Princes Parade Feasibility Analysis – Commercial in Confidence

Introduction
GVA has been retained by Shepway District Council to review and potential development options for a
range of sites across the District. Each of these sites has a potential relationship to the Prince Parade
site. In some cases existing activities may be relocated to Princes Parade, in others investment at
Princes Parade voids unimplemented proposals for sites.
The purpose of this report is to:
•
•
•
•

Consider options for the mix and extent of new uses at Princes Parade
Establish costs of provision at Princes Parade
Establish potential receipts from disposal of public sector sites for residential use as they are
vacated or their requirement voided
Provide SDC with the basis to make an informed decision across community infrastructure and site
development domains

This report reviews a set of initial options that focuses on community infrastructure roles for Princes
Parade. The location of a leisure centre and school is reviewed. It also reviews subsequent options that
include a refined leisure centre proposal and housing on the site

Initial Proposals for Princes Parade
A set of initial proposals were prepared for Princes Parade including a leisure centre and a new
elementary school, as well as new park and landscape spaces. While proposals from the Council’s
leisure consultants have located the leisure facility at the west of the site, co-location with the school
would suggest both facilities are located at the east end of the site, where they can be integrated with
the community and the potential of a pedestrian bridge back to local bus stops.

Princes Parade Community Infrastructure Cost Basis
Costs for a core leisure centre building were provided by Strategic Leisure, retained as advisors by the
Council. Cost estimates were provided by Strategic Leisure. It is noted that these costs had no external
works / site services and infrastructure / car park included, and assumed good ground conditions. Such
a facility would require external works and the history of the Princes Parade site as aggregate
extraction, landfill and location of canal dredging material suggest that special foundations would be
required.
Additional advice on structural requirements was sought from URS and estimates of cost were sought
from Davis Langdon/Aecom. It is assumed that a 3,910 sqm facility would require piling foundations in
addition to standard foundations given reported ground conditions at Princes Parade. An approach
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that assumed a 4,000 sqm parking area and its associated foundations was costed. Costs for the school
were based on per square metre typical costs and also the application of foundation requirements
that respond to conditions at Princes Parade. Although costs were not based on specific designs, they
are based on typical approaches and the scale of activity required. A further allowance for the
disposal of any contaminants required following excavations was also identified.
The following costs were identified.
Swimming Pool
Facility Construction
Standard Foundation
Piling Foundation
Parking Area
Special Foundation
Total
Area

Area
3910
3910
3910
4000
4000

Unit Cost (sqm)

School

Area

Unit Cost (sqm)

Facility Construction
Standard Foundation
Piling Foundation
Parking Area
Special Foundation
Playing Fields
Area

1800
1800
1800
1000
1000
5000
7800

£
£
£
£
£
£

1,500
70
100
75
75
25

£
£
£
£
£
£

2,700,000
126,000
180,000
75,000
75,000
125,000

Open Space

12500

£

25

£

312,500

£

312,500

Disposal of Contaminants

£

500,000

£

500,000

Pedestrian Bridge

£

400,000

£

400,000

£
£
£
£

70
100
75
40

Cost
£ 11,900,000
£
273,700
£
391,000
£
300,000
£
160,000

7910

Total

Total

£ 13,024,700

Cost

Total

£ 3,281,000

£17,518,200

Linked Development Sites
In addition to Princes Parade, three additional sites have been considered. These include:
•

The existing Swimming Pool site at South Road in Hythe. Relocation of the pool to Princes Parade
could release this seafront site for residential development. The site is owned by SDC.

•

The existing Seabrook Elementary School Site in Seabrook. Relocation of the school to a new and
expanded facility at Princes Parade could also release this site for residential development. The site
is owned by the school / church commissioners.

•

The Eversley Road site. This site is owned by Kent County Council as was originally acquired to
provide a site for a new elementary school in the area. Location of an elementary school at Princes
Parade would allow release of the site for other uses.

