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1. Executive Summary 
 

Savills has been instructed by LB Hackney to review potential development opportunities within its 

existing stock and/or land holdings. The objective of the review is:  

 

• to identify existing sites or land within LB Hackney’s ownership which have the potential to 

be developed based on a set of agreed criteria;  

• to estimate the potential capacity in terms of new housing supply that the identified sites 

could generate on the basis of initial site appraisals;  

• to confirm the likely mix, size and tenure of homes on a site by site basis informed by (i) 

architectural feasibility studies or initial concept designs, (ii) planning policy requirements 

(including discussions with LB Hackney planners) and (iii) financial appraisals to confirm 

the viability of proposals being recommended.  

 

Stage 1 is the subject of this report and has involved a desk-top review of a ‘long list’ of 75 sites. 

Stage 2 is intended to take the review forward on the basis of a ‘short list’ of sites. This element of the 

review will involve:  

 

• site visits;  

• the instruction of designers;  

• the production of initial concept designs;  

• an assessment of planning policy requirements (including discussions with LB Hackney 

planners).  

 

Stage 3 of the review will involve financial appraisals of the shortlisted sites to confirm viability. It will 

also use the results of each stage of the review to draw conclusions and/or recommendations for the 

review as a whole.  

 

The review has been conducted on the basis of a combined desk-top site appraisal and density 

calculation methodology. Overall development potential or site capacity in respect of sites on the long 

list is estimated to be up to 1,198. This figure is however, subject to the caveats mentioned in the 

report relating to physical site considerations which cannot be checked on the basis of a desk-top 

appraisal, legal and financial considerations, and finally, the planning process. Within the 1,198 figure, 

32 sites with a combined estimated site capacity of up to 709 homes have been given a ‘green’ traffic 

light status, while a further 19 sites with a combined estimated site capacity of up to 489 homes have 

been given an ‘amber’ traffic light status. A further 22 sites have been given a ‘red’ traffic light status. 

Finally, 2 sites have not been given a traffic light status; again, for the reasons cited in the report.  
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2. Introduction  
 

2.1 Background 
 

Savills has been instructed by LB Hackney to review potential development opportunities within its 

existing stock and/or land holdings. This report represents the first stage of a three stage review of 

potential opportunities. Further details on the overall objective of the review and the work involved are 

set out below.  

 

Stage 1 has involved a review of the Long List Site Register included at Appendix 1. This list includes 

75 sites in total, all of which have been mapped on a Borough Wide Site Map included at Appendix 2 
1. Plans and aerial photographs of the individual sites have also been included at Appendix 3, 

excluding those Savills were subsequently asked not to review (1.34, 1.36 and 1.44 to 1.50), where 

there has been duplication (1.33) and where the extent of the site could not be identified (1.71).  

 
2.2 Objective 

 

The objective of the review is as follows:  

 

• to identify existing sites or land within LB Hackney’s ownership which have the potential to 

be developed based on a set of agreed criteria;  

• to estimate the potential capacity in terms of new housing supply that the identified sites 

could generate on the basis of initial site appraisals;  

• to confirm the likely mix, size and tenure of homes on a site by site basis informed by (i) 

architectural feasibility studies or initial concept designs, (ii) planning policy requirements 

(including discussions with LB Hackney planners) and (iii) financial appraisals to confirm 

the viability of proposals being recommended.  

 

2.3 Report Structure 
 

Stage 1 of the review is the subject of this report and has involved a desk-top analysis of a ‘long list’ 

of sites provided to Savills by LB Hackney. Further detail on the assessment criteria is set out in 

Section 3 below. Section 4 confirms the findings of the long list analysis. Finally, Section 5 confirms 

the conclusion.  

 

                                                      

1 The location of sites on the Borough Wide Site Map has been plotted on the basis of postcodes of adjacent properties where 
the site is bare land and will therefore represent an approximate location for such sites.   
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Stage 2 of the review will follow and is intended to take the process forward on the basis of a ‘short 

list’ of sites agreed with LB Hackney. This element of the review will involve:  

 

• site visits;  

• the instruction of designers;  

• the production of initial concept designs;  

• an assessment of planning policy requirements (including discussions with LB Hackney 

planners).  

