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1.

Introduction

1.1

Brighton & Hove City Council has prepared this Housing Delivery Action Plan (HDAP) to
provide an overview of housing delivery in the city. The Action Plan includes:
• Explanation of the Housing Delivery Test and how Brighton & Hove has performed;
• Overview of the local context for housing delivery including the development strategy set
out in the City Plan;
• Analysis of recent housing delivery and projected future housing supply;
• Assessment of the main barriers and constraints to housing delivery; and
• Potential actions which the Council is undertaking to help improve delivery in the future.

1.2

The Action Plan is intended to be a practical document aimed at increasing housing delivery
which draws on local research and evidence. The actions identified in the Plan link to several
other key Council strategies and documents, in particular the Brighton & Hove City Plan (see
below), but also the Brighton & Hove Housing Strategy 2015 1, Economic Development
Strategy 2 2018-2023 and the Corporate Plan 2015-2019 3.

2.

The Housing Delivery Test

2.1

The Housing Delivery Test (HDT) was introduced in the revised National Planning Policy
Framework (NPPF) 4 in 2018. Details of how the HDT is calculated are provided in the Housing
Delivery Test Measurement Rule Book 5 and further guidance on the implications is provided in
National Planning Policy Guidance (NPPG) 6. The HDT has specific consequences for local
planning authorities when housing completions over the previous three monitoring years falls
below the housing requirement established in the local plan.
• If housing delivery falls below 95% of the adopted housing requirement over the previous
three years, the local planning authority is required to publish an action plan (HDAP);
• If delivery falls below 85% of the adopted housing requirement, a 20% buffer must be
included in a local planning authority’s five-year land supply (in effect this requires the
council to add a further 20% housing to the local plan housing requirement); and
• From November 2020, if delivery falls below 75% of the adopted housing requirement, the
‘presumption in favour of sustainable development’ set out in NPPF Paragraph 11 will
apply automatically (transitional arrangements are currently in place, where the
presumption applies if housing delivery falls below 25% of the housing requirement in
November 2018 and 45% of the housing requirement in November 2019).

2.2

Where an Action Plan is required, the NPPG indicates that it should be prepared within six
months of the test results being published to ensure that the document is as useful as
possible.

1

Brighton & Hove Housing Strategy 2015
Economic Strategy for Brighton & Hove 2018-2023
3
The Way Ahead: Brighton & Hove Corporate Plan 2015-2019
4
MHCLG Revised National Planning Policy Framework (Feb 2019)
5
MHCLG Housing Delivery Test Measurement Rulebook (July 2018)
6
MHCLG Planning Practice Guidance: Housing supply and delivery (July 2019)
2
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Brighton & Hove’s performance against the Housing Delivery Test
2.3

The Government’s 2018 Housing Delivery Test published on 19 February 2019 shows that
housing delivery in Brighton & Hove over the past three years (2015-2018) has totalled only
77% of the City Plan annualised housing target for that period.

2.4

Housing delivery in Brighton & Hove is measured against the target set in the City Plan Part
One which was adopted in March 2016. Policy CP1 sets a requirement to deliver at least
13,200 7 homes over the period 2010-2030, giving an overall average annual rate of 660 net
homes per year. However, the City Plan housing trajectory allows for a stepped delivery
trajectory, which assumes delivery of 655 net dwellings per year over the period 2014/15 to
2018/19, increasing to 856 net dwellings per year from 2019/20 to 2023/24, and then
reducing again to 712 net dwellings per year from 2024/25 to 2030. This trajectory allows for
longer lead times needed to bring forward a number of the city’s key strategic development
sites which are allocated in the City Plan, but anticipates a significant increase in delivery from
around 2020 onwards.

2.5

For the purposes of the Housing Delivery Test, the phased housing delivery requirement for
Brighton & Hove over the past three monitoring years (2015/16 to 2017/18) is therefore 1,965
net homes. Over this period, a total of 1,509 net homes have been completed, giving a HDT
figure of 77% (Table 1). This level of delivery avoids the Presumption in Favour set by the
Housing Delivery Test (which for 2018 is set at 25% against the local plan target). However,
the Council is required add a 20% buffer onto the five year housing land supply and to prepare
a Housing Delivery Action Plan.

Table 1: Brighton & Hove performance against the Housing Delivery Test 2015-2018
2015/16

2016/17

2017/18

Total

Phased housing requirement

655

655

655

1,965

Net housing completions

687

353

444

1,484

No. of bedrooms

0

0

125

125

Equivalent net homes (/2.5)

0

0

50

50

No. of bedrooms

-12

-37

4

-45

Equivalent net homes (/1.8)

-7

-21

2

-25

680

332

496

1,509

Student accommodation

Other communal accommodation

Total homes delivered
Housing Delivery Test %

76.8%

7

It should be noted that the City Plan housing requirement does not include student accommodation and
other communal accommodation, however an allowance for these types of development is included in the
Housing Delivery Test completions figures.
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3.

Local Context

3.1

Brighton & Hove is a tightly constrained, compact city with a population of 288,200 8 situated
between the South Downs National Park and the sea. There is limited scope for outward
expansion and new development over the past two decades has occurred almost exclusively
on brownfield land.

3.2

The city includes a mix of distinct urban and suburban neighbourhoods. Residential densities
in the central areas of Brighton and Hove are relatively high, with some taller buildings and a
high proportion of flats/apartments. In these areas, densities of 60 to over 200 dwellings per
hectare are common, whereas in the outer suburban areas development is more generally
low to medium rise and lower density.

3.3

The city’s existing housing includes a high proportion of flats, maisonettes and apartments
which comprise 50% of the total housing stock (compared to 21% for the South East). There is
a relatively low proportion of detached (10%) and semi-detached (19%) housing (compared to
the South East average of 28% detached and 28% semi-detached), whilst terraced housing
accounts for 21% of the city’s housing stock. There is a smaller owner occupied sector
compared to the regional and England average but a much larger private rented sector.
Approximately 53% of housing is owner occupied, 28% private rented, and 15% affordable
housing rented from the Council or a registered provider.

3.4

In recent years, high house prices and strong demand from households moving into the city,
particularly from the Greater London area, have put home ownership beyond the reach of
many households, whilst the cost of private renting is also high. House Price Index figures
from the Land Registry show that the average house price in Brighton & Hove is now £358,772
(March 2019) 9 which is around 50% higher than average prices for England & Wales (March
2019). There has been a small increase in average prices over the past 12 months, below the
average increase for England & Wales. House sales are still at relatively low levels compared
to the pre-recession period (2001-08), although they remain above levels at the beginning of
2009.

3.5

The most recent detailed analysis of household incomes in the city 10 showed that the average
household income in Brighton & Hove was £38,300. However, this average is affected by the
number of very high earners in the city; the median household income is £29,100, and onethird of households earn below £20,000. The average 1-bed flat costs 8.5 times the median
household annual income and a 3-bed house costs over 16 times the median household
annual income. A sufficient mortgage for a 1-bed flat would require an income of £57,000 per
annum with a £62,000 deposit, whilst a 3-bed home requires an income of nearly £110,000
with a £117,000 deposit.

8

Source: ONS Mid-Year Estimates 2017
Brighton & Hove Housing Market Report 2019 Q1 Jan-Mar
10
Objectively Assessed Need for Housing: Brighton & Hove (GL Hearn, June 2015)
9
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3.6

The cost of renting in the city is also very high. The average rent for a 1-bed flat is £942 per
month. This is equivalent to the monthly repayment cost of a £161,173 mortgage, which
would require an income of nearly £50,000 to finance.

4.

Brighton & Hove City Plan

City Plan Part One
4.1

The Brighton & Hove City Plan Part One (CPP1) 11 was adopted in March 2016 and sets out the
strategic policy framework to guide the new development required across the city to 2030. It
sets provision for a minimum of 13,200 new homes to be built over the period 2010-2030. It is
against this minimum housing requirement that the City's housing delivery and five year
housing land supply position is assessed annually.

4.2

The spatial strategy set out in the City Plan focuses primarily on maximising development
opportunities from brownfield sites within the built up area. In particular, it seeks to direct a
significant amount of new development to eight identified Development Areas which offer
capacity for major new development/redevelopment; are well located in terms of sustainable
transport/ accessibility; and are areas where new development and/or regeneration and
renewal will secure substantial benefits for the city. The eight Development Areas account for
45% of the planned new housing for the city. The strategy also makes provision for some
housing to be brought forward on greenfield sites on the city’s urban fringe, whilst
acknowledging that the scope for such development is restricted by environmental
considerations, including proximity to the South Downs National Park.

4.3

Part B of Policy CP1 indicates the broad distribution of housing and that this provision is to be
delivered from a variety of sources including:
i) 6,005 dwellings to be delivered within eight ‘Development Areas’ (DAs) identified in
Policies DA1 – DA8, which are expected to provide for the majority of housing,
employment and retail development in the city – this figure includes a minimum of 3,635
dwellings on strategic site allocations identified for housing and mixed uses in Policies
DA1 – DA8.
ii) 4,130 dwellings on other sites within the city’s existing defined built up area.
iii) 1,060 dwellings on greenfield sites on the urban fringe based on information in 2014 and
2015 Urban Fringe Assessments - this figure is additional to a strategic greenfield
allocation at Toads Hole Valley in Policy DA7.
iv) 765 dwellings on small identified sites with outstanding planning permission for 5 or less
dwellings.
v) 1,250 dwellings through small windfall development – based on an allowance for
developments of 5 or less dwellings likely to come forward on currently unidentified sites
over the plan period.

