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1.0 INTRODUCTION
This report comprises of a development plan for Lace House, located in Brighton, BN1 1NH. 
Lace House was constructed in the late 1760’s and was used as Woodgate’s Library. The infamous black China cat, some suggesting it is meant to be a jaguar as it was converted to a car showroom in 1926 featuring several luxury brans such as Rolls Royce, Bentley, Bristol, Lagonda, Alvis, and Jowett. The building was later changed into offices in 1973 and has remained in this use since. The office has now become redundant, and approvals are being requested to change the property into residential apartments. (Oakley Property, n.d)
Lace House is situated in central Brighton on the Old Steine, directly north of the Palace Pier. This location is situated in an easily reachable area; the Brighton mainline railway station is 0.8miles away and provides direct connections to central London, Portsmouth, Southampton, and the surrounding region. There is a bus stop directly in front of the building, while additional bus services can be accessed at the Poole Valley Coach Station. (BH2015/03656, 2015) 
The building is currently five storeys tall in elevation, with a basement and the proposed use has no plans to change the building footprint. The proposed development is to convert the current offices into residential flats, resulting in 9no. proposed units over the six storeys in total. The basement level is proposed to contain a dedicated cycle storage, boiler room and bin storage area.
The property is in a dilapidated condition and is no longer suitable for contemporary commercial purposes. The structure needs a complete interior removal, structural evaluations, and significant renovation. (HAPA Architects, 2023)
Some sources state that the building is a Grade II listed building for the black cat, however, on English Heritage there is no mention of it being listed.
1.1 Market Research Resources and Evidence 
A variety of market research sources were utilised to determine the Lace House development’s financial viability and to confirm the validity of hypothesis about sale values, costs, and demand.
The average local sales data (Old Steine, Kemp Town, and North Laine) for apartments/flats from 2020-2025, sourced from Rightmove, indicate the following: - 
· 2020 – 2 bedrooms (68m²) = £253,000.00
· 2023 – 1 bedroom = £295,000.00
· 2024 – 1 bedroom (42m²) = £285,000.00
· 2024 – 2 bedrooms (88m²) = £370,000.00
We can conservatively say that average prices for a 1-bedroom flat are £250k and for a 2-bedroom flat is £325k, for well-executed renovations. With the proposals being for two 2-bedroom flats and seven 1-bedroom flats, the proposed Gross Development Value (GDV) is as follows: -
· 2024 1-bedroom Sale Price (£285k) – 285k x 7 = £1,995,000.00
· 2024 2-bedroom Sale Price (£370k) – 370k x 2 = £740,000.00
· Total = £2,735,00.00
Whereas average monthly rentals for flats/apartments in the BN1 postcode area are as follows: -
· 2024 – 1-bedroom Flat = £1,300.00 pcm
· 2024 – 2-bedroom Flat = £1,600.00 pcm
With the proposals listed above, the rental income projection is as follows: -
· 2024 – 1-bedroom Rental Price (£1,300.00) – 1,300 x 7 x 12 = £109,200.00 per year
· 2024 – 2-bedroom Rental Price (£1,600.00) – 1,600 x 2 x 12 = £38,400.00 per year (Home.co.uk, 2024)
With reference to the ‘Brighton and Hove Strategic Housing Market Assessment, 2023’ there is a demand for one- and two-bedroom apartments in the BN1 postcode area. (Iceni Projects, 2023)
The SPONS Architects’ and Builders’ Price Book 2023 will also be utilised in the following sections.





























2.0 IDENTIFICATION OF CAPITAL COSTS
This section outlines the capital costs related to the proposed development of Lace House, based on the SPONS 2023 guidelines and market-consistent assumptions for a mid-high quality residential renovation project.
The asset value in its dilapidated state is valued at £1,316,500.00.
2.1 Assumed Design Phase Costs
The costs associated with the design phase have been sources from the SPONS 2023 section titles ‘Fees for Professional Services’. For all the professional services, namely fees for architects, preliminary surveys, quantity surveyors, consulting engineers and similar costs have been calculated as 10% of the overall proposed construction expense. Based upon the suggested construction cost of £1,001,680.00, which is calculated at a rate of £1,900.00 per square metre for renovations of medium to high complexity, this is due to the conversation areas and change of use involved. (SPONS, 2023)
2.2 Contract Value of Construction Phase
According to SPONS guidance, the estimated refurbishment cost for this kind of building is approximately, £1,900.00 per square metre. The estimated construction value is £1,001,680.00 for a building that has a total internal area of 527.2m².
2.3 Additional Infrastructure Upgrades Required
Given the buildings age and dilapidated condition, there is a potential for additional infrastructure upgrades (pending results of preliminary surveys) some of which include, but not limited to: -
· Potential structural upgrades;
· Fire Safety and Insulation to meet building regulations;
· MEP (Mechanical, Electrical and Plumbing) systems;
Assumption that 40% of the building would need upgrading to potential structural upgrades, the following costs are estimated: -
· Damp-proof Course Injection (high performance) – Zedex CPT Horizontal DPC ≤ 225mm - £21.21/m²
· Floor strengthening or wall repairs are not specifically itemised in SPONS 2023, but based on average UK costs, repair and maintenance on masonry walls are £65.00/m² and standard floor strengthening at £16.00/m² (mybuilder.com, 2025)
· Approximate Cost = £21,554.04
Assumption that 100% of the building would need MEP systems replaced/installed, the following costs are estimated using SPONS Architect and Builders’ price list and not derived from Spon’s Mechanical and Electrical Services Price Book: -
· Full mechanical and electrical (central heating, electrical installation, ventilation systems etc) – Middle Range - £45.00/m²
· Approximate Cost = £23,724.00 (SPONS, 2023)
Assumption that 100% of the building would need upgrading for fire safety and insulation upgrades, the following costs are estimated: -
· Fire Doors (FD30) 826mm x 2040mm - £200.56 each
· Intumescent Seals (Factory Installed) - £38.88/door
· Approximate Cost based on 10 doors = £2,394.40
There may be other further upgrades required based on the findings of surveys, however, the above assumed extras are totalled at approximately £47,672.80.