 

Stage 3 is the final element of the review. This will involve financial appraisals of the shortlisted sites 

to confirm viability. It will also use the results of each stage of the review to draw conclusions and/or 

recommendations for the review as a whole.  
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3. Long List Assessment Criteria  
 
3.1 Site Ranking & Development Potential   
 

The intention of the complete review and final report is to retain all sites considered on the Long List 

Site Register, but to rank them using a traffic light methodology whereby those sites coloured green 

represent sites that Savills considers have the most development potential on the basis of agreed 

assessment criteria. Those sites coloured amber will represent sites with weaker potential given 

constraints identified and recorded as part of the three stage assessment, but sites which nonetheless 

are still considered to have development potential. Finally, those sites coloured red will be those not 

considered to have development potential for the reason(s) given. This methodology has been 

applied to the Long List Site Register in the form of a ‘RAG’ (Red/Amber/Green) status. 

 

Development potential has at this stage been expressed in terms of an indicative density or number of 

homes for each site, but it is important to note that this conclusion is ultimately subject to the outcome 

of Stage 2 and Stage 3 of the review, the initiation of full legal searches and surveys as referred to 

below and indeed testing through the planning process on the basis of detailed designs. 

 

The assessment criteria underlying the traffic light methodology has involved a desk top survey and 

analysis to map potential opportunities and constraints across the sites identified in the Long List Site 

Register. Such an analysis typically covers physical, legal, financial and planning issues. Financial 

considerations of course straddle all others and remain once development proposals are formally 

consented in planning terms, but the rationale for sequencing these issues in this way is explained 

below.  

 

3.2 Site Selection – Physical Considerations  
 

The Long List Site Register has been informed by a desk-top analysis which has considered a 

number of physical elements, including: 

  

• estimated site area (informs density or housing capacity assessment); 

• local context and character of the existing environment (e.g. proximity of adjacent 

buildings, their density and height, separation distances, overlooking, potential for Right to 

Light issues);  

• topography in terms of access to and from adopted highway, sightlines, gradient, 

orientation and other natural features which may represent a constraint (e.g. trees);  

• the presence of buildings, services or other non-natural topographical site features only if 

visually evident on the basis of the desk-top review (see legal considerations);  
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• ground conditions have not been reviewed (see legal considerations). 

 
3.3 Site Selection – Legal & Financial Considerations  

 

Ownership of a site and/or the ability to secure vacant possession can of course be a physical 

consideration in terms of the assessment of a site’s development potential. However, it is ultimately a 

legal consideration, but one which can also have potentially significant financial implications. 

Decisions to shortlist sites for development should be made with these considerations in mind and 

information on existing use helps to inform such decisions.  

 

The Long List Site Register has been compiled on the assumption that any information supplied 

relates to sites in LB Hackney’s ownership where this has been stated by LB Hackney. This should be 

formally confirmed through the procurement of a report on title which confirms any third party interests 

and/or rights prior to the implementation of any development proposals should LB Hackney decide to 

develop any of the sites directly.  

 

The scope of the Stage 1 review is a desk-top exercise not informed by site visits or access to 

information on existing services or ground conditions. Where existing services are clearly evident on a 

site on the basis of the desk-top review, this in mentioned in the Long List Site Register. The site visits 

involved in the Stage 2 review provide the opportunity to comment further on the presence of existing 

services on the shortlisted sites. Ultimately however, any development proposals should on a site by 

site basis be subject to detailed legal searches and physical surveys to establish the presence and 

capacity of existing services, bearing capacity and the presence of contamination.   

 

As already noted, ownership of a site and/or the ability to secure vacant possession is a financial 

consideration as well a legal one within the context of the site assessment process. For example, third 

party interests in part or the whole of a site may have to be acquired or compensation paid in order to 

enable development to proceed. As noted in 2.3, Stage 3 of the review considers the financial viability 

of any development proposals but, where available, information on existing use provides a preliminary 

indication of possible legal and financial constraints on development for the purposes of the long list 

review and may indeed reveal immediately that development is unlikely to be viable.  

