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Non-Technical Executive Summary 

 

 Brighton & Hove City Council commissioned Dixon Searle Partnership (DSP) to carry out 

an Affordable Housing Viability Update (AHVU) to inform the Council’s further 

development of its affordable housing policies within the City Plan. 

 

 This study updates and refreshes a previous Affordable Housing Development Viability 

Study carried out in 2004 and updated in 2007 carried out on behalf of the City Council. 

This study explains the work that has been undertaken, its results and conclusions. 

 

 The study focusses on the viability (meaning the “financial health”) of market housing 

developments that are required under both national and local policy and planning 

guidance to provide a proportion of affordable homes. The affordable homes are usually 

a mix of rented properties and low cost home ownership (for example shared ownership), 

with a focus needed locally on affordable rented housing. These are referred to as forms 

of tenure, so that normally a target tenure mix is set at a strategic level and then 

discussed on specific schemes according to local needs, viability and funding 

circumstances. 

 

 Affordable housing requirements of this nature are normally triggered at certain 

development sizes, known as threshold positions. The affordable housing provision to be 

sought is known as the proportion. That is expressed as a percentage (%) of the overall 

development numbers. 

 

 Through this work, the Council asked DSP to provide detailed evidence to inform and 

support its policy development processes. This study reviews the impact on development 

viability of varying affordable housing policy positions – combinations of thresholds, 

proportions and varying tenure mixes. The study re-assesses the (financial) capacity of 

residential development schemes in the City to deliver affordable housing without their 

viability being unduly affected – based on an updated review of circumstances and 

therefore assumptions used within the assessment. 

 

 Affordable housing impacts (reduces) development viability because it generally produces 

a level of revenue for the developer that is significantly below the market sale level. We 

therefore see scheme viability decrease as the affordable housing proportion increases. 
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Usually it also decreases as the tenure mix includes more affordable rented housing as 

opposed to low cost home ownership, although this varies. 

 

 To consider and review these effects, we use the well-established method of Residual 

Land Valuation. This means carrying out developer type financial appraisals (calculations) 

which deduct all the costs of development (including site related costs, build costs, 

finance costs, professional fees and development profits and the like) from the completed 

scheme value. The calculation process produces an amount left over as available for the 

land purchase (hence the term “residual land value” – RLV). We carry out a very large 

number of these appraisals, exploring a range of varying potential scheme types, 

affordable housing variations and the effect of market sales values, other inputs and costs 

changing. We cover a range of market sales value levels within the process because these 

will vary by locality within the City, and also over time with a changing market.  

 

 In order to inform the appraisals process, we carried out a range of local market research 

(focusing on house prices and how those vary) and gathered information on the other 

cost and other inputs, so that we could make sure that sound relevant judgments were 

made, including reviewing how costs and value had changed since the previous studies 

were carried out. 

 

 The premise adopted for this update review was to test the Council’s previously proposed 

policy positions (previous Core Strategy) based on seeking 40% affordable housing on 10+ 

dwellings. In addition this study tests the potential for a sliding scale approach to 

provision of affordable housing beneath that 10 unit on-site threshold. The update review 

includes the consideration of a sliding scale approach so that the burden of providing the 

much needed affordable housing (or in some cases making financial contributions 

towards meeting needs) falls more equitably across a greater range of sites. 

 

 The study concludes that although viability variations are seen throughout the City, as 

driven by the varying market sale values (house prices) in general a simple City–wide 

approach to affordable housing provision should be continued but with variations to the 

affordable housing proportion sought based on site size rather than geography.  

 

 Whilst the Council could also consider varying the affordable housing target (%) approach 

geographically across the City, we have concluded on balance that a simpler approach 

(following the principles outlined below that take into account viability within policy) 
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would work better in the Brighton & Hove context where it is difficult to clearly delineate 

exactly between different value areas of the City. 

 

 The report sets out three potentially viable policy options as follows: 

 

Option A – Single, City-wide approach to affordable housing provision (i.e. no 

variation by geography) but accepting that flexibility will need to be built into policy 

and acknowledgement of the need to negotiate in some lower value instances / 

difficult sites. Continue with a 40% headline target on sites of 15 or more dwellings 

and introduce a sliding scale of affordable housing provision below this as follows: 

 

On sites of 10 – 14 dwellings: 30% on-site affordable housing respecting the 

sliding scale principles recommended for sites of <10 units; 

On sites of 5-9 units: 20% affordable housing equivalent contribution or on-

site affordable housing; 

On sites of <5 units potential for collection of financial contributions but 

recommended at no more than 10% affordable housing equivalent. 

  

Option B – As Option A but maintain 40% target on sites 10-14 units (but accepting 

further emphasis on need for flexible approach to policy and acknowledgement of 

the need to negotiate more in some circumstances). 

 

Option C – As Option A but extend financial contributions approach to sites of 

between 10 and 14 units on the basis of 30% affordable housing equivalent. 

 

 The study text provides detail on this, including discussion on the potential to secure 

valuable financial contributions from at least some developments falling beneath the 

main thresholds for providing on-site affordable housing. Particularly in periods of public 

funding (grant) uncertainty, such as the foreseeable future holds, we think this has 

significant potential to provide a useful additional housing tool (an affordable housing 

fund) which could be used flexibly to enhance the Council’s enabling scope.  

 

 Finally, in summary, we recommend that whatever policy is finally chosen within the City 

Plan it is important that these are practically applied as targets. The policy development 

and wording ultimately chosen will need to be accompanied with a clear recognition that 

flexibility will be necessary as sites come forward, where developers demonstrate 

development viability issues that require discussion with the Council. In such cases, 
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affordable housing may not be the only issue – usually there are a wide range of factors 

involved, including market conditions, the varying nature of sites and the collective costs 

including wider planning objectives and obligations.  

Executive Summary ends. 

April 2012
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1 Introduction 

 

1.1. Background  

 

1.1.1 Following on from the formal withdrawal of Brighton & Hove’s Core Strategy on the 

22 September 2011 the council is beginning consultation on the City Plan to replace 

the Core Strategy. 

 

1.1.2 The City Plan will be the council’s key planning document providing the overall 

strategic vision for Brighton & Hove to 2030. It will set out how the council will 

respond to local priorities, meet the planning challenges of the future and set out the 

framework for growth and change in the city. It will also facilitate the delivery of 

much needed affordable homes. 

 

1.1.3 Until recently, the housing target in the South East Plan was set at 570 new homes 

each year for Brighton & Hove City. Over the last 9 years the Council have built on 

average 576 new homes per year. Regional Spatial Strategies (like the South East 

Plan) have been abolished through the enactment of the Localism Bill. The Coalition 

government wants local councils together with their local community to set their 

own housing targets. There are a range of factors which must be taken into account, 

including the needs of future households, the needs of the local economy and the 

physical capacity of the city to accommodate development. 

 

1.1.4 Within the overall requirement for housing across the City, the demand for 

affordable housing is a major issue for the City, particularly for newly forming 

households and for many families. In the period 1997 - 2007, average house prices in 

Brighton and Hove almost tripled. Although there has been some decrease in house 

prices in recent times since their peak in 2007, prices remain relatively high in 

relation to local incomes. Affordability continues therefore to be a significant 

problem for many households. 

 

1.1.5 Although the city has a very good track record for the delivery of affordable housing 

(rented and intermediate), demand for such housing still significantly exceeds supply. 

As at 1 July 2011, there were almost 11,000 households on the council's Housing 

Register seeking a home with an additional 2000 households already in housing 

seeking a transfer to more suitable accommodation. 
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1.1.6 The Council has commissioned Dixon Searle Partnership (DSP) to carry out this 

Affordable Housing Viability Study update to refresh the previous Affordable Housing 

Development Viability Study work undertaken in 2004 and updated in 2007. This will 

further inform the Council’s development of affordable housing policies within its 

new City Plan, as part of the wider robust evidence base for those and in due course 

potentially to guide the development of Supplementary Planning Documents (SPD) 

and other material involving the enabling and development of affordable housing in 

the City.  

 

1.1.7 The study re-assesses the (financial) capacity of residential development schemes in 

the City to deliver affordable housing without their viability being unduly affected – 

based on an updated review of circumstances and therefore assumptions used within 

the assessment. This is in the context of developing suitable affordable housing 

policies which aim to strike an appropriate balance between affordable housing 

needs and scheme viability, bearing in mind the need to also maintain overall 

housing supply. The study is carried out in accordance with Planning Policy Statement 

3 (PPS3) - Housing 1  and its accompanying document “Delivering Affordable 

Housing”2; also with a view to ongoing equivalent requirements under the National 

Planning Policy Framework (published in draft on 25th July 2011) which will supersede 

the current raft of Planning Policy Statements (PPSs) under current Government 

proposals.  

 

1.1.8 Paragraphs 27-30 of PPS3, in particular, deal with the Government’s approach to, and 

key guidance to local authorities on, seeking affordable housing through Local 

Development Documents (LDDs). Paragraph 29 is the focus of this, within which local 

authorities are required to undertake an informed assessment of the economic 

viability of any proposed affordable housing thresholds and proportions. 

 

1.1.9 It is important that the Council’s policies do not deter development through unduly 

reducing the supply of land brought forward for residential development more 

widely. Any policy must balance delivery of affordable housing and planning 

obligations with maintaining sufficient incentive (reasonable land value levels) for 

landowners to release land – allowing developers to promote and bring forward 

schemes. 
                                                           
1
 Communities and Local Government - Planning Policy Statement 3: Housing (June 2011) 

2
 Communities and Local Government – Delivering Affordable Housing (November 2006) 
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1.1.10 The draft National Planning Policy Framework reiterates this and places an emphasis 

upon ensuring the viability and deliverability of proposed development, and states 

that: 

 

‘To enable a plan to be deliverable, the sites and the scale of development identified 

in the plan should not be subject to such a scale of obligations and policy burdens that 

their ability to be developed viably is threatened. To ensure viability, the costs of any 

requirements likely to be applied to development, such as requirements for affordable 

housing, local standards, infrastructure contributions or other requirements should, 

when taking account of the normal cost of development and on site mitigation, 

provide acceptable returns to a willing land owner and willing developer to enable the 

development to be deliverable.’ 

 

1.1.11 These were key drivers behind and themes for the Council’s previous affordable 

housing viability study work; the current viability work continues this and will keep 

the Council’s evidence base on this area up to date.  

 

1.1.12 As with the previous viability study work, this update study tests a range of 

affordable housing options by running development appraisals on a range of 

development scenarios or site typologies that reflect the nature of development 

coming forward across the City. This enables us to test the impact of a range of cost 

assumptions and variables on likely development viability (e.g. affordable housing 

proportion, tenure mix, developer’s profit, planning obligations requirements etc). 

We also consider viability over a range of values (“value levels”) evidenced by our 

research for this study, so that we can test how viability varies with location within 

the City and could also change over time taking into account variations to market 

conditions. It is necessary to take a view that considers the influence of changing 

property values levels over time. 

 

1.1.13 As with the earlier assessments, this update study tests a range of affordable housing 

proportions over a variety of notional site types and sizes, in accordance with the 

most established methodology for this purpose. The threshold at which on-site 

affordable housing is sought from market residential development is also considered 

through the testing, by selecting scheme types relevant to the potential threshold 

points (points at which affordable housing target proportions take effect or change).  
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1.1.14 The premise adopted for this update review was basically to test the Council’s 

previously proposed policy positions (previous Core Strategy) based on seeking 40% 

affordable housing on 10+ dwellings. In addition this study tests the potential for a 

sliding scale approach to provision of affordable housing beneath that 10 unit on-site 

threshold. The update review includes the consideration of a sliding scale approach 

so that the burden of providing the much needed affordable housing (or in some 

cases making financial contributions towards meeting needs) falls more equitably 

across a greater range of sites. 

 

1.1.15 The methodology and assumptions used are outlined in Chapter 2, the results 

conclusions are set out in Chapter 3. The appraisal outcomes tables and supporting 

information are appended to the rear of this document. 

 

1.2 Notes and Limitations 

 

1.2.1 This study has been carried out using well recognised residual valuation techniques 

by consultants highly experienced in the production of strategic viability assessments 

for local authority policy development. In order to carry out this type of study a large 

number of assumptions are required alongside a large quantity of data which rarely 

fits all eventualities. Small changes in assumptions can have a significant individual or 

cumulative effect on the residual land value (RLV) generated – the RLVs generated by 

the development appraisals for this study will not necessarily reflect site specific 

circumstances. Therefore this assessment is not intended to substitute for the usual 

considerations and discussions that will continue to be needed as developments 

come forward.  

 

1.2.2 It should be noted that every scheme is different and no study of this nature can 

reflect the variances seen in site specific cases. Specific assumptions and values 

applied for our schemes are unlikely to be appropriate for all developments and a 

degree of professional judgment is required. We are confident, however, that our 

assumptions are reasonable in terms of making this viability overview and informing 

the Council’s affordable housing policy decision making processes. 

 

1.2.3 The study provides parameters and options for the Council to consider for affordable 

housing policy development from a viability perspective. The Council will need to 

consider these findings alongside wider policy considerations and overall priorities 

(wider planning objectives for the City and its Community).  
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1.2.4 It must be recognised that this planning based tool for securing affordable housing 

relies on market-led processes. We have to place an emphasis on the need for a 

practical approach to be taken by Council, bearing in mind development viability – 

with an increased focus on that remaining likely; especially given the current and 

likely short-term ongoing uncertain market conditions. By this we mean the Council 

being adaptable also to market housing scheme needs, being prepared to negotiate 

and consider varying solutions, and being responsive to varying scheme types and 

circumstances. The various components of a scheme will need to be considered in 

terms of market homes needs, affordable homes needs, their successful integration 

and tenure mixes. This will involve considering local needs, scheme location, type, 

design, management, affordability, dwelling mix, tenure, funding, numbers rounding 

and the like in formulating the detail from the targets basis – so, taking a view on 

how these things come together to impact and benefit schemes, by looking at what 

works best to optimise provision in the given circumstances.  

 

1.2.5 In carrying out this update assessment from the necessary strategic viewpoint, it is 

assumed that there will be a variety of market conditions during the Core Strategy 

time span, including periods in which we will see more stable and confident 

economic and property market conditions.    

 

1.2.6 The review of development viability is not an exact science. There can be no definite 

viability cut off point owing to variation in site specific circumstances. These include 

the land ownership situation. It is not appropriate to assume that because a 

development appears to produce some land value (or in some cases even value 

equivalent to an existing / alternative use), the land will change hands and the 

development proceed. This principle will in some cases extend to land owners 

expecting or requiring the land price to reach a higher level, perhaps even 

significantly above that related to an existing or alternative land use. This might be 

referred to as a premium, “overbid” or sufficient level of incentive to sell. In some 

specific cases, whilst weighing up overall planning objectives to be achieved, 

therefore, the proposals may need to be viewed alongside the owner’s enjoyment / 

use of the land, and a potential “overbid” relative to existing use value or perhaps to 

an alternative use that the site may be put to. In practice, whether and to what 

extent an active market exists for an existing or alternative use will be a key part of 

determining whether or how site discussions develop. 
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2 Assessment Methodology 

 

2.1 Introduction 

 

2.1.1 In order to determine the likely impact of the Council’s affordable housing policies on 

the viability of residential development in the City we need to review what effect 

changes to the affordable housing proportion may have on the value of a potential 

development site, whilst also allowing for a range of other development 

requirements and costs. 

 

2.1.2 Affordable housing has a significant impact on overall development viability because 

invariably it produces a significantly lower level of revenue compared with that from 

the market sale housing; but costs broadly the same to build.  

 

2.1.3 This study applies the same principles as the previous affordable housing viability 

studies in testing the broad viability of a range of potential affordable housing policy 

scenarios on notional site typologies across the Brighton & Hove area. Again, it uses 

Residual Land Valuation techniques; the most established and accepted route for 

studying development viability at this level.  Since these principles were covered in 

more detail in the previous study documents, we will not repeat them here. The basic 

steps and structure of the calculation are as follows (Figure 1 below):  

 

Figure 1: Simplified Residual Land Valuation Principles 
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2.1.4 Having determined the RLV results for each development scheme typology and each 

sensitivity testing layer through running a large range of these appraisal calculations, 

we then need to compare those results with a range land of value levels that relate 

to potential existing / alternative site uses. This comparison can vary significantly. 

The ability of a scheme to produce a residual land value in excess of some form of 

comparative land value (existing or alternative use value, potentially plus a premium 

to incentivise release of land for development depending on the circumstances) is a 

key factor in determining development viability. If insufficient value is created by a 

development proposal then land will not come forward for development, ultimately 

putting at risk the Council’s housing targets if this becomes too regular an occurrence 

(both open market and affordable). 

 

2.1.5 The following sections set out further detail on the methodology; highlighting the key 

inputs into the residual land value appraisals (assumptions used in this process) and 

in particular the assumptions which have been reviewed since the previous viability 

studies. Appendix I sets out a summary of the key assumptions used for appraising 

each site including site size, density, housing numbers, tenure mix, dwelling mix, 

market sales values, build cost and fees assumptions, profit levels and planning 

infrastructure (obligations) costs. 

 

2.2 Scheme types tested 

 

2.2.1 The notional scheme typologies tested for this update study include those considered 

in the 2004 and 2007 viability assessment work and provide the core of the modelling 

for this update and to provide a consistent basis for review. These included 10 and 15 

unit flatted schemes across 3 broad locations in the City representing low, medium 

and high value areas. These parameters were all as agreed with the Council for the 

original 2004 and 2007 studies. Alongside those scenarios, for this update study we 

have also considered some wider testing on an increased number of scenarios and 

site typologies. Again these reflect various types of development that potentially 

could come forward and, crucially, to explore viability at the most sensitive points 

within the wide scale of development types that may occur; i.e. the smaller sites 

most relevant to the range of thresholds at which the % targets would take effect. In 

addition we have expanded the number of value levels from 3 to 6 (see later) to take 

into account market variations as well as geographical differences across the City. 
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2.2.2 This renewal of the scheme typologies was considered and agreed with the Council 

also taking into account such information as the Council’s annual monitoring reports, 

Strategic Housing Land Availability Assessment (SHLAA) and through discussions with 

Council officers at project inception. Appendix I sets out the scheme typologies and 

associated assumptions. 

 

2.2.3 With regard to on-site affordable housing schemes of between 5 and 25 units were 

tested to allow us to investigate the range of policy options being considered by the 

Council. In addition schemes of 4 and 5 units were also tested on the basis of the 

collection of a financial contribution in-lieu of on-site affordable housing. The smaller 

schemes allow us to test the impact of reduced thresholds on development viability 

whereas the larger schemes allow us to test the impact of both increased affordable 

housing proportions and variable tenure mix. 

 

2.2.4 Appendix I sets out the proportions of affordable housing tested alongside the tenure 

mix variations. In summary each scheme type was tested for on-site affordable 

housing provision at 20%, 30% and 40% regardless of location and value to ensure a 

full suite of results from which to draw our conclusions. For sites of less than 5 a 

financial contribution was modelled equivalent to 10% affordable housing. Appendix 

I sets out the range of scenarios, tenure mixes and proportions of affordable housing 

tested. 

