respectively. 
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•	 While it is unlikely that costs will reduce, our values for flats here may 
be conservative and it is possible that a higher value scheme would be 
promoted here. 

•	 On this basis (which can only be indicative) it appears that the scheme 
might be capable of supporting up to 30% affordable housing and then 
most likely on the basis of a 50/50 tenure mix with at least an element 
of grant. 

•	 Depending on viability specifics of any scheme that comes forward, 
led by how strong the values are, it certainly appears that – assuming 
this site is a Brownfield one – then 25% affordable housing could 
potentially be deliverable and this would fit with the Council’s 
existing headline target. Again we consider that a 50/50 tenure 
mix might be the most sustainable viability wise and appropriate in 
terms of the likely nature of the development and developer’s 
marketing approach to maintain values and viability. However, other 
approaches such as a higher proportion of rent, a grant free/reduced 
grant solution (particularly with mixed tenure) or free land approach 
need not be ruled out. The viability of a site like this should mean 
scope to consider the optimal mix, depending on funding availability. 
We are hanging these indications on a positive view of values on this 
site, but that would seem appropriate. 

•	 We have allowed additional cost for site slopes and foundations, but 
not for significant abnormal cost. Should abnormal costs be relevant 
here, we would need to revise our assessment. However, that need 
not affect the starting point/target approach by the Council. 

•	 Review of this site type in our view supports a 25% affordable 
housing target, assuming Brownfield, but is unlikely to support 
an increased target or provide any information which would 
support a lowering of the threshold at present. 

•	 Subject to ownership negotiations and the overcoming of 
practical development issues (technical and environmental) there 
is no apparent reason why a site of this type could not come 
forward reasonably quickly to provide a useful contribution to 
housing supply per se as well as a valuable contribution to 
affordable housing need. 

3.2.11 Site 7 – Edge of town centre site formerly in commercial use with  	potential for 
mixed use scheme including 44 units 

The site is within the footprint of a former industrial works. The site is fully 
covered by a substantial predominantly concrete framed building of 7 or more 
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stories equivalent height. The buildings immediately surrounding the site are 
of a similar overall height, with the effect of the ground levels. To the rear of 
the site there is housing, but the ground rises quite steeply towards those 
properties, at which point the apparent scale of this building becomes 
reduced. 

The roads surrounding the site are steeply sloping and there are access 
restrictions to the site. Access may be possible via the existing delivery 
entrance in the sub-basement although the road is narrow and may restrict 
traffic flow. It is unlikely to be possible to create any significant capacity for 
car parking on this site, and that may well influence scheme feasibility, 
particularly once other factors are taken account of too. 

There is likely to be contamination on the site. The site is within a 
conservation area and with particular structural issues presents a range of 
difficulties.  

Adams Integra Proposed Scheme(s): 

Mixed use scheme consisting of 44 flats – 24 x 1-bed flats at 48 sq m; 4 x 1
bed flats at 45 sq m; 8 x 2-bed flats at 65 sq m and; 8 x 2-bed flats at 72 sq 
m. In addition there would be approximately 293 sq m of lettable commercial 
space on levels two and three. 

We do not propose to go into detail of the Commercial scheme options and 
alternatives but instead draw conclusions from the outcomes of our indicative 
residential led proposal, as above, and the known issues associated with the 
site. The scope of this report is not sufficient to explore a complex commercial 
scheme or schemes in detail, nor is enough information known to do so. Our 
conclusions deem this an unnecessary exercise in any event. 

•	 This is a highly constrained site which has proved very difficult to bring 
forward for a range of reasons. The issues appear to include: 

o	 The building does not lend itself well to conversion, including 
the costs of major repairs. 

o	 There is virtually no scope for providing any significant amount 
of car parking – a handful of spaces and servicing access 
seems all that is feasible given the narrow adjoining roads and 
lack of available space on site.  

o	 Apparent concern over services capacity. 

o	 A planning objective to see a mixed use scheme promoted in 
this type of location. 
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•	 These issues add up to it being very difficult to foresee a residential 
led scheme being workable on this type of site, from a practical point 
of view. However, we carried out appraisals in the context of this 
exercise. 

•	 The practical picture is borne out by appraisal results which, even 
based on a theoretical re-use of the structure (conversion scheme), 
all show negative residual land values – which we have recorded as 
zero values in the Appendix II tables. 

•	 The actual results show a deficit (negative land value) ranging from 
approximately £1.1m on the basis of zero affordable housing to 
approximately £1.75m after allowing for 25% affordable housing on 
the basis of all affordable rent with no grant (typically the worst case 
scenario for viability at 25% affordable housing). 

•	 This applies on all base appraisals and all appraisals adjusted for 
more optimistic sales values and (reduced) build costs. 

•	 There is little merit in going into this in more depth, as it appears 
that the Hastings values levels simply will not support that type 
of scheme. The fact that we have allowed for approximately 
£300,000 worth of abnormal cost clearly does not help the 
equation, but as can be seen from the size of the appraisal 
deficits mentioned above, the removal of our allowance for 
abnormal costs or savings of an equivalent nature would still fall 
far short of making the scheme viable. 

•	 According to our estimated figures, the small commercial elements we 
envisaged on the lower floors would be relatively valuable and could 
have had the potential to contribute perhaps in excess of £300,000 to 
the overall land value. However, as per the preceding point, that would 
merely contribute to reducing a much wider deficit it appears. 

•	 While we may have assumed conservative sales values in the base 
appraisals, this demonstrates that the value/cost relationship in 
Hastings is currently not strong enough to support this type of scheme.  

•	 It is highly unlikely that a scheme of this type would produce any 
significant affordable housing. As above, however, all schemes are 
different and need to be viewed on their specifics, so in our view this 
outcome need not detract from the approach to have in place a 
suitable affordable housing target. 
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•	 Typical Hastings values are unlikely to support residential 
conversion or residential led schemes of this complex nature, 
with many/significant abnormal issues. The equation might be 
different with a prime or waterfront/sea views site, where significantly 
higher values might drive a scheme. 

•	 Given Hastings values levels, such a site, with significant issues 
associated with the existing premises and constraints affecting 
its redevelopment is not likely to contribute significantly to 
housing supply – either in terms of market or affordable 
provision. Sites of this type are unlikely to be viable for housing 
led schemes and therefore should not be relied upon without 
detailed feasibility checks for  housing supply in the local 
context, short term. 

•	 Again, because of the nature of this site, this finding need not 
detract from the Brownfield target of 25% affordable housing 
approach. Once again, however, it reinforces the need for a 
flexible approach and demonstrates that there is not current 
scope in viability terms to move that Brownfield target up. 

3.2.12 Site 8 – Town centre site with potential for mixed use scheme including 45 
units 

This site is in close proximity to a railway line. It is a compact site within a 
highly developed area. The site is comprised of existing commercial use 
buildings and an area of cleared land. The surrounding buildings comprise 
substantial 3 storey Victorian/Edwardian terraced housing, a mix of multi-
storey buildings – offices/former offices and further residential. A 
contamination study is likely to be required. A noise survey may well be 
required with regard to proximity to the railway. 

There is no relevant planning history, however, the Hastings Borough Local 
Plan suggests that planning permission would be granted for a mixed use 
development of commercial on the ground floor and residential above; we 
thus envisage high density and necessarily multi-storey construction. 
Following the workshop discussion, it was decided to model a scheme with 
residential numbers in excess of our original thinking (up to 45 units over, say, 
six storeys).  

Adams Integra Proposed Scheme: 

45 flats and 4 retail units over potentially up to 6 (may be more) floors in a 
central block format. 45 x 2-bed flats at 63.5 sq m and 3 retail/commercial 
units on the ground floor of 48 sq m, 55 sq m and 75 sq m. 
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•	 We consider the flats here would sell at sub £100,000 currently, 
particularly given the assumption that the bulk of them would need to 
be marketed simultaneously. We have assumed a figure of £95,000. 

•	 The area has a predominantly residential feel and we understand that 
there is a planning vision for that to be reinforced, while appropriate 
mixed uses are to be encouraged, for vitality. We understand that this 
site and immediate area may be the focus for a local regeneration 
initiative. Further detail of that is beyond the scope of this study. 

