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Dear Council, 
We hope you and your loved ones are doing well during these worrying times. We write to you regarding an urgent 
matter detailed in the open letter below. On the second page you will find the letter we sent to MPs and 
Councillors and on the third page we have provided an update on the campaign.  
 
Dear Non-University Purpose-Built Student Accommodation Providers and Houses of Multiple Occupancy, 
 
As lead representatives of Brighton Students’ Union, we believe, as always, it is our duty to protect the over 20,000 
students we serve during this unsettling time in relation to the developing COVID-19 situation and its impact on 
accommodation rent payments. Up and down the country, students have been returning home in increasing 
numbers due to guidance issued by the Government and their University. In doing so they have rightly prioritised 
their personal safety and protected the national interest, yet they now find themselves facing great uncertainty 
with their rent payments. It is wholly unjust for them to be financially penalised for carrying out their civic duty and 
therefore save lives. The relationship we have with the wider community is one we take very seriously, and we 
value these ties. You undoubtedly play a critical role in the area’s residential ecosystem and we ask you to join us 
in supporting our students by showing flexibility in residential contracts for those in privately run Purpose-Built 
Student Accommodation (PBSA) and Houses of Multiple Occupancy (HMOs). We firmly believe students should not 
harbour the financial burden as the responsibility to do so rests with yourselves. Unite and Liberty Living’s recent 
announcement makes it clear it is within your power as providers, owing to your complex mitigation plans, and we 
sincerely hope you would undertake these measures voluntarily for the sake of our students. For landlords who 
experience a financial impact as a result of this, you have access to a three-month mortgage holiday. We join the 
National Union of Students in lobbying Government to further support you in doing the right thing by students. 
Officers from both Unions have come together to propose 8 measures we strongly urge you to undertake: 
 

1. Offer students a no-penalty release from their tenancy contracts, both for the current and upcoming 
academic year. 

2. Refund those students who have paid rent and a deposit for the upcoming period. 
3. Effectively reduce, subsidize or waive rent for tenants who have experienced a detrimental financial 

impact as a result of the Coronavirus. 
4. Operate a holistic ban on evictions for all renters during this pandemic.  
5. Stop all rent increases planned for the current and upcoming academic year.  
6. Allow students with health conditions that increase their risk to the Coronavirus and thus wish to relocate 

to a more isolated part of their PBSA to do so at no extra cost. 
7. In line with Liberty Living’s stance, offer free of charge support beyond their current tenancy to those 

needing to extend their stay. This is crucial for international students who are unable to leave due to 
travel restrictions and for students who do not wish to return home to avoid placing a vulnerable member 
of their household at increased risk.  

8. Implement and offer student tenants access to best practice public health advice, in addition to providing 
them with material and pastoral support. 
 

The values you enact going forward in addressing the measures outlined above will shape our student community 
and society as a whole for years to come. There is no doubt this is the right thing to do. The business model, which 
is the very foundation of student accommodation, is singlehandedly dependent on the physical occurrence of 
university and the fact it has now moved to a virtual environment means the risk should be absorbed by providers 
and not by students. They are counting on your support and we hope you will provide it.  
 
Yours Sincerely, 
 
Brighton Students’ Union          
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Dear Caroline Lucas MP, Lloyd Russell-Moule MP, Peter Kyle MP, Caroline Ansell MP and City Councillors, 
 
As lead representatives of Brighton Students’ Union, we feel compelled to write to you to address a rising concern 
impacting the 20,000 members of our student community in relation to the developing COVID-19 pandemic. This 
deeply unsettling time has had an array of effects and a chief concern pertains to accommodation rent payments. 
An increasing number of students have been returning home in accordance with guidance issued by the 
Government to ensure personal safety and to protect the national interest, leaving them to face great uncertainty 
with rent payments. We sincerely hope the Student Accommodation Sector will come together quickly, moving 
past the current fragmented approach in adopting best practice. We are reaching out to you to support us in 
lobbying private third-party providers, including Purpose-Built Student Accommodation (PBSA) and Houses in 
Multiple Cccupancy (HMOs), to enable students wishing to terminate their contracts to do so by offering the 
option of a cost-free release to all tenants. The area’s residential ecosystem and the future of our student 
community depend on this. We all share a collective duty to amplify these concerns. 
 
On March 24, Unite and Liberty Living made a welcomed announcement, yet this best practice is not being 
adopted across the board. Government intervention is necessary, and your support is critical in ensuring that PBSA 
providers and landlords act on these issues voluntarily, which is well within their powers. While some have done 
so, others are refusing to waive these fees, which is deeply unjust. Students should in no way be financially 
penalised for respecting Government guidance and embracing their civic duty, thus saving lives. Landlords who 
experience a financial impact have access to a three-month mortgage holiday.  
 
In writing this letter, we are speaking on behalf of tens of thousands of students across the city and they are 
counting on your support. Anxiety is at an all-time high and the current fragmented approach only exacerbates 
matters. We urge you to join us in ensuring that accommodation providers allow students to surrender their 
tenancies with immediate effect. At the moment, it is still possible to avert a crisis for student renters, as long as 
swift action is taken to guarantee that providers who are well placed to absorb these costs, do so. This will prevent 
untold damage from being done to the sector and protect our student community for years to come. We look 
forward to hearing from you. Please find attached a copy of the open letter that has been sent to non-University 
PBSA providers and HMOs. 
 