3.0 REVIEW OF SIMILAR DEVELOPMENT 
This section reviews two sample housing projects that are pertinent to the proposed Lace House renovation. One illustrates a comparable scope and situation, while the other demonstrates exemplary practices in delivering sustainable and ethical housing.
3.1 Similar Scale and Specification 
Palmeira Yard was built in 1893 to serve as a storage facility for the Brighton and Hove Co-operative Supply Association. Designed by Thomas Lainson, the structure showcased decorative terracotta features and contained stables for horse-drawn deliveries. In the middle of the 20th century, it was bought by Pickfords for the purpose of furniture storage. 
English heritage has listed the building at Grade II for its architectural and historical importance.
From 2004 to 2006, R H Partnership Architects undertook a careful transformation of the building into twenty loft-style apartments, with numerous units designed for both living and working. (Kkeps, 2010)
This project is similar to the Lace House proposed renovation works because it involves elements of heritage preservation and aimed to convert a commercial building into usable residential flats, all while maintaining the original building footprint. Although there is no detailed project case study documenting every challenge faced, we can recognise the likely challenges based on heritage, structural modification, and the context of comparable adaptive reuse projects near Palmeira Yard.
The Grade II listed status of the building indicated that any changes would need Listed Building consent, obliging the developers to maintain historical elements like the terracotta, arched windows and doors etc. The external finishing and detailing needed to be preserved or repaired using comparable materials. (The Planning Inspectorate, 2017)
Furthermore, the initial structure featured spacious open-plan layouts with load-bearing floor plates and high ceilings. Transforming this into self-contained apartments with contemporary design would require construction of new internal walls, enhanced floor stability and installation of several service risers (plumbing and electrical systems) at the very minimum.
Similarly to Lace House, compliance with modern building regulations would have had to be achieved, specifically in regard to fire safety and thermal performance.
We can estimate the cost of this with reference to 2006 SPONS and refurbishment benchmarks, from the listings on Elliots Estate Agents the approximate floor area is 98.67m². Based on SPONS price book 2006, complex refurbishment it between £1,400 - £1,800/m², if we take a median price of £1,600.00/m² and there being twenty loft-style apartments at approximately 100m² each the approximate refurbishment cost can be estimated at £3,200,000.00. (SPONS, 2006)
3.2 Best Practice Development 
Another related project from which the Lace House development can gain helpful insights and effective practices for transforming historical buildings into contemporary livings spaces is The French Convalescent Home (The French Apartments).
The French Convalescent Home, located on De Courcel Road in Brighton, was established in 1896 to take convalescents from the French Hospital in Shaftesbury Avenue, London. Over the years, it evolved into a retirement home for French and various nationalities, and it was managed by religious sisters until 1987. The building was sold in 1999 and was subsequently listed as a Grade II site where it was later re-developed into fourteen residential flats, namely The French Apartments. (mybrightonandhove, 2018)
This project would face the same challenges as the exemplar listed above and Lace House, including maintaining historical elements and building footprint, preserving important architectural features whilst updating the interior to meet modern living standards.
The project can be classified as a ‘best practice development’ due to the following points: -
· The project did not include any demolition activities and preserved considerable elements of architectural heritage, such as the original French Renaissance façade, slate roofs with stone accents, historic windows, and wrought iron railings. This is consistent with the principles established by Historic England and SPAB (The Society for the Protection of Ancient Buildings); 
· The internal redesign into fourteen luxury apartments did not change the exterior look of the building. This suggests that the renovation probably utilised insulation and service systems appropriate for historic buildings, such as breathable materials and non-invasive risers; (Limited, A. 2013)
· Adaptive reuse is naturally sustainable because it maintains the original structure, thereby preventing the carbon emissions associated with demolition and new construction;
· The developers secure Listed Building Consent and planning approval by demonstrating high standard of design and respect for historical heritage; and
· This is illustrated by the building offering excellent residences that consistently excel in the real estate market, as shown by a 3-bedroom apartment currently priced around £635,000.00 today. (hwestateagents, 2025)


