•	 There would appear to be an opportunity to create a local landmark 
type building, and we understand that encouragement may be given 
for consideration of a scheme of 6 or more storeys in height. The idea 
of introducing mixed use, by way of retail and café or similar at ground 
floor level would appear to be appropriate in principle. 

•	 Our site capacity sketch scheme for up to 45 flats with commercial at 
ground floor appears to fit these objectives. 

•	 However, all of our appraisals again produced significant negative 
land residuals. This is because of the poor relationship between 
values and costs, compounded on this occasion as we have increased 
our base build cost assumption significantly on this type of site. This is 
due to the tight nature of the site but also because it will most likely 
demand a more expensive form of framed construction. We have 
priced in for various risks on the cost of foundations, made ground, 
contamination, surveys and the like. Our risk register shows 
approximately £90,000 cost against such items, additional to the 
increased base build cost. 

•	 As with the site 7, however, the removal of abnormal costs and land 
value contribution from the commercial element (latter here probably 
not much more than around £60,000) make only a relatively small 
impact on the overall scheme deficit we arrive at. 

•	 To illustrate this - even a best case scenario (zero affordable 
housing produces a deficit of about £1.7m 

•	 Interestingly, significantly reducing base build costs (back to our 
standard base cost level of £1150/sq m from £1550/sq m) reduces the 
deficit to around £400,000. This illustrates that the key factor is the 
strength of values needed to support this type of scheme, and we 
feel in this type of location currently a realistic, not optimistic, 
assessment of values is necessary. 
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•	 Thus our conclusions here are much the same as in the case of site 7 
– they need not detract from the existing affordable housing 
policy target and negotiated approach, but such schemes are 
likely to need viability assistance. 

3.2.13 Site 9 – Steeply sloping, undeveloped site in residential area with potential for 
up to 16 units 

Steeply sloping undeveloped site that is effectively an overgrown 
embankment. Large retaining wall structures run parallel to the site’s road 
frontage, at varying distances from the road edge. The site is on the edge of 
an existing housing estate, predominantly private in the immediate 
surroundings, with what appears to be some social housing further from the 
site. 

A site of this type may have potential ecology issues with protected species. 
There is also concern over land stability issues 

Access to a large scheme or one built into the hillside would be extremely 
difficult and probably too costly to justify. It is thought that parking served 
direct from the road and potentially integral to buildings at ground floor/ 
basement type level will be necessary. For cost reasons the construction of 
additional access into the slope is unlikely. There may also be issues with the 
height of new buildings relative to the existing housing were such an 
approach taken. 

There may be issues over the ownership and rights status of adjoining roads, 
this creates a significant unknown. No cost allowance has been made for that. 

Adams Integra Proposed Scheme: 

2 schemes have been developed for capacity purposes: 

1. Housing scheme of 7 x 3-bed town houses with integral garages at 117m². 
These would in a sense be overly large for the location (as at site 5). 

2. 	Flatted scheme of 16 x 1-bed flats at 40 sq m. 

•	 To emphasise, this is a very awkward site. 

•	 It is on the fringe of a large modern housing estate, of modest mixed 
private and affordable tenure properties, mostly of terraced 2 storey 
form. 

Prepared by Adams Integra. Ref: 06331. July 2007 51 



Study of Housing Sites Viability and the Impact of Affordable Housing 
Hastings Borough Council 

•	 We have prepared sketch capacity schemes showing 7 no. 3 bed 
houses, each with integral garage/parking and 1 additional space, and 
alternatively 16 no. 1 bed flats with 1 car space each in an undercroft 
style arrangement. 

•	 Our most positive viability appraisal outcomes come again from the 
base appraisals which assume zero affordable housing. The one at 
our standard base build cost for the houses produces an approximate 
land value of £142,961. At its most optimistic, with increased sales 
values, that grows to £362,840 but currently we would be reluctant to 
assume values any higher than they are pitched in our base appraisal. 

•	 Viability of the flatted scheme here looks marginal at best on our  base 
sales rate figures. That produces no land value unless costs are 
reduced or values are significantly increased – the latter improving the 
outcome to a similar land value as the base figure above for the 
houses scheme (to £149,991).  

•	 We have pitched the flat values at the lower end of the Hastings range 
for this site, because it seemed to be fairly remote from amenities in 
terms of attracting likely purchasers, and not within a higher value 
area. 

•	 For a market scheme the most likely outcome would seem to be the 
housing scheme, although flats may work if higher values were 
appropriate. 

•	 The housing scheme would be very unlikely to produce any planning 
led affordable housing even if the threshold were lowered  sufficiently 
to capture such sites. 

•	 Interestingly, although (and because) the flatted scheme appears to 
produce a lower land value, as the gap between market and 
affordable housing revenues on that scheme is small, a flatted scheme 
might work for an RSL working with a contractor. We say this only on 
the basis that the land values produced, when grant is assumed, are 
close to that arrived at with no affordable housing. However, this is 
only on the basis of the appraisals which include reduced costs and so 
would involve a view being taken on profit levels for instance. 

•	 Overall, this site may be unlikely to come forward, again owing to 
the value/cost relationship and difficulties involved. The abnormal 
costs allowance of over £100,000 is exacerbating the issue, but again 
it is thought to be a more fundamental one of basic viability. Indeed, 
abnormal costs could increase here. 
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•	 If a market scheme does come forward, it would probably not 
support any affordable housing content. However, an RSL led 
scheme, with grant, low land value and profit expectations, might 
not be ruled out subject to overcoming the technical difficulties 
at economic cost. This site is unlikely to have any significant value 
or prospect of alternative proposals. 

•	 The results indicate no support for a lowering of the existing 
affordable housing threshold or increase in target proportion. 

•	 Although this site might in principle be regarded as a Greenfield 
one it has significant abnormal development issues and risks 
associated with it. 

•	 In our view sites with severe topography and other abnormal 
issues such as this should not be relied upon for housing supply 
whether market or affordable. Unusual sites are capable of 
development with commitment and  investment in problem 
solving, but we wonder whether the incentive to drive that type of 
process is sufficient here. 

3.2.14 Site 10 – Greenfield site in residential location with potential for 17 or more 
units 

Greenfield site with surrounding woodland on the edge of a residential area. 
This site has the feel of being a woodland clearing on the fringe of the urban 
area, which is a little deceptive as in fact the wider area is generally 
developed (over the last 30 years or so). The developable site is of grassland. 
The site slopes relatively steeply in some areas, but the main developable 
area has more moderate slopes than seen on several other sites. It is thought 
that the lower section of the site (light woodland) may be undevelopable. 
Subject to satisfactory access being created from the lower, existing road end 
retention of that area would protect the green corridor along the local 
distributor road while also giving the feel of a secluded/shielded development. 
There are a number of TPOs on and around the site (which may lead to 
difficulties when creating access) and a watercourse. There are also rights of 
way dissecting a part of the site, though it is thought that those would not 
impede development. 

Adams Integra Proposed Scheme: 

The site would really ideally suit large family houses. A scheme of 17 large 
family dwellings is considered a reasonable approach to development in this 
location, on a reduced density basis relative to other site capacities we have 
considered so far. Possible alternatives could include an element of flatted 
development to increase capacity slightly and this was the preferred approach 
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suggested by Hastings Borough Council Officers at the workshop. However, 
the scheme appraised is as shown below following consideration of the 
balance between environmental pressures and density. Broadly, increased 
numbers would improve viability. 

Housing scheme of 6 x 4-bed houses with integral garages and parking at 
144 sq m; 11 x 3-bed houses with integral garages and parking at 122 sq m. 

•	 The market would support 3/4 bed homes in this location. 

•	 Creating a suitable access through the tree belt, together with 
ecological issues, will be the major factors to be overcome in 
creating a scheme here. 

•	 Notwithstanding these issues, the site appears to have potential to 
accommodate an attractive scheme, probably of houses or 
mainly houses, but which could also include a flatted element if too 
low a density became a concern. 

•	 Based on our approximate capacity sketch a scheme of 17 dwellings 
appears to be comfortably accommodated around a central open 
space but whilst keeping buildings away from the woodland fringe. 