 

2.2.5 The unit sizes assumed for the purposes of this study are as follows (and again can be 

found within Appendix I): 
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Figure 2: Residential Unit Sizes 

Unit Sizes (sq m) Affordable Market 

1-bed flat 50 45 

2-bed flat 67 60 

2-bed house 75 75 

3-bed house 85 95 

4-bed house 110 125 

 

2.2.6 As with most assumptions there will be a variety of unit sizes and no single size or 

range of sizes will represent all dwellings coming forward on each of the sites. It must 

be remembered that the aim of this study is to investigate the broad viability of the 

policies being appraised.  

 

2.2.7 Since there is a relationship between values and build costs, it is the levels of those 

that are most important for the purposes of this study, rather than the specific 

dwelling sizes. The sizes indicated are gross internal areas (GIAs). They are reasonably 

representative of standard unit types coming forward for smaller and average family 

accommodation in our experience. We acknowledge that these 3 and 4-bed house 

sizes, in particular, may be small compared with some coming forward, but our 

research suggests that the values for larger house types would also often exceed 

those we have used and would, therefore, be similar on a “£ per sq m” basis. All will 

vary, and from scheme to scheme. It is always necessary to consider the size of new 

build accommodation while looking at its price – hence the range of prices expressed 

per square metre is the key measure used in considering the research, working up 

the range of values and reviewing the results.  

 

2.2.8 It has been assumed, again for the purposes of this study, that the affordable housing 

mix will broadly reflect that of the private housing and thus be “transferred” to a 

Registered Provider (RP) on a proportional basis to the private dwellings. The one 

exception to this is that, where possible, we have assumed that larger units (3+ beds) 

would not be “transferred” as shared ownership due to the potential lack of 

affordability of those unit types. 

 

Smallest sites – potential financial contributions (housing enabling fund) 

 

2.2.9 The study scope also included taking an initial look at the potential to bring all sites 

providing additional (net new) dwellings in to the overall policy scope. This is an area 

that many local authorities have progressed policy on, or are reviewing, in order to 
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arrive at an equitable approach rather than one which seeks provision only from 

larger developments that “trigger” current policy thresholds. We consistently find 

that smaller developments are not necessarily any less of more viable than larger 

ones – site size alone is not a determinant of viability. 

 

2.2.10 An approach to include financial contributions from the smallest sites (but usually on 

a net new dwellings and not a gross basis) has great potential to provide additional 

housing enabling funds, which can be used in a variety of ways. This can be 

particularly positive in terms of public funding (grant) availability, such as we have 

now and are likely to continue see in the next few years. 

 

2.2.11 It is beyond the scope of this study to consider the strategies and details that would 

inform and accompany this addition to the affordable housing policies and approach. 

However, to inform the Council’s thinking on this, we have carried out some sample 

appraisals based on the Council’s Commuted Sums methodology as set out in its 

Affordable Housing Brief3 and made some high level recommendations. Further 

information is set out in Chapters 3 and 4. 

 

2.2.12 For clarity, we consider that this small sites financial contributions discussion is 

distinct from the Council reviewing any potential financial contributions in lieu of 

affordable housing relevant to larger sites where, exceptionally, an alternative to on-

site provision may be considered. For those exceptional schemes or parts of 

schemes, we expect that the Council would require a negotiated process from the 

starting point of on-site affordable housing and the finances associated with that.  

 

2.3 Gross Development Value (Scheme Value) – Open Market Values 

 

2.3.1 The gross development value of a scheme is determined by the revenue generated 

the open market and affordable units in the completed scheme. We have carried out 

our own research on residential values and have utilised existing information for 

example internet property search engines, estate agents information, Land Registry 

data and VOA data. The data sources behind our values assumptions are shown in 

Appendix III – Background Data - and are not included in the main part of this report. 

The research not only updates that carried out for previous studies but also includes 

new data collated at the time of this study. 

                                                           
3
 Brighton & Hove City Council Affordable Housing Brief: Update June 2011 



Brighton & Hove City Council  D|S|P Housing & Development Consultants 

Brighton & Hove City Council – Affordable Housing Viability Study Update (DSP11043) 12 

2.3.2 Property market reporting continues to indicate a weak and uncertain residential 

market. Future values cannot be predicted, but our methodology does allow for 

potential future review of results in response to changes over time, perhaps including 

more established market trends or revised price levels - as well as sale price 

variations through site characteristics or location. It enables us to look more widely at 

the sensitivity of results to value levels as part of making our strategic overview.  

 

2.3.3 Appendix III contains further information on house prices trends – for context 

relative to the previous stages of the Council’s evidence base. Our current stage 

review has found that house prices are slightly below (about 6% less) where they 

were while the 2007 Affordable Housing Study was being prepared. We can now see 

that the research for the latter was undertaken at around the market peak point. On 

this last point it is interesting to note that sales volumes observed recently are also 

below the level they were at the 2007 study point; i.e. well down on the levels seen 

at the earlier study timing. The sales volumes suggest that house prices are likely to 

be relatively flat or wavering at best short-term, although of course only time will tell 

how this plays out. The currently observed ongoing market uncertainty could be a 

key factor, however.  

 

2.3.4 The following table summarises the Land Registry House Prices Index (Brighton & 

Hove) movements between the various affordable housing viability study research 

points and also key points in recent market trends): 

 
Figure 3 – Summary of Land Registry House Prices Index – price movements  

Timing 
Land Registry House 

Prices Index 

Index change (%) 
between 2004 and 

January 2012 

2004 viability study 
research 

348.9 - 

October 2007 viability 
study research 

436.3 +20% 

November 2007 
(Market values peak) 

438.8 +20% 

May 2009 
(Market values trough) 

352.9 +1% 

January 2012 (latest 
data) 

410.8 
+15% (from 2004 study) 
-6% (from 2007 study) 

 

2.3.5 Research was undertaken into property prices across the City during January 2012. 

Average house prices for Wards across the City were calculated from the research 
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(shown in Appendix III along with minimum, maximum and quartile data). The data is 

shown by Ward with each Ward broken into Low, Medium and High value areas 

(where applicable) in order to correlate that data with values data provided by the 

Council in relation to the Strategic Housing Land Availability Assessment (SHLAA) 

Market Attractiveness report by GVA Grimley. This allowed us to see broadly how 

values varied across the City in the context of the range of value levels tested. 

 

2.3.6 From the results of our research it was decided that open market values should be 

tested at 6 levels (value levels) covering both the likely range of new build property 

values seen currently, as varied by geography, and moving forward allowing for 

upward and downward movements in property prices over time. Given the variations 

in market conditions since the 2004 and 2007 studies, it was felt that a more fine 

grained approach to value levels (by doubling the number of points tested) would be 

required. In addition, the methodology now employed uses a £ per sq m value rate 

rather than absolute unit prices. It is therefore not possible to directly compare the 

value levels used in the 2004 and 2007 studies with this update. Figure 3 below 

shows the value levels used and the relationship to unit prices. We have also broadly 

indicated how those values fit with the 2007 values. 

 

2.3.7 By looking at viability across a range of value levels effectively we are considering 

what the viability of a particular scheme or site typology might look like if it were 

moved to a range of locations or viewed it over time. Although we have provided a 

very broad indication of the likely relationship between area and value level it should 

be remembered that values can change significantly within a very small area with 

variations in values often seen at a street by street level or even between one end of 

a street and another. The information provided here is therefore purely a broad 

guide. 

 

2.3.8 A summary of the values used for each unit type at each value level is shown in 

Figure 4 below. These are shown as £ per sq m rates and also expressed as equivalent 

property values based on the dwelling types and sizes assumed within this study. The 

values for each site appraisal are also shown in Appendix I. 
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Figure 4: Summary of Value Levels 

Open 

Market 

Value 

Value Level 

1 

(£2,500/m²) 

Value Level 

2 

(£3,000/m²) 

(Approx 

2007 Low 

Value) 

Value Level 

3 

(£3,500/m²) 

(Approx 

2007 

Medium 

Value) 

Value Level 

4 

(£4,000/m²) 

(Approx 

2007 High 

Value) 

Value Level 

5 

(£4,500/m²) 

Value Level 

6 

(£5,000/m²) 

1-bed 

flat 
£112,500 £135,000 £157,500 £180,000 £202,500 £202,500 

2-bed 

flat 
£150,000 £180,000 £210,000 £240,000 £270,000 £270,000 

2-bed 

house 
£187,500 £225,000 £262,500 £300,000 £337,500 £337,500 

3-bed 

house 
£237,500 £285,000 £332,500 £380,000 £427,500 £427,500 

 

2.3.9 Figure 5 below shows the broad relationship between the value levels tested and 

both areas of the City and market conditions. 

 

Figure 5: Relationship between value level and market area  

Value Level Relationship between value level, area and market conditions 

1 (£2,500/m²) In the main representing market falling from current lower end new builds. 

2 (£3,000/m²) 
Lower  range values – e.g. relating to original 2004 / 2007 study areas – e.g. Lewes 

Road / Bus Depot 

3 (£3,500/m²) 
Medium range  values – e.g. relating to original 2004 / 2007 study areas – e.g. 

North Road / North Laine areas 

4 (£4,000/m²) Higher range  values – e.g. relating to original 2004 / 2007 study areas – e.g. 

Somerhill Road (Hove) area 5 (£4,500/m²) 

6 (£5,000/m²) In the main representing market rising from current upper end new builds. 
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2.4 Gross Development Value (Scheme Value) - Affordable Housing Revenue 

 

2.4.1 As part of the revenue of a development, we need to allow for the affordable 

housing content of the schemes being studied, since that significantly reduces the 

revenue to be received and yet costs broadly the same to build as the market 

housing. This has the effect of reducing the RLVs.  

 

2.4.2 The affordable housing revenue for the developer is based on what a Registered 

Provider (RP) can generate based on the capitalised net rental stream (for affordable 

rent or social rent) and the capital value plus capitalised net rental stream (for 

intermediate tenures such as shared ownership) approach for completed affordable 

housing units of varying tenure. In past studies this has included social rent and forms 

of intermediate tenure and potentially included public subsidy in the form of social 

housing grant. However the HCA Affordable Homes Programme framework (2011-

2015) published in February 2011 states that “there is an expectation that S106 

schemes can be delivered at nil grant for both affordable home ownership and for 

Affordable Rent. For the latter, our assumption is that the price paid will be no more 

than the capitalised value of the net rental stream of the homes”4. The Council has 

therefore requested that Affordable Rent, Social Rent (on a sample basis only) and 

shared ownership tenures be modelled for the purposes of this study and on the 

basis of nil grants. 

 

2.4.3 The assumed RP payment to developer (affordable housing revenue) levels have 

been calculated using the capitalised net rental stream approach with appraisal 

inputs made from our experience of working in this field and verified as far as 

possible through seeking soundings from locally active RPs. Calculations carried out 

using SDS Proval software, as used by many RPs, produced revenue levels of 

approximately 30-35% of market value (MV) for social rented properties; 45-50% of 

MV for affordable rented properties and 60-65% of MV for shared ownership 

properties, varying by unit type and size.  

 

2.4.4 For affordable rented properties we introduced a revenue level cap by not further 

increasing the revenue assumption beyond value level 3 and in any event the 

assumption has been made that the Local Housing Allowance (LHA) levels will act as 

an upper level above which rents will not be set (i.e. that those levels represent 80% 

                                                           
4 Homes & Communities Agency -  2011-15 Affordable Homes Programme – Framework 
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of market rent including service charge). In reality, as with other assumptions, the 

level of market rents (and therefore rents at 80% or some lower proportion of the 

market level) will be a site specific consideration with regards to affordability and 

also financial viability for the RP. As part of the variety that we are seeing already, 

RPs’ views, attitudes to risk and abilities to support the development or purchase of 

affordable rented properties will be wide ranging. Our practice for shared ownership 

revenue inputs, with affordability in mind, is to avoid assuming the transfer of larger 

than 2 bedroom properties for shared ownership wherever possible (3 + bedroom 

affordable homes are assumed principally for rented tenure). 

 

2.4.5 In practice, the values generated could be dependent on property size and other 

factors including the RP’s own development strategies and thus would vary from case 

to case when looking at site specifics. The RP may have access to other sources of 

funding, such as its own resources or recycled capital grant from stair-casing receipts, 

for example, but such additional funding cannot be regarded as the norm – it is 

highly scheme dependent and variable and thus has not been factored in here.  

 

2.5 Development Costs – Build Costs 

 

2.5.1 The build costs shown below are taken from the Build Cost Information Service (BCIS) 

from the Royal Institute of Chartered Surveyors (RICS). The costs are taken as the 

"Median" figure for that build type - assuming flats (generally); mixed housing 

development. The figures are from Q3 2011 (latest non-forecast data available at the 

time of carrying out the appraisals and an East Sussex location index (109) is used. 

 

Figure 6: Build Cost Data (BCIS Median, Q3 2011, Location Index 109) 

Property Type BCIS Build Cost (£/m²)* 

Houses (Mixed Developments) £880 

Flats (Generally) £1,004 

*excludes externals and contingencies (these are added to base build cost) 

 

2.5.2 The above build costs do not include contingencies or external works. An allowance 

for externals has been added to the above base build cost on a variable basis 

depending on the scheme type but typically between 10% and 21% of build cost for 

flatted and housing schemes based on analysis of specific schemes within the BCIS 

dataset. There will always be a range of data and opinions on, and methods of 

describing, build costs. In our view, we have made reasonable assumptions which lie 
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within the range of figures we generally see for typical new build schemes (rather 

than high specification or particularly complex schemes which might require 

particular construction techniques or materials).  As with many aspects there is no 

single appropriate figure in reality, so a judgement on some form of benchmark is 

necessary. As with any assumption of course this will be highly scheme specific. The 

base build costs have been applied to all sites. 

 

2.5.3 An allowance of 5% of build cost has also been added to cover contingencies. This 

assumption is a relatively regular one in our experience. Reduced contingency levels 

at say 3% are seen too, but our preference for this purpose is to make sure that 

adequate allowances have been made.  

 

2.5.4 In addition, for this broad test of viability it is not possible to test all variations to 

additional costs however a further allowance of 5% has also been added to the total 

build cost in respect of achieving Code for Sustainable Homes Level 4 on all sites of 

10 or more dwellings. This allowance has been added to all build costs to reflect the 

requirements of the Council’s Sustainable Building Design SPD5. On a sample basis, 

further testing has been carried out showing the impact of applying the requirement 

for all schemes of 3 or more dwellings to achieve zero net annual CO2 from energy 

use. We have based this cost uplift on the costs shown within the Government’s 

updated “Cost of Building to the Code for Sustainable Homes” document6. For the 

purposes of this study we have taken this to be 78% of achieving the full CfSH L6 

compliance (78% making up the energy element of that cost according  to the above 

report but subtracted the additional cost of achieving CfSH L4 to avoid double 

counting). In very general terms this equates to an approximate increase of 30% of 

build costs over Part L 2010 baseline. This has been carried out on a 15 unit scheme 

with 40% affordable housing and affordable rented / shared ownership tenure mix.  

 

2.5.5 The interaction of costs and values levels will need to be considered again at future 

review points. In this context it is also important to bear in mind that the base build 

cost levels will also vary over time. In the recent recessionary period we have seen 

build costs fall, but moving ahead they are expected to rise again. The latest BCIS Q3 

2011 data indicates that tender prices increased by 0.5% over the preceding quarter 

and by 1.8% compared to a year earlier with general inflation standing at 5.0% in the 

year to the 3rd quarter 2011. The BCIS forecasts suggest tender prices will remain 

                                                           
5
 Brighton & Hove City Council Sustainable Building Design (June 2008) 

6
 DCLG - Cost of Building to the Code for Sustainable Homes - Updated Cost Review (August 2011) 



Brighton & Hove City Council  D|S|P Housing & Development Consultants 

Brighton & Hove City Council – Affordable Housing Viability Study Update (DSP11043) 18 

static in the year to 4th quarter 2012, rising by 1.8% in the following year: “with 

workload increasingly scarce and upside potential commercially limited, tender prices 

look pressed to remain static over the first year of the forecast period. However, as 

increasing input costs can no longer be absorbed, the return of a limited degree of 

tender price inflation is tentatively envisaged in the second year of the forecast.”7. 

The ‘All-in tender price index’ now stands at a similar level to that seen at Q1 of 2009, 

and prior to that, similar to tender price levels seen in 2005-06. In between those 

points the index rose to its peak in late 2007/early 2008. This overview indicates 

current costs at around 10% below their peak level on this basis. 

 

2.6 Other Development Costs – Fees, Finance & Profit 

 

2.6.1 The following costs allowances have been assumed for the purposes of this study: 

 

Professional and other fees:  Total of 12.5% of build cost (including architect, QS, 

Project Management, Insurances) 

 

Contingencies:   5% of build cost 

 

Site Purchase Costs:  1.0% agent’s fees 

0.75% legal fees 

Standard rate for stamp duty 

 

Planning Application Costs: £335 per dwelling 

 
Planning obligations / 
Infrastructure: All appraisals were carried out assuming a rate of 

£100/m² to cover other (i.e. non-affordable housing) 
planning obligations contributions. These figures are 
not potential Community Infrastructure Levy (CIL) rates 
but a rate per sq m has been used to ensure that the 
cost of other planning obligations had been accounted 
for in a way which fits the overview nature of the study 
including allowing comparison between scenarios and 
outcomes so as to focus primarily on affordable housing 

impacts. These costs can also relate to a range of 
different factors including representing additional 
sustainability measures or site abnormals. 

 

                                                           
7
 BCIS – Update on Quarterly Briefing – January 2012 (http://service.bcis.co.uk/V3_BCIS/template.html) 
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Sustainable Design & 
Construction: See above. 
 
Lifetime Homes:  While this can affect scheme viability in a wider sense - 

from the point of view of increasing building footprints 
and therefore cost and, potentially, site capacity - it 
may not necessarily add significant cost but instead has 
design implications. There have been a number of 
studies into the costs and benefits of building to the 
Lifetime Homes standard. These have concluded that 

the costs range from £545 to £1615 per dwelling, 
depending on:    the experience of the home designer 
and builder;   the size of the dwelling (it is easier to 
design larger dwellings that incorporate Lifetime Homes 
standards cost effectively than smaller ones);   whether 
Lifetime Homes design criteria were designed into 
developments from the outset or whether a standard 
house type is modified (it is more cost effective to 
incorporate the standards at the design stage rather 
than modify standard designs); and  any analysis of 

costs is a ‘snapshot' in time. The net cost of 
implementing Lifetime Homes will diminish as the 
concept is more widely adopted and as design 
standards, and market expectations, rise 
(www.lifetimehomes.org.uk). 

 

Finance:    6.0% interest rate (assumes scheme is debt funded) 

    1% notional arrangement fee 

 

Marketing costs:   3.0% (of GDV) sales fees 

£750 per unit legal fees 

 

Developer Profit:  Affordable Housing – 6% of GDV 

    Open Market Housing – 17.5% of GDV 

 

Note that we acknowledge the variable role of and level 

of profits in terms of risk-reward for varying scheme 

types and in varying market conditions. We have seen 

profits across a wider range from less than 15% to in 

excess of 20% (of GDV) in our wide-ranging scheme 

specific viability work. Our acknowledgement that 

profits could exceed our assumed 17.5% GDV base level 
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is to be borne in mind as a factor in considering policy 

targets setting (e.g. not overstating affordable housing 

targets). 