4.4

Table 2 summarises the breakdown and broad distribution of housing provision set out in
Policy CP1.

11

Brighton & Hove City Plan Part One (adopted March 2016)
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Table 2: Policy CP1 Housing provision and sources of supply
Area / Source of Supply

No. of new homes

Development Area
DA1 – Brighton Centre and Churchill Square Area
DA2 – Brighton Marina, Gas Works and Black Rock Area
DA3 – Lewes Road Area

20
1,940
875

DA4 - New England Quarter and London Road Area

1,130

DA5 – Eastern Road and Edward Street Area

515

DA6 – Hove Station Area

525

DA7 – Toad’s Hole Valley

700

DA8 – Shoreham Harbour

300

Development Area Total

6,005

Development Across Rest of City
a) Within the built up area

4,130

b) Within the urban fringe

1,060

Small identified sites

765

Small windfall development

1,250
13,210 12

Total
4.5

CPP1 is supported by a Housing Implementation Strategy 13 which describes the approach to
managing the delivery of housing over the plan period and sets out how a five year supply of
housing will be maintained to meet the planned housing target.

City Plan Part Two
4.6

The Council is currently working to prepare the City Plan Part Two (CPP2), which will include
policies to support the implementation and delivery of CPP1, including identifying and
allocating additional development sites. The Draft CPP2 14 was subject to Regulation 18 public
consultation in summer 2018, and the Council is working to publish the Pre-Submission Draft
(Regulation 19) in January/February 2020. It is intended to submit the draft Plan for
examination in spring/summer 2020 with the aim to achieve adoption in early 2021.

4.7

The work for CPP2 has included detailed assessment of sites identified through the Strategic
Housing Land Availability Assessment (SHLAA) process to assess whether they are suitable for
allocation for housing and/or mixed uses (including housing). Following this analysis, the
majority of SHLAA sites which do not already have planning permission (and some with
permissions not yet started) are proposed for allocation in CPP2. The Council’s approach to

12

The figures in the table total 13,210 dwellings against the policy target of at least 13,200 new homes.
City Plan Part One Annex 3: Housing Implementation Strategy (March 2016)
14
Draft Brighton & Hove City Plan Part Two (July 2018)
13
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identifying and selecting sites for allocation in CPP2 was set out in detail in a Site Allocations
Topic Paper which was published alongside the Draft Plan in summer 2018 15.
4.8

In total, the Draft CPP2 proposed allocations for a minimum of 3,611 dwellings. This included a
combined total of 1,100 dwellings on four strategic sites (Policies SSA1 – SSA4), 1,609
dwellings on housing and mixed use sites within the existing built-up area (Policy H1) and 902
dwellings on greenfield ‘urban fringe’ sites (Policy H2). Table 3 shows the breakdown of
housing delivery from the proposed allocations in the published Draft CPP2.

Table 3: Proposed site allocations in Draft City Plan Part Two (July 2018)
CPP2 policy

Sites in
Development
Areas

SSA1 Brighton General Hospital

Sites in Rest of
City

Total CPP2
allocations

200

200

100

SSA2 Combined Eng Depot, New England Rd

100
300

SSA3 Land at Lyon Close, Hove

300

SSA4 Sackville Trading Estate and Coal Yard

500

H1 Housing and Mixed Use - Housing sites

191

771

962

H1 Housing and Mixed Use - Mixed use sites

335

312

647

902

902

2,485

3,611

H2 Housing Sites – Urban Fringe
Total

1,126

500

5.

Analysis of Housing Delivery

5.1

The Council’s most recent comprehensive assessment of housing land supply is set out in the
SHLAA Update 2018 16. That report provides data on housing completions up to 31 March
2018, and monitors progress on developments with extant planning permissions and strategic
sites allocated in CPP1. The SHLAA also identifies other sites without planning permission that
are considered deliverable or developable within the next 15 years based on an assessment of
their availability, suitability and achievability in accordance with the NPPF and NPPG. The
SHLAA is updated and published annually and forms the basis for the Brownfield Land Register
(BLR) which provides a published list of all previously developed (brownfield) sites of 0.25
hectares/5 or more dwellings that are considered suitable, available and achievable for
housing development.

5.2

Appendix 1 presents the updated housing trajectory set out in the SHLAA 2018. It clearly
illustrates that net housing completions since 2010 have (with the exception of 2015/16)
consistently fallen short of the annualised City Plan housing requirement of 660 net dwellings
per year. However, the trajectory also shows that projected housing delivery is expected to

15
16

Housing and Mixed Use Site Allocations Topic Paper (June 2018)
Strategic Housing Land Availability Assessment (SHLAA) Update 2018
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increase substantially over the next few years. That assumption is explored in greater detail in
this Action Plan.
5.3

Overall, based on the monitoring position at 1 April 2018, there is identified potential to
deliver at least 14,575 net dwellings, which would exceed the City Plan target by 1,365
dwellings. Table 4 presents a summary comparison of the projected housing supply against
the City Plan (Policy CP1) target for the different identified sources of housing supply.

Table 4: SHLAA 2018 Identified housing supply position against City Plan target
Policy CP1
housing
provision

Total potential
supply

Position against
Policy CP1

Development Areas

6,005

5,893

-112

Rest of City

5,190

5,372

+182

Small sites (identified + windfall)

2,015

2,905

+890

Prior Approval for change of use to
residential

0

139

+139

HRA Estates Regeneration (additional
potential)

0

266

+266

13,210

14,575

+1,365

Housing provision by source

Total
Net residential completions
5.4

The Council publishes detailed analysis of residential development on an annual basis in the
Authority Monitoring Report (AMR): Residential Development 17. Figure 1 presents analysis of
net housing completions over the period since 2010. During this period, net residential
completions have averaged only 432 units per year against the annualised City Plan housing
target of 660 homes per year. The breakdown by type of housing development indicates that
new build has consistently provided the most significant contribution, accounting for 62% of
housing delivery over the period 2010-2018 compared to 26% for changes of use and 12% for
conversions.

5.5

A notable recent trend is the increase in residential development through change of use. This
has followed the introduction of permitted development rights for change of use from office
to residential use in 2013. These developments require prior approval from the local authority
but are not subject to the normal planning process. Over the past four years (2014/15 to
2017/18), an average of 106 residential units have been delivered through prior approvals.

17

Authority Monitoring Report 2017/18: Residential Development

8

Figure 1: Net completions by residential development type 2010-2018

5.6

Figure 2 presents analysis of net residential completions by development size. Over the period
2010-2018, around two-thirds (67%) of housing delivery has been on large developments (6+
units), with one-third (33%) occurring through small developments (<6 units). This clearly
indicates that bringing forward development on large sites is critical in terms of increasing
housing delivery in future years. However, small developments (<6 units) are an important
source of supply in Brighton & Hove, providing an average of 142 net dwellings per year since
2010 (which is significantly above the target set in the City Plan).

9

Figure 2: Net residential completions by development size 2010-2018

5.7

A very high proportion of new development in recent years has been in the form of flats and
apartments which have accounted for 80% of new residential units over the period 20152018. As highlighted in Figure 3, a similarly high proportion of new residential development
has been 1-bed and 2-bed units (77% of new housing over the period 2015-2018).

Figure 3: Proportion of residential units (gross) by unit size 2015-2018

10

5.8

These recent housing delivery figures can be compared with previous demographic analysis of
the demand/ need for homes in the city over the plan period, which indicated that an
estimated 65% of overall need/demand (for both market and affordable homes) will be for
two and three bedroom properties (34% and 31% respectively), with 24% for 1 bedroom
properties and 11% for four-plus bedroom properties. Compared to this need/demand, there
has been a relatively stronger supply of smaller residential units. This largely reflects the
character of the sites available in the city, with a high proportion of constrained and often
high value brownfield sites and very limited opportunities for greenfield development on the
urban fringe.

Net residential units permitted & commenced
5.9

The evidence set out in the AMR 2017/18 illustrates a clear upward trend both in the amount
of housing permitted and the number of units under construction. In 2017/18 there were
1,487 net units permitted through 174 applications 18 including applications for prior approval
for the change of use to residential through permitted development, which was more than
twice the 706 net units permitted in the previous monitoring year (2016/17). A list of major
developments of 10+ dwellings that gained planning permission in 2017/18 is presented in
Appendix 2. These included large scale developments at Preston Barracks (363 dwellings and
1,338 student bed spaces), Anston House, 137-147 Preston Road (229 dwellings) and Land off
Overdown Rise and Mile Oak Road, Portslade (outline permission for 125 dwellings).