Yours Sincerely, 
 
Brighton Students’ Union  
 
In summary, following the closure of the Universities of Brighton and Sussex due to COVID-19, the vast majority of 
students decided to return to their family home for various reasons, including needing to support relatives, taking 
up caring responsibilities, wanting to self-isolate with their family and no longer being able to access critical 
campus services. They have embraced their civic duty and have remained home during this period, adhering to 
Government Guidance, and in turn helped save lives. Yet, they are being financially penalised by the private 
accommodation sector. Students who have vacated their properties are still being forced to pay rent. While the 
University of Brighton has released students from their third term fees for those who reside in its accommodation, 
the vast majority of private providers and landlords are refusing to do so. Our students rely on part-time and 
vacational jobs alongside their maintenance loans to pay rent. Many of these jobs are zero-hour contracts that 
now cease to exist. Without the means to pay rent and the property having been vacated, it seems only fair and 
just to release them from their housing contracts early. Whilst students will still receive their student loans for the 
final term of the academic year, for the majority this amount will not be enough to pay their rent, bills and food. 
Many do not have parents or family that can afford to help them financially, some have dependants and others 
many not even have access to loans, relying solely on zero hours contract that no longer exists. Many students will 
be forced to find alternative funding such as further debt and credit borrowing to support their families as well as 
themselves during this time. In addition, many students have opted to volunteer for the NHS, some even working 
on the front line to fight this pandemic. The University of Brighton has announced that students will not be coming 
back to campus to study for the final term this year.  
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We have now contacted 97 different, landlords, letting agents and purpose-built student accommodation 
providers about the issue. And we have had several positive responses, yet many have refused to do right by 
students or have not at all replied: 

 IQ Student Accommodation agreed that students could break their contracts and be refunded for term 3 
rents.  

 Abodus Student Living who run Hollingbury House has also agreed to allow students to break their 
contracts fee-free and will refund their term 3 rents.  

 Co-Apt have said they are willing to discuss individual requests with their tenants and work with students 
and landlords to come to an arrangement. 

 Deborah Webb in Brighton has arranged with her tenants to pay 50% for the remaining period. 

 G4 lets have responded saying that they will discuss individual cases with tenants and landlords and can 
arrange for payment deferrals where students cannot afford the fees but any deferred payments must be 
paid up to date by the end of the tenancy. 

 Q Estate Agents have replied saying they are happy to negotiate with tenants and landlords individually to 
help find a solution where students are in financial hardship. They have already made arrangements for 
some students and are working with landlords to insert a clause allowing students out of upcoming 
tenancies.  

 Ann and Ralph Thompson from Eastbourne have reduced rents for April, May and June by 50% and are 
waiving rents for July and August. 

 
In addition, MPs Lloyd Russell-Moyle (Brighton Kemptown, who has written on our behalf), Caroline Lucas 
(Brighton Pavilion) and Peter Kyle (Hove) are all supporting our campaign and calls for action and have signed a 
letter to the Minister for Housing asking them to enable students to break their contracts without a fee. Paul 
Blomfield has written to the Minister of State for Universities regarding this matter. We are immensely grateful to 
Councillor Gill Williams for the support she has offered as well. It has been incredibly valuable, and it deeply 
appreciated by the thousands of students we represent. Students, who are the very heart of this campaign, have 
also been directly lobbying providers and landlord through resources we have developed for them to use. Our 
petition to the Minister for Housing and Minister for Universities has nearly 1,500 signatures. As you can see from 
the engagement with our social media updates on the campaign, this is an urgent priority for our students. They 
are counting on your support.  
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COUNCILLOR MARTIN OSBORNE 
  

    Hove Town Hall 
    Norton Road 
    Hove  BN3 3BQ 

 
 

  
 

Telephone: 07510500383      
Email: martin.osborne@brighton-hove.gov.uk 
Green Member for Hollingdean & Stanmer Ward 

 

Geoff Raw 
Chief Executive Office 
Brighton and Hove City Council 
Hove Town Hall 
Norton Road 
Hove, BN3 3BQ 

 
16TH APRIL 2020  

 

LETTER TO HOUSING COMMITTEE  
 
Dear Geoff; 
 
I am submitting the following letter on the subject of AirBnB and short-term lets 
during COVID-19 under Council Procedure Rule 23.3 to be included on the agenda 
for Housing Committee. 
 
During the Coronavirus pandemic ‘business as usual’ has shut down - and like all 
others, the short-term holiday lets market has been one of the sectors affected, with 
an estimated drop in occupancy rates of between 70-90%. Many of these providers 
will be able to get through the shutdown by claiming through one of the government 
schemes; depending on their situation, they may be able to get small business 
grants and business rates relief, and others may be able to get a mortgage holiday, 
for example.  
 
However, as we have previously discussed in this committee, the lack of a 
centralised database or official registration scheme detailing the existence and 
location of short-term holiday lets in the city means we are unable to clarify who all of 
the providers are, and what their specific situations might be. This lack of knowledge 
– and of regulation – of the short-term holiday lets market limits the help that the 
council can both receive and provide to the sector. Indeed, some weeks ago we 
heard media reports that some providers were seeking to advertise properties as 
‘retreats,’ during lockdown – while in some cases this may have been an attempt to 
maintain business, this is a measure widely criticised as profiteering and that has 
since thankfully been prevented. 
 