 

Build period: 6-12 months - varies by site size – details as per 

Appendix I based on BCIS Construction Duration 

Calculator and professional experience 

 

2.6.2 Other costs assumptions including for surveys etc vary by site and are shown in 

Appendix I. 

 

2.7 Land Value Comparisons 

 

2.7.1 It is necessary to compare the RLV results with an indicative level of land value 

expectation. This is common feature of most current viability studies, so that we 

develop a feel for how likely the RLV results from the various assumptions 

combinations are to support viable schemes – i.e. in what circumstances they are 

likely to produce sufficient land value after all development costs (including profit, 

affordable housing and other planning obligations) are met. 

 

2.7.2 As well as an existing or alternative use value, there may be an element of premium 

(excess or incentive) required to enable the release of land for development (where 

there is an established ready market for an existing or alternative use – ‘EUV’ or 

‘AUV’. The HCA’s draft document ‘Transparent Viability Assumptions’ 8  that 

accompanies its Area Wide Viability Model suggests that “the rationale of the 

development appraisal process is to assess the residual land value that is likely to be 

generated by the proposed development and to compare it with a benchmark that 

represents the value required for the land to come forward for development”. This 

benchmark is referred to as threshold land value. ‘Threshold land value is commonly 

described as existing use value plus a premium, but there is not an authoritative 

definition of that premium, largely because land market circumstances vary widely’. 

Further it goes on to say that ‘There is some practitioner convention on the required 

premium above EUV, but this is some way short of consensus and the views of 

Planning Inspectors at Examination of Core Strategy have varied’; and: ‘For greenfield 

land, benchmarks tend to be in a range of 10 to 20 times agricultural value’. In 

                                                           
8
 Homes and Communities Agency – The HCA Area Wide Viability Model – Annex 1 Transparent Viability 

Assumptions (August 2010) Consultation Version 
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practice, as mentioned above, the premium over EUV / AUV will vary according to a 

number of factors including the strength of demand for new homes, the supply of 

land at various stages within the planning process and the attitude of the landowner 

to the sale of their land – ‘In areas where landowners have long investment horizons 

and they are content with current land use, the premium will be relatively high. 

Conversely, the premium will be relatively low (and in extreme cases non-existent) 

where landowners are minded to sell or financially distressed’. 

 

2.7.3 As is the case in many other locations currently, meaningful evidence of recent land 

transactions is scarce. It is therefore necessary to consider any available information 

as guides to appropriate land value comparisons. Our practice is to consider a range 

of comparisons rather than a single defined benchmark land value, relating to varying 

potential site types (e.g. greenfield and PDL – previously developed land / brownfield 

where applicable). This provides a scale of land values which may need to be 

matched or exceeded by comparison to our results to provide viable development.  

With each step matched or exceeded comes an increased confidence level in that 

scenario being deliverable. So, for example, we would expect to see some 

combinations of obligations and assumptions delivered where only lower PDL 

comparison values need to be achieved (provided that abnormal costs were not too 

great) but would expect less viability scope as the land value comparison increases; 

so that costs or obligations may need to be adjusted to maintain a viable scheme. 

While the Council can react through negotiations as may be needed in considering 

individual schemes, policy targets which respect these dynamics need to be set. 

These will create the necessary clarity as to expectations on affordable housing and 

other matters.  

 

2.7.4 The Valuation Office Agency (VOA) Property Market Report 2011 (the latest 

available) provides no information relating to localities within or near to Brighton & 

Hove. It provides a limited range of indications based particular locations within 

regions. However the VOA’s July 2010 residential building land figures provided 

indications in the range £3.5m - £4.5m / Ha depending on size and type. This 

assumed established residential use and suggests that as an upper end land value 

comparison locally, values could need to reach circa £3.5m / Ha equivalent for certain 

sites although we cannot be certain what type of planning assumptions (including 

obligations) are associated with those indications. 
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2.7.5 In reviewing our results based on the principles outlined above, we consider that a 

range of land value comparisons could well be relevant locally.  For greenfield land 

(enhancement to agricultural values typically of £15,000 – 20,000/Ha and based on a 

multiplier of 10 to 20) we might expect values of say £500,000/Ha to be sufficient to 

secure land release in a range of circumstances; lower figures might do so in the 

current circumstances. Above these land value levels, at say £1.5-1.8m/Ha we might 

expect a range of commercial use sites and lower value residential opportunities / 

potentials to produce suitable outcomes especially in a market where commercial 

property demand and values have been very severely hit.  

 

2.7.6 None of these scenarios represent fixed of definite cut-offs; they are put forward in 

the context of 2.8.3 above; viewing a variety of RLV results with increased confidence 

as the RLVs increase relative to these various potential land value requirement 

indications. 

 

2.7.7 In practice, land value requirements vary significantly according to a range of 

constraints and opportunities - site type and conditions, planning scope and 

requirements, owner’s circumstances and requirements, market conditions / 

demand and the extent to which alternative uses etc might be an option.  

 

2.7.8 Landowners’ expectations will need to be realistic. Land values reflect these various 

factors – its value is associated with what can be done with it; its potential as 

affected by any constraints. A premium or uplift level of land value may well not be 

appropriate in a range of circumstances – that would rely on their being a ready 

market for a site in its existing or in an alternative use. For example, we would not 

expect to see premium value levels applied where commercial premises have not 

been marketable for that use. The commercial property market has also been, and 

continues to be, subdued during recessionary times. The range of influences on 

viability outcomes will need to be considered as the Council and Developers consider 

sites and apply the approach in dealing with scheme specifics. 
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3 Results 

 

3.1  Introduction and interpretation. 

 

3.1.1 This section is compiled with reference to the results set out within Appendix II. This 

shows the RLV results generated by our range of appraisals on the basis of the 

assumptions explained in chapter 2. Before outlining the results trends, the following 

first provides a brief guide to interpreting the results in Appendix II.  

 

3.1.2 Appendix II, Table 1 shows the appraisal RLV results these review the viability impact 

of affordable housing at the following proportions and tenures: 

 

 10% & 20% affordable housing on the basis of a financial contribution in-lieu 

of on-site affordable housing provision on sites of 4 dwellings;  

 20% affordable housing on the basis of a financial contribution in-lieu of on-

site affordable housing provision on sites of 5 dwellings;  

 20%, 30% & 40% affordable housing on the basis of on-site affordable housing 

provision on sites of 5, 10, 15 and 25 dwellings assuming 50% affordable rent 

/ 50% shared ownership tenure. 

 40% affordable housing on the basis of on-site affordable housing provision 

on sites of 5, 10, 15 and 25 dwellings assuming 50% social rent / 50% shared 

ownership tenure. 

 In all cases in addition to the affordable housing a planning obligations level 

of £100/sq m has been assumed (applied to all dwellings). 

 

3.1.3 In addition to the above, further testing was carried out on a limited sample basis 

assuming that schemes of 3 or more dwellings achieve zero net annual CO2 from 

energy use. We have not included the results in the appendices but the table of 

results is provided further on in this report. 

 

3.1.4 It should be noted that there are a number of not applicable (‘N/A’) scenarios where 

the affordable housing proportions and / or specific tenure mix variations cannot be 

applied to the development scenario (scheme type) listed on the left hand side. 

 

3.1.5 In the following sections we will outline the meaning of the results in each case 

considering the results by reference to increasing value level (increasing value of 
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market housing) - and then provide our overall interpretation of these by drawing the 

points together before providing our conclusions. 

 

3.2 On-site Affordable Housing Appraisal Results and Findings 

 

3.2.1 The results for all schemes providing 20% affordable housing provide positive 

residual land values across all value levels tested with strong residual values 

compared to the range of comparative use values at all value levels except Value 

Level 1.  However, we commented that VL1 mainly represents a sensitivity test for 

current low end values in the City falling – those are not values typically seen for new 

builds in any area locally at present.  

 

3.2.2 With 30% affordable housing applied, on-site, we see results deteriorate (noting that 

it is not possible to provide 30% affordable housing on a 5 unit scheme so tested only 

at 20% and 40%) so that at VL1 we start to see low or even negative (zero) residual 

land values produced. In Value Level 2, the lowest values seen currently across the 

City, the 30% affordable housing results show residual land values that still compare 

favourably when compared to potential other commercial use values but start to 

struggle in comparison to sites in existing residential use. Above VL2 we maintain 

strong residual land values across all site types tested. Flatted schemes tend to 

produce a slightly lower level of residual land value compared with the housing 

schemes in the scheme typologies we have tested, due to a number of factors. The 

values we have applied are not significantly higher on a £ per sq m basis than the rate 

applied to housing; the costs of development are significantly higher and the 

densities assumed have been applied with a level of caution (it is probable that 

densities would be well in excess of those assumed for this study but with that comes 

increased build cost). 

 

3.2.3 Applying 40% affordable housing, again we see the residual land values across all 

scheme typologies deteriorate further with the comparison to a range of existing use 

values becoming marginal at Value Level 2; greatly reduced or negative at Value Level 

1. Again, at Value Level 3 we see that all schemes compare favourably to the range of 

potential existing / alternative use values shown. 

 

3.2.4 The VL2 outcomes point to potential issues with scope to support 40% affordable 

housing alongside the £100/sq m planning obligations assumption in the lower value 

areas of the City, especially on the flatted and smaller scheme types tested. We 
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should reiterate that in indicating typically lower value areas there will always be 

variations - including schemes that have higher value levels in such areas.  

 

3.2.5 These results also indicate that the mid to high-end values in the City are likely to 

produce viable schemes with significant planning obligations funding scope. 

However, the Council will need to consider the frequency and type of schemes likely 

to come forward in those areas and, therefore, there overall contribution to the 

planned levels of housing growth in the City over the Plan period.  On this basis, 

there may well be limited justification for considering a differentiated policy 

approach for such areas, bearing in mind also the move away from a clear single City-

wide clarity that such an approach would bring.  

 

3.3   Tenure Variation 

 

3.3.1 Table 1 also shows the impact on viability of switching the assumed affordable 

housing tenure from affordable rent to social rent. The residual land values 

generated reduce from the comparable affordable rented results (tested only at 40% 

affordable housing with again values at or around Value Level 3 required to create 

potentially viable residual land values (and thus development). At Value Level 2 and 

below, the residual land values produced are marginal compared to the range of 

potential competing use values. Above these levels the results continue to show 

strong residual land values. 

 

3.4 Sites Below Existing 10 Unit Affordable Housing Threshold (On-site Provision & 

Financial Contributions) 

 

3.4.1 In carrying out this update affordable housing study on behalf of the Council we have 

also been asked to look at the potential for the provision of affordable housing on 

sites below the existing 10 unit threshold either via on-site provision or through 

financial contributions in-lieu of on-site provision. 

 

3.4.2 Generally, we consider that is often impractical to expect on-site affordable housing 

to be integrated into the smallest sites; certainly developments of fewer than 5 

dwellings. This may be possible in some cases, but may be problematic in others 

owing to design, affordability, management and any wider sustainability and 

management issues associated with highly dispersed RP housing stock. We find that 
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views vary from one area to another, but in our experience on-site affordable 

housing on the very smallest schemes should not usually be a rigid expectation. 

 

3.4.3 A financial contributions approach can provide a more practical solution which is 

more consistently deliverable and potentially sees all additional dwellings 

contributing to a very useful enabling fund. As a more market-friendly approach than 

seeking on-site affordable housing on small schemes the approach could be applied 

over an extended range - to schemes providing two new dwellings or more; up to say 

9 or 14 dwellings. This means collecting financial contributions as the primary route 

on the small sites. It is distinct from payment “in-lieu” scenarios where in exceptional 

circumstances on sites over the on-site thresholds a financial contribution may be 

negotiated in preference to a compromised on-site affordable housing solution. In 

this new area of policy, if progressed by the Council, there would be no starting 

presumption for on-site affordable housing across the range of scheme types / sizes 

selected in approach. We have considered both on-site and financial contribution 

routes on sites of between 4 and 14 units. 

 

3.4.4 There are many possible routes, to calculating a financial contribution but for the 

purposes of this study we have utilised the approach as set out in the Council’s 

Affordable Housing Brief. This sets out the following:  

 

“The Council will seek a sum equal to the difference between an Open Market 

Value and Social Housing Value at either commencement or practical 

completion. 

 

Open Market Value (OMV) 

The OMV will be required to be undertaken by an independent valuer, 

the cost of which would be borne by the developer. 

 

Social Housing Value (SHV) 

SHV is calculated on the basis that a tenant has security of tenure. The 

Council’s Housing Stock is valued each year for accounting procedures and the 

way in which this is done is by using Wilks Head and Eve (independent 

chartered surveyors and specialists in rating) valuing the OMV and then 

discounting for the fact that a tenant is in place. The discounting figure is 

currently set at 50%. This figure will be taken from the latest statement of 

accounts.” 
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For the purposes of this study we have assumed a financial contribution of 50% of 

open market value multiplied by a percentage of affordable housing. So for example 

with our 5 unit flatted scheme example at Value Level 2, the financial contribution 

would be equivalent to 50% of OMV (2-bed flat at £180,000 = £90,000) multiplied by 

the affordable housing proportion (in this example 20% of 5 units is 1) leading to a 

financial contribution of £90,000. Ultimately there are various other options that the 

Council could consider, depending on the level of complexity thought appropriate in 

the local circumstances; and the degree of resourcing the various routes might need 

in terms of guidance, updating and site specific discussions / negotiations. 

 

3.4.5 Based on 10% affordable housing financial contribution on a 4 unit scheme we can 

see that at Value Level 1 results are below acceptable parameters in terms of 

viability. At Value Level 2 we see an increase in viability but plot values (at this scale 

of dwellings, the land values in £ per ha need to be looked at in tandem with the per 

plot values generated) are still low. We need to get to Value Levels 3 or 4 before we 

see potentially viable looking residual land values. The 20% affordable housing 

equivalent on the same basis provides a further deterioration in results from that 

point. 

 

3.4.6 On a 5 unit scheme and even on a 10 unit scheme we can see the benefit of 

introducing a sliding scale to affordable housing provision (should the Council 

consider introducing a lower affordable housing threshold) whereby the residual land 

values improve significantly on both the on-site and financial contributions route 

when the overall proportion is reduced from the 40% upper level. 

 

3.5 Sensitivity to Council’s Zero Net Annual CO2 from Energy Use Policy 

 

3.5.1 As mentioned earlier, we have also carried out some sensitivity testing on the basis 

that sites would need to meet the Council’s policy within the Sustainable Building 

Design SPD. The results are shown in the following table: 
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Figure 7: Residual Land Value Results – Net Zero Annual CO2 from Energy Use 

 15 unit flatted scheme; 40% affordable housing (affordable rent)  

Value Level RLV RLV/Ha 

VL1` -£315,451 -£2,103,004 

VL2 -£31,014 -£206,763 

VL3 £221,475 £1,476,499 

VL4 £426,399 £2,842,663 

VL5 £636,773 £4,245,151 

VL6 £847,146 £5,647,639 

 

3.5.2 The table at Figure 8 clearly indicates the additional impact compliance with the 

Building Design SPD has on residual land values. Value Levels 1 and 2 provide 

negative (i.e. zero) residual land value results. At Value Level 3, the results are 

marginal compared to the range of competing use values indicated within Appendix II 

and discussed above. Value Level 4 and above is required to confidently indicate 

potentially viable results based on the assumptions used within this study.  
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4 Recommendations 

  

4.1 Recommendations - Options for Affordable Housing Policy Positions  

 

4.1.1 Option A – Single, City-wide approach to affordable housing provision (i.e. no 

variation by geography) but accepting that flexibility will need to be built into policy 

and acknowledgement of the need to negotiate in some lower value instances / 

difficult sites. Continue with a 40% headline target on sites of 15 or more dwellings 

and introduce a sliding scale of affordable housing provision below this as follows: 

 

On sites of 10 – 14 dwellings: 30% on-site affordable housing respecting the 

sliding scale principles recommended for sites of <10 units; 

On sites of 5-9 units: 20% affordable housing equivalent contribution or on-

site affordable housing; 

On sites of <5 units potential for collection of financial contributions but 

recommended at no more than 10% affordable housing equivalent. 

  

Option B – As Option A but maintain 40% target on sites 10-14 units (but accepting 

further emphasis on need for flexible approach to policy and acknowledgement of 

the need to negotiate more in some circumstances). 

 

Option C – As Option A but extend financial contributions approach to sites of 

between 10 and 14 units on the basis of 30% affordable housing equivalent. 

 

4.1.2 We consider that the above themes strike an appropriate balance between the duty 

to seek optimal provision towards meeting affordable needs in the local 

circumstances, However, also within the parameters of our viability findings and 

recommendations would be an approach which reduced targets to some extent from 

these levels; either in respect of some defined (typically) lower value areas within the 

City boundary or across the area. In the event of considering such options, the 

Council would need to weigh-up this context in terms of the balance with the needs 

picture. To this end, it could be argued that policy targets should be appropriately 

challenging, and that they would be expected to be so in uncertain market conditions 

in any event. Flexible operation of the approach as required should be able to deal 

with issues from scheme to scheme as particular circumstances apply and varying 

market conditions are experienced.  
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4.1.3 Therefore, wherever the policy proportions are placed (including for financial 

contributions equivalents, if specified) they need to be regarded as targets which 

should be accompanied by a practical negotiated approach where needed; including 

the sharing of viability information to inform that process.  

 

4.1.4 Policy positions recommended for net application; especially on the smallest 

schemes if introducing a sliding scale approach to affordable housing below the 

existing affordable housing thresholds. 

 

4.1.5 The Council will need to consider how the resourcing side balances with the need to 

do all possible to optimise the enabling scope that might be provided through the 

affordable housing targets and perhaps especially the financial contributions 

approach if that is to become part of policy. 

 

4.1.6 These are put forward given the need to ensure that affordable housing targets are 

not set so high as to jeopardise overall development in the City taking into account 

the potential for other development costs to increase and also the potential for 

falling values in a further period of sustained economic uncertainty.  

 

4.1.7 The affordable housing contributions element does have potential to provide 

valuable contributions to add to the Council’s enabling tools through an affordable 

housing fund. If it decides to pursue this element, the Council will need to link it to an 

open strategy and records relating to the funding plans, collection and allocation of 

monies. In our experience local authorities are able to use these funds flexibly to 

support a variety of affordable housing initiatives. These might include gap funding or 

forward funding schemes, development on Council or RP owned land, empty 

properties / refurbishments, purchase of existing properties, improvement of 

numbers or tenure provision on s.106 quota sites, etc.  

 

4.1.8 This is based not just on an “current” view. We consider that the above identifies 

scope to find the appropriate balance between affordable housing needs and scheme 

viability, in accordance with our wide experience of successful Core Strategy and 

Affordable Housing DPD evidence and EiP outcomes, as well as the detail of 

affordable housing and other planning policies and viability factors in operation in 

practice.  

 



Brighton & Hove City Council  D|S|P Housing & Development Consultants 

Brighton & Hove City Council – Affordable Housing Viability Study Update (DSP11043) 31 

4.1.9 Wherever pitched, the policies will need to be accompanied and explained by 

appropriate wording and guidance that sets out the strategic context and nature of 

the targets but also recognises the role of viability in implementation. 

 

4.1.10 Allied to this, a practical, negotiated approach will need to be acknowledged - which 

can be responsive to particular circumstances as those will continue to be highly 

variable with site specifics. The need for this type of approach is likely to be 

particularly important in the event of ongoing economic and market uncertainty such 

as we still have at the current time.  