5.10 At the end of the monitoring year there were 1,609 net residential units under construction,
which represents an increase of almost 50% compared to the previous monitoring year (Table
5). Work had started on sites delivering 968 units in 2017/18 which is almost double the
number commenced in previous monitoring years. The increasing number of residential units
under construction is expected to lead to higher delivery rates over the next few years. Major
developments under construction are listed in Appendix 3.
Table 5: Net residential units commenced by year 2013/14 to 2017/18
Commenced during
year

Commenced at
monitoring year end

Permitted during year

2013/14

439

657

713

2014/15

602

837

1,152

2015/16

554

1,011

610

2016/17

507

1,088

706

2017/18

968

1,609

1,487

Analysis of housing supply by stage of development
5.11 Analysis of the housing supply pipeline by planning status and stage of development provides
a good indication of the robustness of the future housing supply projections. Projections of
18

Discounting any multiple applications made on the same site.
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future housing development involve making a range of assumptions about delivery timescales.
The phasing assumed for individual sites in the SHLAA has been informed by Historical
Delivery Rate Assessments which were previously undertaken as part of the preparation of the
2017 SHLAA. This included analysis of a sample of developments where residential units had
been delivered over the previous ten years (2007-2017), looking at the period of time taken
from planning consent to commencement of development (‘lead in time’) and from
commencement on site to completion (‘build out time’). This assessment showed that average
‘lead in times’ varied from around 8 months for developments of less than 30 units to more
than 12 months for schemes of 100+ units. Average ‘build out times’ varied similarly based on
size of development from around 17 to 24 months. Total average delivery timescales
therefore varied from around 2 years for smaller schemes to over 3 years for larger schemes.
Further details on the Delivery Rate Assessment are included in the SHLAA 2017 Update 19.
5.12 Table 6 shows the projected housing completions over the next five monitoring years
(2018/19 to 2022/23) based on the housing trajectory in the 2018 SHLAA. A high proportion of
housing developments projected for delivery in the next few years has already commenced or
comprises small sites which already have planning permission. Development already
commenced accounts for 93% of projected housing supply in Year 1 (2018/19) and 87% of
housing supply in Year 2 (2019/20). Looking further ahead, the majority of projected supply in
Years 3 to 5 (2020/21 to 2022/23) has either commenced or had detailed planning
permission, or was subject to a planning application under consideration by the Council at 1
April 2018. Appendix 3 shows the projected housing delivery from sites recorded as under
construction in the 2018 SHLAA.
Table 6: Projected housing delivery over the next five years (2018/19 to 2023/24)
Projected net completions
Large sites - 6+ dwellings
Already commenced
Detailed permission not started
Outline planning permission
Application under consideration
Pre-application discussions
Commenced (technical start)
No planning application yet
Sub-total
Small sites - <6 dwellings
Identified supply
Small sites windfall
Sub-total
Prior Approvals (projected)
TOTAL
19

2018/19

2019/20

2020/21

2021/22

2022/23

236

567
65

301
276

12

312
37
52
55

244
178
60
265
60
118
73

10
185
65
340
469
168

236

644

1,033

998

1,237

138

139

146
146
28

146
146
28

1,172

1,411

138
28

139
28

51
95
146
28

402

811

1,207

SHLAA Update 2017 Appendix
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5.13 More detailed analysis has also been undertaken looking at the recent progress of the sites
which were recorded in the 2018 SHLAA as having outline planning, detailed planning
permission not started, or as an application under consideration. Full details are presented in
Appendix 4.
Outline planning permissions
5.14 In the 2018 SHLAA, only one site was recorded as having outline planning permission (Land off
Overdown Rise and Mile Oak Road, Portslade, 125 units). The site has since been subject to a
Reserved Matters application which was approved subject to S106 agreement at Council
Planning Committee in June 2019.
Detailed permissions not yet started
5.15 In the 2018 SHLAA, there were 19 sites in this category totalling 704 net dwellings. Of these,
only 7 developments had commenced development by July 2019.
• One of the commenced sites (113-119 Davigdor Road) has been subject to a revised
planning application for a slightly reduced number of units which has been approved at
Planning Committee subject to S106 agreement.
• Two sites have since gained prior approval for conversion from office to residential – these
include Crown House, 21 Upper North Street where the extant permission is for 149 units,
although pre-application discussions with the Council about a redevelopment scheme are
ongoing.
• The site at Old Ship Hotel (18 units) has been included within a larger planning application
currently under consideration by the Council for expanded hotel and mixed use facilities,
but which does not include any provision for residential development.
Planning applications under consideration
5.16 In the 2018 SHLAA, there were 13 planning applications under consideration totalling 929 net
dwellings. Of these, 11 sites had gained planning permission by July 2019, including one site
allowed on appeal (1-3 Ellen Street, Hove, 186 units).
• Of the two applications that have not gained permission, one has been refused by
Planning Committee (239-243 Kingsway, 36 units) and one not yet determined (25 York
Villas, 7 units).
• Of the planning permissions granted, development had commenced on 4 sites by July
2019, including the major redevelopment at Amex House, Edward Street (168 residential
units) which is a strategic allocation in the City Plan.
• Two of the applications under consideration in the 2018 SHLAA were for outline
permission, one of which has since gained Planning Committee approval for Reserved
Matters (Westerman Complex, School Road, 104 units).
Further planning permissions since the 2018 SHLAA
5.17 In addition to the sites/planning applications considered above, a further 16 developments of
6+ dwellings totalling 777 net dwellings have gained planning permission since the 2018
13

SHLAA (this includes Planning Committee approval subject to S106). These sites are listed in
Appendix 5. Most notably, they include Land to rear of Lyon Close (152 residential units),
Longley Industrial Estate, New England Street (201 residential units) and Land To The East Of
Coldean Lane (242 units), all of which have been approved at Planning Committee in recent
months.
5.18 Looking ahead, there are further major planning applications currently under consideration
which will be reported to Planning Committee within the next 6 months. These include an
outline application for development at Toads Hole Valley, the city’s largest greenfield
allocation (to include up to 880 residential units).
Residential Development Site Update Survey
51.9 To gain a better understanding of why some residential schemes with planning permission
have not commenced or have stalled, the Council contacted the relevant planning
agents/developers by email with a short survey, seeking information on:
• Whether the outstanding planning permission is still expected to be implemented
• Expected timescales for commencement and development completion
• Whether there are specific issues or constraints that are currently delaying development
• What actions are being undertaken to overcome existing or potential delays in
development
• Whether the Council assist in overcoming the issues/constraints identified
5.20 Appendix 6 presents a copy of the Residential Site Update Form.
5.21 The survey response rate from planning agents and developers has been very limited, despite
a reminder email being sent. In some cases there may be commercial sensitivities/concerns
about publicising issues that may be leading to development delays.
5.22 Of the responses received, two indicated that the development had recently commenced or
was imminent. The remaining responses highlighted particular issues specific to the site or
development, although one cited housing market uncertainty. Due to the very limited
response received, it would be unwise to draw general conclusions about the reasons why
some existing residential permissions are not being implemented. However, the process of
regularly contacting agents/developers is useful and will form part of future monitoring of
housing delivery.
Projected supply of communal residential accommodation
5.23 The HDT allows for development of student accommodation and other communal
accommodation to be counted towards the overall housing delivery figure. Communal
accommodation is accounted for by applying nationally set ratios based on 2011 Census data.
The ratio applied for student accommodation is 2.5 student bedrooms equivalent to one
dwelling, whilst for other communal accommodation, a ratio of 1.8 bedrooms equivalent to
one dwelling is applied.
14

Purpose built student accommodation
5.24 Brighton & Hove’s two universities host approximately 30,000 full-time students at campuses
within the city, with the British and Irish Modern Music Institute and a significant number of
language schools further adding to the city’s total student population. Over the past decade,
there has been a significant increase in student numbers in the city with the total number of
student households, including those in Purpose Built Student Accommodation (PBSA),
increasing from an estimated 6,617 to 8,400 between the 2010/11 and 2018/19 20. However,
the supply of PBSA has not matched the past expansion of the student population, particularly
at the University of Brighton, and this has led to a significant increase in the number of
students requiring private rented accommodation. The market has reacted to this demand
through increasing numbers of family homes converted to Houses in Multiple Occupation
(HMOs) in the city.
5.25 The Council has sought to control the over-concentration of HMOs in certain areas of the city
through the use of Article 4 Directions, however the City Plan (Policy CP21 and draft Policy
DM8) also includes positive policies to encourage new PBSA development, including through
provision of specific site allocations. As shown in Table 7, there is now a substantial identified
future supply of nearly 4,000 student bedspaces in the city arising both through university
managed and privately operated PBSA developments. The majority of this supply is already
under construction and expected to be completed within the next 4 years, particularly the
major developments at Preston Barracks and Circus Street.
Table 7: Projected supply of Purpose Built Student Accommodation (PBSA)
2018/19
University of Sussex
West Slope
SUB-TOTAL
University of Brighton
Circus Street
Preston Barracks
SUB-TOTAL
Privately operated
106 Lewes Road
112-113 Lewes Road
119 Lewes Road
Willow Surgery, Bevendean
54 Hollingdean Road
Preston Barracks
Pelham Terrace
118-132 London Road
Park Wall Farm Cottages
SUB-TOTAL

2019/20

2020/21

2021/22 Not known

Total

1,122
1,122
450
816
1,266
44
39
51
19
205
522
189
232
71
1,372

20

These figures are based on monitoring of the number of properties that benefit from a Council Tax
exemption during each year by being solely occupied by students.
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Further CPP2 Allocations
Lewes Road Bus Garage
45 & 47 Hollingdean Road
SUB-TOTAL
Total

150
40
134

674

1,527

303

1,312

190
3,950

Other communal accommodation
5.26 Other forms of communal residential accommodation (C2 uses) include accommodation for
older persons (residential/nursing homes and extra care/assisted living) and supported
accommodation for specialist and vulnerable needs. The demand for communal
accommodation for the elderly is expected to increase within the city in the future due to the
aging population and increasing prevalence of long-term health problems as people live
longer. The Council has recently commissioned a study of older people’s housing needs which
has identified increasing potential demand for both nursing homes and housing with care
(extra care/assisted living) over the period to 2030 and beyond 21. However, at present the
Council does not specifically monitor the future supply of developments falling within these
categories, and therefore no figures for planned communal accommodation are currently
available.