We have however become aware that several short-term holiday lets companies and 
landlords have responded to the global pandemic in more positive and proactive 
ways, by offering properties free of charge to NHS workers who need to self-isolate. 
In a city with a high number of houses in multiple occupation, NHS and care staff, 
and soaring rents, we recognise there will be many residents who require a safe self-
isolation facility such as can be provided by short-term let accommodation providers, 
particularly when their normal place of residence is shared with others or if they are 
concerned for loved ones. 
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The Short-Term Accommodation Association (STAA) have launched a scheme titled 
‘NHS Homes’, where providers offer their homes for use by NHS staff free of charge 
(a £10 fee service charge needs to be paid per day but no rental charge for the 
actual property is levied). We have also learned that AirBnB has its own similar 
scheme called Frontline Stays. 
 
With NHS workers potentially having vulnerable family members or housemates, and 
a wider shortage of housing in the city, we recognise that such schemes have 
potential to offer a comfortable place to stay as well as reassurance for workers 
concerned about spreading the virus to family and friends. Given that in some cases, 
student doctors are also being sent to work early, we also note that there are many 
that will be on placement in a new location and unable to secure housing elsewhere 
in the private rented sector. We are also aware through resident correspondence 
that some NHS workers are struggling to find accommodation at this time, due to 
concerns about new people entering an existing household. 
 
STAA have informed me that over 2500 providers have already signed up to the 
NHS Homes scheme and 14 properties in Brighton signed up on 15th April alone. 
There are likely to be additional providers and landlords in Brighton who may have 
vacant homes. While the council cannot advise on the best course of action for the 
sector, we call on committee to consider the accommodation needs of essential 
workers during this crisis. We would ask that housing respond to these suggestions 
of urgent action in the current crisis, and consider: 
 

 What measures can be taken to engage with landlords and companies managing 
short-term holiday lets in the city, such as AirBnB, to ask how their properties can be 
rendered helpful during the crisis; and to inform them of the existence of registration 
and support bodies with NHS Homes schemes (such as STAA and others); 

 to continue to lobby government for powers to enable us to better control and 
manage the short-term lets sector, to enable all stakeholders to respond quickly in 
times of need, such as the current crisis; in light of the city’s housing shortage, that 
we also continue to lobby for more regulatory powers and caps on such properties in 
general;  

 to use means available to reach existing landlords and short-term lets providers in 
the city, in order to ensure that offers of support with accommodation for workers 
looking to self-isolate can be found and promoted; and to liaise with relevant bodies 
in the NHS and CCG to promote available offers of accommodation support for NHS 
and other essential staff. 

 to share with other committee chairs and council officers where relevant who can 
help to follow up on any of the above actions should they feel able to  

 
There are concerns that in a time of national crisis, many homes are lying vacant. 
Our city is also embroiled in a housing crisis more generally – and the rise of the 
short-term holiday lets market has in many cases resulted in the loss of permanent 
family homes. Given these factors, we welcome the potential to utilise any vacant 
homes or properties to support the needs of essential staff and our public health 
efforts and ask that committee consider how it can facilitate such actions.  
 
Yours sincerely,  
 
 
Councillor Martin Osborne  
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HOUSING COMMITTEE Agenda Item 78 
 
Brighton & Hove City Council 

 
Subject: Moulsecoomb Neighbourhood Hub and Housing 

Schemes 
Date of Meeting: 29 April 2020 

30 April 2020 – Policy & Resources Committee 
Report of: Executive Director for Economy, Environment & 

Culture, and Interim Executive Director for Housing, 
Communities & Neighbourhoods 

Contact Officer: Name: Ben Miles 
Sam Smith 

Tel: 
Tel: 

01273 290336 
01273 291383 

 Email: Ben.Miles@brighton-hove.gov.uk 
Sam.Smith@brighton-hove.gov.uk 

Ward(s) affected: Moulsecoomb & Bevendean; Hollingdean & Stanmer 
 
FOR GENERAL RELEASE 
 
 
1. PURPOSE OF REPORT AND POLICY CONTEXT 
 
1.1 The report sets out proposals to release approximately 1.85 hectares of land for 

development in Moulsecoomb & Bevendean, equating to approximately 232 new 
council homes – a mixture of 1, 2 and 3-bed units in high-rise purpose builds. 
The new council homes would be developed by the council’s New Homes for 
Neighbourhoods programme. The council-owned sites identified for Housing 
development are: 
 
• Moulsecoomb Hub North  
• Moulsecoomb Hub South 
• 67 Centre  
• Multi Use Games Areas on Hodshrove Lane 
• Hillview Contact Centre 

 
1.2 In order to release the land for development several existing council services 

require relocation to alternative accommodation. The report sets out options for 
providing suitable accommodation to these services. The report also explores 
opportunities presented by the relocation of council services to strengthen 
partnership working in the local area, building on and supporting the key priorities 
identified in the Moulsecoomb & Bevendean Neighbourhood Action Plan. 

 
2. RECOMMENDATIONS:  
 
2.1 That the Housing Committee recommends to Policy & Resource Committee that 

it: 
 

2.1.1 Agrees to appropriate the following sites from existing purposes to Housing Act 
purposes: 
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• Hillview Contact Centre, Hodshrove Lane 
• Moulsecoomb Hub North, Hodshrove Lane 
• Moulsecoomb Hub South, Hodshrove Lane 
• 67 Centre Youth Centre, Hodshrove Lane 
• Multi Use Games Areas, Hodshrove Lane 
 
As set out in the following recommendations 
 

2.1.2 Agrees that the General Fund should receive the value of £7.32m in 
consideration for land appropriated as defined at recommendation 2.1.1 from the 
Housing Revenue Account, subject to validation of this amount from an external 
valuation. 
 