 

4.1.11 This viability evidence will need to be considered in conjunction with wider evidence 

on housing needs and the shape of site supply (type, location and size of sites coming 

forward).  

 

4.1.12 Other detail will need to be considered, including on: 

 

 Numbers rounding / numerical implications of targets etc (often best dealt 

with through negotiation, but is part of a package of viability influences 

which may also include dwelling types and mix, tenure mix, specification, 

timing of delivery and so on) 

 

  Detailed application of targets – e.g. with reference to net or gross new 

dwelling numbers, and bearing in mind that gross application can produce 

significant impacts in some circumstances. 

 

  Strategy for financial contributions, if pursued – collection, allocation and 

monitoring. 

 

  Monitoring / review / updating – it will be essential to consider the 

monitoring and review aspects associated with these policies as part of 

creating a sound overall approach.  

 

 

 

Main report text ends. 

April 2012. 

Appendices follow. 
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Private Mix

20% Affordable 

Tenure Split 

50% AR; 50% 

LCHO*

Private Mix

30% Affordable 

Tenure Split 50% AR; 

50% LCHO*

Private Mix

40% Affordable 

Tenure Split 50% AR; 

50% LCHO*

Private Mix

Sample Only 40% 

Affordable Tenure 

Split 50% SR; 50% 

LCHO*

4 Units 4 x 2BF 100 6

5 Units (Housing)** 5 x 3 BH 65 4 x 3BH 1 x 3BH AR N/A N/A 3 x 3BH
1 x 3BH AR; 1 x 3BH 

LCHO
3 x 3BH

1 x 3BH SR; 1 x 3BH 

LCHO
6

5 Units (Flats)** 5 x 2BF 100 4 x 2BF 1 x 2BF AR N/A N/A 3 x 2BF
1 x 2BF AR; 1 x 2BF 

LCHO
3 x 2BF

1 x 2BF SR; 1 x 2BF 

LCHO
6

10 Units (Housing) 5 x 2BH; 5 x 3BH 65 4 x 2BH, 4 x 3BH
1 x 3BH AR; 1 x 

2BH LCHO
3 x 2BH; 4 x 3BH

1 x 2BH, 1 x 3BH AR; 1 

x 2BH LCHO
3 x 2BH; 3 x 3BH

2 x 3BH AR; 2 x 2BH 

LCHO
3 x 2BH; 3 x 3BH

2 x 3BH SR; 2 x 2BH 

LCHO
9

10 Units (Flats) 10 x 2BF 100 8 x 2BF
1 x 2BF AR; 1 x 

2BF LCHO
7 x 2BF

2 x 2BF AR; 1 x 2BF 

LCHO
6 x 2BF

2 x 2BF AR; 2 x 2BF 

LCHO
6 x 2BF

2 x 2BF SR; 2 x 2BF 

LCHO
9

15 Units (Housing) 5 x 2BH; 10 x 3BH 65 4 x 2BH; 8 x 3BH
2 x 3BH AR; 1 x 

2BH LCHO
3 x 2BH; 7 x 3BH

3 x 3BH AR; 2 x 2BH 

LCHO
2 x 2BH, 7 x 3BH

3 x 3BH AR; 3 x 2BH 

LCHO
2 x 2BH, 7 x 3BH

3 x 3BH SR; 3 x 2BH 

LCHO
9

15 Units (Flats) 5 x 1BF; 10 x 2BF 100 4 x 1BF; 8 x 2BF
1 x 1BF, 1 x 2BF 

AR; 1 x 2BF 

LCHO

3 x 1BF; 7 x 2BF
1 x 1BF, 2 x 2BF AR; 1 

x 1BF, 1 x 2BF LCHO
3 x 1BF; 6 x 2BF

1 x 1BF, 2 x 2BF AR; 1 

x 1BF, 2 x 2BF LCHO
3 x 1BF; 6 x 2BF

1 x 1BF, 2 x 2BF SR; 

1 x 1BF, 2 x 2BF 

LCHO

9

25 Units (Housing)
6 x 2BH; 13 x 3BH; 

6 x 4BH
65

4 x 2BH; 11 x 3BH; 

5 x 4BH

2 x 3BH, 1 x 4BH 

AR; 2 x 2BH 

LCHO

1 x 2BH; 11 x 3BH; 5 x 

4BH

1 x 2BH, 2 x 3BH, 1 x 

4BH AR; 4 x 2BH LCHO

1 x 2BH; 9 x 3BH; 5 x 

4BH

4 x 3BH, 1 x 4BH AR; 5 

x 2BH LCHO

1 x 2BH; 9 x 3BH; 5 x 

4BH

4 x 3BH, 1 x 4BH SR; 

5 x 2BH LCHO
12

25 Units (Flats) 10 x 1BF; 15 x 2BF 100 8 x 1BF; 12 x 2BF

1 x 1BF, 2 x 2BF 

AR; 1 x 1BF, 1 x 

2BF LCHO

7 x 1BF; 10 x 2BF
1 x 1BF, 3 x 2BF AR; 2 

x 1BF, 2 x 2BF LCHO
6 x 1BF; 9 x 2BF

2 x 1BF, 3 x 2BF AR; 2 

x 1BF, 3 x 2BF LCHO
6 x 1BF; 9 x 2BF

2 x 1BF, 3 x 2BF SR; 

2 x 1BF, 3 x 2BF 

LCHO

12

*Policy position. Actual percentage will vary due to numbers rounding.

Unit Sizes (sq m) Affordable Private

1-bed flat 50 45

2-bed flat 67 60

2-bed house 75 75

3-bed house 85 95

4-bed house 110 125

Value Level 1 Value Level 2 Value Level 3 Value Level 4 Value Level 5 Value Level 6

1-bed flat £112,500 £135,000 £157,500 £180,000 £202,500 £225,000

2-bed flat £150,000 £180,000 £210,000 £240,000 £270,000 £300,000

2-bed house £187,500 £225,000 £262,500 £300,000 £337,500 £375,000

3-bed house £237,500 £285,000 £332,500 £380,000 £427,500 £475,000

4-bed house £312,500 £375,000 £437,500 £500,000 £562,500 £625,000

Value (£ / m²) £2,500 £3,000 £3,500 £4,000 £4,500 £5,000

** Financial contributions and on-site tested.

Open Market 

Value*1

Construction 

Duration 

(months)

Percentage Affordable Housing & Tenure Mix

Likely Density 

(dph)

Financial Contributions Only

Site Size Appraised

Dwelling Mix (BF = 

Bed Flat; BH = Bed 

House
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Development Costs

RESIDENTIAL BUILDING, MARKETING & S106 COSTS

Build Costs Flats (Generally) (£/m²)1 £1,195

Build Costs Houses (Mixed Developments) (£/m²)1 £1,114

Survey Costs (£ / unit) £500

Contingencies (% of build cost) 5%

Professional & Other Fees (% of build cost) 12.5%

5%

Lifetime Homes / Other (£ per unit)3 £545

Planning obligations /non-CIL costs (£ per unit) 100/m²

Marketing & Sales Costs (%of GDV) 3%

Legal Fees on sale (£ per unit) £750

DEVELOPER'S RETURN FOR RISK AND PROFIT

Open Market Housing Profit (% of GDV) 17.5%

Affordable Housing Profit (% of GDV) 6.0%

FINANCE & ACQUISITION COSTS

Arrangement Fee - (% of loan) 1.0%

Miscellaeneous (Surveyors etc) -  per unit 0.00%

Agents Fees (% of site value) 1.00%

Legal Fees (% of site value) 0.75%

Stamp Duty (% of site value) 0% to 5%

Finance Rate - Build (%) 6.0%

Finance Rate - Land (%) 6.0%

Notes:

Build costs taken from 3rd Quarter 2011  and rebased to East Sussex Location Factor of 109 without externals,  contingencies or fees (note East Sussex used as there are indices for both Brighton and Hove separately within BCIS).

Above build costs include  externals at 21% for houses; 14% for flats added.

3 Allowance to achieve Lifetime Homes Standards acknowledged within report as potential variable cost issue (depending on design etc).There have been a number of studies into the costs and benefits of building to the Lifetime Homes standard. These have concluded that the costs range from £545 to £1615 per dwelling, depending on:    the 

experience of the home designer and builder;   the size of the dwelling (it is easier to design larger dwellings that incorporate Lifetime Homes standards cost effectively than smaller ones);   whether Lifetime Homes design criteria were designed into developments from the outset or whether a standard house type is modified (it is more cost 

effective to incorporate the standards at the design stage rather than modify standard designs); and  any analysis of costs is a ‘snapshot' in time. The net cost of implementing Lifetime Homes will diminish as the concept is more widely adopted and as design standards, and market expectations, rise (www.lifetimehomes.org.uk).

Sustainable Design / Construction Standards (% of build 

cost)2 - Code Level 3 / 4

1 Build cost taken as "Median" figure from BCIS for that build type - e.g.  flats ; houses storey heights etc and then rounded. Median figure gives a better figure than  the Mean as it is not so influenced by rogue figures that can distort the mean on small sample sizes. BCIS data: Flats (Generally): £1,004/m² GIA; Houses Mixed Development: 

£880/m² GIA.

2 The above costs are based on the Cost of Building to the Code for Sustainable Homes - Updated Cost Review (August 2011)  cost data assuming Building Regs 2010 baseline. CfSH L 3 assumed for <10 dwellings; CfSH L4 assumed for 10 or more dwellings. In addition costs for achieving zero net annual carbon emissions have also been allowed 

on a sample of schemes to reflect the Council's Sustainable Building Design SPD. For the purposes of this study we have taken this to be 78% of achieving the full CfSH L6 compliance (78% making up the energy element of that cost according  to the above report but subtracted the additional cost of achieving CfSH L4 to avoid double counting. 

In very general terms this equates to an approximate increase of 30% of build costs over Part L 2010 baseline.
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Appendix II 

Results Summaries 

  
 

 

 

 

 



50% SR / 50% SO 50% SR / 50% SO

Value Level
Site Density 

(dph)

Residual Land 

Value - 10% 

Affordable

Residual Land 

Value - 20% 

Affordable

Residual Land 

Value - 30% 

Affordable

Residual Land 

Value - 40% 

Affordable

Residual Land 

Value - 40% 

Affordable

Residual Land 

Value - 10% 

Affordable

Residual Land 

Value - 20% 

Affordable

Residual Land 

Value - 30% 

Affordable

Residual Land 

Value - 40% 

Affordable

Residual Land 

Value - 40% 

Affordable

1 100 £35,971 £8,881 N/A N/A N/A £899,264 £222,018 N/A N/A N/A

2 100 £115,377 £82,869 N/A N/A N/A £2,884,429 £2,071,734 N/A N/A N/A

3 100 £194,784 £156,858 N/A N/A N/A £4,869,594 £3,921,449 N/A N/A N/A

4 100 £274,190 £230,847 N/A N/A N/A £6,854,759 £5,771,165 N/A N/A N/A

5 100 £353,597 £304,835 N/A N/A N/A £8,839,924 £7,620,881 N/A N/A N/A

6 100 £433,004 £378,824 N/A N/A N/A £10,825,089 £9,470,597 N/A N/A N/A

1 100 N/A £11,101 -£25,585 -£63,647 N/A N/A £222,018 -£511,694 -£1,272,944 N/A

2 100 N/A £103,587 £62,952 £22,317 N/A N/A £2,071,734 £1,259,038 £446,343 N/A

3 100 N/A £196,072 £148,665 £101,258 N/A N/A £3,921,449 £2,973,305 £2,025,160 N/A

4 100 N/A £288,558 £234,379 £180,199 N/A N/A £5,771,165 £4,687,571 £3,603,978 N/A

5 100 N/A £381,044 £320,092 £259,140 N/A N/A £7,620,881 £6,401,838 £5,182,795 N/A

6 100 N/A £462,246 £405,805 £338,081 N/A N/A £9,244,916 £8,116,105 £6,761,612 N/A

1 65 N/A £76,281 £22,666 -£34,789 N/A N/A £991,653 £294,654 -£452,251 N/A

2 65 N/A £222,717 £158,378 £94,040 N/A N/A £2,895,319 £2,058,920 £1,222,521 N/A

3 65 N/A £369,153 £294,091 £219,030 N/A N/A £4,798,985 £3,823,186 £2,847,388 N/A

4 65 N/A £503,302 £429,804 £344,020 N/A N/A £6,542,929 £5,587,452 £4,472,254 N/A

5 65 N/A £646,249 £552,041 £457,833 N/A N/A £8,401,232 £7,176,530 £5,951,828 N/A

6 65 N/A £789,195 £684,520 £579,844 N/A N/A £10,259,534 £8,898,754 £7,537,975 N/A

1 65 N/A £129,621 N/A £51,840 £17,450 N/A £1,685,078 N/A £673,921 £226,849

2 65 N/A £279,403 N/A £183,520 £142,252 N/A £3,632,233 N/A £2,385,766 £1,849,279

3 65 N/A £429,184 N/A £315,201 £267,055 N/A £5,579,388 N/A £4,097,611 £3,471,709

4 65 N/A £550,062 N/A £415,930 £367,784 N/A £7,150,800 N/A £5,407,090 £4,781,188

5 65 N/A £681,167 N/A £504,347 £457,348 N/A £8,855,167 N/A £6,556,516 £5,945,529

6 65 N/A £812,272 N/A £602,676 £555,677 N/A £10,559,533 N/A £7,834,791 £7,223,804

1 100 N/A £40,465 N/A -£15,827 -£46,297 N/A £809,309 N/A -£316,545 -£925,944

2 100 N/A £137,488 N/A £73,935 £41,405 N/A £2,749,769 N/A £1,478,690 £828,109

3 100 N/A £234,511 N/A £161,950 £123,999 N/A £4,690,228 N/A £3,238,995 £2,479,983

4 100 N/A £319,336 N/A £225,568 £187,618 N/A £6,386,720 N/A £4,511,364 £3,752,352

5 100 N/A £404,161 N/A £289,187 £251,236 N/A £8,083,211 N/A £5,783,732 £5,024,720

6 100 N/A £477,333 N/A £352,805 £314,854 N/A £9,546,656 N/A £7,056,101 £6,297,089

1 65 N/A £168,988 £128,230 £72,456 £38,681 N/A £1,098,422 £833,496 £470,964 £251,430

2 65 N/A £433,622 £384,712 £320,401 £279,872 N/A £2,818,541 £2,500,630 £2,082,606 £1,819,165

3 65 N/A £681,077 £625,420 £554,364 £508,243 N/A £4,427,003 £4,065,232 £3,603,364 £3,303,578

4 65 N/A £911,296 £847,688 £766,560 £720,439 N/A £5,923,421 £5,509,969 £4,982,638 £4,682,852

5 65 N/A £1,141,514 £1,069,955 £978,756 £932,635 N/A £7,419,840 £6,954,706 £6,361,912 £6,062,125

6 65 N/A £1,371,732 £1,292,222 £1,190,952 £1,144,831 N/A £8,916,258 £8,399,443 £7,741,185 £7,441,399

1 100 N/A £59,964 £5,954 -£32,143 -£62,605 N/A £599,644 £59,535 -£321,427 -£626,051

2 100 N/A £254,523 £191,667 £152,770 £120,824 N/A £2,545,235 £1,916,668 £1,527,702 £1,208,235

3 100 N/A £438,034 £377,380 £333,631 £296,360 N/A £4,380,345 £3,773,802 £3,336,311 £2,963,600

4 100 N/A £616,122 £525,870 £478,464 £442,110 N/A £6,161,218 £5,258,701 £4,784,644 £4,421,102

5 100 N/A £794,209 £683,644 £631,505 £595,151 N/A £7,942,092 £6,836,441 £6,315,053 £5,951,511

6 100 N/A £972,297 £841,418 £784,546 £748,192 N/A £9,722,965 £8,414,180 £7,845,463 £7,481,921

1 65 N/A £290,825 £174,278 £133,520 £82,859 N/A £1,260,243 £755,205 £578,588 £359,054

2 65 N/A £689,630 £550,661 £502,955 £443,656 N/A £2,988,397 £2,386,197 £2,179,471 £1,922,511

3 65 N/A £1,095,590 £931,331 £875,674 £806,493 N/A £4,747,555 £4,035,768 £3,794,587 £3,494,801

4 65 N/A £1,471,900 £1,267,527 £1,203,919 £1,134,738 N/A £6,378,233 £5,492,619 £5,216,984 £4,917,198

5 65 N/A £1,848,210 £1,603,724 £1,532,165 £1,462,983 N/A £8,008,911 £6,949,470 £6,639,381 £6,339,595

6 65 N/A £2,224,520 £1,939,920 £1,860,410 £1,791,229 N/A £9,639,589 £8,406,322 £8,061,778 £7,761,992

1 100 N/A £68,242 -£12,873 -£51,828 -£93,657 N/A £454,948 -£85,822 -£345,523 -£624,382

2 100 N/A £334,219 £242,181 £203,285 £159,418 N/A £2,228,125 £1,614,542 £1,355,231 £1,062,784

3 100 N/A £585,430 £483,420 £440,748 £400,686 N/A £3,902,864 £3,222,803 £2,938,318 £2,671,240

4 100 N/A £824,457 £698,527 £651,121 £601,202 N/A £5,496,380 £4,656,845 £4,340,806 £4,008,012

5 100 N/A £1,063,485 £913,633 £861,494 £811,575 N/A £7,089,897 £6,090,886 £5,743,294 £5,410,500

6 100 N/A £1,302,512 £1,128,739 £1,071,867 £1,021,948 N/A £8,683,413 £7,524,927 £7,145,782 £6,812,988

1 65 N/A £525,486 £397,207 £270,540 £184,717 N/A £1,366,264 £1,032,739 £703,405 £480,264

2 65 N/A £1,260,140 £1,094,098 £940,911 £840,539 N/A £3,276,364 £2,844,654 £2,446,369 £2,185,401

3 65 N/A £1,994,794 £1,801,078 £1,618,154 £1,501,053 N/A £5,186,463 £4,682,802 £4,207,200 £3,902,738

4 65 N/A £2,683,253 £2,449,032 £2,220,118 £2,103,017 N/A £6,976,459 £6,367,484 £5,772,306 £5,467,844

5 65 N/A £3,371,713 £3,096,987 £2,822,081 £2,704,981 N/A £8,766,454 £8,052,165 £7,337,412 £7,032,950

6 65 N/A £4,060,173 £3,744,941 £3,424,045 £3,306,944 N/A £10,556,449 £9,736,847 £8,902,517 £8,598,056

1 100 N/A £93,933 -£20,650 -£105,930 -£174,339 N/A £375,733 -£82,601 -£423,718 -£697,358

2 100 N/A £508,388 £392,905 £308,396 £237,943 N/A £2,033,552 £1,571,618 £1,233,583 £951,770

3 100 N/A £925,229 £783,121 £689,726 £609,619 N/A £3,700,916 £3,132,484 £2,758,906 £2,438,476

4 100 N/A £1,310,590 £1,140,375 £1,027,393 £947,286 N/A £5,242,358 £4,561,498 £4,109,572 £3,789,142

5 100 N/A £1,695,950 £1,497,628 £1,365,060 £1,284,952 N/A £6,783,800 £5,990,512 £5,460,239 £5,139,809

6 100 N/A £2,081,311 £1,854,882 £1,702,726 £1,622,619 N/A £8,325,243 £7,419,526 £6,810,906 £6,490,476

Base appraisals - 17.5% developer's profit; standard build costs; planning obligations of £100/m²

FC = Financial Contribution only - no on-site affordable housing

PDL Key: 

RLV Negative

RLV between zero and assumed PDL value (c£0 - £1,500,000/ha)

RLV between assumed employment value & residential intensification value(c£1,500,000 - £3,500,000/ha)

RLV above above assumed residential intensification value (>£3,500,000/ha)

Source: Dixon Searle LLP (December 2011)

Residual Land Value (£/Ha) - PDL

50% AR / 50% SO

Flats (FC)*

4 Flats (FC)*

Residual Land Value (£)

50% AR / 50% SO

25 Flats

15 Houses

25 Houses

15 Flats

10 Flats

Development Scenario

10 Houses

5 Houses

5 Flats

5 Houses (FC)*

5

Table 1: Residual Land Value Results 
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Dixon Searle LLP 

The Well House 

28D Headley Road 

Grayshott 

Hindhead 

GU26 6LD 

 

www.dixonsearle.co.uk  

http://www.dixonsearle.co.uk/
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HOUSING MARKET CONTEXT 

Royal Institution of Chartered Surveyors (RICS) Housing Market Survey (extracts) March 

2012: 

‘Trend towards price stabilisation continues.’ 