6.

Future projected Housing Delivery Test Performance

6.1

Based on the analysis undertaken, Table 8 presents the projected supply of both C3 housing
development and student accommodation and sets out how this is expected to affect the HDT
results for Brighton & Hove over the next four years (2018/19 to 2021/22).

Table 8: Housing Delivery Test - Projected future delivery
Projected net completions
2018/19

2019/20

2020/21

2021/22

C3 Housing

402

811

1,207

1,172

Purpose Built Student accommodation1

54

270

611

121

Other communal accommodation2

na

na

na

na

HDT net completions

455

1,080

1,818

1,293

Annual HDT housing target

655

856

856

924

3-Year HDT Housing target

1,965

2,166

2,367

2,636

Projected 3-Year HDT net completions

1,284

2,032

3,353

4,191

Projected HDT percentage

65%

94%

142%

159%

Notes:
1 2.5 bedrooms equivalent to 1 dwelling
2 1.8 bedrooms equivalent to 1 dwelling
21

Older People’s Housing Needs Assessment (Housing LIN, forthcoming)
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6.2

The projected figures identify a potential dip in delivery in 2018/19 followed by an improving
picture in the following years, a pattern which reflects the current housing trajectory set out in
the AMR 2017/18. It should be emphasised that the HDT measures average delivery over the
previous three years and therefore the recent increase to housing supply evidenced by
increased permissions granted and development under construction will take some time to
translate into an improved performance against the HDT.

6.3

Overall, there are clear signs that delivery will improve significantly from 2019/20 onwards.
This is supported by:
• The significant level of residential development already under construction, which is
mainly expected to come forward over the next three years;
• The substantial number of detailed planned permissions approved over the past two
years; or gaining Planning Committee approval subject to S106 agreement;
• The substantial development pipeline of purpose built student accommodation with
several major sites now under construction, most notably Circus Street and Preston
Barracks; and
• Strong Council commitment to the direct delivery of affordable housing on Council-owned
land – this is discussed in more detail under ‘Actions and Responses’.

6.4

The residential development monitoring figures for 2018/19 will be published in the 2019
Strategic Housing Land Availability Assessment (SHLAA) and analysed further in the AMR
2018/19, both of which the Council is intending to publish in autumn 2019.

7.

Review of Key Issues and Challenges

7.1

In preparing this Action Plan, the Council has sought to consult with agents, developers and
landowners to gain a fuller understanding of the issues that may be constraining delivery of
new housing in the city. In addition to the Residential Development Site Update Survey
referred to above, the Council has sought views from the Planning Agents’ Forum (PAF) which
comprises planning agents who regularly submit planning applications to the City Council. A
questionnaire survey was circulated to all PAF members asking for views and comments on
housing delivery in Brighton & Hove. The questionnaire also asked the agents to consider the
relative importance of a range of specific factors (e.g lack of sites, development viability
issues, delays in the planning process etc) in constraining or slowing down housing delivery.
Appendix 7 presents a copy of the questionnaire.

7.2

Responses were received from nine planning agents who, between them, have involvement in
a high proportion of current and planned future housing developments in the city. This was
followed up by discussion of the issues raised at a meeting of PAF on 16 July 2019, which was
attended by six of the agents that had responded. Drawing on the PAF survey responses, a
summary of the key issues and challenges affecting housing delivery in Brighton & Hove is set
out below. Appendix 7 provides a more detailed analysis of the PAF responses.
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Lack of available land and complexity of development sites
7.3

As highlighted in this Action Plan, there is a relative shortage of available development land in
the city. In particular there is a lack of suitable greenfield land except for a few urban fringe
sites proposed for allocation in the City Plan. Whilst there are substantial opportunities for
brownfield redevelopment, particularly within the Development Areas identified in the City
Plan, many sites involve the loss of valued non-residential uses that City Plan policies seek to
protect (e.g employment uses). This limits the scope to increase the overall amount of land
allocated for housing development or to alter the mix of sites allocated in the City Plan.

7.4

As significant as the overall lack of sites is the complexity of developing many of the available
sites. The majority of potential opportunities are brownfield sites, which brings with it
additional costs relating to demolition and site remediation. Development also often raises
complex issues of design due to potential amenity impacts on neighbouring properties (e.g
overlooking, loss of sunlight/daylight, noise etc), the need to address heritage issues (Brighton
& Hove has 34 conservation Areas and 3,400 listed buildings), and issues relating to access,
parking provision and mitigation of traffic impacts.

7.5

The general lack of sites available for development was considered to be a ‘Very Important’
constraint by the majority of PAF respondents (5 out of 9), whilst the complexity of
development sites was considered ‘Very Important’ by three PAF respondents and ‘Quite
Important’ by the remaining six respondents.

7.6

In their comments, some respondents considered that there is scope to increase housing
densities on some sites, including the urban fringe sites where it was felt that the densities
proposed in CPP2 are much lower than the general density requirements set in CPP1. A view
was also expressed that residential space standards could be relaxed or applied more flexibly.

7.7

The City Plan already seeks to encourage high densities on brownfield sites, including by
promoting taller buildings (6 or more storeys) in appropriate locations within the city, but this
is subject to design considerations and impacts on surrounding areas including residential
amenity. All available brownfield sites have been subject to detailed assessment through the
SHLAA in terms of their development capacity, and this has been subject to further review
through an independent Housing and Employment Land Study 22. Development sites on the
urban fringe are subject to particular landscape sensitivities (in particular the setting of the
South Downs National Park) and many are also affected by environmental designations. The
scale and density of housing appropriate on the urban fringe have been established following
detailed Urban Fringe Assessment studies undertaken for the Council in 2014 and 2015.

Economic/housing market uncertainty
7.8

22

Perhaps surprisingly, economic/housing market uncertainty was considered ‘Very Important’
by only two PAF respondents, although considered ‘Quite Important’ by the remaining seven
respondents. The wider economic outlook nationally remains uncertain due to the current

Housing and Employment Land Study, (DLP Planning, Dec 2017)
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uncertainties around “Brexit”. As shown in the housing market figures earlier in this Action
Plan, average prices over 12 months to March 2019 have risen below the average increase for
England & Wales. However, at present there is no strong evidence of a general slow-down in
development activity and house prices remain generally very buoyant.
7.9

Within the city, there are examples of sites that have achieved planning permission but have
then been sold or have remained implemented over a number of years. Economic/housing
market uncertainty may be a factor in permissions not being implemented, but lack of
development is also related to issues such as land value expectations, access to finance/cost
of interest payments, and the extent of freeholder/leaseholder motivation to develop the site.
The specific circumstances leading to stalled developments need to be better understood on
an individual site basis, however in general terms the housing market and development in the
city remain reasonably dynamic.