2.1.3 Authorises the retention of the net capital receipt to be used for reinvestment to 
support the development of a new Neighbourhood Hub and Sports Facilities on 
land adjacent to Moulsecoomb Community Leisure Centre, as well as the 
refurbishment of the Former Portslade Sixth Form site. 

 
2.1.4 Agrees to the development of a new Neighbourhood Hub and Sports Facilities on 

land adjacent to Moulsecoomb Community Leisure Centre, subject to planning 
permission. 
 

2.1.42.1.5 Agrees to the refurbishment of the former Portslade Sixth Form site into 
council offices, subject to planning permission and Secretary of State consent for 
change of use. 

 
2.1.52.1.6 Agrees in principle to the development of housing on the appropriated 

sites listed in recommendation 2.1.1, subject to planning permission and notes 
that the Housing Committee will be asked to approve schemes and give authority 
to procure capital works contracts at a later date. 
 

2.1.7 Appropriates the Hillview Youth Centre and Multi Use Games Areas referred to at 
2.1.1 above and notes that the appropriation Notes that the appropriations 
referred to at 2.1.1 above will take place when the Committee makes the 
decision to appropriate (assuming that the Committee approves the 
recommendation) and that the funds referred to at 2.1.2 will be transferred 
following that decision. 
 

2.1.8 Delegates authority to the Executive Director Housing and Executive Director 
Economy, Environment and Culture to appropriate the Moulsecoomb Hub North 
and Moulsecoomb Hub South sites referred to at 2.1.1 above following the 
refurbishment of the Former Portslade Sixth Form site and transfer a proportion 
of the funds referred to at 2.1.2 
 

2.1.62.1.9 Delegates authority to the Executive Director Housing and Executive 
Director Economy, Environment and Culture to appropriate of the 67 Youth 
Centre site referred to at 2.1.1 above following the completion of the new 
Neighbourhood Hub and that transfer a proportion of the funds referred to at 
2.1.2 
 

Formatted: List Paragraph,  No bullets or numbering, Tab
stops: Not at  0.42 cm

Formatted: List Paragraph,  No bullets or numbering, Tab
stops: Not at  0.42 cm

Formatted: List Paragraph,  No bullets or numbering, Tab
stops: Not at  0.42 cm
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2.1.72.1.10 Approve a budget for borrowing within the HRA Capital Investment 
Programme to finance the cost of the appropriation of the sites listed in 
recommendation 2.1.1 above.  

 
2.1.82.1.11 Grants delegated authority to the Executive Director of Environment, 

Economy & Culture to procure the required capital works and enter into contracts 
in respect of the new Neighbourhood Hub and Sports Facilities and the 
refurbishment of the former Portslade Sixth Form College site.  
 

2.1.92.1.12 Approve a budget for inclusion into the Council’s Capital Investment 
Programme for the Moulsecoomb Neighbourhood Hub works as detailed in 3.4.8 
below. 

 
3. CONTEXT / BACKGROUND INFORMATION 

 
3.1 Housing  

 
3.1.1 Brighton & Hove is a city with an acute ‘housing crisis’, with over 9,000 

households on the housing register, 1,800 in temporary accommodation and a 
shortage of affordable homes.  The council continues to look at the range of 
initiatives it has to deliver additional housing and meet the Housing Committee 
Work Plan priority commitment to deliver 800 additional council homes by 2023, 
and the Moulsecoomb project is well positioned to deliver a significant proportion 
of this target.  

 
3.1.2 The site map below shows how many houses can be delivered across the sites 

identified for development in this report.  
 

 
 
3.2 Carbon Neutral City  
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3.2.1 The council has a target for Brighton & Hove to become a carbon neutral city by 

2030. This project can support the corporate aims by investing in sustainable 
construction methods and low carbon energy supply such as solar panels, and 
ground source heat pumps. It is important to note that in comparison to less 
sustainable approaches this increases construction costs. It is estimated that 
sustainable construction methods will generate an average additional cost of 
£40k per unit. These costs are incorporated into the housing business cases 
financial viability assessments and naturally increase the amount of gap funding 
required.  
 

3.2.2 Investment in low carbon, highly sustainable homes will improve their energy 
efficiency, reducing heating and lighting costs for residents, helping to tackle fuel 
poverty and financial exclusion. Officers will commission an energy study for the 
development. The study will compare the up-front costs, fuel costs, maintenance 
costs, whole life cycle costs and the carbon emissions for a range of options. 

 
3.3 Community Wealth & Social Value 
 
3.3.1 A Neighbourhood Action Plan (NAP) for Moulsecoomb & Bevendean was 

commissioned through the Trust for Developing Communities. The NAP gave 
residents the opportunity to say what they felt were the key priorities in the area, 
and proposals for re-providing accommodation for displaced council services has 
focussed on supporting these priorities. A copy of the NAP for Moulsecoomb & 
Bevendean is included as an appendix (5) to this report. 
 