•	 In viability terms, our base appraisal produces a guide land value in 
excess of £0.5m based on zero affordable housing. That rises to 
approximately £0.75m if build costs are reduced as in other cases; or 
to just over £1.1m if the more optimistic view on sales values is looked 
at. 

•	 Once affordable housing is introduced in its least impacting form for 
viability (25% on a 50/50 tenure mix with grant) these figures are 
reduced by 40-50%. This is a normal degree of impact that we tend to 
see in our studies, from the first introduction of affordable housing on a 
site. 

•	 The land value falls away as the affordable housing percentage 
increases from there and as the tenure mix moves to all rented. 
However, it looks as though other assumptions, including more rent 
and no grant might work at 25% affordable housing, especially if costs 
were reduced or sales values increased in accordance with our 
variances. 

•	 Given that this is presumably regarded as a Greenfield site where the 
Council’s current 30% affordable housing target would apply,  there 
might be various workable assumptions here too. 
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•	 Whereas 100% affordable rent (of the 30%) with no grant does not 
look achievable (it removes the land value on the base appraisal), 
the 30% may be achievable on the basis of a 50/50 tenure mix 
with or without grant; all rent with grant or on the basis of free 
land. 

•	 40% affordable housing would most likely only be deliverable on 
the basis of the 50/50 tenure mix and receiving grant. Again all 
affordable rent with no grant at that level could be  ruled out. 

•	 None of these statements can be definitive. Site specifics will vary, 
and influence outcomes. Viability on such sites is generally 
significantly better than the Brownfield site types we have 
reviewed so far. This is reinforced by the fact that  here there is 
unlikely to be any other use for such a site and, therefore, any 
other realistic prospect of generating any significant  land value 
at all. 

•	 So a site which should be viable, even allowing for some abnormal 
road cost (we have £100,000 included, plus allowances for slopes), 
given where value expectations ought to be pitched in the knowledge 
of affordable housing policy.  

•	 This is a site type which should be capable of supporting 30% 
affordable housing, and may be up to 40%, depending on 
values generated, the specific viability negotiation flowing 
from those; and certainly on a flexible approach on tenure mix 
and funding assumptions. 

•	 As part of considering viability and affordable housing on such a site, 
the Council would aim for a proportionate unit mix for the affordable 
housing – a mix of property types wherever possible. A flexible 
approach to this, however, could aid viability where necessary, 
through accepting that the market scheme element would need to 
retain higher value properties. 

•	 In essence the outcomes and our views are positive for the 
potential this type of site suggests – for both market and 
affordable housing delivery. 

•	 There is no apparent reason why a site of this type could not 
contribute to local housing supply in the short term subject to 
overcoming technical and environmental issues. 
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3.2.15 Site 11 – Large potential redevelopment (Brownfield) opportunity in residential 
area of St Leonards with potential for up to 180 units but with parameters on 
numbers to be established

This is an intensively developed site, containing a range of buildings in
specialist use. The site is relatively elevated with opportunity for sea views 
from upper floors. It is within a conservation area predominantly of large 
Edwardian villas and has a relatively quiet leafy feel. There is some more
modern development in close proximity to the site. In particular, we noted 4 
storey block of flats opposite the site at one point. The natural ground slopes 
up from the south quite significantly but the site is terraced within. The series 
of terraces accommodates the existing buildings. Some upper areas are cut
out, while some lower areas are built up.  

There are existing buildings on site including a listed element. 

There are trees within parts of the site and some of the site fringes are 
banked and wooded.  

Surrounding roads are narrow with lots of on-street car parking and yellow 
line restrictions. There are multiple access points to the site.

The site would suit a high quality, high density development predominantly of 
new build apartments and conversion of the existing listed element, also
forming high quality apartments. We would not rule out some more traditional 
housing, but any significant content of that type would need to be carefully 
designed and, in our view, might struggle to make best use of the site given 
its topography, shape, etc.  

Adams Integra Proposed Scheme:  

132 x 2-bed flats and 30 x 1-bed flats across 5 blocks. 18 x 2-bed apartments 
forming conversion of existing listed buildings.

On consulting the Council’s planning officers (and, in particular, the Design
and Conservation manager) the feedback we received was that this number 
of new dwellings may well be viewed by the Council as over development. 
Our view is that the maximum realistic number of units will need to be
generated to create a level of value likely to significantly underpin any re-
investment/relocation plans related to the existing use. The optimal form of
development is difficult to arrive at in this type of exercise, and in reality a 
much more detailed exercise would need to be carried out.  

We decided to review viability based on our higher number of proposed 
dwellings, but also on half that number of new build – giving a second
scheme total of 99 units including the 18 refurbished flats within the listed
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terrace (the Council’s officers had indicated a maximum of potentially 100 
units). The listed element potentially has the capacity to accommodate more 
like 30 flats, subject to survey, but we restricted the number as we felt we 
were otherwise going to be driving increasing car parking requirements which 
might not be created sufficiently close to those units.  

•	 This is a large and prominent site. 

•	 It has an elevated position in a generally good residential area, but 
which the estate agents did not regard as quite at the “top of the 
range” desirability wise. 

•	 Our values may, therefore, have been a little cautiously pitched for the 
base appraisals, so we have considered the effect of higher values on 
results. 

•	 There are distant sea views from parts of the site and surrounding 
roads, and this is quite likely to be a feature of the marketing of some 
upper floor flats within any scheme. This links the comment and 
appraisal thinking on values, as the site may set its own levels to 
some extent. 

•	 Having become highly developed and intensively used over the 
years, this site is clearly a very significant asset and undertaking as 
existing. Land values will need to be maximised in order for the site to 
be sold, presumably allowing reinvestment while dealing with 
significant clearance and development costs. The scope of this study 
does not allow for complex valuation estimates of the worth of the site 
in its current use. There is no market as such for this type of use. We 
think it unlikely that other appropriate commercial uses would be 
found. Notwithstanding these points the site will need to generate a 
substantial sale  receipt. 

•	 To reiterate, our initial ideas and base appraisals, therefore, focussed 
on seeking to maximise the potential capacity of the site. We looked at 
a scheme totalling 162 new flats and 18 formed  from conversion of the 
listed terrace towards the lower end of the site. 

•	 Given the planning officer feedback, we subsequently decided to 
review an alternative idea of reduced numbers – totalling 99 flats 
including the same 18 from conversion. 

•	 The conversion element of 18 flats may well be an underestimate of 
that building’s potential, but we have not seen the interior or had sight 
of any plans so, as with our over-riding theme in all of our viability 
work, we kept that assumption conservative. 
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•	 Due to the nature of the site and owing to the likely need to maximise 
potential, we felt the site lends itself to an apartment led scheme. It 
would appear to be a suitable location for at least some substantially 
sized buildings, particularly given what is there already, the 
topography and what surrounds it. 

•	 We were doubtful that any significant element of houses would make 
best use of the site, as above – it may also be challenging to arrange 
those and provide appropriate gardens etc. 

•	 Having said this, and as we mention elsewhere, there are a multitude 
of potential solutions to large sites such as this. We have merely 
selected ideas on which to base our thinking. 

•	 This is again all about the strength of values related to costs, including 
particular site costs. 

•	 Our risk register includes over £380,000 for site clearance, 
contingency pricing of abnormal/risk items and survey costs. While 
reducing this would contribute to site value, we anticipate high costs in 
bringing this site forward. 

•	 Base build cost rates have been increased by £100/sq m for this site, 
assuming quality flats; apart for the conversion element where those 
are estimated at £100/sq m below our standard new build rate. 
Arguably costs should be raised higher, depending on  construction 
form. 

•	 Our first base appraisal, as shown in comparison table 5, produces an 
indicative residual land value of just over £1.64m. That is on the basis 
of the scheme providing no affordable housing, and on our base sales 
value assumptions for this site. 

•	 While this sounds a significant sum, in our view it is unlikely to be 
viewed as sufficient to help drive the bringing forward of this site for 
residential development. 

•	 We have, however, been quite cautious in our starting point 
assumptions on values here, owing to the large number of flats that 
might be released to the market over a short timescale assuming  an 
all flatted or predominantly flatted scheme came forward.  