Development viability and affordable housing requirements
7.10 Planning obligations and affordable housing contributions impact upon the viability and
deliverability of schemes within the city. The Council is planning to introduce a Community
Infrastructure Levy (CIL) next year (mid-2020) which will further impact upon development
costs.
7.11 Both development viability and affordable housing provision were considered ‘Very
Important’ by the majority of PAF respondents (5 out of 9 in each case) and ‘Quite Important’
by almost all others.
7.12 In comments, a number of PAF respondents highlighted the impact of affordable housing
requirements, including suggestions that affordable housing/CIL requirements should be
relaxed. More specific views were expressed that:
• The threshold for affordable housing and proposed threshold for CIL are too low and
should be relaxed as these costs impact disproportionately on small developments.
• The threshold for affordable housing contributions should be raised so that they apply
only to developments of over 10 dwellings (i.e in line with the NPPF guideline).
• A more relaxed approach should be applied to the requirement for provision of affordable
housing onsite, allowing for the wider use of financial contributions (commuted
payments) in lieu of onsite affordable provision. It is common experience that affordable
housing providers are less willing to bid for schemes involving small numbers of affordable
units which are relatively more expensive to manage.
7.13 City Plan policy seeks 40% onsite affordable housing in developments of 15 or more (net)
dwellings, with lower proportions of affordable housing or equivalent off-site contributions
sought on smaller schemes down to 5 dwellings. Where proposed developments cannot meet
these requirements, the Council requires the applicant to submit a viability assessment which
is made subject to independent review. Over recent years (since public funding for affordable
housing has become less available), many residential applications have fallen well short of the
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affordable housing policy requirements, particularly those on brownfield sites and mixed use
schemes.
7.14 During the past two years, the Council has commissioned detailed assessments of
development viability for residential and other land uses (including purpose built student
accommodation and C2 extra care/assisted living) to support the proposed introduction of
CIL 23. This analysis has shown that in general terms there is sufficient development value to
support the introduction of CIL charging (linked to some reduction in S106 contributions) for
residential development throughout the city, with the exception of a small number of
strategic redevelopment sites which are proposed to be nil CIL rated. Whilst residential
development in all parts of the city is considered to be generally viable, the differentials in
land and development values are reflected in three proposed CIL charging zones, ranging from
£175/sq.m in central Brighton and the Seafront to £75/sq.m in some of the outer wards in the
west and east of the city. The proposed CIL charging requirements are subject to the outcome
of the CIL examination which is currently ongoing.
Delays in achieving planning permission and discharge of conditions
7.15 The PAF responses highlighted a range of issues concerning the operation of the Council’s
planning service, including comments about the timescales involved at various stages of the
planning process and concerns about consistency. The majority of PAF respondents (7 out of
9) considered that S106 negotiations were a ‘Very Important’ factor in slowing down housing
delivery, whilst pre-commencement conditions were also considered ‘Very Important’ by 4
respondents and ‘Quite Important’ by a further 3 respondents.
7.16 In addition, the PAF responses included a range of specific comments including:
• Council planners should take a more proactive approach to encourage development and
engage with architects and developers at an earlier stage concerning design, proposed
uses and economic viability.
• Officers should respond to pre-application enquiries more quickly as delays discourage
developers from using this route.
• Concerns over delays in obtaining responses from planning application consultees and the
lack of direct access to consultees to discuss any issues they raise.
• Calls to reduce the number of planning conditions attached to permissions granted.
• Calls to relax planning application validation requirements.
7.17 As demonstrated in the analysis of housing delivery in this Action Plan, there is a substantial
supply of residential development which already has planning permission (either under
construction or not started). In the Council’s view, delays in the planning process are not
currently the primary cause of housing under-delivery in the city. It should also be highlighted
that the Council’s performance in determination of major applications has consistently far
exceeded the national target since the indicator was introduced in September 2016 (the latest
23

The Draft CIL Charging Schedule and supporting CIL Viability reports can be viewed on the Brighton & Hove
Council CIL Examination webpage
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figures for 2018/19 Q4 record 92% applications determined within time limit against the
national target of 60%).
7.18 However, the Council acknowledges that there is a need to improve timescales for
determining minor applications and discharging planning conditions, and is actively seeking to
address these issues through an ongoing programme of ‘modernisation’ within the Planning
Service. Further details are provided under ‘Actions and Responses’ below.
Infrastructure and utilities issues
7.19 Infrastructure issues were considered ‘Very Important’ by only one PAF respondent, although
‘Quite Important’ by a further six respondents. As a compact city with limited greenfield
opportunities, there are no major strategic infrastructure constraints preventing development
coming forward. However, there are some developments which require delivery of substantial
supporting infrastructure (e.g at Brighton Marina and Toad’s Hole Valley).
7.20 The City Plan is supported by an Infrastructure Delivery Plan 24 which details the physical, social
and environmental infrastructure that will be required to implement the proposals set out in
the plan. It remains important to ensure that infrastructure requirements and associated
abnormal costs/ viability issues do not prevent or slow down developments coming forward.
As set out under ‘Actions and Responses’ below, the Council is actively developing
partnerships with central Government and regional partners to unlock stalled sites, including
securing funding from central Government and through the Local Enterprise Partnership (LEP).

8.

Actions and Responses

8.1

Set out below are a range of positive actions that the Council is putting in place to increase
housing supply and to address the low rates of housing delivery against the City Plan housing
target.

A.

Direct delivery of housing

i)

New Homes for Neighbourhoods

8.2

The Council has set a target to deliver 800 new affordable homes by 2023. The New Homes for
Neighbourhoods (NHFN) programme seeks to develop new rented Council homes on Councilowned land. It works with local resident associations, ward councillors, council staff and
partners to improve council estates and neighbourhoods, while making best use of council
housing land and buildings to deliver new, affordable rented homes that the city needs.

8.3

Since 2015, 184 council homes for affordable rent have been completed in 12 projects under
NHFN with a further potential identified supply of around 500 homes identified, including 42
which already have planning permission. In addition, there is potential for redevelopment of
some existing council housing.

8.4

The Council is currently developing an accelerated pipeline of NHFN projects to take

24

City Plan Part One Annex 2: Infrastructure Delivery Plan (July 2017)
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advantage of the Government’s lifting of the Housing Revenue Account (HRA) borrowing
restrictions. The removal of the HRA Borrowing Cap will enable substantial growth in the
numbers of homes that can be built or purchased within the HRA alongside the continued
investment in existing homes. The delivery of viable schemes and therefore the levels of
future borrowing are likely to depend on the availability of Right to Buy (RTB) receipts and
other forms of grant funding available. Current rules only allow RTB receipts to pay for 30% of
build costs, although the Government has recently consulted on the use of receipts.
8.5

The Council has been awarded a £50,000 Local Government Association (LGA) grant to
undertake work in 2019/20 focused on increasing resources to develop the pipeline of sites,
through:
• Accelerated delivery, including looking at the meanwhile use on sites to meet housing
pressures pending approval for redevelopment;
• Further increasing the pipeline of affordable housing;
• Evaluation of Modern Methods of Construction options to speed up construction delivery;
• Maximising existing land density and understand the full development potential of
existing assets and land holdings.
• The creation of a “rolling” pipeline balancing the need for existing project delivery and
new project identification.
The Council is also looking at funding opportunities through the Land Release Fund and small
sites.

8.6

The current programme and projected next phases are shown below.

Programme phase

No. homes

Date/target date

Phase 1 (completed homes)

172

Complete June 2018

Phase 2 (on site/with agreement to
progress)

124

All homes complete 2021

Phase 3 (next phase of projects)

c130

Agree at Committee Autumn 2019

Phase 4 (medium term pipeline)

c125

Agree at Committee Spring 2020

Phase 5 (longer term pipeline)

c85

Agree at Committee Summer 2020

PROJECTED TOTAL

c636

ii)

Homes for Brighton & Hove (Living Wage Joint Venture)

8.7

Homes for Brighton & Hove is a partnership between Brighton & Hove City Council and the
Hyde Group set up to create 1,000 new affordable homes for rent and sale for lower income,
local working households in the city. The combined additional investment will total over
£100m. The new developments will be 100% affordable housing, with 50% of the new homes
available for rent and the remaining 50% as shared ownership homes.

8.8

By working together through the Homes for Brighton & Hove partnership, it is intended to
speed up the delivery of new homes and address the need demonstrated by the City Plan and
Housing Strategy. All the housing will be for people living and/or working in the city.

8.9

The target is to build 1,000 new homes over five years - 500 homes for rent set to be
affordable to working Brighton & Hove residents earning the new National Living Wage and
500 homes being available to purchase though shared ownership. Over 500 new homes are
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planned in the first wave of the development.
8.10 The first council-owned sites for proposed developments are:
• Land at Coldean Lane, Brighton – Development of 242 residential apartments in on urban
fringe site received Planning Committee resolution to approve in July 2019
• Former Belgrave Day Centre, Clarendon Place, Portslade – Current planning application
under consideration for 104 residential apartments
Further identification of sites is underway.
8.11 The Homes for Brighton & Hove initiative gives the Council a method of increasing the supply
of affordable homes which does not use HRA funding or land, which will ensure that HRA land
can be prioritised for Council led development. It includes investment of approximately £60m
in affordable housing from both the Council’s General Fund and Hyde Housing and uses
Hyde’s expertise in development management to take forward these sites without impacting
on the capacity of council teams.
iii)

Hidden Homes initiative

8.12 A Council programme to refurbish and convert under-used or unused spaces within existing
Council stock into new homes. Nine new homes have been delivered to date, with a further 16
due to be delivered in 2019/20. There is a pipeline of potential sites to deliver approximately
30 further units.
iv)

Home Purchase Policy

8.13 This scheme was initially set up to enable the Council to buy back homes that have been sold
under ‘right to buy’ to be used for general needs or temporary accommodation. However, in
September 2018, the Council’s Housing & New Homes Committee agreed the expansion of the
scheme to allow the Council to look at purchasing affordable housing units secured under
S106 agreements as part of new housing developments in the city in schemes where there is a
lack of interest from other affordable housing providers. The Council is now actively looking at
acquisition opportunities.
v)

Community Led Housing

8.14 The Council is working in partnership with the Brighton & Hove Community Land Trust which
delivers the community led housing programme in the city and has provided £465,000 of
enabling funding to build their capacity. A pathway has been developed for Council owned
sites to ensure there is clear route for considering when land or building opportunities may be
considered for community led housing. At present three sites have been identified which
could be used for housing schemes. The Council is currently reviewing options for further bids
for capital and revenue funding.