3.3.2 The proposed neighbourhood hub will bring together a range of internal and 
external partners and services, creating opportunities for greater collaboration 
interdepartmentally, across organisations, and with local residents. It will also 
provide a more resilient home for existing services whose current buildings are 
dilapidated, expensive to maintain and becoming unfit for purpose 

 
3.4 Neighbourhood Hub: Business Case Summary 

 
3.4.1 Based on corporate priorities, the Moulsecoomb & Bevendean Neighbourhood 

Action Plan (see Appendix 5), and feedback from Planning For Real Sessions 
(see Appendix 1) held throughout January 2020, the following services have 
been identified as suitable for inclusion in the new Neighbourhood Hub: 

• Library 
• Youth Centre 
• Adult Learning Space 
• GP Surgery 
• Pharmacy 
• Community Café 
• Community Meeting Space 

 
3.4.2 Initial consultation has taken place with these services to determine a design 

brief and agree the principles of shared, collaborative spaces. Based on this 
design brief, initial proposals for the hub have been produced (see Appendix 2). 
Quantity Surveyors have estimated construction costs of a hub to accommodate 
these requirements at £7.5m. 
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3.4.3 In order to release site 2 (140 homes) and site 3 (Sports Facilities) for 

redevelopment, alternative office space is required for the Families, Children and 
Learning services currently based in Moulsecoomb Hub North & South. Following 
an options appraisal, the former Portslade Sixth Form site has been identified as 
the preferred location for new accommodation. The existing building requires 
extensive refurbishment to convert it to suitable office space, which includes the 
modernisation of heating and ventilation systems to reduce the building’s carbon 
footprint. Quantity Surveyors have estimated the cost of this refurbishment at 
£4.0m, which includes a substantial risk contingency. 
 

3.4.4 Refurbishment of the former Portslade Sixth Form site is dependent on Secretary 
of State consent and the satisfactory completion of local consultation. Timescales 
associated with receiving consent are difficult to predict, so this represents a 
significant risk to the timely delivery of the project. Site 2 and Site 3 cannot be 
released for development until the existing social work offices are vacated. To 
mitigate this risk, substantial contingency has been built into the programme 
timeline and alternative sites for the relocation of social work offices are being 
explored. Furthermore, additional office space will be retained in the 
Moulsecoomb area for social workers to operate from as required. 
 

3.4.5 The refurbishment of the former Portslade Sixth Form site will be procured as a 
Design & Build contract through the existing Orbis Construction framework. The 
benefits of using this framework are: 

 
• The council is already using this framework for the Victoria Recreation 

Ground Sports Pavilion project, so OPL have already reviewed the 
framework T&Cs and the Access Agreement has already been completed.  

• Having used this framework before, the council are now aware of the 
processes and requirements of the framework, which will speed up and 
simplify the procurement process. 

• Due to the framework being run by Orbis, the council can access it for free 
(i.e. no call-off fees) and being part of Orbis, we have been offered greater 
flexibility around accessing the framework, assistance from the framework 
manager whenever required whilst maintaining control of the procurement 
throughout the process 

• Framework members are small to medium-sized contractors which would 
be more suited to this type of project  

• Competitive rates will be secured following a mini competition call off 
• Social Value will be delivered in accordance with the council’s Social 

Value Framework 
• Terms and Conditions of the framework satisfy the council requirements 
• Orbis monitor framework KPIs to ensure value for money is consistently 

delivered 
 

3.4.6 Proposals to use the existing Orbis Construction framework to procure the works 
required to refurbish the former Portslade Sixth Form site we presented to the 
Procurements Advisory Board on 16th March 2020 and the recommendations 
were agreed. Outline design proposals for the site are included as appendix 4. 
 

3.4.7 Construction of the new Neighbourhood Hub, Sports Facilities, and public realm 
improvements will be procured and delivered through BHCC’s Strategic 
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Construction Partnership (SCP). As this element of the project requires a new 
build rather than a relatively straightforward refurbishment, it would benefit from 
the additional expertise and professional skills available through the SCP 
including the council’s in-house Architects team and Quantity Surveyors. 

 
3.4.8 Additional costs associated with developing the new neighbourhood hub and 

relocating services affected by the proposals include public realm enhancements, 
re-provision of sports facilities, project management costs, professional fees and 
risk allowance. All capital costs associated with the new neighbourhood hub are 
summarised in the table below. 
 

Hub Requirement  Capital Cost 
Neighbourhood Hub £7,500,000 
Hub Public Realm £200,000 
Replacement Sports Facilities £750,000 
Portslade 6th Form Refurbishment £4,000,000 
Professional Fees & Surveys £1,500,000 
Relocation Costs (inc. Equipment) £400,000 
Risk Allowance (10%) £1,500,000 
Project Management £470,000 
Capital Costs Total £16,320,000 

 
3.4.9 Capital funds required to deliver the neighbourhood hub have been identified 

from three sources: 
 

• Borrowing against new income and property related savings 
• Existing capital budgets (e.g. Asset Management Fund, Section 106) 
• Capital receipts from the appropriation of land from the General Fund to 

the Housing Revenue Account 
 
3.4.10 New income is derived primarily through leased space within the neighbourhood 

hub, paid by any non-council service operating from the building. Income has 
been valued at approximately £300k p.a. based on an average rental value of 
£20 per square foot. Property related savings are based on the existing running 
costs of buildings within scope of the project, offset by the anticipated running 
costs of the new hub and social work offices. This has been valued at 
approximately £100k, providing a total revenue surplus of £400k. Current rates 
indicate that approximately £7.5m capital can be borrowed against the 
anticipated revenue surplus of £400k. 
 

3.4.11 The Asset Management Fund (AMF) is an annual capital fund to support property 
improvements, property related Health & Safety requirements and access 
improvements under the Equality Act 2010. It forms part of the Capital Strategy 
2020-21, and supports the Workstyles programme, under which the 
Moulsecoomb hub project sits. Contributions from the Asset Management Fund 
to the Workstyles programme have been accumulated over a period of three 
years, enabling the AMF to make a capital contribution of £1.5m to the 
Moulsecoomb Neighbourhood Hub project. 
 