•	 If we were to notionally increase the flat sizes to produce more value 
(based on a similar per sq m sales rate) we would show a  significant 
and helpful increase in the approximate land residual value. 
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•	 We acknowledge that our starting point sales value assumptions on 
this occasion may well be very conservative. It is difficult to say, 
however, and the unit sizes must be borne in mind regarding their 
development cost. Values would depend on the type of units promoted 
and feel of the development overall. Through whichever approach, it 
would be a large development, which might impact on exclusivity from 
a marketing point of view. 

•	 Once we include 25% affordable housing with grant the indicative land 
value falls to approximately £650,000 - £750,000 depending on tenure 
mix assumptions; certainly likely to be viewed an inadequate sum to 
generate the sites release. 

•	 The indicative land value falls away further with an increase in the 
percentage of affordable housing required to 30% and more. 

•	 Staying with the base value and other assumptions, all appraisals 
which include affordable housing with no grant produce no land value. 

•	 The appraisals which assumed a free land subsidy approach to 
affordable housing similarly produced either no or only a minimal  land 
value. 

•	 We feel it unlikely that build costs would be reduced from our base 
appraisal levels on a site such as this. If anything they might increase 
owing to the nature of the site and potential construction 
types/methods. However, a theoretical 10% reduction in base build 
costs adds about £1m to indicative land value where either no 
affordable housing or 25% affordable housing (with grant only) is 
assumed. 

•	 The more likely scenario in our view is that bolder sales values 
assumptions need to be made in this type of location. 

•	 Increasing our estimated sales values by 20% moves the indicative 
land value up to almost £4.5m before any affordable housing 
allowance; perhaps a much more likely figure in terms of the site 
user’s likely requirements to generate funds which might genuinely 
assist any relocation plans, etc. 

•	 Then introducing a 25% affordable housing requirement (with grant) 
reduces this indicative land value to around £2.8m – a significant 
reduction. 
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•	 A 30% affordable housing requirement reduces this indicative land 
value by approximately another £300,000 or more, to around £2.5m 
(with grant). 

•	 The no grant affordable housing appraisals produce very significantly 
worse indicative land values in all cases. 

•	 Only the 25% affordable housing 50/50 tenure mix appraisal produces 
and indicative land value in excess of £2m without grant. 

•	 The 100% rented affordable housing tenure example produces an 
indicative land value of less than £1.5m. 

•	 If we maintain those higher value assumptions, but then reduce the 
estimated site capacity to say the 99 flatted units level we  mention, as 
would be expected the indicative site value again falls very sharply. 
We have not formally recorded these reduced value results in the 
study, because our view is that the capacity of such a site will need to 
be optimised. 

•	 To us this illustrates not only the importance of the scheme type and 
therefore sales values here, but also in maintaining scheme scale as 
far as possible. 

•	 If there is a requirement to cap the capacity of sites such as this owing 
to conservation and design led concerns, then it may be the case that 
thinking turns around to scheme types (which although at a much 
lower density and arguably with more design challenges to make 
effective use of the site) include house types as well as flats. This is a 
point that the Council’s Officers mooted at our workshop session with 
them. It does not deflect from the need to balance but optimise 
densities and values; if anything it emphasises how crucial it will be 
deal with these tensions very carefully. 

•	 Although especially in the Hastings context some of the indicative land 
value figures from the range of appraisals sound significant, we do not 
think they are given the investment levels in a land holding such as 
this. 

•	 We think it likely that wider planning objectives will need to come 
in to the reckoning and that at least a degree of negotiation may 
be needed on any affordable housing content sought.  

•	 The Council would apply its existing 25% Brownfield target to 
such a site, but it may well be that significant compromise could 
be needed. Only through site specific exploration in detail, and in 
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the knowledge of the owner’s plans would it be possible to 
determine actual outcomes. 

•	 While in our view the potential outcomes on this site need not 
detract from the soundness of a 25% target, they do again 
indicate likely difficulties of seeking more than 25% housing on 
complex Brownfield sites given local value levels. 

The results also highlight the likely importance of securing grant 
for rented tenure affordable housing, particularly if more than a 
50/50 balanced tenure mix is to be provided (i.e. a mix more in 
favour of affordable rented accommodation). 

3.2.16 Site 12 – Large, part Greenfield/part Brownfield site with potential for 110 
units 

This site currently comprises a range of buildings some of which appear to be 
in use currently. The existing buildings are mostly 2 storey residential 
equivalent height. The remainder of this large site is predominantly made up 
of various hardstanding, amenity and extensive paddock areas, also including 
garden areas to a small number of existing dwellings. The site also contains 
ecological features that may require relocation. More widely, various species 
could be present in this unusual open swathe within the built up area. TPOs 
have also been noted for this site. 

The site has areas of level land although it site slopes generally, relatively 
moderately. 

The site is surrounded by a mix of relatively modern high quality detached 
housing and older Victorian/Edwardian style properties, often on large plots.  

There are quite a few local precedents of high quality residential development 
– both apartments and family housing. 

The existing access point to the site is in a relatively good position with good 
visibility. 

The site would suit a high quality development of both flats and houses and it 
is thought that this area will attract high sales values in terms of residential 
property. Local agents we spoke to regarded the area as one of the most 
sought after locations in the town. Our capacity proposal includes the 
refurbishment and conversion of a small part of the existing buildings into 4 x 
2-bed flats, being an attractive corner building which we felt could add 
character and give some design cues to the adjoining new buildings. The rest 
of the existing main buildings complex would be demolished under our ideas. 
The dwellings currently on site would be retained under this proposal, so no 
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allowance within our financial appraisals has been made for a developer to 
buy those in. 

Adams Integra Proposed Scheme: 

42 x 2-bed flats; 52 x 3-bed houses; 12 x 4-bed houses; 4 x 2-bed flats 
(refurbished). 

On consultation, the Council’s officers did raise some potential concerns 
about the arrangement of buildings we envisaged, and the location of different 
built forms and densities, but since this was an approximate capacity exercise 
we have taken the view that the overall scale of development we have looked 
at for this exercise is not unreasonable. 

•	 We had in mind high quality estate type housing, of a mix of houses 
and flats. There could be numerous design approaches, but we 
believe that a reasonable estimate of deliverable capacity has been 
arrived at. 

•	 The site currently has an almost semi-rural feel and is unusual in that 
its main area is a series of paddocks (which no longer appear to be in 
any more formal use) surrounded by development. 

•	 This appears to be the most valuable site we have reviewed with 
almost all scenarios modelled producing significant sums left for land 
value (land residual), especially bearing in mind that the current use 
value for much of the site (any “hope” value aside) or any alternative 
value is likely to be minimal.  

•	 The base appraisal, with no affordable housing, produced an 
indicative land value of nearly £5.6m. 

•	 This may not be large in the South East context, but we need to make 
comparisons with what else we have seen in Hastings. 

•	 However, as mentioned above, the current assumption would be  that 
the Council would seek 30% affordable housing from this site, so 
really that should be regarded as the benchmark. We look also at zero 
affordable housing for starting point viability, as has been so relevant 
to consider on many of the sites looked at. 

•	 Once 30% affordable housing was introduced, those figures were 
reduced to a range of approx £1.76m (all rent, no grant) to nearly 
£3.5m (50/50 tenure mix, with grant). 
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•	 Moving to 40% affordable housing content reduced those figures  to 
approx £0.55m and £2.81m respectively. 

•	 With any increase in values or reduction in costs from our base 
appraisals all figures improve. For example £1-2m may be added to 
these latter figures under such assumptions. 

•	 This indicates to us the potential to increase targets on 
Greenfield sites such as this provided that again they were 
targets for a background to negotiation, and that a flexible view 
were taken on tenure mix and grant assumptions. The Cascade 
type approach  could be relevant. 

•	 Provided sight is kept of varying site circumstances, potential 
abnormal costs, collective infrastructure burden and 
combinations of such factors then in our view a site such as this 
ought to support up to 40% affordable housing (applied as a 
target) – with ultimate provision depending on available funding 
and viability specifics including consideration of wider planning 
infrastructure requirements. 