B.

Partnership working to accelerate delivery and unlock stalled sites

i)

King Alfred/RNR site

8.15 The Council has been working with a preferred development partner to bring forward a
comprehensive redevelopment to provide improved, extended and modern sports facilities as
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part of a major mixed-use enabling development, which will include 500+ residential units.
The site is allocated in City Plan Part One and funding worth £15.2m has been obtained
through the Housing Infrastructure Fund (HIF).
8.16 In January 2016, the Council appointed Crest Nicholson in partnership with the Starr Trust as
the preferred developer, however in August 2019 Crest Nicholson announced that it had
taken the decision to withdraw from the scheme. The Council has restated its strong
commitment to find a financially viable scheme and is now exploring alternative delivery
options
ii)

One Public Estate

8.17 One Public Estate (OPE) is a Government funded programme which aims to make better use
of public sector sites, cut running costs, and free up space for new homes and jobs while
improving services to residents. OPE funding has been obtained for several projects in
Brighton & Hove including:
•

Hove Station Quarter (Conway Street Industrial Estate) – Currently a mainly industrial
area which is identified in the City Plan for comprehensive mixed use redevelopment with
a strategic allocation to deliver a minimum of 200 homes with retention/replacement of
existing employment. The City Plan identifies potential for a minimum of 525 homes in the
wider Hove Station area. The Council is developing a masterplan working with the relevant
landowners and Hove Station Neighbourhood Forum. It is intended to adopt the
masterplan as a Supplementary Planning Document (SPD) in summer 2020. This will help
bring forward coordinated development and ensure that the development potential of the
area is achieved.

•

Brighton General Hospital – Sussex Community NHS Foundation Trust is looking to
consolidate their existing uses on the site which offers surplus public land with potential
for comprehensive re-use and redevelopment. The site is proposed for allocation in the
draft City Plan Part Two for a minimum of 200 residential units, together with a health and
care facility and community facilities. The Council is currently working with the NHS trust
to bring forward a comprehensive scheme for the site.

•

Moulsecoomb Neighbourhood Hub – This project aims to consolidate and improve a range
of public services and facilities in the Moulsecoomb area, which will free up land to
provide new low-cost housing. The area offers longer term potential to provide more than
300 affordable homes, which would be developed through the Council’s New Homes for
Neighbourhoods programme, maximising opportunities presented by the recent removal
of the borrowing cap for the HRA.

C.

Improving communication with housing providers

i)

Strategic Housing Partnership

8.18 The Strategic Housing Partnership is a sub-group within the Local Strategic Partnership
(Brighton & Hove Connected) which brings together representatives of organisations with
direct involvement or interest in addressing local housing needs (including the requirements
of specific groups such as students, older persons, vulnerable and homeless people). The aim
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of the SHP is to improve housing, access to housing, and housing support to maintain the
independence of vulnerable residents within the City. SHP members include Brighton & Hove
Council, the Brighton and Hove Economic Partnership, Affordable Housing Partnership, and
representatives of local planning professionals and local estate agents, landlords, the city’s
two universities, health providers etc. Meetings are held every two months.
8.19 The key objectives of the SHP are to:
• Provide leadership and vision to improve housing for all within the City;
• Co-ordinate cross tenure action to improve housing conditions and housing options;
• Influence policy and decision-making which maximises housing opportunities for all within
the City and develop new policies where appropriate;
• Communicate with and secure participation of local communities;
• Support action to address the housing needs of vulnerable and socially excluded groups.
ii)

Affordable Housing Delivery Partnership

8.20 The Affordable Housing Delivery Partnership brings together the Council’s preferred partner
Housing Associations which are the main Registered Providers operating in the city. The
current preferred partners are signed up to the Brighton & Hove Housing Strategy and actively
contribute to the Council’s strategic housing objectives. As such, the Council requires
developers to meet their affordable housing obligations by working in partnership with these
preferred partners.
8.21 Meetings take place every three months and are attended by representatives of the Housing
Associations and Homes England, together with Council housing and planning officers, to
discuss progress in delivering new affordable homes and related matters, including planning
policy and housing market issues.
iii)

Planning Agents’ Forum (PAF)

8.22 The Planning Agents’ Forum (PAF) comprises planning agents who regularly submit planning
applications to the City Council. PAF was established following the recommendations of a
Planning Peer Challenge carried out in March 2016 and organised by the Local Government
Association (LGA) with the Planning Advisory Service (PAS).
8.23 PAF is now recognised by the Council as a key component in engaging with local planning
agents. Regular meetings are held approximately every three months which are chaired by
PAF and are attended by the Head of Planning and other senior officers. PAF also organises
workshops with the LPA. The Forum has provided a useful vehicle enabling the Council to
obtain views and feedback from the local development industry, and to discuss issues of joint
interest, including matters relating to improvement of the City’s planning service.
8.24 As noted elsewhere in this document, the Council has used PAF to provide input to this Action
Plan, seeking views from PAF members on the constraints to housing delivery in Brighton &
Hove and how these could potentially be addressed, including through Council actions.
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D.

Improving the performance of the Council Planning Service

i)

Encourage pre-application enquiries and discussions

8.25 Pre-application discussion/advice enables potential planning issues relating to proposed
development to be identified and addressed ahead of a planning application being submitted
(e.g issues relating to policy compliance, design, development impacts etc). This reduces the
time needed for the Council to determine the subsequent application. The Council provides
pre-application advice on a fee charging basis. In 2018/19 a total of 315 requests for preapplication advice were received. However, the Council has identified a need to improve the
timescales for delivery of pre-application advice. This forms part of the quarterly monitoring
of Development Management performance and is reported to Planning Committee members.
ii)

Use of Planning Performance Agreements (PPAs)

8.26 Planning Performance Agreements (PPAs) are agreements between the local planning
authority and planning applicants that set timescales for pre-application advice, planning
applications and implementation of development. The Council encourages the use of PPAs,
subject to financial charging based on an officer hourly rate to cover the cost of the service.
PPAs set out officer resourcing and provide developers with agreed timescales, but do not
influence the final decision on an application. The use of PPAs enables the Council to identify
capacity and allocate resources to the planning application process in advance, which
improves deliverability and timescales for determining the planning application.
8.27 Since 2015, the council has entered into 13 PPAs with developers on major site and a number
are in the pipeline.
8.28 In September 2018, committee approval was obtained for the introduction of a ‘fast track’ fee
option for PPAs, based on the applicant/developer covering the cost of the additional
resource, including hourly rates plus the council’s additional costs around IT, office
accommodation and administration of the staff’s agency contract.
iii)

Improve timescales for determining planning applications

8.29 The Council has been consistently in the top 25% of unitary councils in determining major
applications within the target determination timescales (usually 13 weeks or other agreed
time). It is these applications that have the most significant impact in terms of delivery of new
housing.
8.30 The Council currently ranks in the lowest 25% of unitary councils for determining minor
applications within the target determination timescales (usually 8 weeks or other agreed
time). The impact of small applications is less significant in terms of overall housing delivery.
However, the Council is seeking to improve timescales for determining small applications by
concentrating investment from the corporate modernisation programme to improve
performance through better IT systems, streamlined procedures, smarter working, training
and development.
iv)

Improve timescales for Section 106 agreements

8.31 For most major planning permissions in Brighton & Hove, S106 agreements are completed
within 3 months of the Planning Committee resolution to permit. Council Committee reports
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include provisions which authorise the Head of Planning to refuse planning permission if S106
agreements are not completed within a 16-week period. Timescales for S106 agreements are
already assisted by the Council’s use of published standard formulae to calculate off-site
development contributions, for example for transport, open space/sports facilities, education.
The Council’s proposed introduction of CIL in Summer 2020 is expected to simplify and further
reduce the timescales for S106 agreements.
8.32 In general, the most complex and time consuming elements of S106 agreements relate to
affordable housing provision (particularly issues of phasing/trigger points and provision for
any viability reviews) and transport issues, particularly travel plans. These are areas where
there is limited scope to reduce Council requirements without compromising key objectives of
the City Plan (i.e delivery of affordable housing and the promotion of sustainable travel).
v)

Improve timescales for discharge of planning conditions

8.33 The Council acknowledges that there are currently some particular issues affecting timescales
for the discharge of planning conditions. In particular, these relate to the timescales for
agreement of Construction Management Plans (CMPs), which can cause delays to
commencement of development; and agreement of Travel Plans which can delay the final
occupation of built residential units. These issues have arisen mainly due to resourcing issues
in the Council’s planning and transport policy services. The Council is looking to address these
issues by recruiting more staff and through the use of consultancy support.

E.