3.4.12 The capital available through borrowing and existing budgets (£9m) leaves a 
funding gap of £7.32m. This is the basis for consideration of appropriation 
between the General Fund and Housing Revenue Account for the sites identified 
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for Housing Development in this scheme. As a benchmark comparison this 
consideration is equivalent to approximately £32k per home (£7.32m divided by 
232 homes), which is in line with other New Homes for Neighbourhoods 
schemes. If the sites were disposed of on the open market to private developers, 
high-level valuations indicate a combined value of £25m to £30m for the sites. 
 

3.5 Housing Schemes: Business Case Summary 
 

3.5.1 A key priority of the Housing Committee 2019-2023 workplan is to achieve 800 
additional council owned homes. This project would unlock approximately 1.85 
hectares of land for development equating to approximately 232 new homes with 
a mixture of 1, 2, 3 and 4 beds. 
 

3.5.2 This summary is based upon the preferred option 3 highlighted in the housing 
business case attached as appendix 3 to this report. Further options were 
explored as part of this assessment. 
 

3.5.3 It should be noted throughout that the financial figures are based on high-level 
assumptions that are subject to change. Each phase of the housing development 
will come back to Housing Committee for a separate approval as further due 
diligence is undertaken as outlined in recommendation 2.1.5. 
 

3.5.4 The proposed housing numbers are broken down as follows based on initial 
massing studies: 
 

 
 
3.5.5 A full masterplan will be commissioned to explore the opportunities of the 

development and establish clear design principles that will be applied across all 
the sites. The feedback from the planning for real sessions will be fed into the 
masterplan development.  
 

3.5.6 It is likely a “hybrid” planning application will be brought forward consisting of the 
wider masterplan principles and more detailed applications for site 1 of the 
housing and neighbourhood hub. Subsequent phases will be brought forward at 
a later date.  
 

3.5.7 The council’s quantity surveyors Potter Raper have provided initial construction 
cost estimates based on the housing numbers above. They have included 
allowances for the following items, as well as a £2.2m contingency: 
 

• PV panels 
• Sprinklers to all dwellings and to internal bicycle storage 
• Electric Car charging points and provision for future installations 

(percentage) 
• Ground Source Heat Pumps 
• Construction on a sloping site 
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• Sewer diversions works at Hillview  
• Asbestos removal allowances 
• Retaining walls 
• External Surface finishes (roads and paths) 
• Landscaping, fencing and other fixtures such as play areas, street and 

park furniture 
• Assumptions on ground decontamination works 
• Upgrades to electrical sub-station 

 
3.5.8 These figures have been incorporated into the council’s initial financial 

assessment which can be found in table 1 below: 
 
Table 1  Costs – 100% affordable (including land appropriation)  

 
 Site 1 – 

92 units 
Site 2 – 
140 
units 

Combined 
site – 232 
units 

Investment £’000 £’000 £’000 
Land 
Purchase 2,900 4,400 7,300 
Basic Build 
Costs 13,400 23,300 36,700 
Additional 
Features 1,400 1,900 3,300 
Site 
Infrastructure 
works 

 
 
700 

 
 
1,400 

 
 
2,100 

Other build 
costs 100 300 400 
Preliminaries 2,700 4,000 6,700 
Design 
contingency 1,000 1,200 2,200 
Tender price 
inflation 1,400 3,100 4,500 
Professional 
fees 2,100 3,500 5,600 
S106 300 400 700 
Total 
investment 26,000 43,500 69,500 
Funded by     
HRA 
Borrowing (26,000) (43,500) (69,500) 

 
3.5.9 This is a total scheme cost for the housing of £69.5m including build costs, 

professional fees, inflation and land appropriation costs.  
 

3.5.10 The initial gap funding requirement is outlined below in table 2: 
 

Table 2 60-year NPV Subsidy /(Surplus) and gap funding per unit  
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 Site 1 – 92 units Site 2 – 140 
units 

Combined site – 
232 units 

Rent type 60 Year NPV 
£’000 

60 Year NPV 
£’000 

60 Year NPV 
£’000 

LHA Rates 2,200 11,000, 13,200 
37.5% Living 
Wage 8,600 18,400 27,000 
27.5% Living 
Wage 14,500 26,900 41,400 
Social 19,800 34,500 54,300 
Rent type Gap funding per 

unit  
£’000 

Gap funding per 
unit  

£’000 

Gap funding per 
unit  

£’000 
LHA Rates 20 80 60 
37.5% Living 
Wage 90 130 120 
27.5% Living 
Wage 160 190 180 
Social 220 250 230 

 
3.5.11 Across both sites the gap funding requirements range from £13.2m to £54.3m 

depending upon the rent levels agreed. The lowest subsidy requirement is 
£13.2m at LHA rate up to £54.3m at social rents.  
 

3.5.12 The project team have begun initial high-level discussions with Homes England 
to establish future funding opportunities and grant levels for new affordable 
housing projects. 
 

3.5.13 In the March budget, it was announced the existing Affordable Homes 
Programme which is due to end in 2021 would be extended over the next 5 years 
with a total cash investment of £12 billion 
 

3.5.14 A policy paper entitled “Planning for the future” was published alongside this 
announcement by the Ministry of Housing, Communities & Local Government 
(MHCLG).  Officers are awaiting further details on this programme and other 
potential infrastructure funding opportunities. 