•	 A site of this type could come forward and deliver valuable 
housing of a mix of types within a short time period; subject to 
ownership negotiations, technical and environmental  issues 
being resolved. 

3.2.17 Site 13 – Substantial former dwelling set in large grounds in residential area 
with potential for 27 dwellings 

This site consists of a large 2½ storey detached Victorian dwelling, ancillary 
buildings, parkland style grounds and roadways. The majority of the 
developable site area is laid to lawn. The site location has a semi-rural or 
fringe of urban area feel with adjacent wooded areas and a mix of residential 
property from older stone cottages and larger Victorian to modern estate type 
housing to the south. Generally to the south the area has a relatively built up 
feel, but as the road heads past the site, the development is predominantly 
lower density and feels patchy in nature. It appears that wooded areas may 
have been cleared in some areas nearby to make way for development in the 
past, while in other areas many more trees remain in the vicinity. 

The site is relatively level with only low small slopes in some areas, formed by 
previous grading or terracing of the grounds. Parts of the site contain 
relatively dense vegetation in the form of trees and shrubs. There would be a 
need to survey for badgers, bats and other wildlife on site. 
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There are also some significant trees within the site, thought to be protected 
but certainly of value. These are mainly in a central area of the site to the 
south west of the main existing building, and have the effect of creating 
almost a separate southern portion of the site. The location of new buildings 
near to the wooded site boundaries will also be an issue to consider. 

Access to the site is potentially a problem as the only road route in is an 
unadopted highway over a significant distance. The Council’s highways 
engineer felt that this could be an in principle major objection point, since 
adequate servicing arrangements for the site would need to be secured. Our 
investigations have not extended to the ownerships and rights issues 
surrounding this, but clearly it is a significant risk factor which we have 
identified. 

The site would suit a mix of high quality flats and houses and would involve 
the demolition of existing buildings. It is unlikely that a developer would see 
sufficient merit in retaining the existing buildings. 

Adams Integra Proposed Scheme: 

15 x 2-bed flats at 60 sq m in one 3-storey block; 6 x 3-bed houses at 90 sq m 
with garage; 7 x 3-bed houses at 90 sq m without garages. These sizes might 
be enlarged. 

•	 Again there is some blurring here as to whether this site is to be 
treated as Brownfield or at least part Greenfield. 

•	 It is an attractive site in an area which could support good values 
within the Hastings range. 

•	 A scheme with a secluded feel could be created; probably a mix of 
good quality houses and flats as our approximate capacity sketch 
indicates. It might be possible to increase numbers, but we have erred 
on the cautious side because of the tree and likely ecology issues, 
and the private roadway which appears to be a major risk factor. 

•	 We have allowed for around £100,000 of abnormal cost.  That would 
not allow for any significant works in relation to the length of private 
road access. We are unclear whether there would be any 
“ransom”/access purchasing costs, which we have been unable to 
allow for. 

•	 Although there are clearly relatively recent precedents for 
developments of varying types served by the roadway, the Council’s 
highway engineer has understandably raised this as a key issue to be 
considered. 
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•	 So we have to consider the site in its own right. 

•	 The base appraisal with no affordable housing produced an 
approximate land value of just over £870,000. 

•	 With a view taken on reduced costs or increased sales revenue, in 
accordance with our methodology, this might increase to between 
approx £1m and £1.5m. 

•	 Appraisals which then allow for 25% or 30% affordable housing 
generally maintain 50% or more of these value levels, as we would 
expect, although of course the outcomes vary with tenure mix and 
grant assumptions. 

•	 The 30% affordable housing appraisal (assuming all rent with no 
grant) is unlikely to work, as the land value reduces too steeply based 
on those assumptions. 

•	 The only appraisal which produces no land value, and, therefore, 
clearly goes too far, is the one which assumes 40% affordable housing 
on an all rent, no grant basis. 

•	 Particularly if a more optimistic view is taken of values and/or 
costs then up to a 40% affordable housing provision (as a target) 
may be supportable on a site of this type with the type of 
constraints mentioned. 

•	 This is on the basis that the Council would already be seeking 
25%/30% affordable housing here under current policy and the 
impacts of that should be seen as the benchmark for comparison (i.e. 
the steepest impact has already occurred through the introduction of 
affordable housing, albeit at more modest levels). 

•	 The cumulative effect of the impacts does need to be borne in mind, 
however – the residual sums from which to extract further value get 
smaller. 

•	 At the very least, if envisaged without the potential access 
difficulties, this site type shows the sustainability of existing 
affordable housing targets. 

•	 Like site type 14, subject to resolution of site specific issues, 
there is no reason why such a site could not come forward in the 
short term to contribute to housing supply; including at least 
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25% - 30% affordable housing depending on how the site is
treated (brownfield/greenfield). 

3.2.18 Site 14 – Brownfield site within residential area, needing clearance or 
remedial works but with potential for up to 24 units.

This site is within a Conservation Area and consists of a derelict former utility
company owned site still containing significant redundant concrete structures 
and ancillary buildings. The site slopes naturally; the difference in levels from 
front to back being approximately 1+ storey equivalent. Quite a difficult
relationship with surrounding housing exists – particularly with the proximity 
of, and levels of, the housing to the rear. 

Within the site is an attractive cottage style house, much smaller in scale than 
others nearby – which are 3+ storey large Edwardian villas. There may be
some encouragement or pressure to retain this property but it may well affect 
the scheme layout significantly and thus such an approach may well not be
viable.  

The existing housing in the area is in varying condition. Within the vicinity
there is a 4 storey development with drive under access to rear parking – a
form of development which might be echoed to some extent here. It is 
certainly highly likely that any new buildings will need to be located across or
near to the sites road frontage.

There may be potential party wall issues with redevelopment of this site.
Currently there is pedestrian only access from the road. New vehicular
access from the road to the south is the only possibility, probably following 
removal of structures and/or the cottage style property. Highways visibility 
may also be an issue if too close to the boundaries given the siting of
neighbouring houses and structures.

This type of site is burdened with abnormal issues which apparently sterilise it
unless clever design/remediation solutions are found or major expense
committed to resolving the abnormal issues.

There are likely  to  be  major  engineering  implications  from  any removal  of  
existing structures and reshaping/stabilising the site and large costs 
associated with these. In addition, there is the possibility of major
contamination/remediation works. A range of solutions would need to be
looked at to see if there was a way of developing whilst avoiding the full 
extent of clearance and remedial work; i.e. working with/around the existing
site features to some extent. 
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This is a difficult site where the cost of site preparation may be in excess of 
the value of the residential land, and the situation worsened given the likely 
restriction on dwelling numbers. These issues were explored. 

Adams Integra Proposed Scheme: 

24 x 2-bed flats at 63.5 sq m in two blocks of 12 flats across the site frontage, 
over 3 storeys with parking at 1 space per apartment plus 1 space per 3 
apartments for visitors to the rear of the site, accessed between/beneath/ 
beside new buildings. 

•	 Being in an older established residential area, surrounded on 3 sides 
by housing, a housing scheme offers the only realistic scope for 
creating value and thus also removing liability.  

•	 Much larger schemes were discussed with the Council and dismissed 
as being over developed. 

•	 We have allowed for abnormal site costs and surveys amounting to 
about £475,000; the major element of this being the removal of the 
structures and associated works. There may be some scope to reduce 
that through the sale of the crushed materials etc, but we  cannot say 
that with any confidence as there are unknowns. 

•	 On the basis of our standard build costs (with abnormals also  allowed 
for) the only appraisal which produces a land value is that with no 
affordable housing and assuming sales values increased by 20% over 
our base figures. However, that increase would mean our proposed 
flats needing to sell at about £144,000 as opposed to the £120,000 
assumed in our base appraisals. That appears too much for this 
location at the current time. 

•	 If build costs are significantly reduced (by much more than our trial 
10% adjustment then it appears possible to create a meaningful land 
value. 

•	 In summary, with this site type example unless very bold values 
assumptions are made for this location, and/or a radical 
solution to the abnormal costs found and/or a very different view 
on build costs is taken (e.g. by a contractor developer) then the 
likely optimum outcome is providing a small housing 
development, but most likely without any significant  affordable 
housing content. 
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•	 Certainly there is no evidence for the outcomes on this site to 
suggest a raised Brownfield affordable housing target from the 
existing 25. 