4.0 RISKS AND OPPORTUNITIES 
There are a variety of risks and opportunities associated with a renovation project such as  Lace House some of which are discussed in the following sections.
4.1 Risks
The following risks have been identified with this specific project: -
· Planning constraints (high impact)– the site is situated in a conservation area close to heritage assets may result in delays and incur extra expenses to satisfy particular regulations;
· Structural implications (high impact) – hidden structural defects such as moisture, rot, subsidence etc can result in higher expenses due to the necessary repair work;
· Cost inflation and Market Volatility (medium impact)– material and labour cost can increase unexpectedly;
· Asbestos (medium impact) – potential for legacy materials such as asbestos and lead to be discovered resulting in high removal costs;
· Access Restraints (low impact) – the location is restricted with limited options for delivery access or on-street loading, which may lead to delays and raise costs for traffic management;
· Drainage and Utilities (medium impact) – drainage and other utilities may be undersized for the proposed development resulting in costly infrastructure upgrades;
· Security (low impact) – vacant buildings are often at risk of trespassing or theft, which raises the likelihood of insurance claims and possible loss of materials and equipment.
4.2 Opportunities 
The following opportunities have been identified with this specific project: -
· High demand (high value)– Central Brighton experiences significant market demand for one to two-bedroom apartments, which has the potential to elevate GDV and rental forecasts;
· Sustainability (high value) – opportunity to enhance energy efficiency in a historical building, aligning with ESG (Environmental, Social and Governance) objectives and reduces long-term energy costs;
· Affordable Housing (medium value) – since the development includes fewer than ten units, there is a possibility of being exempt from S106 affordable housing obligations, which may enhance the developer’s profit margin;
· Heritage Grants (high value) – access to government funding such as ‘the National Lottery Heritage Fund’ which granted to a project in Brighton in 2022;
· Marketing (medium value) – chance to expand online portfolio to include a more intricate renovation project will lead to an increased perception of value, and construction sites can serve to promote the company brand.
4.3 Summary
Although there are more risks associated with this project than opportunities, these impacts can be reduced by completing a mitigation plan. Some of these mitigations include, but not limited to: -
· Early consultation with planning and relevant authorities;
· Full structural and preliminary surveys;
· Secure reliable contractors and suppliers;
· Schedule delivery times and include traffic management plan;
· Asbestos survey before commencement of any works;
· Undertaken capacity check with utility provides at planning stage;
· Secure the site with surveillance and appropriate security measures.




























5.0 RETURN ON INVESTMENT
A Return on Investment (ROI) has been calculated for a two-year assessment of the entire project, including land acquisition costs, construction costs, sale revenues, and projected profits.
A summary of the approximate calculated costs are as follows: -
· Land Value - £1,316,500.00
· Construction Contract Value - £1,001,680.00
· Professional Fees (10%) - £100,186.00
· Potential Infrastructure Requirements - £47,672.80
· Approximate Marketing and Legal Costs - £80,000.00
· Contingency (10%) - £100,186.00
· Total Approximate Development Cost = £2,646,224.80
The assumed GDV value is as follows: -
· 7 x 1-bed flats (£285k) = £1,995,000.00
· 2 x 2-bed flats (£370k) = £740,000.00
Total approximate GDV is £2,735,000.00.
The profit is calculated at: Profit = GDV – TDC = 2,735,000.00 - £2,646,224.80 = £88,775.20
Therefore, the ROI is calculated at: ROI = Profit / TDC x 100 = 88,775.20 / 2,646,224.80 x 100 = 3.4%.
The projected ROI is positive, making this project viable but with very small margins. (Beattie, A, 2025)















6.0 SUMMARY
The suggested redevelopment of Lace House, situated on Old Steine Road, Brighton, aims to transform an unused commercial building into nine residential apartments, which will include both one- and two-bedroom units.
The building is located in a conservation area, close to historic sites like the Royal Pavillion, necessitating a careful design strategy that respects heritage.
With a total internal space of 527.2m², the project aims to preserve important architectural elements while enhancing the building to meet contemporary residential standards. The projected overall development expenditure is approximately £2.67 million, which encompasses land purchase, renovation costs, professional services, potential improvements to infrastructure, and a reserve for unforeseen circumstances.
Sales comparison from 2024 estimated the GDV value at £2.7 million resulting in a marginal profit with approximately 3.4% return on investment. Nonetheless, with slight increase in sale figures, enhanced energy efficiency, or growth in asset value, the project may increase a return of 5% within two years following construction completion.
The main risks involve uncertainties related to the building and environment, limitations on planning and other approvals, and difficulties in updating modern services within historical structures. However, there are several opportunities: the need for distinctive city-centre apartments, the possibility of exemption from contributions towards affordable housing, and the chance to improve environmentally friendly standards. 
Similar projects illustrate the feasibility of renovating heritage buildings in Brighton and using best practice project guidelines, can lead to benefits of sustainable design. With careful management, the Lace House project has potential to provide residential housing that is sensitive to heritage and responsive to market demands.
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