 
3.5.15 In light of this announcement, early discussions with Homes England have been 

positive and full details of this project have been provided to them. Initial 
indications suggest they would look favourably at a scheme delivering this 
quantum of housing. However, in-line with Homes England policy, no formal 
commitment has been given and negotiations are ongoing. 
 

3.5.16 As well as affordable housing options, the Housing Business case attached as 
appendix 3 explored a planning compliant development which would provide 
60% market sale and 40% affordable homes. This option is currently financially 
unviable based on initial high-level assessments. 

 
3.5.17 Further approaches will be explored as each housing phase is presented to 

future Housing Committees for approval as the project is developed in more 
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detail and grant discussions with Homes England continue. These options may 
include: 
 

• A mixture of private market sale and affordable homes 
• A mixture of market rented homes and affordable homes 
• An mixed affordable rent model including LHA rates and Living Wage 

 
3.5.18 As the project is in the early development stages the following key risks are 

highlighted in table 3 below: 
 

Table 3.  Risks and opportunities   
Risk description Potential 

consequences 
Likelihood 
(1 = almost 
impossible, 5 = 
almost certain) 

Impact 
(1 = insignificant, 5 
= catastrophic/ 
fantastic) 

Mitigating controls and 
actions 

Gap funding 
required for 
viability 
purposes 
totals a 
minimum of 
£13m to 
achieve 100% 
affordable 
housing based 
on LHA rates 

Gap funding is 
unidentified meaning 
scheme is unviable 
to develop for 
housing or to 
develop the new 
hub. 

2 5 Early discussions with 
Homes England have 
begun and other 
combined grant 
sources are achievable.  

Members do 
not approve 
the project at 
LHA rates 

Lower rents are 
approved and 
therefore increasing 
the gap funding 
requirement  

3 4 Consultation with 
members to outline the 
financial risks around 
each rent option.  

Construction 
costs are high-
level and may 
increase or 
decrease as 
further due 
diligence is 
undertaken. 

Increase in 
constructions cost 
may affect overall 
viability.  

3 3 Project is at early 
stages and costs will 
continually be 
monitored throughout 
the process. A £2.2m 
contingency is included 
as well as prudent 
assumptions about high 
risk elements. 

Appropriation 
of land at early 
stage means 
financial and 
development 
risks sits with 
HRA.  

Unable to conduct 
full intrusive surveys 
until existing 
buildings are 
decanted. May 
increase costs. 

4 4 Financial contingencies 
of £2.2m have been 
added in to initial high-
level costings to 
manage risk.  

 
3.5.19 A land appropriation receipt is required to unlock the overall development and 

ensure the project meets the required aims.  If the parcels of land are not 
appropriated to the HRA, they could be sold in the open market meaning it is 
unlikely the sites would increase the provision of council housing. 
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3.5.20 It is therefore proposed that the appropriation value needs to reflect the 
opportunity cost to the general fund to meet the aims of the project. This 
approach is being validated by an external valuation. 
 

3.6 Programme Timeline 
 

 
 
 
 
 
 
4. ANALYSIS & CONSIDERATION OF ANY ALTERNATIVE OPTIONS 
 
4.1 Do nothing – given the broad range of corporate priorities that this project 

supports (as described in section 3 of this report), ‘do nothing’ is not considered a 
viable option as it does not deliver any of the programme objectives. 

 
4.2 New social work offices at Falmer Release Land – In order to release sites 1 

and 2 for Housing development, alternative office space is required for social 
workers. Rather than refurbishing the former Portslade 6th Form site to 
accommodate this service, an alternative would be to build new offices 
elsewhere in the city. A review of viable sites has identified Falmer Release Land 
as most suited for this kind of development. However, a new build would add 
significant cost to the project, undermining the viability of the business case, and 
also delay the relocation of the Social Work service. This would subsequently 
delay the release of sites 1 and 2 for Housing development resulting in a failure 
to provide additional housing within the council’s target timescales. Developing 
new office space for the Social Work service is considered a contingency position 
for the project should Secretary of State consent for a change of use to the 
former Portslade 6th Form site not be granted. 
 

4.3 Disposal of land on open market – while disposal of sites 1 and 2 on the open 
market would provide a higher value capital receipt for the council, it would 
hinder the council’s ability to maximise the delivery of council-owned rented 
housing through the schemes. Maximising the amount of council-owned rented 
housing also emerged as a top priority through the community engagement 
process and Planning For Real workshops. 
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5. COMMUNITY ENGAGEMENT & CONSULTATION 
 
5.1 Extensive engagement has taken place with local residents and community 

groups on these proposals through a series of Planning For Real sessions held 
throughout January and February 2020. The sessions were externally facilitated 
and invited local residents to view and comment on a 3D model of the scheme, 
providing suggestions for improvements to the local area, ideas for the new 
housing development, and recommendations on which services should operate 
from the Neighbourhood Hub. Feedback from these sessions will be analysed so 
that local priorities could be identified, helping to inform the design of both the 
housing schemes and the Neighbourhood Hub. Details of the Planning For Real 
consultation are included as appendix 1. 
 

5.2 The Planning For Real Sessions were jointly facilitated by the Trust for 
Developing Communities, who were originally commissioned to produce the 
Moulsecoomb & Bevendean Neighbourhood Action Plan. The NAP remained an 
important frame of reference during the development of these proposals. 
 