•	 With a site such as this there are significant technical and design 
issues to overcome, with consequent longer lead in associated 
costs. There may also be a view taken on risk levels, and 
therefore profits sought. There would be significant expenses on 
site surveys and investigations. Having said this, with carefully 
engineered solutions a small housing scheme should be feasible 
which we suggest would meet a range of planning objectives by 
also bringing improvements to such an area and street scene. In 
order to secure such objectives an adaptable position may well 
need to be taken on affordable housing. This position need not 
detract from the soundness of maintaining a clear overall policy 
target of 25% applicable to such sites; to be applied as a basis 
for negotiated provision. 

•	 Flexibility on tenure mix and the input of grant will be important 
if affordable housing numbers and the provision of affordable 
rented accommodation are to be secured. 

3.3 	 Themes and Trends – How the Results Relate  

3.3.1 	 As mentioned previously, due to varying potential existing and alternative use 
values of schemes, together with the unknown site owners’ requirements and 
aspirations, it is impossible to provide the Council with definitive “cut-off” 
points where viability will be compromised to the degree that development 
may not take place. However, it is possible to provide a guide as to the 
implications of what we see as the current value/cost relationships and the 
type of conditions that might need to be created for such sites to come 
forward; and to deliver affordable housing – as we have done. 

3.3.2 	 The conclusions drawn from the site by site review of results at 3.2.5 to 
3.2.18, and used to inform our recommendations to the Council will be set out 
in Section 4. 
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4. KEY FINDINGS AND RECOMMENDATIONS 


4.1 	 We understand that the Council are having success with negotiating 
planning led affordable housing in accordance with the targets on a 
significant number of occasions. 

4.2 	 Our key findings and recommendations are that: 

•	 The existing 25% affordable housing policy as applicable to 
developments of 15 or more dwellings on Brownfield sites should be 
continued. 

•	 The current distinction between the approaches for Brownfield and 
Greenfield sites could be continued, or possibly expanded. Once such 
sites provide 30% affordable housing, the steepest impact on value 
has taken place. There is a relatively small difference in outcomes 
between 25% and 30% affordable housing. We recommend the 
Council considers widening this gap, perhaps to 40% on Greenfield 
sites, to increase the focus on, and incentive to, regenerating 
Brownfield land opportunities but also to seek to optimise provision 
from the greeenfield sites; where different valuation criteria usually 
apply. By this we mean that an allocated Greenfield site is unlikely to 
attract significant competing value uses to residential development. 
Any increase to the Greenfield approach would need to be treated as a 
target. 

•	 The results for the smaller Brownfield site types indicate no current 
viability justification for lowering the site size threshold below its 
current 15 dwellings. Greenfield sites in the Hastings context will 
usually be larger than this. 

•	 Results in many cases strongly indicate that the Council will need to 
operate a flexible approach and negotiate solutions from the basis of 
clear policy targets. 

•	 Aids to this process are likely to include a more flexible approach to 
the tenure mix of affordable housing elements and a recognition that 
the affordable housing percentages set out in policy should not be 
regarded as minimums. They should be genuine targets. 

•	 This advice is put forward in the context of our following statement: 
Generally speaking, in Hastings the viability of residential development 
sites is not strong in the South East context. This is as evidenced on 
the ground, in our view, by a relative lack of development activity on 
some of the site types we have seen and considered.  
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•	 In other areas we have studied some of the sites considered (which 
have not been progressed in Hastings) might well have been brought 
forward owing to the value levels which could be created. Typical value 
levels in other instances not only mean increased scope for dealing 
with site abnormals and development requirements, but also a greater 
likelihood of sufficiently meaningful (residual) land values being 
available - further encouraging the release of sites. Clearly we cannot 
be certain of other influences such as owners’ situations or needs 
which might also be influencing the way in which and time taken for 
such sites to come forward, but the relationship between values and 
costs here is relatively poor in the South East context. 

•	 The range of appraisal results are also interesting in high-lighting the 
effects of tenure mix and social housing grant. By looking at 
comparison table 5 it can be seen that outcomes vary from site to site 
as the units types, mixes and values vary, but there are some general 
trends which can usefully be drawn out on these factors. 

•	 There is quite a good correlation between the land value results which 
come from the 100% affordable rented tenure appraisals with grant 
and those produced by the 50/50 tenure mix (50% affordable rent) with 
grant. The 100% affordable rented scheme content on this basis is of 
course requiring approximately double the grant input of the mixed 
tenure one. 

•	 On the whole, given the Hastings values levels, and especially at our 
starting point values, on the negotiated basis which currently operates 
the shared ownership appraisals do not have as positive an effect on 
viability (through income to the developer) as in other higher value 
areas. Nevertheless, the grant requirements for shared ownership will 
be very much lower or even zero (as per our general assumption). 

•	 On the current negotiated approach, as sales values levels 
(assumptions) increase, the shared ownership contained in mixed 
tenure schemes can be seen to have a greater impact which flows 
through to added land value through the RSL’s ability to pay increased 
sums for those properties. As the values assumptions increase the no 
grant mixed tenure appraisal results get closer to the mixed tenure with 
grant results. So the additional scheme income to the RSL, if kept 
within the scheme, has the ability to support it. If increased sums are 
paid to the developer under the current negotiated approach, they 
most likely help to underpin enhanced land value and/or profit. 

•	 The “additionality” which can be achieved through grant being made 
available can be seen. This might be through helping to maintain site 
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viability whilst providing an element of affordable housing larger than 
or which would not otherwise be achieved; and/or by maintaining or 
improving on the proportion of affordable rented homes provided. 

•	 The no grant appraisal results based on the various potential policy 
position proportions of affordable housing (25% upwards) show that 
those scenarios are unlikely to be sustained unless on a balanced 
tenure mix basis in higher value scenarios. The target proportion of 
affordable housing is unlikely to be deliverable without grant. This 
applies even for the appraisals including mixed tenure affordable 
housing. 

•	 The value of considering a balanced tenure mix within the overall 
approach, however, is likely to be less reliance on grant – or as a fall 
back, more deliverable, position (for example via a cascade 
mechanism) in the event of reduced or no grant availability for certain 
schemes. 

•	 However, where strong sales values assumptions are made on the 
market housing and significant grant sums are available, it may be 
possible to provide schemes with the affordable element skewed in 
favour of affordable rented tenure; or even 100% rented. These are 
perhaps unlikely to be the norm, however, and balanced tenure will 
often also bring other benefits in terms of mixed communities.   

•	 The Council could consider 2 approaches on tenure mix.  

•	 The first would set a target biased towards affordable rented tenure 
based on evidenced need and subject to practical implementation 
based on viability, including funding availability. Cascade Mechanisms 
might be used to reflect this. 

•	 The second would work the opposite way round by expecting a 
baseline provision of a balanced tenure mix, relying on reduced grant 
input potentially for certainty of delivery. The Council currently requires 
100% affordable rented tenure through policy. Certainly we believe 
that a mixture of Affordable Housing tenure would help in terms of 
viability and the underpinning of development activity, as well as 
potentially having mixed communities benefits.  However, it is not the 
purpose of this study to comment on those aspects in detail. The 
Council will need to consider its wider evidence base. While a 50/50 
tenure mix, or one much closer to that, might well be a more readily 
deliverable outcome, the needs and funding/viability sides of this 
equation will have to be weighed up together. Under this alternative 
route, the Council would assume a starting point of a more balanced 
tenure mix, but also make it clear that dependent on local need - and 
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grant funding permitting - it will expect to exceed this benchmark 
where relevant and achievable. If this were linked with the 
“additionality” concept, then it would be on the basis that site viability 
were not further compromised by requirements for increased 
affordable rented tenure provision. 

•	 As an alternative to a negotiated approach between developers and 
RSLs as operates in the Borough currently, the securing of nil cost 
land for planning-led affordable housing can be a valuable tool. It is an 
approach which is increasingly in use and in our experience operating 
well in the South East by setting a significant starting level of subsidy 
for the affordable housing provision. In the Hastings context the land 
value (viability) results from the appraisals carried out on this basis are 
consistently poorer than the mixed tenure with grant appraisal results. 
They are broadly similar to the mixed tenure with no grant results. 