Progressing work on the City Plan

i)

Brighton & Hove City Plan Part Two

8.34 City Plan Part Two (CPP2) will support accelerated housing delivery in three main ways:
• By assisting the implementation on the development strategy and strategic policies
already set out in City Plan Part One (adopted in March 2016);
• By identifying and allocating additional sites for housing development; and
• By providing detailed development management policies to assist in the determination of
planning applications, replacing the current retained policies from the 2005 Brighton &
Hove Local Plan.
8.35 The Council’s work on CPP2 has included assessment of all sites identified in the SHLAA to
determine if they are suitable for allocation for housing and/or mixed uses (including housing).
Following this analysis, the majority of SHLAA sites which do not already have planning
permission (or where permissions have not yet commenced) have been proposed for
allocation in CPP2 and many of these sites are already coming forward through planning
applications.
8.36 The Draft CPP2 was published for Regulation 18 consultation from 5 July to 13 September
2018. The Council is currently working to respond to the representations received, and to
amend the draft policies, including seeking further evidence on a range of matters (including
issues related to housing delivery). It is intended to publish the Pre-Submission Draft
(Regulation 19) version of CPP2 in January/February 2020. The Draft Plan will then be
submitted for examination in spring/summer 2020 with the intention to achieve formal
adoption in early 2021.
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ii)

City Plan Review

8.37 This is a longer term objective that will follow the adoption of City Plan Part Two, starting in
2021.

9.

Management and Monitoring

9.1

The HDAP is a publicly accessible document which links to the SHLAA and AMR. It is intended
to monitor and update the Action Plan on an annual basis in response to the publication of
updated Housing Delivery Test (HDT) figures. In addition, many of the actions listed in the
Action Plan reflect priorities, actions and targets set out in other Council documents such as
the Housing Strategy and Economic Development Strategy and will be monitored in
connection with those documents.
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Appendix 1: Current housing trajectory in the SHLAA 2018 Update
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Appendix 2: Residential developments of 10+ dwellings gaining planning permission
2017/18
Site address

Description of development

Preston Barracks, Mithras House and
Watt Building Lewes Road

Demolition of existing buildings and construction of
mixed use development including Student and 369
residential units

363

Anston House, 137 - 147 Preston Road,
Brighton

Demolition of existing building and erection of 229
residential units

229

Land Off Overdown Rise And Mile Oak
Road Portslade

Outline application for the erection of up to 125
dwellings

125

Site Of Sackville Hotel, 189 Kingsway
Hove

Erection of 60 residential dwellings

Crown House 21 Upper North Streett
Brighton

Prior approval for change of use from offices to 59
residential units.

59

Former Texaco Garage Site, 133
Kingsway, Hove

Proposed demolition of garage and erection of 55
residential apartments and retail floorspace.

58

Palmer & Harvey House, 106-112
Davigdor Road , Hove

Prior Approval for change of use from offices to 57
flats.

57

Russell House, Russell Mews, Brighton

Prior approval for Change of Use from offices to 53
flats

53

MERSEN UK LTD, South Street,
Portslade

Demolition and conversion of buildings to a mixed
use development including 37 flats and erection of
11 dwellings

48

The Downsman, 189 Hangleton Way,
Hove

Demolition of public house and erection of 33
dwellings

33

City College, 87 Preston Road, Brighton

Change of use from education to 25 flats

25

Baptist Tabernacle, Montpelier Place,
Brighton

Demolition of church and erection of 24 residential
units

24

76-79 And 80 Buckingham Road,
Brighton

Demolition and erection of 20 residential units and
conversion to provide four dwellings

22

Units 11-14 Hove Business Centre,
Fonthill Road, Hove

Prior approval for change of use from office to 15
flats

15

123 - 129 Portland Road, Hove

Prior approval for change of use from offices to 12
apartments.

12

1-6 Grand Parade , Brighton

Prior approval for change of use of office to 12 flats

12

Erection of 12 residential units

12

4-7, 9-10 & 15-20 Kensington Street
Source: (AMR 2017/18)
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Net units

60

Appendix 3: Major residential developments (6+ dwellings) under construction (2018
SHLAA)
Site address

2018/19 2019/20 2020/21 2021/22 2022/23

Preston Barracks Lewes Road

180

183

Land at Brighton Marina (Outer Harbour)

363
244

Circus St (EM9)

244

142

The Astoria, 10-14 Gloucester Place

Total

142
70

Court Farm House, King George IV Ave

70
69

69*

70 Goldstone Lane, Hove

65

65

171 - 173 Preston Road (Prestamex House)

63

63

Texaco Service Station 133 Kingsway Hove

58

9-16 Aldrington Basin/S of Kingsway

58
52

Saunders Glassworks, Sussex Place

52*
49

49*

Lansdowne Place Hotel, Lansdowne Place, Hove
The Downsman 189 Hangleton Way and Land east
& north Hove
251-253 Preston Road, Brighton

45

45

33

33

28

28

Baptist Tabernacle, Montpelier Place

24

24

4-7, 9-10 & 15-20 Kensington Street (HRA)

12

12

123-129 Portland Road
Former Brewery site, South Street Portslade
(Mersen)
27-31 Church Street Brighton

12

12
11

37

48
10

107 Boundary Road Hove

6

10
6

84- 86 Denmark Villas

9

9

46 Freehold Terrace Brighton (HRA)

8

8

Britannia House, 332 Kingsway
Hanningtons Lane North Street and Brighton
Square Brighton
25-28 Elder Place

9

9

7

7

Sussex House 130 Western Road Hove

9

9

39-42 East Street Brighton

9

9

Blocks A, B, & C Belvedere, 152-158 Dyke Road

2

11

Hove Business Centre Fonthill Road Hove
Britannia House 336 Kingsway Hove

11

4

6

9

9

6

27 Palmeira Avenue Hove

6
6

6

67 Falmer Road, Rottingdean

9

9

Microscape House Hove Park Villas Hove

7

7

48-50 Western Road Brighton

9

Former St Gabriel's Home 18 Wellington Road

9
9

9

Freshfield Inn 230 Freshfield Road, Brighton

6

6

17 Bampfield Street, Portslade

6

6

TOTAL
236
* Technical start involving demolition of existing buildings.
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567

353

362

10

1,528

Appendix 4: Planning/Development progress on sites since the SHLAA Update 2018
Major residential developments (6+ dwellings) with outline planning permission (2018 SHLAA)
Site address
Land Off Overdown Rise And Mile Oak Road,
Portslade
TOTAL

2018/19

2019/20

2020/21

2021/22

2022/23

Total

0

0

0

60

65

125

0

0

41

123

65

229

Progress since 2018 SHLAA
RM application approved by Planning Cttee June 2019

Major residential developments (6+ dwellings) with detailed planning permission not yet commenced (2018 SHLAA)
Site address

2018/19

2019/20

2020/21

2021/22

2022/23

Total

Anston House, Preston Road (EM2)

0

0

0

100

129

229

87 Preston Road (EM2)

0

25

0

0

0

25

Progress since 2018 SHLAA
No progress on site May 2019 but have submitted
applications to discharge pre-commence conditions.
Not started

Land at 189 Kingsway Hove (Sackville Hotel)

0

0

0

60

0

60

Not started

Land West of Falmer Avenue

0

0

32

0

0

32

113-119 Davigdor Road, Hove

0

0

0

0

56

56

Blocks E & F Kingsmere, London Road
Selsfield Drive Housing Office, Brighton BN2 4HA (HRA
site)
43-45 Bonchurch Road Brighton

0

0

8

0

0

8

Not started
Commenced. Revised app for 52 units approved by
Planning Cttee June 2019
Variation of condition apps submitted

0

0

30

0

0

30

Commenced Nov 2018

0

0

0

0

0

0

Old Ship Hotel, 31-38 Kings Road, Brighton

0

0

0

18

0

18

76-79 & 80 Buckingham Road Brighton
(EM1) School Road Industrial Area School Road Hove
(Rayford House)

0

0

34

0

0

34

Planning permission lapsed May 2018
New C1 hotel app under consideration with no res
units included
Commenced 2019

0

0

9

0

0

9

Technical commencement

1-6 Grand Parade Brighton

0

12

0

0

0

12

204 Old Shoreham Road Portslade

0

0

8

0

0

8

Prior Approval for conversion office to residential. Not
started
Not started

12 Lyndhurst Road, Hove

0

6

0

0

0

6

Commenced July 2019

187 Lewes Road

0

0

6

0

0

6

Commenced 2019
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Site address

2018/19

2019/20

2020/21

2021/22

2022/23

Total

Crown House, 21 Upper North Street, Brighton

0

0

149

0

0

149

61-62 Western Road Brighton (HMV)

0

9

0

0

0

9

21a-21b Bedford Place, Brighton

0

7

0

0

0

7

Clermont Church, Clermont Terrace

0

6

0

0

0

6

TOTAL

0

65

276

178

185

704

Progress since 2018 SHLAA
Prior Approval for conversion office to residential July
2018. Not started
Commenced 2019
Not started but commencement is imminent (info
from developer's agent)
Not started

Major residential developments (6+ dwellings) with planning applications under consideration (2018 SHLAA)
Site address

2018/19

2019/20

2020/21

2021/22

2022/23

Total

Progress since 2018 SHLAA

Edward St (Amex House)
Land at Coombe Farm, Westfield Avenue North,
Saltdean

0

0

56

56

56

168

Permission granted Oct 2018. Commenced

0

0

0

30

30

60

Outline application approved June 2018

Conway Street (EM1)

0

0

0

0

200

200

0

0

41

63

0

104

(EM1) School Road Industrial Area School Road Hove
(Westerman Complex)
Kings House, Grand Avenue, Hove

0

0

70

70

0

140

Application for mixed use redevpt inc 186 res units
allowed on appeal Jan 2019
Outline permission granted Aug 2018. RM application
approved by Planning Cttee March 2019
Permission granted for 169 res units Apr 2019

St Aubyns School 76 High Street Rottingdean Brighton

0

0

0

46

47

93

Permission granted Feb 2019. Not commenced.