5.3 Consultation has started with staff and unions on proposals to relocate social 
workers to the refurbished Portslade Sixth Form. Feedback and views from staff 
and unions will inform design proposals for the site. 

 
 
 
 
6.  CONCLUSION  
 
6.1 Proposals outlined in this report support several of the corporate priorities, 

including delivering approximately 232 additional council-owned homes, 
increasing community wealth and social value through a new Neighbourhood 
Hub, and contributing toward the target of becoming a carbon neutral city by 
2030 through sustainable construction methods and infrastructure. 

 
6.2 Proposals also support the council’s Asset Management Plan priorities and 

Corporate Landlord strategy through providing modern and flexible 
accommodation for our front-facing services, creating opportunities for greater 
collaboration with partners and residents. 

 
7. FINANCIAL & OTHER IMPLICATIONS: 

 
Financial Implications: 

 
7.1 The detailed financial implications have been included in the main body of the 

report and the appended business cases. Budget requests and detailed financial 
modelling for each housing project will be reported back to Housing Committee 
for approval, when more detailed designs and costings are available.  
 

7.2 In order to appropriate the land to the GF a capital budget line will need to be 
approved and added to the HRA Capital Investment Programme for 20/21. This 
will need to be funded by HRA borrowing, however this will form part of the 
overall budget request for the housing project and will be included in the financial 
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modelling for each individual project. The £7.320m borrowing will cost an 
estimated £0.240m per annum from 2021/22, but will be dependent on the 
prevailing interest rate at the time of borrowing.  
 

7.3 The capital cost for the new hub will be incorporated into the Council’s General 
Fund Capital Investment Programme. The estimated cost for the hub, 
refurbishment of Portslade Sixth Form, associated works, professional fees and 
risk allowance is estimated at £16.320m. This will be financed from a 
combination of borrowing, corporate funds, likely Section 106 contributions and 
the capital receipt contribution from the HRA. The financing costs for the 
borrowing will be met from new income associated with tenants at the hub plus 
existing net revenue budgets from the vacated properties transferred to the HRA. 
Work will continue to identify tenants and rental income will be subject to 
negotiation and agreement. Further detailed work will be undertaken on the 
capital costs and will be reported back to this committee as part of the TBM 
update reports.  
 

7.4 The running costs for the hub and the Portslade Sixth Form site will be met from 
the existing corporate landlord budgets associated from the transferred site. 
These costs are yet to be quantified.   
 

7.5 Any decision around the borrowing requirement for this project will be made in 
consultation with the council’s Treasury Management team to ensure that it is 
undertaken in accordance with the council’s borrowing strategy, authorised 
borrowing limits and prudential indicators. 

 
 Finance Officer Consulted: Craig Garoghan / Rob Allen Date: 07/04/20 
 

Legal Implications: 
 
7.6 Policy & Resources Committee has delegated powers to manage corporately 

held property and is therefore the proper committee to authorise the 
appropriation for part II Housing Act 1985 purposes. All land held for part II 
purposes (provision of housing accommodation) must be accounted for within the 
Housing Revenue Account. 
 

7.7 The Council will need to follow its own Contract Standing Orders and comply with 
the public procurement regime when procuring all the contracts associated with 
the works outlined in the report.  

   
 Lawyer Consulted: Alice Rowland Date: 24/01/20 
 
 Equalities Implications: 
 
7.8 Equalities Impact Assessments will be completed for all elements of this project 

as part of the design and planning stage of proposals. Feedback from 
communities and residents gathered through the Planning For Real sessions that 
relate to Equalities issues will be incorporated into proposals. 

 
 Sustainability Implications: 
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7.9 This project can support corporate sustainability priorities by investing in 
sustainable construction methods and low carbon energy supply such as solar 
panels, and ground source heat pumps. The project is also engaged in the 
Circular Economy work and the Low Carbon Across the South East (LoCASE) 
Project, which has the potential to provide funding for further sustainability 
initiatives. 
 
Brexit Implications: 
 

7.10 Construction and labour costs may be affected by Brexit depending on the 
outcome of ongoing trade negotiations. This consideration is mitigated through a 
budget risk allowance detailed in the business case summaries of this report. 

 
 Crime & Disorder Implications:  
 
7.7 Providing dedicated Community and Youth space in the new neighbourhood hub 

supports the local agenda to reduce antisocial behaviour. 
 
 Risk and Opportunity Management Implications:  
 
7.8 The project follows corporate guidance and practice in terms of risk and 

opportunity management. Risk registers are in place for all elements of the 
project, and project/programme governance is in place to oversee mitigation and 
escalation as required. The project reports to the council’s Corporate 
Modernisation Delivery Board. 

 
 
 
 Public Health Implications: 
 
7.9 Issues relating to Public Health are aligned to priorities in the Moulsecoomb & 

Bevendean Neighbourhood Action Plan and data from the Local Insight report 
relating to Moulsecoomb & Bevendean. Both documents are included as an 
appendix to this report. 

 
 Corporate / Citywide Implications: 
 
7.10 These proposals support corporate and citywide priorities relating to Housing, 

Carbon Neutral targets, and Community Wealth building as described in the body 
of the report. 

 
 
 
 
 
 

SUPPORTING DOCUMENTATION 

 
Appendices: 
 
 

1. Planning For Real Summary Report 
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2. Community Hub Proposed Floorplans 
3. Housing Schemes Business Case 
4. Social Work Offices – Outline Design Proposals  
5. Moulsecoomb & Bevendean Neighbourhood Action Plan 
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