•	 The appraisals show that Free Land is generally fairly consistent in 
Viability terms with the results from a 50/50 tenure mix (50% affordable 
rented) with no grant. It produces stronger results than 100% 
affordable rent with no grant. This means such an approach would be 
likely to result in approximately a 50/50 tenure mix with reduced 
reliance on grant.  

•	 In the Hastings context it appears that while Free Land might be a very 
valuable starting point, a balance needs to be struck between 
affordable housing delivery and impacts from policy. Significant sums 
of grant would most likely still be needed to dampen viability impacts 
from it. The unfettered revenue from the market element of schemes in 
Hastings may not be significant enough to support a free land 
approach in quite the same way as in other areas we have studied, 
particularly if the full proportion of affordable housing is provided.    

•	 Our view is that a Free Land starting point should not be ruled out, but 
may work better in a higher value area. The Council will wish to 
consider this further, potentially in conjunction with its RSL and other 
Partners, and the Housing Corporation, but it may wish to consider a 
continuation of the negotiated approach for the time being at least – 
with payments for affordable homes limited by clearly set out local 
affordability criteria and by RSL appraisal parameters given available 
grant funding. This, along with the wider viability picture, should be 
kept under review through ongoing monitoring of local development 
values and costs. The Housing Corporation should be consulted on the 
selected approach or options. 

•	 To re-emphasise, this is because in its pre 2008-11 bidding round 
indications there is an increased emphasis away from assuming 
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funding of s106 sites as standard and move to reinforce the
“additionality” concept that this study has picked up on. If it emerges 
that a discounted or free land approach (or some other alternative to
securing subsidy) as a starting point is going to enhance the prospects
of ongoing grant input in to the Borough, then that will need to be
weighed up. Experience has shown a negotiated approach works 
locally as evidenced by the securing of Affordable rented homes to the
Council’s target levels. 
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5. WIDER FINDINGS AND POINTS


5.1.1 	 The key elements of the Hastings Borough Council brief were around seeking 
to: 

¾	 Understand development viability issues generally as they impact 
on the sites reviewed. 

¾	 Explore the likely optimal level and type of affordable housing 
provision on the range of site types, to inform policy development.  

5.1.2 	The context of this study was primarily the optimising of planning-led 
affordable housing supply, but whilst maintaining the supply of housing sites 
per se – i.e. not unduly inhibiting the financial viability of those. Firstly, the 
Council wished to understand the development viability impacts from a range 
of potential planning led affordable housing policy options.  

5.1.3 	 Currently the Council seeks under adopted Local Plan Policy a ‘minimum of 
25% social rented housing on Brownfield sites’ and a ‘minimum of 30% social 
rented housing on Greenfield sites’. Potential policy options include no 
change. However, in the context of severe affordable housing need issues, 
securing more affordable housing wherever possible is a Strategic aim of the 
Council. 

5.1.4 	 These requirements are applied in conjunction with a site size threshold of 15 
dwellings. So developments of 15 or more dwellings (or 0.5 Hectare or more 
in area) trigger the affordable housing requirements currently. 

5.1.5 	On the development viability issue, we appraised 14 sites of varying 
characteristics and in a range of locations across the Borough. The schemes 
applicable to these sites varied in size from 7 to 180 dwellings, being 
comprised of flats, houses and a mix of those.  

5.1.6 	 We fixed development values and costs assumptions while varying the 
affordable housing content of schemes so as to review the impact of the 
changing affordable housing policy on development viability. We then went on 
to review the sensitivity of the results to changes in other variables such as 
build cost, approach to site abnormals and sales values. 

5.1.7 	 Extensive property market research was carried out to establish the range of 
sales values which we used in the appraisal modelling.  

5.1.8 	 For each site we prescribed an estimated sales value to each property type 
contained in the appraisals, from 1-bed flats through to 4-bed houses; based 
on our values research. 
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5.1.9 Typically, the lowest values encountered were in older, higher density mixed
use areas of the town, while the highest values were seen in lower density 
established residential areas often away from the centre. There is a wide 
range of values, often with no distinct patterns and we are reluctant to label 
certain areas with different value levels. In many areas there is a “jumble” of 
values (they change quickly over short distances) and it would not be helpful 
to restrict the scope to secure much needed affordable housing in certain
areas by too blandly stating development viability there to be always poor. 
When new schemes come forward, they often set new values levels and
cause localised adjustments.    

5.1.10 Therefore, we have studied what financial viability looks like in the lowest 
value (worst case values) scenarios likely to exist in the Borough, through to 
the upper value level scenarios where viability issues should be less of a 
concern.

5.1.11 The fact that individual sites and schemes vary is a key characteristic of the
development process. As this study explains, there will be occasions where
particular site characteristics and costs mean that a negotiated approach and 
potential compromise on affordable housing provision and/or other
infrastructure requirements will often be necessary. It is not possible to say 
that all sites of an equivalent size to the ones we have studied will look
similar, nor to say that sites within similar areas will provide similar results.
However, owing to the range of scenarios studied, and the overview taken
across the results, we are confident that this makes a sound basis for
considering policy targets and therefore the background/scene setting for the
necessary negotiation process. 

5.1.12 The same issue can make comparison between sites very difficult. Hence our
emphasis in reporting our findings has first been on a site by site review 
(looking at and testing the fixing and varying of certain variables within site
specific appraisals). We left the overview and pulling together where possible
of this range of outcomes to the conclusions stage, so as not to predetermine 
any individual outcomes or risk not picking up any anomalies. 

5.1.13 The appraisals used a residual valuation approach which, in summary, 
deducts development costs from total sales values to ascertain what sum of
money remains for site purchase. As the affordable housing policy and
therefore content changes, we see significant changes in the residual land
values and we use the size of those changes as our key indicator for judging
the likely impacts of a variety of possible affordable housing policy positions. 

5.1.14 This conclusions section will not repeat the numerical detail set out in the
report body and appendices, but we will set out the key trends and outcomes
noted in more general terms, allowing us to make our recommendations.
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5.1.15 The results highlighted in the report above and shown in the tables and 
graphs which make up Appendix II indicate, as expected, that the proposed 
increased proportions of affordable housing sought on qualifying sites has an 
impact across the model scenarios that is directly correlated to the sales 
values. In all cases, policy proposals to increase affordable housing content 
have the effect of reducing the residual land value, and often very 
significantly. 

5.1.16 There is a notable impact from policy which sees affordable housing required 
on sites for the first time. This gives rise to the biggest dip in land values, and 
is relevant in the case of lowering trigger thresholds for the affordable housing 
policy. The impact can be significant. In our studies generally an initial 
decrease of about 50% in land value is not unusual for sites which provide 
affordable housing for the first time. In the Hastings context, this means a 
severe impact on sites which are caught for the first time as elsewhere, but 
that effect is increased by the fact that the starting (pre-affordable housing) 
land values are low – so there is less ability to bear this burden here.  We 
have also made comments about competing or existing use values which 
often need to be considered relative to these low and reducing values as 
requirements take affect or increase. 

5.1.17 Once affordable housing is required on a site then typically, there is a less 
steep decline in land values resulting from a stepping up of affordable 
housing policy requirements (i.e. increased proportions). Nevertheless, the 
impacts can still be very significant, particularly in the lower value areas. 

5.1.18 There is a range of property values in the Borough and consequently viability 
differs markedly across it. 

5.1.19 To give a little more detail here before summarising outcomes and making 
recommendations, we studied the sites at 25% and 30% affordable housing 
(as current adopted policy) and also with a 40% affordable housing content. 
All schemes tested below the current 15 unit threshold were also modelled 
with zero affordable housing content so that we could compare approximate 
starting point (pre policy) land values with those resulting from the changes 
tested. 