Preston Park Hotel, 216 Preston Road, Brighton

0

0

22

0

0

22

Permission granted Aug 2018. Not commenced.

65 Orchard Gardens Hove
The Coach House, 1-6 Lions Gardens, Withdean
Avenue
Whitehawk Clinic Whitehawk Road Brighton

0

0

23

0

0

23

0

0

26

0

0

26

0

0

38

0

0

38

Permission granted Aug 2018. Not commenced.
Permission granted for 19 net units Oct 2018.
Commenced
Permission granted Aug 2018. Commenced

239 - 243 Kingsway Hove

0

0

36

0

0

36

Refused at Planning Cttee July 2019

51-53 Church Road

0

12

0

0

0

12

Permission granted June 2018. Commenced

25 York Villas

0

0

0

0

7

7

Application still under consideration

TOTAL

0

12

312

265

340

929
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Appendix 5: Further major residential developments (6+ dwellings) gaining planning permission or Planning Committee approval
since the 2018 SHLAA
Site address
Land adjacent to Ovingdean Road

Net
units
45

Comments
Outline application allowed on appeal, June 2018

Buckley Close garage site, Hangleton

12

Planning application approved, May 2019

10 Wilbury Road Hove

9

Not started

10 Shirley Drive Hove

9

Not started

39 Old Shoreham Road Brighton

6

Completed

Southdowns Court Lustrells Vale Saltdean

7

Completed

Land To The East Of The Vale Brighton

6

Not started

St Georges House 34-36 St Georges Road

6

Planning approval

25 Preston Park Avenue

7

Planning approval

Shermond House 58 - 59 Boundary Road

10

Not started

108 North Street Portslade

6

Not started

Land to rear of Lyon Close, Hove

152

Planning application approved, July 2019

Longley Industrial Estate New England Street

201

Planning Committee resolution to permit subject to S106, March 2019

29-31 New Church Road Hove

45

Planning Committee resolution to permit subject to S106, March 2019

Land To The East Of Coldean Lane

242

Planning Committee resolution to permit subject to S106, July 2019

35-39 The Droveway Hove (Dairycrest)

14

Planning Committee resolution to permit subject to S106, July 2019

TOTAL

777
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Appendix 6: Residential Development Site Update Form

Residential Development Site Update Form - June 2019
Site Address:

<To be inserted by BHCC>

Planning application number:

<To be inserted by BHCC>

Number of residential units:

<To be inserted by BHCC> dwellings

Current status of planning permission(s)
1.
The Council considers that
implementation of the planning
permission(s) listed above has not yet
commenced. Is this correct? If you consider

that the development already has commenced,
please provide details.

2.
Do you still anticipate that the
application(s) listed above will be
implemented? If the answer is no, please

provide more details regarding the future plans
for the site.

Timescales for development
3.
When do you expect construction of
residential units to start? Please provide
approximate month/year as far as possible.

4.
When do you expect all residential
units will be completed on site? Please
provide approximate month/year as far as
possible.

Development issues & actions needed
5. Are there specific issues or constraints
that are currently delaying development?
Please provide details.
(e.g ownership/legal issues, unexpected physical
constraints, discharge of conditions, housing
market uncertainty/viability issues).
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6. What actions are being undertaken to
overcome existing or potential delays in
development? Please provide details.

7. Could the Council assist in overcoming
the issues/constraints identified above?
Please provide details.

8. Do you know of any other issues we
should be aware of? Please provide details.

Your details
Name:

Position:

Organisation:

Please note the information collected in this response form will be used by the Council to inform the
assessment of housing delivery. By responding you are accepting that your response and the
information within it will be made publicly available, and that it may be disclosed if requested under
the Freedom of Information Act. However, any published information will not contain personal
details of individuals.

Please email completed forms to PlanningPolicy@brighton-hove.gov.uk by Friday 19 July
2019
Planning Policy, Brighton & Hove City Council

36

Appendix 7: Planning Agents Forum Questionnaire
Views on housing delivery in Brighton & Hove
Brighton & Hove City Council is preparing a Housing Delivery Action Plan (HDAP) to provide a better
understanding of current housing delivery in the city, to identify barriers and constraints to delivery,
and to consider potential actions to increase delivery in the future.
This questionnaire is circulated through the Planning Agents Forum (PAF) and is intended to gain
views from a cross-section of agents on the main issues that may be slowing down housing delivery
in the city. It is intended to have a more general discussion about housing delivery issues at the PAF
meeting on 16 July.
Name:

Date:

Position:
Organisation:
Questions
1. Please provide a very quick general summary of your current involvement with promoting housing
development in Brighton & Hove (e.g number of sites, size and type of development(s) etc)

2. To what extent do you consider that the
following issues are significant barriers slowing
down housing development in the city:
a) General lack of sites
b) Complexity of development sites
c) Economic/housing market uncertainty
d) Issues of development viability
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Please indicate how significant you consider
each factor in slowing down housing delivery
Very
important

Quite
important

Not
important

e) Affordable housing requirements
f)

S106 negotiations

g) Pre-commencement conditions
h) Infrastructure/utilities provision
i)

Other issues (please specify)

Please provide any additional comments or views on the issues above.

3. Are there specific actions that the Council might consider to help speed up the planning process /
housing delivery? Please provide details.

4. Please provide any other comments relating to housing delivery issues.
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Analysis of responses received
Respondents to questionnaire
ABIR Architects
Brighton & Hove Community Land Trust
Crowther Associates Architects LLP
Ian Lerner & Co
Kim Strasman Associates
LCE Architects
Lewis & Co Planning
RH Partnership Architects
Whaleback Ltd
Barriers to housing delivery
Very
important

Quite
important

Not
important

5

2

2

k) Complexity of development sites

3

6

l)

2

7

m) Issues of development viability

5

3

n) Affordable housing requirements

5

4

o) S106 negotiations

7

1

1

p) Pre-commencement conditions

4

3

2

q) Infrastructure/utilities provision

1

6

2

r) Other issues (please specify)

3

1

j)

General lack of sites
Economic/housing market uncertainty

1

Comments received
Additional comments
•
•
•
•
•
•
•
•
•

Too much hassle developing in B&H
AH and CIL thresholds too low - development in B&H already expensive
Slow planning process
Hard to compete with conventional profit-led development (B&HCLT)
Viability assessments – inconsistency in advice & valuations for similar sites across city which
makes initial viability hard to value prior to planning
Council planners should be more proactive/engage at early stage with architects & developers
concerning design, proposed uses and economic viability
Need to take more account of market conditions/trends/future demand
Forthcoming CIL will determine how small developers seek sites
Most small developers consider AH and local infrastructure requirements as too onerous –
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•
•

regard this as a government/LA tax which shouldn’t be their responsibility
Excessive requirements for AH/infrastructure also impact on quality of housing schemes built
Potential to increase housing densities – Council too cautious

Possible Council actions
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

More proactive approach to encourage development
Respond to pre-apps more quickly – delays discourage developers using this route
Determine planning applications more quickly
Discharge planning conditions more quickly
Apply more flexibility in use of minimum floorspace standards
Delays in receiving consultee responses – if consultees do not meet deadlines, council should
determine applications on basis of no objections
Lack of direct access to consultees to discuss issues raised
Council planners should be more proactive/engage at early stage with architects & developers
concerning design, proposed uses and economic viability
Need to take more account of market conditions/trends/future demand
Relax CIL and affordable housing requirements
Increase AH threshold to 10+ dwellings in line with NPPF
Encourage & publicise local RSLs & scrutinise how they operate
Reduce number of planning conditions imposed (usually more than appeal planning inspectors
impose)
Discharge planning conditions within 8 weeks
Improve resourcing of Council planning department to address delays in determining
applications (and responding to pre-app requests)
Better project management to planning & delivery of housing – ensure PPA timetables adhered
to
Consider out-sourcing small/simple applications to speed up
Relax validation requirements
Adopt more relaxed attitude to off-site affordable housing
Allow more flexibility with regard to use classes (citing employment & retail developments)
Lobby central Government to improve housing policies

Any other comments
•
•
•

Issues with affordable housing/DV process
RSLs not interested in delivering small numbers of AH units onsite – offsite contributions would
be better
Threshold for AH contributions (5+ dwellings) does not follow current NPPF guidance on AH
threshold (+10 dwellings)
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