‘Firmer tone to price and activity data.’ 

‘Sales-to-stock ratio edges up’ 

‘London continues to outperform’ 

 

‘the RICS data highlights a further, albeit modest, improvement in newly agreed sales and new buyer 

enquiries, while new vendor instructions remained relatively unchanged on the month…’ 

 

‘At least part of the explanation of the improved tone of the survey in recent months can be 

attributed to the 24 March expiry of the first-time buyer stamp duty exemption (for homes costing 

less than £250,000). Anecdotal evidence suggests this has helped to support a pick-up in demand as 

new households seek to beat the deadline…’ 

 

‘…there is growing evidence in the RICS survey of a more fundamentally driven market improvement. 

Indeed, it is possible that surveyors, as with financial markets, are now beginning to factor in 

less economic downside risk going forward’ 

 

Comments from RICS surveyors within the City as follows: 

 

Parsons Son & Basley, Brighton – ‘This month has seen a reduction in general applicants but 
an increase in serious ready to purchase applicants who are agreeing on new to the market 
properties as they are offered. A correct selling valuation is the key, not an over pricing hype 
just to get the instruction.’ 
 
And from the Region more widely: 
 
D.M. Nesbit & Company – Portsmouth – ‘Spring is in the air with a recovery in demand and 
sales, although at the lower end of the market. A real improvement on 12 months ago, 
buyers are selective but lack confidence. The Budget was a lost opportunity to review stamp 
duty thresholds. The new top rate will affect few properties locally. There was excellent 
interest at our recent property auction with 91% sale rate.’ 
 

Clarke Gammon Wellers – Guildford – ‘Market conditions are still tough owing to a lack of 

stock’ 
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Land Registry House Price Index February 2012 (released 23 March 2012) 

‘The February data shows a monthly price change of 0.1%.’ 

‘Annual house price change continues to increase from the recent low of -3.0 per cent in 

September 2011. The rate of annual change is now -0.6 per cent, bringing the average house 

price in England and Wales to £161,588’. 

 

‘The number of property transactions has increased slightly over the last year. From 

September to December 2010, there was an average of 57,334 sales per month. In the same 

months in 2011, the figure was 60,392 sales per month.’ 

 

Summary of England and Wales picture: 

Annual change in average house prices -0.6% (minus 0.6%) 

Monthly change in average house prices 0.1% (positive) 

Average price £161,588 

 

Summary of South East picture: 

Annual change in average house prices 1.1% (positive) 

Monthly change in average house prices 1.2% (positive) 

Average price £209,065 

 

Summary of Brighton & Hove picture: 

Annual change in average house prices 0.6% (positive) 

Monthly change in avg. house prices 0.2% (positive) 

Average price £219,461 

 

CLG House Price Index January 2012  (released 13 March 2012) 

‘In January UK house prices increased by 0.2% over the year and decreased by 0.7% over the 

month...’ 

‘The average mix adjusted UK house price was £206,523 (not seasonally adjusted).’ 
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‘Average house prices increased by 0.2 per cent over the quarter to January, compared to an 

increase of 0.6 per cent over the quarter to October (seasonally adjusted).’ 

 

‘Average prices decreased during the year in three UK countries; Wales (-0.5 per cent), 

Scotland (-1.7 per cent) and Northern Ireland (-7.6 per cent). However, there was an increase 

of 0.4 per cent in average house prices in England.’  

 

‘Prices paid by first time buyers were 0.8 per cent higher on average than a year earlier 

whilst there was no change in the prices paid by former owner occupiers.’ 

 

‘Prices for new properties were 8.8 per cent higher on average than a year earlier whilst 

prices for pre-owned dwellings decreased by 0.4 per cent.’ 

 

The average house price given for Brighton & Hove from Q3 2011 was £291,596 up from 

£272,146 in Q2 2011 and up from £284,690 for the same quarter in 2010 (DCLG – Local 

Level House Prices). 

The following data extracted from DCLG information shows the change in house prices in 

Brighton and Hove since 2004 (date of original affordable housing study) to Q3 2011 (most 

recent data). 
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Source: www.communites.gov.uk 

The following data extracted from Land Registry information shows the change in house 

prices in Brighton and Hove since 2004 (date of original affordable housing study) to 

February 2012 (most recent data). 

 
Source:www.landregistry.gov.uk 

Quick analysis of these Land Registry House Price Index trends: 

Latest available information suggests –  

- values at their peak (approximately November 2007) were about 6% higher than 

current levels 

- values fell by about 20% from peak to trough 

- values have increased by about 15% from their trough (May 2009) levels  

- values now are approximately 15% above the date of the research for the Council’s 

2004 affordable housing viability study and 6% below the 2007 update study.  
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Brunswick & Adelaide Ward (Medium Value)  (143 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A £350,000 N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A £415,000 N/A £525,000 
  Flats £188,258 £283,283 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £188,258 £130,000 £159,950 £179,950 £205,000 £479,950 

2-Bed Flats £283,283 £169,950 £236,475 £250,000 £299,950 £580,000 

2-Bed Houses £382,500 £350,000 £366,250 £382,500 £398,750 £415,000 

3-Bed Houses N/A N/A N/A N/A N/A N/A 

4-Bed Houses £525,000 £425,000 £475,000 £525,000 £575,000 £625,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 

 
 
Brunswick & Adelaide Ward (Low Value - NW)  (14 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A N/A N/A N/A 
  Flats £201,875 £270,930 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £201,875 £162,500 £190,625 £210,000 £221,250 £225,000 

2-Bed Flats £270,930 £199,950 £212,113 £244,975 £296,250 £489,950 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses N/A N/A N/A N/A N/A N/A 

4-Bed Houses N/A N/A N/A N/A N/A N/A 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 

http://www.rightmove.co.uk/
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December 2011/January 2012, www.rightmove.co.uk 

Brunswick & Adelaide Ward (Low Value - SE)  (16 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A N/A £315,000 £499,500 
  Flats £181,225 £270,980 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £181,225 £149,950 £157,463 £169,975 £175,000 £299,950 

2-Bed Flats £270,980 £195,000 £239,950 £240,000 £249,950 £430,000 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses £315,000 £315,000 £315,000 £315,000 £315,000 £315,000 

4-Bed Houses £499,500 £499,000 £499,250 £499,500 £499,750 £500,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 

 
 
Central Hove Ward (Medium Value)    (92 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A £799,950 
  Semi-Detached N/A N/A £600,000 £750,000 
  Terraced N/A N/A £432,475 £549,950 
  Flats £178,185 £283,705 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £178,185 £129,950 £161,200 £171,475 £197,450 £225,000 

2-Bed Flats £283,705 £164,950 £225,000 £250,000 £319,950 £625,000 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses £488,317 £339,950 £432,475 £525,000 £562,500 £600,000 

4-Bed Houses £624,958 £499,950 £549,950 £574,950 £712,488 £799,950 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 

http://www.rightmove.co.uk/
http://www.rightmove.co.uk/
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December 2011/January 2012, www.rightmove.co.uk 

Central Hove Ward (Low Value)      (70 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A £269,975 £370,000 £519,950 
  Flats £183,394 £240,798 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £183,394 £135,000 £159,950 £179,950 £199,950 £265,000 

2-Bed Flats £240,798 £170,000 £213,975 £234,950 £272,500 £400,000 

2-Bed Houses £269,975 £249,950 £259,963 £269,975 £279,988 £290,000 

3-Bed Houses £370,000 £365,000 £367,500 £370,000 £372,500 £375,000 

4-Bed Houses £519,950 £519,950 £519,950 £519,950 £519,950 £519,950 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 

 
 
East Brighton Ward (Medium Value)    (96 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A £180,000 £264,550 £250,000 
  Terraced N/A £269,439 £357,482 £468,719 
  Flats £175,177 £219,462 N/A N/A 
  Bungalows N/A N/A £264,983 N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £175,177 £94,950 £142,496 £170,000 £193,738 £290,000 

2-Bed Flats £219,462 £130,000 £164,950 £189,950 £229,950 £549,500 

2-Bed Houses £260,495 £160,000 £180,000 £190,000 £267,500 £750,000 

3-Bed Houses £323,689 £195,000 £256,250 £299,975 £350,000 £749,950 

4-Bed Houses £424,975 £250,000 £266,213 £412,450 £487,463 £750,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows £264,983 £250,000 £259,975 £269,950 £272,475 £275,000 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 

http://www.rightmove.co.uk/
http://www.rightmove.co.uk/
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 December 2011/January 2012, www.rightmove.co.uk 

Goldsmid Ward (High Value)     (62 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A £525,000 
  Semi-Detached N/A N/A N/A £453,817 
  Terraced N/A N/A £364,133 £458,749 
  Flats £179,725 £247,115 N/A N/A 
  Bungalows N/A N/A £389,950 N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £179,725 £152,950 £155,000 £184,950 £199,963 £205,000 

2-Bed Flats £247,115 £170,000 £190,250 £214,975 £282,488 £599,000 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses £364,133 £274,950 £299,950 £362,475 £432,500 £449,950 

4-Bed Houses £462,081 £310,000 £404,975 £475,000 £512,498 £625,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows £389,950 £389,950 £389,950 £389,950 £389,950 £389,950 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Goldsmid Ward (Medium Value)     (51 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A £489,950 N/A £538,333 
  Flats £161,871 £248,671 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £161,871 £127,500 £138,000 £155,000 £175,000 £255,000 

2-Bed Flats £248,671 £165,000 £210,000 £239,950 £279,950 £415,000 

2-Bed Houses £489,950 £479,950 £484,950 £489,950 £494,950 £499,950 

3-Bed Houses N/A N/A N/A N/A N/A N/A 

4-Bed Houses £538,333 £525,000 £532,500 £540,000 £545,000 £550,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 

http://www.rightmove.co.uk/
http://www.rightmove.co.uk/
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December 2011/January 2012, www.rightmove.co.uk 
Goldsmid Ward (Low Value)     (101 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A £950,000 
  Semi-Detached N/A N/A £425,000 £850,000 
  Terraced N/A £287,463 £319,900 £333,315 
  Flats £166,452 £255,250 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £166,452 £124,950 £150,000 £160,000 £172,950 £289,950 

2-Bed Flats £255,250 £155,000 £217,463 £234,975 £276,238 £650,000 

2-Bed Houses £287,463 £250,000 £279,963 £294,950 £302,450 £309,950 

3-Bed Houses £334,914 £275,000 £299,975 £334,500 £354,975 £425,000 

4-Bed Houses £559,989 £300,000 £349,950 £349,995 £850,000 £950,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Hangleton & Knoll Ward (Medium Value)   (34 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £349,133 N/A 
  Semi-Detached N/A £239,950 £302,814 £333,644 
  Terraced N/A £189,950 £240,817 N/A 
  Flats N/A £176,479 N/A N/A 
  Bungalows N/A £244,950 N/A £364,950 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats N/A N/A N/A N/A N/A N/A 

2-Bed Flats £176,479 £160,000 £169,995 £172,500 £179,950 £199,950 

2-Bed Houses £214,950 £189,950 £202,450 £214,950 £227,450 £239,950 

3-Bed Houses £288,250 £182,500 £244,950 £294,950 £342,488 £387,500 

4-Bed Houses £333,644 £249,950 £305,000 £350,000 £353,000 £409,950 

2-Bed Bungalows £244,950 £244,950 £244,950 £244,950 £244,950 £244,950 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows £364,950 £364,950 £364,950 £364,950 £364,950 £364,950 

 

http://www.rightmove.co.uk/
http://www.rightmove.co.uk/
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 December 2011/January 2012, www.rightmove.co.uk 
Hangleton & Knoll Ward (Low Value)    (55 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £349,950 £349,950 
  Semi-Detached N/A N/A £271,991 £317,450 
  Terraced N/A N/A £194,950 N/A 
  Flats N/A £152,727 N/A N/A 
  Bungalows N/A £251,850 £293,179 £305,000 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats N/A N/A N/A N/A N/A N/A 

2-Bed Flats £152,727 £137,950 £149,950 £154,950 £158,725 £159,950 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses £272,042 £194,950 £229,963 £279,950 £298,713 £389,950 

4-Bed Houses £328,283 £239,950 £309,950 £344,950 £349,950 £389,950 

2-Bed Bungalows £251,850 £205,000 £229,338 £232,475 £256,250 £359,950 

3-Bed Bungalows £293,179 £249,950 £271,225 £284,950 £317,475 £339,950 

4-Bed Bungalows £305,000 £305,000 £305,000 £305,000 £305,000 £305,000 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Hanover & Elm Grove Ward (Medium Value)  (67 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A £227,500 N/A 
  Terraced N/A £264,206 £301,989 £455,556 
  Flats £161,207 £212,272 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £161,207 £122,000 £149,963 £158,750 £168,750 £250,000 

2-Bed Flats £212,272 £149,950 £179,988 £182,500 £249,950 £315,000 

2-Bed Houses £264,206 £184,950 £250,000 £275,000 £289,950 £299,950 

3-Bed Houses £292,678 £200,000 £273,750 £295,000 £312,500 £350,000 

4-Bed Houses £455,556 £325,000 £348,375 £350,000 £369,988 £1,175,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 
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Hanover & Elm Grove Ward (Low Value)   (62 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A £250,414 £328,425 £354,266 
  Flats £149,481 £202,662 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £149,481 £120,000 £140,000 £150,000 £157,475 £174,950 

2-Bed Flats £202,662 £149,950 £175,000 £179,950 £210,000 £399,950 

2-Bed Houses £250,414 £185,000 £249,975 £262,950 £267,500 £270,000 

3-Bed Houses £328,425 £299,950 £319,988 £330,000 £333,125 £360,000 

4-Bed Houses £354,266 £249,950 £342,500 £369,950 £369,980 £435,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Hollingdean & Stanmer Ward (Low Value)   (58 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £288,317 N/A 
  Semi-Detached N/A £185,000 £227,970 £450,000 
  Terraced N/A £185,417 £286,686 £357,990 
  Flats £125,863 £175,492 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £125,863 £102,000 £104,988 £119,975 £140,000 £175,000 

2-Bed Flats £175,492 £150,000 £154,738 £162,475 £191,250 £225,000 

2-Bed Houses £185,357 £170,000 £185,000 £185,000 £186,250 £200,000 

3-Bed Houses £277,374 £179,950 £234,975 £269,000 £297,500 £465,000 

4-Bed Houses £373,325 £234,950 £291,250 £372,500 £468,750 £495,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 
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Hove Park Ward (High Value)     (70 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £581,985 £849,802 
  Semi-Detached N/A £329,950 £356,964 £514,980 
  Terraced N/A £184,125 £360,000 N/A 
  Flats £149,950 N/A N/A N/A 
  Bungalows N/A £372,488 £499,950 N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £149,950 £149,950 £149,950 £149,950 £149,950 £149,950 

2-Bed Flats N/A N/A N/A N/A N/A N/A 

2-Bed Houses £204,957 £159,950 £162,450 £164,950 £227,475 £329,950 

3-Bed Houses £459,384 £299,950 £356,213 £399,950 £488,713 £995,000 

4-Bed Houses £801,970 £399,950 £574,975 £750,000 £949,975 £1,450,000 

2-Bed Bungalows £372,488 £289,950 £316,238 £337,500 £393,750 £525,000 

3-Bed Bungalows £499,950 £499,950 £499,950 £499,950 £499,950 £499,950 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Hove Park Ward (Medium Value)    (29 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A £353,100 £424,950 
  Terraced N/A N/A £366,639 £397,474 
  Flats £164,950 £179,480 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

         Overall Average Minimum 1st Quartile Median 3rd Quartile Maximum 

1-Bed Flats £164,950 £164,950 £164,950 £164,950 £164,950 £164,950 

2-Bed Flats £179,480 £110,000 £152,500 £185,000 £189,950 £259,950 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses £360,268 £289,950 £349,950 £369,950 £375,000 £395,000 

4-Bed Houses £406,633 £389,950 £399,950 £399,973 £399,999 £449,950 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 
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Moulescoomb & Bevendean Ward (Low Value)  (76 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A £171,650 £235,617 £234,963 
  Terraced N/A £235,490 £236,908 £266,238 
  Flats £141,990 £180,932 N/A N/A 
  Bungalows N/A £190,000 £249,983 N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £141,990 £109,950 £130,000 £145,000 £155,000 £170,000 

2-Bed Flats £180,932 £159,950 £168,975 £175,000 £188,725 £225,000 

2-Bed Houses £224,850 £165,000 £221,250 £232,500 £248,713 £250,000 

3-Bed Houses £236,392 £180,000 £220,625 £237,500 £250,000 £290,000 

4-Bed Houses £250,600 £229,950 £234,950 £237,475 £253,750 £315,000 

2-Bed Bungalows £190,000 £190,000 £190,000 £190,000 £190,000 £190,000 

3-Bed Bungalows £249,983 £235,000 £240,000 £245,000 £257,475 £269,950 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
North Portslade Ward (Low Value)    (61 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £250,000 £304,982 
  Semi-Detached N/A £188,100 £232,213 N/A 
  Terraced N/A £188,708 £197,844 N/A 
  Flats £132,450 £158,536 N/A N/A 
  Bungalows N/A £202,474 £217,460 £216,983 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £132,450 £129,950 £129,950 £132,450 £134,950 £134,950 

2-Bed Flats £158,536 £149,950 £149,950 £154,950 £164,975 £175,000 

2-Bed Houses £188,465 £169,950 £176,213 £185,000 £199,950 £214,950 

3-Bed Houses £219,967 £169,950 £199,950 £215,000 £229,950 £375,000 

4-Bed Houses £304,982 £274,995 £294,973 £314,950 £319,975 £325,000 

2-Bed Bungalows £202,474 £175,000 £196,234 £204,975 £214,963 £219,950 

3-Bed Bungalows £217,460 £182,500 £209,950 £214,950 £239,950 £239,950 

4-Bed Bungalows £216,983 £196,000 £205,475 £214,950 £227,475 £240,000 
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Patcham Ward (Medium Value)     (119 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £403,450 £457,990 
  Semi-Detached N/A £245,980 £287,607 £337,071 
  Terraced N/A £214,990 £257,475 £274,967 
  Flats £142,100 £183,308 N/A N/A 
  Bungalows N/A £228,525 £305,214 £382,129 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £142,100 £119,950 £134,950 £140,000 £152,450 £159,950 