5.1.20 We studied these on a range of affordable housing assumptions, i.e.: 

• 100% (affordable) rent with grant.  
• 100% rent with no grant. 
• 50% rent/50% shared ownership – with grant.  
• 50% rent/50% shared ownership – no grant.  
• Tenure neutral – Free Land (developer reimbursed build costs).  
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5.1.21 Note that pure comparison of land value resulting from flatted as opposed to 
housing schemes can be misleading because the land take per unit is much
reduced. Nonetheless viability of schemes, and especially flatted schemes,  in
the lower value areas is considered to be an issue because of the often 
relatively low values generated not only in a South East context, but also (and
more crucially) in comparison to development costs. 

5.1.22 The Council may be able to apply some creative thinking in terms of the
application of commuted sums monies to provide housing in such areas of
priority need, or through its relationships with the Housing Corporation, RSLs 
and developers to flag up funding requirements early and source social
housing grant with greater certainty; or other funding and innovative housing
investment solutions where available. There may be scope to consider an
approach which combines the use of on-site affordable housing and
commuted sums in some instances this might be operated for example to 
spread some benefit secured on a Greenfield site which provides a higher 
contribution than to a Brownfield scenario where costs prohibited securing the
necessary affordable housing. This is not a formal recommendation, but
intended to be food for thought for the Council. 

5.1.23 Although not recommended at this stage, were the Council able to consider
lower thresholds at a future point and be able to support the reasoning behind
those (aside from development viability) then we would recommend it 
considers linking the thinking with either a lower introductory proportion of on-
site provision or possible the collection of financial contributions, albeit
potentially at a lower level than might apply to larger sites. So it might trigger
that type of approach, rather than necessarily on site provision. The points 
raised in this study on practical issues (design, integration, marketing,
affordability, etc) together with concerns about meeting priority needs and
management implications might be behind this thinking.  

5.1.24 Given our recognition that on some scheme types, and for some developers 
and their funders, a 15% profit on Gross Development Value (total sales) may 
not provide a sufficient reward (return) for risk taken, we normally consider
the impact of applying a 20% developer’s profit, as here. This results mainly 
in reinforcing our view that there may well be viability issues in the lower
value areas, where it appears that there may well be insufficient value scope
to bear further added cost. The increased profit element reduces each of the
viability results on all schemes tested in this way.  Again, while it need not 
detract from a policy target being in place it is another key factor which might 
need to form part of an open book review and negotiation with the developer. 

5.1.25 Again, it is vitally important that a flexible and negotiated approach to policy
application is adopted to ensure the continued supply of residential 
development land. The new policy proposals should be viewed as targets and
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in the context of raising the bar on expectations to secure significantly
improved delivery from current levels. 

5.1.26 It needs to be remembered that values for residential development must be
sufficient relative to existing or alternative use values (e.g.
commercial/domestic) for residential schemes to be pursued and promoted.  

5.1.27 There may be instances where location, design, servicing cost, marketing or
other practical issues will mean that a reduced proportion of less than the 
headline percentage affordable housing, and/or revised tenure mix will need 
to be negotiated following open discussions with developers. In appropriate
circumstances only, alternative approaches to affordable housing provision
may also be required to ensure a satisfactory level of contribution to 
affordable housing need (e.g. off-site contributions). 

5.1.28 The onus will be on developers to clearly and fully demonstrate why they are
unable to meet affordable housing or other planning infrastructure 
requirements in instances where that is the case. It is expected that a 
methodology similar to one we have used will be appropriate for this process,
to explore the relationship between development costs and values. Again, 
however, we reiterate that whilst this methodology is generally accepted, and 
the assumptions we have used might guide the Council on starting/indicative
parameters, there will be no substitute for site specific appraisal work of this 
type.  

5.1.29 While the methodology used for the modelling behind this report might be as 
applied to site-specific discussions, each site will be different and
assumptions would be varied accordingly, just as they have been in our work
for the various sites in this study. This study provides an overview and is not
for use in other site specific discussions. Persons proposing to undertake 
transactions in connection with any sites across the Borough will need to
make the usual due diligence checks and satisfy themselves as to the 
suitability/viability of any proposal and shall not use this document as a
substitute for that. The purpose of this document is simply to provide 
information to the Council in the context of considering developments to its 
policy and approach, and no other reliance shall be placed upon it. Its 
suggestions, findings, outcomes and recommendations are not intended to 
affect or prejudice any particular site discussions the Council may have with 
owners, developers or their representatives. The purpose of looking at actual 
sites, rather than notional ones, as a starting point was to make the exercise
as meaningful as possible in the Hastings context and in terms of informing 
policy development.  

5.1.30 There will be cases where abnormal conditions or localised circumstances 
determine that viability of a site is jeopardised by the additional impact of
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infrastructure demands. It is the collective burden of such things that will need 
to be considered. 

5.1.31 There will be cases even in the higher value areas where the development 
value/cost relationship will not be strong enough to support an increased
proportion of affordable housing, and we are unable to state categorically that
any particular proposed policy will be achievable across the board. There is 
no one “cut-off” point where sites become unviable; each needs to be 
considered given its specific characteristics.  

5.1.32 Encouragement should be given to RSLs to act as developers; and to
developers working with RSLs.

5.1.33 It appears that especially on certain lower value sites RSL development could 
sometimes be a competitive form of use in terms of site viability. There may 
be cash flow advantages to certain developers, an ability to reduce the
development profit expectation within the overall appraisal and, owing to the 
relatively small gap between market values and RSL payments in some 
places, present such packaged schemes in a relatively attractive light. Again 
grant will be highly relevant and likely to make a very positive impact in such
scenarios. Early Housing Corporation liaison (‘keeping schemes on the
radar’) could be key here too. 

5.1.34 The overwhelming need locally is to secure affordable (social) rented 
accommodation which the Council will strive to address as far as is practical
and achievable (as per the Council’s existing adopted policy position and 
needs survey information). However, there needs to be an acknowledgement
of the sustainable, mixed tenure community aspects covered in PPS3 in 
appropriate situations. The Council might also wish to consider the potential 
role of a wider range of tenure forms, potentially including low cost home
ownership and intermediate tenure (including perhaps sub-market rent, fixed 
equity and the like). This is also mentioned here in the context of aiding site
viability, particularly where the potential role of other forms of tenure in 
supporting viability is concerned – whether through subsidy within the scheme
(or at least reduced impact on scheme finances) on a free land approach, or 
through an enhanced viability position where an RSL negotiates the financial
details of the affordable housing provision with a developer. 

5.1.35 In the lower value areas our support for the policy as a target has to be more
firmly qualified by reference to a negotiated approach that we advocate 
throughout this report. If it is framed as a target and backed up by the other 
aspects of the evidence base – on housing market and need together with
site types/numbers delivery, then this should result in a workable scenario for
the Council and its Partners. 
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5.1.36 Clear policy, targets and Supplementary Planning Documents (SPD) will
ultimately help with cost and affordability issues, the type and mix of 
affordable housing sought and site delivery generally. SPD needs to be
capable of being updated readily.  

5.1.37 A practical and, where possible, standardised approach to Section 106 
agreements, linked to the SPD, should be worked up. 

5.1.38 Issues may arise on sites which have already changed hands or are 
committed through option or similar arrangements, where figures may simply 
not work when set against the proposed policy requirements. In the same
way, there will be some previous planning consents capable of
implementation. 

5.1.39 A degree of difficulty with increasing planning-led affordable housing supply 
may be experienced during the adjustment process where affordable housing
requirements are increased (e.g. if the Greenfield requirement is raised).
There may be problems whilst developers/landowners get accustomed to the 
new policies and expectations are modified. The modelling in this study has 
been carried out on the assumption that knowledge of policies exists and that
the landowner/developer familiarisation process has been undertaken, so that 
their feasibility thinking is carried out in light of the appropriate policy 
positions. 

End of Main Report 
Appendices follow

July 2007 
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Appendices

APPENDICES – VOLUME I

Appendix I Table Showing Range of Appraisals and Development 
Scenarios  

Appendix II  Results of Residual Land Value Calculations and 
Variations 

Appendix II A Summary of Information Presented in Appendix II 

Appendix III A Hastings Borough House Price Report 

Appendix III B Commercial Values Information
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APPENDICES - VOLUME II

Appendix IV Sample Site Risk Register 

Appendix V Sample Site Checklist 
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