The premise is that the receipts from these sites could assist with funding of proposals for Princes Parade.
Mechanisms for transferring value in support of the schemes will need to be resolved.
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Development Capacities at Related Sites
In addition to this, a series of investigations of related sites identified what their development potential
would be in the event that current uses were relocated to Princes Parade or they were made available
for residential development. Basic proposals for these sites were:
•
•
•

South Road: 60 flats
Seabrook School Site: 12 units - a mix of terraces, two bed homes and houses
Eversley Road Site: 40 townhomes and semi-detached homes

Overall, this is approximately 112 homes.

South Road Site
4,100sqm accommodation
60 flats
Sensitive massing
Undercroft parking
New public realm
New pedestrian connection
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Seabrook School Site
1,250sqm accommodation
4 townhouses
2 houses facing the canal
6 flats
New pedestrian connections
Protects future connections

Eversley Road Site
1.3 Ha site
Relatively unconstrained
Potential for approximately 40
dwellings at conventional suburban
density
Unlikely to be suitable for flats - may
be suitable for some sheltered
accommodation
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Potential Sales Receipts
The above scenarios were subject to a financial assessment.
Market analysis has identified that flats in the Hythe market area sell for approximately £180,000 for a 2
bedroom units. However, there is a wide range of values, with some units on the market for more than
£300,000. Seafront locations have a premium. Houses in this market area range from £200,000 for
smaller terraces to £380,000 for semi-detached homes in preferred locations. Detached homes can
range up to £700,000 depending on size, location and site.
The following indicative values have been applied
Site
South Road
Seabrook
Seabrook
Seabrook
Eversley Rd

Type
Flats
Flats
Terrace
House
House

NIA/SQM
55
63
100
119
95

Value /SQM
£3710
£3250
£2650
£2650
£2915

Market Value
£205,000
£205,000
£265,000
£320,000
£280,000

It has been assumed that 20% of units would be affordable housing. For these, receipts would be limited
to development costs.
Based on the above, potential receipts from sale of units would be circa:
•
•
•

South Road: £11.1m
Seabrook School Site: £2.8m
Eversley Road Site: £10.2m

Potential Development Costs
It is assumed that base construction costs for flats are £1,100 per square metre in this market. It is also
assumed that base construction costs for houses area £1,000 per square metre.
For the purposes of establishing the sales and receipt basis a Gross External Area to Net Internal Area
ratio has been set at 84% for flats and 95% for houses.
Additional non-capital costs assumptions include:
•
•
•
•

Construction Contingency: 10%
Professional Fees: 7%
Funding: 7.0%
Profit : 17.5%

Additional allowances for demolition of existing facilities and installation of access, circulation and
landscaping would be required.
Based on the above, the potential costs of development would be
•
•
•

South Road: £6.4m
Seabrook School Site: £1.9m
Eversley Road Site: £5.9m

Potential Site Receipts
On the above basis, the potential receipts from the sale of these sites would be:
•
•
•

South Road: £4.5m
Seabrook School Site: £0.75m
Eversley Road Site: £4.1m

This would indicate potential site receipts of £9.35m overall.
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Initial Summary Financial Assessment
Based on the above it is considered that there would be a funding gap of £8.15m based on costs for
new facilities at Princes Parade of £17.5 m and potential funding from disposal of other sites of £9.35m

Further Investigations
Based on the above, GVA was asked to consider the impact of a modified and lower cost leisure
centre proposal and the addition of housing to Princes Parade as a source of additional potential land
receipts.
Modified Leisure Centre
The modified leisure centre was based on an Enhanced ARC Model with an estimated capital cost of
£7,700,000. However, it was noted that, as previously, these costs did not include foundations relating to
conditions at Princes Parade, parking and other external works. Given the above analysis we have
added £1,125,000 as an assessment of these additional costs at the site required to deliver the scheme.
This generates an assessed project cost of £8,825,000.
Refined Princes Parade Community Infrastructure Cost
Based on the above, the refined scheme for Princes Parade overall would be £12,920,000 or
approximately £12.9m
Princes Parade Housing Scenario 1
At the request of SDC the first additional scenario considered the addition of 12 low rise, single storey
larger homes for private purchase. The premise was that these could be integrated into the landscape
and also provide a source of higher receipts associated with premium homes. It is assumed that such a
development would occur on a 1 hectare site.