2-Bed Flats £183,308 £165,000 £179,963 £184,975 £189,950 £195,000 

2-Bed Houses £230,485 £199,950 £212,500 £220,000 £232,488 £325,000 

3-Bed Houses £320,464 £210,000 £250,000 £299,475 £364,988 £599,950 

4-Bed Houses £357,985 £230,000 £279,988 £339,975 £395,000 £599,950 

2-Bed Bungalows £228,525 £199,950 £218,250 £222,500 £248,088 £250,000 

3-Bed Bungalows £305,214 £229,950 £265,000 £299,950 £331,250 £399,950 

4-Bed Bungalows £382,129 £320,000 £325,000 £349,950 £444,975 £465,000 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Preston Park Ward (High Value)     (146 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A £636,238 
  Semi-Detached N/A N/A £442,980 £594,607 
  Terraced N/A £323,193 £413,911 £492,488 
  Flats £162,400 £240,742 N/A N/A 
  Bungalows N/A N/A £452,475 N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £162,400 £125,000 £149,725 £165,000 £172,498 £215,000 

2-Bed Flats £240,742 £134,500 £209,988 £224,975 £262,488 £439,950 

2-Bed Houses £323,193 £289,950 £309,975 £324,950 £331,250 £365,000 

3-Bed Houses £418,453 £300,000 £393,750 £420,975 £441,750 £525,000 

4-Bed Houses £555,906 £399,995 £481,213 £537,500 £550,000 £799,950 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows £452,475 £425,000 £438,738 £452,475 £466,213 £479,950 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 
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Preston Park Ward (Medium Value)    (33 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A £239,950 £363,317 £488,990 
  Flats £157,161 £214,890 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £157,161 £115,000 £150,000 £158,975 £169,988 £179,500 

2-Bed Flats £214,890 £165,000 £196,238 £200,000 £247,250 £269,950 

2-Bed Houses £239,950 £239,950 £239,950 £239,950 £239,950 £239,950 

3-Bed Houses £363,317 £249,950 £282,475 £315,000 £420,000 £525,000 

4-Bed Houses £488,990 £319,950 £330,000 £525,000 £595,000 £675,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Queen’s Park Ward (Medium Value)    (145 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A £249,000 £315,000 £800,000 
  Terraced N/A £264,979 £338,320 £538,329 
  Flats £157,213 £243,500 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £157,213 £87,500 £149,950 £160,000 £172,498 £259,950 

2-Bed Flats £243,500 £130,000 £175,000 £209,995 £299,950 £550,000 

2-Bed Houses £262,981 £235,000 £246,750 £255,000 £282,450 £299,950 

3-Bed Houses £336,863 £250,000 £308,738 £325,000 £379,963 £450,000 

4-Bed Houses £558,458 £345,000 £485,000 £560,000 £675,000 £800,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 
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Regency Ward (Medium Value)     (66 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A £987,500 
  Semi-Detached N/A £645,000 N/A £735,000 
  Terraced N/A £377,467 £783,317 £648,750 
  Flats £176,776 £247,829 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £176,776 £89,950 £165,000 £174,950 £189,950 £265,000 

2-Bed Flats £247,829 £175,000 £224,950 £239,950 £269,950 £325,000 

2-Bed Houses £415,686 £299,950 £339,975 £399,950 £442,475 £645,000 

3-Bed Houses £783,317 £399,950 £502,488 £767,475 £983,750 £1,295,000 

4-Bed Houses £757,857 £450,000 £575,000 £735,000 £985,000 £1,000,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Regency Ward (Low Value)     (47 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A £275,000 £370,470 N/A 
  Flats £182,741 £228,869 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £182,741 £140,000 £167,475 £180,000 £199,950 £215,000 

2-Bed Flats £228,869 £165,000 £183,713 £225,000 £249,950 £325,000 

2-Bed Houses £275,000 £275,000 £275,000 £275,000 £275,000 £275,000 

3-Bed Houses £370,470 £335,000 £339,950 £339,950 £417,500 £419,950 

4-Bed Houses N/A N/A N/A N/A N/A N/A 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 
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Rottingdean Coastal Ward (High Value)   (76 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £531,225 £603,079 
  Semi-Detached N/A N/A £322,488 £457,500 
  Terraced N/A £265,000 £300,890 £439,975 
  Flats £227,650 £310,895 N/A N/A 
  Bungalows N/A £258,713 £404,071 N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £227,650 £157,950 £193,975 £230,000 £262,500 £295,000 

2-Bed Flats £310,895 £159,950 £250,000 £275,000 £392,475 £425,000 

2-Bed Houses £265,000 £200,000 £200,000 £245,000 £285,000 £395,000 

3-Bed Houses £378,408 £240,000 £285,000 £335,000 £399,950 £650,000 

4-Bed Houses £581,030 £329,950 £450,000 £500,000 £650,000 £1,250,000 

2-Bed Bungalows £258,713 £235,000 £246,213 £249,950 £262,450 £299,950 

3-Bed Bungalows £404,071 £239,950 £287,500 £405,000 £512,463 £575,000 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Rottingdean Coastal Ward (Medium Value – W)  (67 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A £950,000 
  Semi-Detached N/A N/A £255,000 £450,000 
  Terraced N/A N/A £475,000 £795,000 
  Flats £180,215 £303,386 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £180,215 £145,000 £155,000 £187,950 £195,000 £230,000 

2-Bed Flats £303,386 £165,000 £229,950 £249,950 £339,950 £650,000 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses £365,000 £255,000 £310,000 £365,000 £420,000 £475,000 

4-Bed Houses £731,667 £450,000 £622,500 £795,000 £872,500 £950,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 
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Rottingdean Coastal Ward (Medium Value – E)  (100 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £320,385 £399,375 
  Semi-Detached N/A N/A N/A £349,158 
  Terraced N/A N/A N/A N/A 
  Flats £176,889 £341,710 N/A N/A 
  Bungalows N/A £260,950 £293,647 £336,142 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £176,889 £117,250 £139,950 £184,995 £199,995 £229,995 

2-Bed Flats £341,710 £149,950 £251,995 £312,495 £499,995 £529,995 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses £320,385 £230,000 £255,500 £297,475 £371,238 £499,950 

4-Bed Houses £377,854 £250,000 £355,000 £380,000 £400,000 £495,000 

2-Bed Bungalows £260,950 £180,000 £230,000 £247,500 £315,000 £349,950 

3-Bed Bungalows £293,647 £225,000 £257,500 £284,950 £317,475 £450,000 

4-Bed Bungalows £336,142 £219,950 £315,000 £325,000 £365,000 £425,000 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
South Portslade Ward (Low Value)    (86 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £404,975 N/A 
  Semi-Detached N/A N/A £257,931 £334,990 
  Terraced N/A £211,589 £236,389 £248,725 
  Flats £143,230 £162,875 N/A N/A 
  Bungalows N/A £239,231 £315,989 £299,950 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £143,230 £127,500 £131,213 £144,250 £149,988 £168,950 

2-Bed Flats £162,875 £139,999 £144,963 £154,975 £172,238 £219,950 

2-Bed Houses £211,589 £180,000 £206,950 £210,000 £229,950 £235,000 

3-Bed Houses £254,543 £159,950 £216,200 £242,450 £288,700 £450,000 

4-Bed Houses £296,650 £160,000 £245,000 £290,000 £320,000 £500,000 

2-Bed Bungalows £239,231 £199,950 £206,738 £229,975 £256,250 £320,000 

3-Bed Bungalows £315,989 £219,950 £245,000 £324,995 £365,000 £425,000 

4-Bed Bungalows £299,950 £299,950 £299,950 £299,950 £299,950 £299,950 

 
December 2011/January 2012, www.rightmove.co.uk 
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St Peter’s & North Laine Ward (Medium Value)  (122 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A £250,000 £450,000 N/A 
  Terraced N/A £318,252 £405,388 £442,995 
  Flats £175,640 £293,332 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £175,640 £125,000 £150,000 £174,950 £197,475 £249,950 

2-Bed Flats £293,332 £187,500 £219,950 £249,950 £313,750 £799,950 

2-Bed Houses £315,522 £229,950 £250,000 £309,950 £345,000 £495,000 

3-Bed Houses £409,443 £250,000 £374,963 £414,950 £428,750 £550,000 

4-Bed Houses £442,995 £315,000 £381,238 £412,500 £485,000 £625,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
St Peter’s & North Laine Ward (Low Value - NE)  (51 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A £267,325 £338,523 £358,738 
  Flats £142,866 £184,839 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £142,866 £110,000 £130,000 £142,475 £156,000 £175,000 

2-Bed Flats £184,839 £150,000 £170,000 £179,950 £189,988 £250,000 

2-Bed Houses £267,325 £225,000 £238,738 £262,475 £293,000 £320,000 

3-Bed Houses £338,523 £265,000 £304,475 £350,000 £367,500 £399,950 

4-Bed Houses £358,738 £340,000 £343,750 £347,500 £362,488 £399,950 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
 December 2011/January 2012, www.rightmove.co.uk 
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St Peter’s & North Laine Ward (Low Value - SE)  (7 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A N/A N/A N/A 
  Flats £152,988 £450,000 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £152,988 £102,500 £111,500 £144,750 £186,238 £219,950 

2-Bed Flats £450,000 £400,000 £412,500 £425,000 £475,000 £525,000 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses N/A N/A N/A N/A N/A N/A 

4-Bed Houses N/A N/A N/A N/A N/A N/A 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Westbourne Ward (High Value)     (95 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £442,500 £612,475 
  Semi-Detached N/A N/A N/A £679,278 
  Terraced N/A £300,808 £338,966 £392,470 
  Flats £167,683 £246,708 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £167,683 £80,000 £149,950 £164,950 £189,950 £250,000 

2-Bed Flats £246,708 £183,500 £199,950 £239,950 £274,950 £475,000 

2-Bed Houses £300,808 £275,000 £288,738 £299,950 £314,950 £325,000 

3-Bed Houses £351,147 #NAME? £315,000 £349,950 £359,950 £575,000 

4-Bed Houses £567,303 £325,000 £387,461 £574,975 £712,463 £800,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
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Westbourne Ward (Medium Value)    (4 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A N/A N/A N/A 
  Flats N/A £241,225 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

         Overall Average Minimum 1st Quartile Median 3rd Quartile Maximum 

1-Bed Flats N/A N/A N/A N/A N/A N/A 

2-Bed Flats £241,225 £159,950 £178,738 £207,500 £269,988 £389,950 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses N/A N/A N/A N/A N/A N/A 

4-Bed Houses N/A N/A N/A N/A N/A N/A 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Westbourne Ward (Low Value)     (21 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A £313,332 £337,463 £385,000 
  Flats £163,970 £226,237 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £163,970 £149,950 £155,000 £159,950 £165,000 £189,950 

2-Bed Flats £226,237 £185,000 £196,213 £212,498 £241,213 £320,000 

2-Bed Houses £313,332 £299,995 £307,498 £315,000 £320,000 £325,000 

3-Bed Houses £337,463 £310,000 £332,463 £344,950 £349,950 £349,950 

4-Bed Houses £385,000 £385,000 £385,000 £385,000 £385,000 £385,000 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
 December 2011/January 2012, www.rightmove.co.uk 
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Wish Ward (High Value)      (104 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £460,000 £666,990 
  Semi-Detached N/A N/A £405,358 £528,426 
  Terraced N/A £250,299 £331,970 £344,950 
  Flats £160,965 £179,934 N/A N/A 
  Bungalows N/A £214,950 N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £160,965 £139,950 £148,109 £157,450 £166,863 £215,000 

2-Bed Flats £179,934 £140,000 £169,950 £174,950 £188,950 £225,000 

2-Bed Houses £250,299 £229,950 £246,213 £249,998 £251,250 £282,500 

3-Bed Houses £366,544 £240,000 £319,950 £345,000 £419,950 £650,000 

4-Bed Houses £548,800 £344,950 £485,000 £529,000 £587,500 £999,950 

2-Bed Bungalows £214,950 £214,950 £214,950 £214,950 £214,950 £214,950 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Withdean Ward (High Value)     (160 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £477,500 £596,886 
  Semi-Detached N/A N/A £363,618 £574,836 
  Terraced N/A £299,967 £382,416 £445,813 
  Flats £160,982 £203,457 N/A N/A 
  Bungalows N/A £367,475 £355,544 £456,414 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £160,982 £110,000 £141,238 £166,950 £182,463 £199,950 

2-Bed Flats £203,457 £149,950 £179,950 £199,950 £219,963 £299,950 

2-Bed Houses £299,967 £269,950 £269,975 £270,000 £314,975 £359,950 

3-Bed Houses £393,438 £275,000 £339,950 £399,950 £425,000 £625,000 

4-Bed Houses £547,705 £289,950 £463,738 £499,950 £625,000 £809,950 

2-Bed Bungalows £367,475 £349,950 £358,713 £367,475 £376,238 £385,000 

3-Bed Bungalows £355,544 £285,000 £299,950 £325,000 £400,000 £500,000 

4-Bed Bungalows £456,414 £320,000 £400,000 £449,950 £499,975 £625,000 

 
 December 2011/January 2012, www.rightmove.co.uk 
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Withdean Ward (Medium Value)    (7 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A N/A N/A 
  Semi-Detached N/A N/A N/A N/A 
  Terraced N/A N/A N/A N/A 
  Flats £154,250 £168,317 N/A N/A 
  Bungalows N/A N/A N/A N/A 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats £154,250 £147,500 £149,375 £151,000 £155,875 £167,500 

2-Bed Flats £168,317 £160,000 £162,500 £165,000 £172,475 £179,950 

2-Bed Houses N/A N/A N/A N/A N/A N/A 

3-Bed Houses N/A N/A N/A N/A N/A N/A 

4-Bed Houses N/A N/A N/A N/A N/A N/A 

2-Bed Bungalows N/A N/A N/A N/A N/A N/A 

3-Bed Bungalows N/A N/A N/A N/A N/A N/A 

4-Bed Bungalows N/A N/A N/A N/A N/A N/A 

 
December 2011/January 2012, www.rightmove.co.uk 
 
 
Woodingdean Ward (Medium Value)    (68 properties) 

 

  1 Bed 2 Bed 3 Bed 4 Bed 
  Detached N/A N/A £378,333 £334,990 
  Semi-Detached N/A N/A £227,445 £307,492 
  Terraced N/A £200,693 £200,500 N/A 
  Flats N/A £168,317 N/A N/A 
  Bungalows N/A £244,500 £261,341 £297,494 
  

       

  
Overall 
Average Minimum 

1st 
Quartile Median 

3rd 
Quartile Maximum 

1-Bed Flats N/A N/A N/A N/A N/A N/A 

2-Bed Flats £168,317 £150,000 £154,975 £159,950 £177,475 £195,000 

2-Bed Houses £200,693 £185,000 £192,450 £204,950 £205,000 £220,000 

3-Bed Houses £245,108 £172,500 £210,000 £216,250 £248,750 £400,000 

4-Bed Houses £319,991 £279,950 £294,975 £320,000 £325,000 £395,000 

2-Bed Bungalows £244,500 £210,000 £235,000 £240,000 £250,000 £285,000 

3-Bed Bungalows £261,341 £210,000 £244,975 £249,950 £277,500 £329,950 

4-Bed Bungalows £297,494 £275,000 £275,000 £287,500 £307,463 £350,000 

 
December 2011/January 2012, www.rightmove.co.uk 
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Brighton & Hove City Council – Average House Prices Summary 
Data (Dec 2011/Jan 2012) 

Average Asking Prices Analysis - Flats and Houses 

Settlement 
1 Bed 
Flats 

2 Bed 
Flats 

2 Bed 
House 

3 Bed 
House 

4 Bed 
House 

All 
Properties  

Hove Park (HV) £149,950 N/A £204,957 £459,384 £801,970 £611,693 

Rottingdean Coastal (HV) £227,650 £310,895 £265,000 £378,408 £581,030 £443,599 

Regency (MV) £176,776 £247,829 £415,686 £783,317 £757,857 £341,492 

Withdean (HV) £160,982 £203,457 £299,967 £393,438 £547,705 £340,037 

Wish (HV) £160,965 £179,934 £250,299 £366,544 £548,800 £336,499 

Preston Park (HV) £162,400 £240,742 £323,193 £418,453 £555,906 £333,035 

Hove Park (MV) £164,950 £179,480 N/A £360,268 £406,633 £331,955 

Rottingdean Coastal (MV) (W) £180,215 £303,386 N/A £365,000 £731,667 £300,503 

Rottingdean Coastal (MV) (E) £176,889 £341,710 N/A £320,385 £377,854 £299,181 

Westbourne (HV) £167,683 £246,708 £300,808 £351,147 £567,303 £298,591 

St Peter's & North Laine (MV) £175,640 £293,332 £315,522 £409,443 £442,995 £297,320 

Patcham (MV) £142,100 £183,308 £230,485 £320,464 £357,985 £294,937 

Goldsmid (HV) £179,725 £247,115 N/A £364,133 £462,081 £288,551 

St Peter's & North Laine (LV) (SE) £152,988 £450,000 N/A N/A N/A £280,279 

Hangleton & Knoll (MV) N/A £176,479 £214,950 £288,250 £333,644 £278,972 

Central Hove (MV) £178,185 £283,705 N/A £488,317 £624,958 £273,636 

Hanover & Elm Grove (MV) £161,207 £212,272 £264,206 £292,678 £455,556 £263,029 

East Brighton (MV) £175,177 £219,462 £260,495 £323,689 £424,975 £258,247 

Brunswick & Adelaide (LV) (SE) £181,225 £270,980 N/A £315,000 £499,500 £257,419 

Westbourne (LV) £163,970 £226,237 £313,332 £337,463 £385,000 £252,600 

Woodingdean (MV) N/A £168,317 £200,693 £245,108 £319,991 £252,350 

Goldsmid (LV) £166,452 £255,250 £287,463 £334,914 £559,989 £251,637 

Brunswick & Adelaide (LV) (NW) £201,875 £270,930 N/A N/A N/A £251,200 

Queen's Park (MV) £157,213 £243,500 £262,981 £336,863 £558,458 £250,385 

Goldsmid (MV) £161,871 £248,671 £489,950 N/A £538,333 £246,238 

Preston Park (MV) £157,161 £214,890 £239,950 £363,317 £488,990 £246,182 

Brunswick & Adelaide (MV) £188,258 £283,283 £382,500 N/A £525,000 £245,523 

Hollingdean & Stanmer (LV) £125,863 £175,492 £185,357 £277,374 £373,325 £244,757 

Hangleton & Knoll (LV) N/A £152,727 N/A £272,042 £328,283 £244,184 

Westbourne (MV) N/A £241,225 N/A N/A N/A £241,225 

St Peter's & North Laine (LV) (NE) £142,866 £184,839 £267,325 £338,523 £358,738 £228,162 