We anticipate total development costs of circa £6.8m. This includes construction costs, contingency,
fees, financing and profit requirements. As with other activities proposed for the site, an allowance for
site preparation, foundations and soil mitigation would be required.
We have assessed a scenario based on a 180 sqm / 1,900 sqft model. Review of the property market
suggests that detached homes in the Hythe area have values that are is circa £3,200 per sqm / £300
per sqft. This would place these homes in a circa £570,000 value range. Although Prince Parade offers
the attraction of a seafront setting, it is considered that there is a ceiling to values in the area. Prices
above this range are associated with villa style homes with large gardens and often elevated positions.
At the upper end of local prices ranges, the pace of sales may be modest.
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We anticipate this scheme would generate overall sales receipts of £6.7m. We have assumed a 20%
affordable housing provision.
This scheme would generate a slightly negative value. Negotiations around affordable housing may
generate a neutral position.
Considerations relating to this scenario are:
•
•
•
•

Constraints on the ability of a single storey scheme to respond to a flood context, with the absence
of upper floor space;
In-efficient use of land, particularly where the ratio of homes developed is low compared to a large
area of land to be remediated per unit;
A low height profile limiting sea views, and hence values;
Whether a public benefit case can be made for the development in heritage terms.

Princes Parade Housing Scenario 2
We have also considered a scenario that would provide 36 townhomes on the same area of
development. The intention is to improve the efficiency of land use and reduce site preparation costs
per unit.

We anticipate total development costs of circa £9.5m. This includes construction costs, contingency,
fees, financing and profit requirements. As with other activities proposed for the site, an allowance for
site preparation, foundations and soil mitigation would be required.
We have assessed a scenario based on a 90 sqm / 950 sqft model. Review of the property market
suggests that detached homes in the Hythe area have values that are is circa £3,710 per sqm / £350
per sqft. This would place these homes in a circa £330,000 value range. This is close to the average for 3
bedroom homes in the Hythe area, and units could be expected to sell relatively quickly.
We anticipate this scheme would generate overall sales receipts of circa £11.9m. This includes 20% of
units as affordable housing, with receipts at cost.
This would indicate a potential receipts of £2.4m overall.
The difference in potential receipt is based on a ceiling on values associated with larger homes with a
larger individual footprint on one hand, and the fixed costs associated with site preparation, special
foundations and soil mitigation on the other. The principle is that higher density developments would be
better able to balance these fixed costs. It should be noted that although additional allowances have
been made here, these costs will need to be confirmed based on the result of site investigations.
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Summary Findings
The following represents a summary of findings relating to a refined and lower cost leisure centre
proposal and the inclusion of a focused townhome development at Princes Parade.
Potential Residential Land Receipts
South Road:
£4.5m
Seabrook School Site:
£0.75m
Eversley Road Site:
£4.1m
Princes Parade:
£2.0m
Sub Total:
£11.35m
Princes Parade Community Infrastructure Costs
Leisure Centre
£8.8m
School
£3.3m
Open Space
£0.3m
Soils
£0.5m
Ped Bridge
£0.4m
Sub Total
£13.3m
Based on this analysis there is a circa £1.95 m gap between potential residential land receipts from
linked sites and costs for community infrastructure provision at Princes Parade.
Site specific investigations and designs may increase or decrease costs. Residential market values are
subject to change. Residential land values are also subject to change, and movements may anticipate
or lag house price changes. However, the above provides and order or magnitude indication of
potential additional funding requirements to assist in SDC decision making.

This assessment has been carried out by GVA for feasibility purposes only and does not represent a
formal valuation of any of the sites addressed. This advice is exempt from the current RICS Appraisal
and Valuation Standards and as such cannot be regarded as, or relied upon as, a valuation.
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