South Portslade (LV) £143,230 £162,875 £211,589 £254,543 £296,650 £226,245 

Regency (LV) £182,741 £228,869 £275,000 £370,470 N/A £222,341 

Moulsecomb & Bevendean (LV) £141,990 £180,932 £224,850 £236,392 £250,600 £220,056 

Hanover & Elm Grove (LV) £149,481 £202,662 £250,414 £328,425 £354,266 £218,238 

Central Hove (LV) £183,394 £240,798 £269,975 £370,000 £519,950 £218,149 

North Portslade (LV) £132,450 £158,536 £188,465 £219,967 £304,982 £201,299 

Withdean (MV) £154,250 £168,317 N/A N/A N/A £160,279 

Overall £168,951 £246,701 £264,161 £334,925 £512,271 £286,652 

 

Key: 
 

  High Value Property areas as defined by GVA 
Grimley Research into Market 

Attractiveness 2009 - 2010 

Medium Value 

Low Value 
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Average Asking Price Analysis                                                       
Flats and Houses 

1 Bed Flat - £168,951 

2 Bed Flat - £246,701 

2 Bed House 

Terraced £266,213 

Semi-Detached £240,850 

Detached £350,000 

3 Bed House 

Terraced £336,278 

Semi-Detached £301,079 

Detached £425,345 

4 Bed House 

Terraced £445,769 

Semi-Detached £461,032 

Detached £639,844 

 

Average Asking Prices Analysis - Bungalows 

Settlement 
2 Bed 

Bungalow 
3 Bed 

Bungalow 
4 Bed 

Bungalow 
All 

Properties 

Preston Park (HV) N/A £452,475 N/A £452,475 

Hove Park (HV) £372,488 £499,950 N/A £397,980 

Withdean (HV) £367,475 £355,544 £456,414 £396,097 

Goldsmid (HV) N/A £389,950 N/A £389,950 

Rottingdean Coastal (HV) £258,713 £404,071 N/A £367,731 

Hangleton & Knoll (MV) £244,950 N/A £364,950 £304,950 

Rottingdean Coastal (MV) (E) £260,950 £293,647 £336,142 £296,754 

Patcham (MV) £228,525 £305,214 £382,129 £288,487 

South Portslade (LV) £239,231 £315,989 £299,950 £270,982 

Hangleton & Knoll (LV) £251,850 £293,179 £305,000 £268,973 

Woodingdean (MV) £244,500 £261,341 £297,494 £265,507 

East Brighton (MV) N/A £264,983 N/A £264,983 

Moulsecomb & Bevendean (LV) £190,000 £249,983 N/A £234,988 

Wish (HV) £214,950 N/A N/A £214,950 

North Portslade (LV) £202,474 £217,460 £216,983 £209,878 

Overall £250,028 £314,645 £347,328 £296,507 

 

Average Asking Price Analysis - Bungalows 

2 Bed Bungalow - £250,028 

3 Bed Bungalow - £314,645 

4 Bed Bungalow - £347,328 
 
 
December 2011/January 2012, www.rightmove.co.uk 
 

Notes on above property research: 

3 and 4 bed flats excluded. Significant numbers for sale in some wards (18 Central Hove; 17 
Brunswick & Adelaide; 20 Goldsmid; 18 Rottingdean west) a few (less than 10) in other wards. 
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Brighton & Hove City Council – New Build Properties - Marketed 

(Dec 2011/Jan 2012) 
 

Address Description Price 
Size 
(m2) 

Price 
per 
m2 

Price 
Less 
20% 

Price 
Less 
10% 

Price 
Plus 
10% 

Developer / 
Agent 

Central Hove Ward 
Houses 

Seafield Road 

4 bed terraced £549,950 146.5 £3,755 £3,004 £3,379 £4,130 

Cubitt & West 4 bed terraced £549,950 146.5 £3,755 £3,004 £3,379 £4,130 

4 bed terraced £499,950 141.1 £3,543 £2,835 £3,189 £3,898 

Average   £533,283 144.7 £3,684 £2,948 £3,316 £4,053   

         East Brighton Ward 
Land 

Wilson 
Avenue, BN2 

5PT 

Planning 
permission for 4 

bed detached 
£250,000           

Mishon 
Mackay 

                  

         Goldsmid Ward 
Flats 

The Upper 
Drive 

2 bed flat £324,950 69.4 £4,684 £3,747 £4,215 £5,152 
Cubitt & West 

2 bed flat £304,950 61.7 £4,939 £3,951 £4,445 £5,433 

20 Cromwell 
Road 

(conversion) 

2 bed flat £350,000 80.8 £4,332 £3,465 £3,899 £4,765 
Mishon 

Mackay/ 
Winkworth 

2 bed flat £325,000 71.4 £4,552 £3,641 £4,097 £5,007 

2 bed flat £275,000 63.6 £4,324 £3,459 £3,892 £4,756 

1 bed flat £289,950 68.2 £4,252 £3,402 £3,827 £4,677 

54 Palmeira 
Avenue 

2 bed flat £350,000 60.1 £5,824 £4,659 £5,241 £6,406 
Mishon 
Mackay 

Average   £317,121 67.9 £4,701 £3,761 £4,231 £5,171   

Hove Park Ward 
Houses 

Hill Brow,       
BN3 6DD 

4 bed detached £1,350,000 260.1 £5,190 £4,152 £4,671 £5,709 
Mishon 
Mackay 

Hill Brow,       
BN3 6QG 

5 bed detached £1,795,000 371.6 £4,830 £3,864 £4,347 £5,313 Mishon 
Mackay 4 bed detached £1,150,000 185.8 £6,189 £4,952 £5,571 £6,808 

Tongdean 
Gate, BN3 6QB 

5 bed detached £1,350,000 297.3 £4,541 £3,633 £4,087 £4,995 
Mishon 
Mackay 

Hill Brow, BN3 
6DD 

5 bed detached £1,125,000 223.2 £5,039 £4,031 £4,535 £5,543 
Mishon 
Mackay 

Average   £1,354,000 267.6 £5,158 £4,126 £4,642 £5,674   
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Address Description Price 
Size 
(m2) 

Price 
per 
m2 

Price 
Less 
20% 

Price 
Less 
10% 

Price 
Plus 
10% 

Developer / 
Agent 

North Portslade Ward 
Flats 

323 Mile Oak 
Road 

2 bed flat £154,950 n/k         

Sawyer & Co 

2 bed flat £149,950 n/k         

2 bed flat £149,950 n/k         

2 bed flat £149,950 n/k         

1 bed flat £134,950 n/k         

1 bed flat £134,950 n/k         

1 bed flat £129,950 n/k         

1 bed flat £129,950 n/k         

Average   £141,825             

         Preston Park Ward 
Flats 

South Court, 
Dyke Road,    

BN1 5AA 

3 bed penthouse £639,950 130.1 £4,920 £3,936 £4,428 £5,412 

Oakley 
Residential 

2 bed flat £399,950 70.5 £5,673 £4,538 £5,106 £6,240 

2 bed flat £399,950 70.5 £5,673 £4,538 £5,106 £6,240 

2 bed flat £215,000 37.5 £5,733 £4,587 £5,160 £6,307 

Average   £413,713 77.1 £5,500 £4,400 £4,950 £6,050   

         Queen's Park Ward 
Flats 

24a St James's 
Street 

2 bed flat £350,000 55.8 £6,272 £5,018 £5,645 £6,900 

JCS 
Enterprises 
Ltd/Oakley 
Residential 

2 bed flat £325,000 53.5 £6,075 £4,860 £5,467 £6,682 

2 bed flat £325,000 54.5 £5,963 £4,771 £5,367 £6,560 

1 bed flat £179,950 29.0 £6,205 £4,964 £5,585 £6,826 

1 bed flat £179,950 29.0 £6,205 £4,964 £5,585 £6,826 

1 bed flat £175,000 25.0 £7,000 £5,600 £6,300 £7,700 

Average   £255,817 41.1 £6,287 £5,029 £5,658 £6,915   

Regency Ward 
Houses 

The Cliftons, 
Powis Grove 

3 bed 
townhouse 

£1,295,000 176.0 £7,358 £5,886 £6,622 £8,094 

River Oaks 
Homes 

3 bed 
townhouse 

£995,000 148.0 £6,723 £5,378 £6,051 £7,395 

3 bed 
townhouse 

£950,000 148.0 £6,419 £5,135 £5,777 £7,061 

Average   £1,080,000 157.3 £6,833 £5,467 £6,150 £7,517   

Flats 
26 Oriental 
Place, BN1 

(conversion) 

2 bed duplex £325,000 115.0 £2,826 £2,261 £2,543 £3,108 
Arun Land & 
New Homes 

2 bed house £319,950 95.2 £3,360 £2,688 £3,024 £3,696 

1 bed flat £209,950 52.6 £3,993 £3,194 £3,593 £4,392 
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Address Description Price 
Size 
(m2) 

Price 
per 
m2 

Price 
Less 
20% 

Price 
Less 
10% 

Price 
Plus 
10% 

Developer / 
Agent 

1 bed flat £209,950 47.6 £4,414 £3,531 £3,972 £4,855 

1 bed flat £199,950 46.6 £4,287 £3,430 £3,859 £4,716 

Average   £252,960 71.4 £3,776 £3,021 £3,398 £4,154   

         Rottingdean Coastal Ward 
Flats 

Grand Ocean, 
Longridge 

Avenue 

2 bed flat £529,995 88.5 £5,989 £4,791 £5,390 £6,588 

Explore Living 
(some shared 

equity 
available) 

2 bed flat £509,995 88.5 £5,763 £4,610 £5,186 £6,339 

2 bed flat £509,995 88.5 £5,763 £4,610 £5,186 £6,339 

2 bed flat £499,995 88.5 £5,650 £4,520 £5,085 £6,215 

2 bed flat £499,995 88.5 £5,650 £4,520 £5,085 £6,215 

2 bed flat £499,995 88.5 £5,650 £4,520 £5,085 £6,215 

2 bed flat £359,995 89.5 £4,022 £3,218 £3,620 £4,425 

2 bed flat £339,995 60.0 £5,667 £4,533 £5,100 £6,233 

2 bed flat £324,995 71.0 £4,577 £3,662 £4,120 £5,035 

2 bed flat £299,995 67.0 £4,478 £3,582 £4,030 £4,925 

2 bed flat £299,995 61.0 £4,918 £3,934 £4,426 £5,410 

2 bed flat £299,995 61.0 £4,918 £3,934 £4,426 £5,410 

2 bed flat £257,995 61.0 £4,229 £3,384 £3,806 £4,652 

2 bed flat £249,995 60.0 £4,167 £3,333 £3,750 £4,583 

1 bed flat £229,995 43.5 £5,287 £4,230 £4,759 £5,816 

1 bed flat £219,995 43.5 £5,057 £4,046 £4,552 £5,563 

1 bed flat £219,995 43.0 £5,116 £4,093 £4,605 £5,628 

1 bed flat £219,995 43.0 £5,116 £4,093 £4,605 £5,628 

1 bed flat £199,995 43.0 £4,651 £3,721 £4,186 £5,116 

1 bed flat £199,995 42.0 £4,762 £3,809 £4,286 £5,238 

1 bed flat £184,995 42.0 £4,405 £3,524 £3,964 £4,845 

1 bed flat £179,995 41.0 £4,390 £3,512 £3,951 £4,829 

1 bed flat £179,995 41.0 £4,390 £3,512 £3,951 £4,829 

Average   £318,169 62.8 £4,983 £3,987 £4,485 £5,482   

         St Peter's and North Laine Ward 
Houses 

Crown 
Gardens 

3 bed semi £450,000 n/k         Oakley 
Residential 3 bed semi £450,000 n/k         

Providence 
Place 

3 bed terraced £250,000 90.5 £2,762 £2,210 £2,486 £3,039 
Oakley 

Residential 

Average   £383,333 90.5 £2,762 £2,210 £2,486 £3,039   
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Address Description Price 
Size 
(m2) 

Price 
per 
m2 

Price 
Less 
20% 

Price 
Less 
10% 

Price 
Plus 
10% 

Developer / 
Agent 

Westbourne Ward 
Flats 

St Johns Road 2 bed flat £320,000 63.0 £5,079 £4,063 £4,571 £5,587 
Mishon 
Mackay 

Average   £320,000 63.0 £5,079 £4,063 £4,571 £5,587   

         Withdean Ward 
Flats 

Aylwin House, 
Dyke Road Ave 

2 bed flat £299,950 n/k         Oakley 
Residential 1 bed flat £199,950 41.3 £4,840 £3,872 £4,356 £5,324 

Average   £249,950 41.3 £4,840 £3,872 £4,356 £5,324   

         Woodingdean Ward 
Houses 

The Ridgeway, 
BN2 

4 bed semi £320,000 127.2 £2,515 £2,012 £2,264 £2,767 Arun Land & 
New Homes 4 bed semi £320,000 129.1 £2,479 £1,983 £2,231 £2,727 

Average   £320,000 128.1 £2,497 £1,998 £2,248 £2,747   
 

 
Notes on above new builds information: 

Not exhaustive – there may be other examples. 

Per sq m values are necessarily indications. 

Entries in italics text are based on estimated floor areas (by DSP) from plans or other information 

provided by Agents / house builders. 

n/k = not known. Where no plan or other information was readily available to allow us to estimate 

the floor area and therefore provide per sq m pricing indications. 
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Land / Development 

Location Details 
Asking 
Price 

Agent (where 
known) 

Highbank,   Westdene,    BN1 
5GN 

Planning permission for 3 bed 
detached 

£125,000 
Mishon 
Mackay 

Oxford Street, BN1 
Planning for flats (6 x 1-bed / 2 x 

studio) plus commercial 
£650,000 

Oakley 
Property 

49-50 Providence Place & 3/4  
Ann Street 

Planning for 9 residential units £550,000 
Oakley 

Property 

112-113 Lewes Road PP for 39 student rooms & commercial £1,000,000 
Graves Son & 

Pilcher 

Withdean Road Plannig for 4-5 detached houses £3,350,000  

Upper Drive Hove Planning for apartments £1,000,000  

Stoneham Road Planning for 7 apartments £450,000  

Fiveways, Brighton 
Planning for 4 houses (existing 

garages) 
£450,000  

 
Planning for 2 x large houses (existing 

house and garden) 
£995,000  

Preston Park Avenue 
PP for single detached executive 

dwelling 
£550,000  

Hollingdean 
PP for 3-bed house (existing garage 

and land) 
£68,500  

Dorset Gardens 
PP for 2 x 3 bed houses; 2 x 2-bed 
maisonettes and 1 x 1-bed flat – 

existing retail storage 
£425,000  

Montgomery Street, Hove 
PP for 4 apartments (originally end of 

terraced house now demolished 
£395,000  

Stoneham Road, Hove 
PP for 7 apartments (existing 

commercial land) 
£450,000  

Mile Oak Road 
Industrial land (previous PA refused 

through loss of B1) – 6 houses 
£250,000  

The Drove, BN1 
PP for 2 x 3-storey houses (sloping 

verge adjacent to residential) 
£200,000  

The Upper Drive, Hove 
PP for 9 apartments (existing house & 

garden) 
£1,080,000  

March 2012, www.rightmove.co.uk 
 

http://www.rightmove.co.uk/
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EGi Comparables Data 
 

                            EGi -- Comparable Deals Data -                Exported 05/03/2012 
  

Transaction         Property Total Space     

Type Street Town Deal Date Property Type Sub Type Value UoM Price Notes 

Private Sale 
(Farmland) 

Ridge Road Brighton 15/02/2009 Land, Land Farm - 
vacant 
possession, 
Farm - 
vacant 
possession 

14.97 Hectares £975,000 Farmhouse with 
planning permission for 
further enlargement. 
Sold in the region of 
£975,000. 

Sale Ashburnham 
Close 

Brighton 13/02/2009 Land, Land, Land Land, Land, 
Land 

130 Net sq 
m 

£45,000 Planning permission 
(Application No: 
BH2006/04061) has 
been granted for the 
construction of a two 
storey two-bedroom 
dwelling house with 
garage. 

Sale Bristol 
Gardens 

Brighton 29/05/2008 Land, Land, Land Land, Land, 
Land 

    £650,000   

Sale Brading 
Road 

Brighton 15/04/2008 Land, Land, Land Land, Land, 
Land 

    £800,000   

                    

Sale North Road Brighton 06/12/2006 Land, Land, Land Commercial 
Land, 
Commercial 
Land, 
Commercial 

393 Net sq 
m 

£425,000 The property has 
planning consent for 
seven houses and office 
space. 
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Land 

Sale Mile Oak 
Road 

Brighton 12/09/2006 Land, Land, Land Land, Land, 
Land 

0.14 Hectares £73,000   

Sale Brading 
Road 

Brighton 10/07/2006 Land, Land, Land Land, Land, 
Land 

6,916 Net sq 
m 

£750,000   

Sale Downland 
Road 

Brighton 04/07/2006 Land, Land, Land Land, Land, 
Land 

0.43 Hectares £66,000   
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VOA Data – Industrial Land – 2009 

 

 
Source: www.voa.gov.uk 
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VOA Data – Residential Land - 2009 

 
Source: www.voa.gov.uk 

 
VOA Data – Residential Land - 2011 

 
 
VOA Data – Residential Land - 2011 
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BRIGHTON & HOVE CITY COUNCIL 

 

AFFORDABLE HOUSING VIABILITY STUDY UPDATE 2012 

 

GLOSSARY OF TERMS 

(The scope of this glossary is restricted to terms used in the study). Note – since the 

introduction of the National Planning Policy Framework in March 2012, all previous 

Planning Policy Statements have been replaced by the NPPF. We have kept 

references in this Glossary as at the time of the study and previous related studies 

these PPSs were in place. 

 

A 

 

Abnormal Development Costs - Costs that are not allowed for specifically within 

normal development costs. These can include costs associated with unusual ground 

conditions, contamination, etc. 

 

Affordable Housing (also see Intermediate Affordable Housing and Social Rented 

Housing) -  ‘PPS3 – Housing’ (November 2006) defines affordable housing as housing 

that includes social rented and intermediate housing, provided to specified eligible 

households whose needs are not met by the market. Affordable housing should: 

 

 Meet the needs of eligible households including availability at a cost 

low enough for them to afford, determined with regard to local 

incomes and local house prices. 

 

 Include provision for the home to remain at an affordable price for 

future eligible households or, if these restrictions are lifted, for the 

subsidy to be recycled for alternative affordable housing provision. 

 
The National Planning Policy Framework defines affordable housing as: 

 

Social rented, affordable rented and intermediate housing, provided to eligible 

households whose needs are not met by the market. Eligibility is determined with 

regard to local incomes and local house prices. Affordable housing should include 

provisions to remain at an affordable price for future eligible households or for the 

subsidy to be recycled for alternative affordable housing provision. 
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Social rented housing is owned by local authorities and private registered providers 

(as defined in section 80 of the Housing and Regeneration Act 2008), for which 

guideline target rents are determined through the national rent regime. It may also 

be owned by other persons and provided under equivalent rental arrangements to 

the above, as agreed with the local authority or with the Homes and Communities 

Agency. 

 
Affordable rented housing is let by local authorities or private registered providers of 

social housing to households who are eligible for social rented housing. Affordable 

Rent is subject to rent controls that require a rent of no more than 80% of the local 

market rent (including service charges, where applicable). 

 
Intermediate housing is homes for sale and rent provided at a cost above social rent, 

but below market levels subject to the criteria in the Affordable Housing definition 

above. These can include shared equity (shared ownership and equity loans), other 

low cost homes for sale and intermediate rent, but not affordable rented housing.

  

 

Affordable Rented housing – See definition above. 

 

B 

 

Base Build Costs - for construction only (excluding fees, contingencies and extras) as 

explained in the study. 

 

BH/BF - preceded by a number – abbreviations used to indicate how many bedrooms 

a dwelling has.  

 

C 

 

Cascade Mechanism/Principle - A Cascade is a mechanism which enables the form 

and/or quantum of affordable housing provision to be varied according to the 

availability of grant funding, thus ensuring that at least a base level of need-related 

accommodation is provided without compromising overall scheme viability. The 

approach aids delivery of both the market and affordable tenures by providing 

adaptability where needed, thus avoiding the need to renegotiate Section 106 

agreements with the time delays and cost issues that process brings. 
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Code for Sustainable Homes (‘CfSH’, ‘CSH’ or ‘Code’) - CLG is proposing to gradually 

tighten building regulations to increase the energy efficiency of new homes and thus 

reduce their carbon impact. In parallel with these changes to the building 

regulations, the CfSH has been introduced as a tool to encourage house builders to 

create more sustainable dwellings, and to inform buyers/occupiers about the green 

credentials of new housing. CfSH compliance, to levels over those generally operated 

in the market, is also compulsory for all public (HCA) funded affordable housing 

development. The Code is intended to provide a route map, signalling the direction 

of change towards low carbon sustainable homes that will become mandatory under 

the building regulations. The Code, again in parallel with building regulations and 

other initiatives, also covers a wider range of sustainability requirements – beyond 

lower carbon.  

 

Commuted Sum - See “Payment in lieu” below. 

 

Core Strategy - The key Development Plan Document (‘DPD’) through which a local 

authority sets out its strategic planning approach for its area. Accompanied by other 

DPDs, usually dealing with aspects such as site allocations or regeneration areas, and 

in some cases covering particular topics such as affordable housing (see below for 

other definitions). See also Local Plan. 

 

D 

 

Density (‘Indicative Density’) - Represents the intensity of use of a site by way of how 

many dwellings (or in some cases other measures such as habitable rooms) are 

provided on it. Usually described by reference to ‘dwellings per hectare’ (DPH).  

 

Developer Appraisal - An appraisal carried out by a developer to determine the 

approximate value of land in order that an offer can be made to a landowner. The 

appraisal(s) would normally look to determine an approximate Residual Land Value 

(RLV). Assuming a developer has already reached the initial conclusion that, in 

principle, a site is likely to be suitable and viable for development, an appraisal is 

then carried out to fine tune scheme feasibility and discover what sum they can 

afford to pay for the site. This would normally be subject to a range of caveats and 

clauses based on circumstances unknown to the developer at the time of making an 

offer. As an example, an offer could be subject to the granting of planning 

permission or subject to no abnormal conditions existing, etc. 
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Development Plan Document (DPD) - Spatial planning documents that are subject to 

independent examination, and together with the relevant Regional Spatial Strategy 

(RSS), will inform the planning policies for a local authority. They include a Core 

Strategy and also often cover site-specific allocations of land, area action plans and 

generic development control policies. See also Development Plan. 

 

Developer Payment (Type) - The sums applied to the appraisals in terms of payment 

to the developer in return for completed affordable units. The form modelled is 

based on the Mortgage Funded by Rental Stream. The Mortgage Funded by Rental 

Stream subsidy only pays the developer a sum per unit that is equivalent to the RSL’s 

ability to fund the units through capitalisation of the (affordable) net rental stream 

from those units. The rental flows for this are based on Homes and Communities 

Agency Target Rents, after e.g. management, maintenance costs and voids 

allowances. In this regard see also Payment Table. The study refers also to this 

payment as the “affordable housing unit transfer”. 

 

Developer’s Profit - The developer’s reward for risk taken in pursuing and running the 

project, required to secure project funding. This is the gross profit, before tax. It will 

usually cover an element of overheads, but varies. The profit element used in these 

appraisals is profit expressed as a percentage of Gross Development Value (the most 

commonly expressed way) although developers will sometimes use other methods, 

for example a certain return on capital employed (ROCE). 

 

Development Cost - This is the cost associated with the development of a scheme 

and includes professional fees (engineering, design, project management), 

contingencies, sale agency fees, legal fees on unit sales and of course build costs 

(materials, labour, etc). 

 

Development Plan (‘Plan’) - The statutory plan through which a local authority 

determines planning policy for its area over the life of the plan (plan period). While a 

local authority is moving towards their LDF (see below), which will become the new 

development plan basis, the previous (adopted) ‘Local Plan’ or ‘Unitary Development 

Plan’ remains the relevant development plan basis for the area.  

 

Superceded by NPPF definition: This includes adopted Local Plans, neighbourhood 

plans and the London Plan, and is defined in section 38 of the Planning and 

Compulsory Purchase Act 2004. (Regional strategies remain part of the development 
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plan until they are abolished by Order using powers taken in the Localism Act. It is 

the government’s clear policy intention to revoke the regional strategies outside of 

London, subject to the outcome of the environmental assessments that are currently 

being undertaken.) 

 

Development Viability (or ‘Viability’) - The viability of the development (in this case a 

market-led housing scheme) – meaning its health in financial terms. A viable 

development would normally be one which proceeds (or at least there is no financial 

reason for it not to proceed) – it would show the correct relationship between GDV 

(see below) and Development Cost. There would be a sufficient gap between the 

GDV and Development Cost to support a sufficient return (developer’s profit) for the 

risk taken by the developer in pursuing the scheme (and possibly in this connection 

to support funding requirements), and a sufficiently attractive land value for the 

landowner. An un-viable scheme is one where a poor relationship exists between 

GDV and Development Cost, so that insufficient profit rewards and/or land value can 

be generated.  

 

Dwellings per Hectare (‘DPH’) – see Density.   

 

E  

 

Existing Use Value (EUV) - is the estimated amount for which a property should 

exchange on the date of valuation between a willing buyer and a willing seller, in an 

arm's-length transaction after proper marketing wherein the parties had each acted 

knowledgeably, prudently and without compulsion, assuming the buyer is granted 

vacant possession of all parts of the property required by the business and 

disregarding potential alternative uses and any other characteristics of the property 

that would cause its Market value to differ from that needed to replace the 

remaining service potential at least cost. 

F 

 

Finance - Costs associated with financing the development cost. Varying views are 

taken on the length of the relevant construction projects as to how long these costs 

need to be carried for on each occasion.  

 

Financial Contribution - see “Payment in lieu”. 

 

G 
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Gross Internal Area (GIA) - Broadly speaking GIA is the whole enclosed area of a 

building within the external walls taking each floor into account and excluding the 

thickness of the external walls. GIA will include: Areas occupied by internal walls 

(whether structural or not) and partitions; service accommodation such as WCs, 

showers, changing rooms and the like; columns, piers, whether free standing or 

projecting inwards from an external wall, chimney breasts, lift wells, stairwells etc; 

lift rooms, plant rooms, tank rooms, fuel stores, whether or not above roof level; 

open-sided covered areas. 

 

Gross Development Value (GDV) - 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 - before all costs are subtracted. 

 

H 

 

Homes and Communities Agency (HCA) - The Government’s Agency charged with 

delivering the affordable housing (investment) programme (‘AHP’) and the vehicle 

through which public funs in the form of Social Housing Grant (‘SHG’) are allocated, 

where available and where the HCA’s investment criteria are met, for affordable 

housing development. 

 

I 

 

Intermediate Affordable Housing (Intermediate Tenure) - “PPS3 Housing” defines 

intermediate affordable housing as Housing at prices and rents above those of social 

rent, but below market price or rents, and which meet the criteria set out above. 

These can include shared equity products (e.g. HomeBuy), other low cost homes for 

sale; and intermediate rent (property made available to rent, usually at no more 

than 80% of open market rental prices). See also Affordable Housing 

 

J 

 

K 

 

L 
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Land Costs - Costs associated with securing the land and bringing it forward – 

activities which precede the construction phase, and, therefore, costs which are 

usually borne for a longer period than the construction phase (a lead in period). They 

include financing the land acquisition and associated costs such as land surveys, 

planning application and sometimes infrastructure costs, land acquisition expenses 

and stamp duty land tax.  

 

Land Residual as a percentage (%) of GDV - The amount left for land purchase 

expressed as a percentage of the Gross Development Value. A common guideline 

used in the development industry. Readers may be familiar with the rule of thumb 

that upwards of approximately one third of development value is comprised of land 

value. In practice this has always varied, but with increasing burdens on land value 

from a range of planning infrastructure requirements (including affordable housing) 

traditional views on where land values lie are having to be revised. 

 

Local Development Framework (LDF) - A non-statutory term used to describe a folder 

of documents, which includes all the local planning authority's local development 

documents. An LDF is comprised of: 

 

 Development Plan Documents (which form part of the statutory 

development plan). 

 Supplementary Planning Documents. 

The local development framework will also comprise: 

 The Statement of Community Involvement (‘SCI)’. 

 The Local Development Scheme (‘LDS’). 

 The Annual Monitoring Report (‘AMR’). 

 Any Local Development Orders or Simplified Planning Zones that may have 

been added. 

 

Local Plan - The plan for the future development of the local area, drawn up by the 

local planning authority in consultation with the community. In law this is described 

as the development plan documents adopted under the Planning and Compulsory 

Purchase Act 2004. Current core strategies or other planning policies, which under 

the regulations would be considered to be development plan documents, form part 

of the Local Plan. The term includes old policies which have been saved under the 

2004 Act. 
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M 

Market Value (‘MV’) or Open Market Value (‘OMV’) – is the estimated amount for 

which a property should exchange on the date of valuation between a willing buyer 

and a willing seller in an arm's-length transaction after proper marketing wherein the 

parties had each acted knowledgeably, prudently and without compulsion. The usual 

measure of value in this study context. Used here to build up the development 

scheme’s GDV and also to distinguish between this level of value and the lower level 

of receipt usually associated with the affordable dwellings (see Developer Payment).  

 

 

N 

 

 

 

 

O 

 

Open Market Value (‘OMV’) or Market Value (‘MV’) – is the estimated amount for 

which a property should exchange on the date of valuation between a willing buyer 

and a willing seller in an arm's-length transaction after proper marketing wherein the 

parties had each acted knowledgeably, prudently and without compulsion.  The 

usual measure of value in this study context. Used here to build up the development 

scheme’s GDV and also to distinguish between this level of value and the lower level 

of receipt usually associated with the affordable dwellings (see Developer Payment).  

 

P 

 

Payment in lieu - A financial payment made by a developer or landowners instead of 

providing the planning-led affordable housing requirement on the site of the market 

(private sale) housing scheme (see also “Commuted Sum/Financial Contribution”). 

 

Payment Table - This is normally referred to where a local authority prescribes or 

guides as to the levels of receipt the developer will get for selling completed 

affordable housing units of set types and sizes to a Housing Association. In this 

context it normally relates to an approach which assumes nil grant and is based on 

what the Housing Association can afford to pay through finance raised (mortgage 

funded) against the rental or shared ownership income flow. See also Developer 

Payment. It is sometimes used in a looser context, for example in the setting out of 
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financial contribution levels for payments in lieu of on-site affordable housing 

provision.  

 

Percentage (%) Reduction in Residual Land Value (RLV) - The percentage by which the 

residual land value falls as a result of the impacts from the range of affordable 

housing policy options. This is expressed as the fall in residual land value compared 

to a site that previously required zero affordable housing or a site that was required 

to provide affordable housing previously, but at a lower percentage. 

 

Planning Infrastructure - We refer to this because affordable housing is one of a set 

of requirements which usually need to be met by new housing developments, and 

are secured through obligations set out within Section 106 agreements. The terms 

“planning obligations”, “planning gain”, “infrastructure” tend to be used to describe 

the same. Also covers a wide range of community requirements needed to support 

development – highways, education, open space, public art, and the like. 

 

Planning-led Affordable Housing - Affordable housing required on new market 

(private sale) housing developments of certain types (which are set locally – see 

“Threshold” and “Proportion” below) as set out by “PPS3”. 

 

Planning Policy Statement 3: Housing (‘PPS3’) - National statement of the 

Government’s planning policy on Housing – including the planning-led affordable 

housing we consider here. 

 

Proportion (or percentage/%) of Affordable Housing - The percentage or proportion 

of affordable housing sought on site. The appraisals model a range of scenarios 

across the Value Points investigating the impact of a range of proportions of 

affordable housing on scheme viability, for example from 10% to 50%, depending on 

local circumstances. Each scenario usually also investigates the “no affordable 

housing” (0%) position as a benchmark. 

 

Q 

 

R 

 

Recycled Capital Grant (‘RCG’) - An internal fund within the accounts of an RSL used 

to recycle SHG in accordance with Homes and Communities Agency policies and 

procedures.  
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Renewable Energy/Renewal Energy Measures - Measures which are required for 

developments to ensure that a proportion (often expressed as a % target) of total 

energy needs of the scheme are supplied through renewable sources (for example 

solar, wind, ground heat, biomass, etc) rather than through conventional energy 

supply means. Usually in the context of this study we are referring to small scale on-

site measures or equipment that will supply a proportion of the development’s 

needs. Increasingly, there are also moves to investigate the potential for larger 

developments or groups of developments to benefit from similar principles but 

through group/combined/communal schemes usually involving significant plant 

installations.  

 

Residual Valuation - The process by which Residual Land Value (‘RLV’) is estimated. 

So called because it starts with the GDV at the top of the calculation and deducts all 

Development Costs and Developer’s Profit so as to indicate the amount left 

remaining (hence “residual”) for land purchase – including land value. 

 

Residual Land Value (RLV) - The amount left for land purchase once all development, 

finance and land costs have been deducted from the GDV, normally expressed in 

monetary terms (£). This acknowledges the sum subtracted for affordable housing 

and other infrastructure payments/requirements where applicable. It is relevant to 

calculate land value in this way as land value is a direct result of what scheme type 

specifically can be created on a site, the issues that have to be dealt with to create it 

and costs associated with those. 

 

Registered Social Landlord (RSL) - A housing association or a not-for-profit company 

registered by the Homes and Communities Agency (‘HCA’) to provide social housing. 

 

Regional Spatial Plan (‘RSS’) - The spatial plan for a region, promoted and managed 

by the relevant regional assembly, and in the case of London – the Mayor’s ‘London 

Plan’. It comprises higher level guidance which sub-regional and local authority level 

planning needs to take account of as a part of delivering strategic objectives for an 

area. See also Development Plan. 

 

S 
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Saved Policies - former development plan (e.g. Local Plan) policies whose life has 

been extended pending the replacement plan (within the LDF) being in place. A 

formal direction is required in order for policies to be saved.  

 

Scheme Type - The scheme (development project) types modelled in the appraisals 

consist of either entirely flatted or housing schemes or schemes with a mix of houses 

and flats. They are notional, rather than actual, scheme types consistent with the 

strategic overview the study needs to make. 

 

Section 106 (‘S106’) - (of the Town and Country Planning Act 1990). The legally 

binding planning agreement which runs with the interest in the land and requires the 

landowner (noting that ultimately the developer usually becomes the landowner) 

through covenants to agree to meet the various planning obligations once they 

implement the planning permission to which the S106 agreement relates. It usually 

sets out the principal affordable housing obligations, and is the usual tool by which 

planning-led affordable housing is secured by the Local Planning Authority. Section 

106 of this Act refers to “agreements regulating development or use of land”. These 

agreements often cover a range of planning obligations as well as affordable housing 

(see ‘planning infrastructure’). There is a related type of agreement borne out of the 

same requirements and legislation – whereby a developer unilaterally offers a similar 

set of obligations, often in appeal or similar set of circumstances where a quick route 

to confirming a commitment to a set of obligations may be needed (a Unilateral 

Undertaking – a term not used in this study).  

 

Shared Ownership - Shared ownership is a way of buying a stake in a property where 

the purchaser cannot afford to buy it outright. They have sole occupancy rights.  

Shared ownership properties are usually offered for sale by housing associations or 

RSLs (not-for-profit organisation). The purchaser buys a share of a property and pays 

rent to the housing association for the remainder. The monthly outgoings will 

include repayments on any mortgage taken out, plus rent on the part of the property 

retained by the housing association. Later, as the purchaser’s financial circumstances 

change, they may be able to increase their share until they own the whole property 

(see ‘stair-casing’ below). See also Affordable Housing. 

 

Sliding Scale - Refers in this context to a set of affordable housing policies which 

require a lower proportion on the smallest sites, increased with site size – to 

graduate the requirements and, therefore, the viability impacts, particularly as such 

sites often fall within the thresholds for the first time. 
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Social Rented Housing - ‘PPS3 – Housing’ defines social rented housing as rented 

housing owned and managed by local authorities and registered social landlords, for 

which guideline target rents are determined through the national rent regime. The 

proposals set out in the Three Year Review of Rent Restructuring (July 2004) were 

implemented as policy in April 2006. It may also include rented housing owned or 

managed by other persons and provided under equivalent rental arrangements to 

the above, as agreed with the local authority or with the Homes and Communities 

Agency (HCA) as a condition of grant. Social rented housing was often also referred 

to as ‘Affordable Rented’ in the past. This now has its own definition (See Affordable 

Rent). See Also Affordable Housing. 

 

Stair-casing Receipt - Payment a RSL receives when a shared ownership leaseholder 

(shared owner) acquires additional equity (a further share of the freehold) in a 

dwelling.  

 

Supplementary Planning Document (SPD) - Provides supplementary information in 

respect of the policies in Development Plan Documents, and their more detailed 

application. These do not form part of the development plan and are not subject to 

independent examination. 

 

T 

 

Tenure/Tenure Type – the mode of occupation of a property – normally used in the 

context of varying affordable housing tenure types – in essence includes buying part 

or whole, and renting; although there are now many tenure models and variations 

which also include elements of buying and renting.  

 

Tenure Mix - The tenure types of affordable housing provided on a site – refers to 

the balance between, for example, affordable rented accommodation and shared 

ownership or other Intermediate tenure. 

 

Threshold - Affordable housing threshold i.e. the point (development scheme and/or 

site size) at which the local authority determines that affordable housing provision 

should be sought, or in this study context the potential points at which the local 

authority wishes to test viability with a view to considering and selecting future 

policy or policy options. 
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U 

 

V 

 

Valuation Office Agency (VOA) - The Valuation Office Agency (VOA) is an executive 

agency of HM Revenue & Customs (HMRC). Their main functions are to compile and 

maintain the business rating and council tax valuation lists for England and Wales; 

value property in England, Wales and Scotland for the purposes of taxes 

administered by the HM Revenue & Customs; provide statutory and non-statutory 

property valuation services in England, Wales and Scotland; give policy advice to 

Ministers on property valuation matters. The VOA publishes twice-yearly Property 

Market Reports that include data on residential and commercial property, and land 

values. 

 

Value Level(s) - DSP usually carry out sensitivity testing based on a range of new 

build property values which represent typically found prices for ordinary new 

developments in the area at the time of the study research.   

 

Viability - See Development Viability. 
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