 

Information relating to the existing use of the sites is an on-going process and vacant possession or 

the ability to secure this in a timely and viable manner represents an important hurdle for all long list 

sites to overcome as part of the short listing process.  
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3.4 Site Selection – Planning Considerations 

 

Again, as noted in 2.3, Stage 2 of this report will take the review forward on the basis of a shortlist of 

sites agreed with LB Hackney. It is this element of the review that will involve, among other things, an 

assessment of planning policy requirements (including discussions with LB Hackney planners). For 

the purposes of the Stage 1 report however, the Public Transport Accessibility Rating (PTAL) has 

been obtained and recorded for each site on the Long List Site Register 2.  

 

PTALs have an important relationship with density or the capacity of a site to accommodate housing. 

The London Plan states: “development should optimise housing output for different types of location 

within the relevant density range...” (GLA, 2011: 77). This density range is included at Appendix 4. For 

a given location and home size/type, a higher density can be accommodated where the PTAL rating 

is higher. This does not preclude the need to take account of other planning policy considerations 

which may militate against increased density, including existing local context and character, the exact 

nature of the housing requirement (including its typology), housing design, social infrastructure, open 

space and play space. In this respect, the suggested density range in the London Plan should not be 

applied “mechanistically”, but the relationship between high PTAL rating and higher density is a 

recognition of the ability to reduce parking requirements given access to existing public transport 

capacity.  

 

While a good PTAL rating does not necessarily mean increased density can be assumed given other 

potential constraints on development or planning policy requirements which may equally constrain 

development, the need to provide parking and access for parking (over and above any provision for 

emergency vehicles and refuse) is an obvious constraint on the capacity of a site to accommodate 

housing 3. PTAL is therefore a useful measure to record as part of the initial site assessment process 

and also helps to inform Stage 2 of the review.  

 

PTAL also informs the density range referred to above and this has been used to calculate the 

potential density or housing capacity of the sites under review at this stage. For the purposes of the 

review moreover, all sites have been classified as urban as opposed to central or suburban. In terms 

of unit size, a mid range 3.1 – 3.7 habitable rooms per home has been assumed. Finally, the mid 

point in the density range has been assumed. This would for example, mean 140 homes per hectare 

for an urban site in an area with a PTAL of 4 to 6 for a home containing between 3.1 and 3.7 habitable 

rooms.  

 
                                                      

2 PTALs represent a measure of the accessibility of a location or point to the public transport network, taking into account 
walking access time and service availability. PTAL ratings range from 1 (Very Poor) to 6 (Excellent) depending the public 
transport accessibility of a given location.     
3 This is particularly the case where parking needs to be provided at surface level to minimise the cost of provision. 
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It should be noted in respect of the above calculation that not all sites have a single PTAL rating, but 

for the purposes of this stage of the review, this has been assumed to be the case.  

 

Where there appears to be clear conflict between the London Plan estimate of potential density and 

the actual desk-top site appraisal, the latter has been used to inform the calculation of development 

potential. Where this has been done, a comment has been made in the relevant field of the Long List 

Site Register.   
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4. Long List of Sites  
 

4.1 Overall Development Potential 
 

The Long List Site Register confirms a density or housing capacity of up to approximately 1,198 

homes. This figure is however, subject to on-going due diligence in a number of respects. It is subject 

to further investigation of the physical site characteristics necessarily excluded from a desk top 

review. These exclusions were highlighted in 3.2 and 3.3. It is also subject to the legal and financial 

considerations discussed in 3.3. Finally, it is subject to the planning process, which was touched on 

briefly in 3.4.  

 

Subject to the above, there does appear to be significant re-development potential within LB Hackney 

sites reviewed for the purposes of the long list.  

 

The next stage is the process of short listing sites which are considered to have development 

potential.   

 

4.2 Sites with Development Potential   

 

32 sites are listed in Table 1 below and contain an estimated combined site capacity of up to 709 

homes.  These ‘green’ sites appear to stand out on the basis of the Long List Site Register, subject to 

the caveats mentioned above. These have been sorted in order of ascending estimated capacity. In 

this respect, 1.12, 1.6 and 1.3 arguably stand out in particular, but 1.32, 1.8, 1.39, 1.24, 1.37, 1.69, 

1.18, 1.5, 1.66, 1.26, 1.30, 1.9, 1.21 and 1.72 also stand out. Finally the remaining sites offer 

significant cumulative potential to increase housing supply.  

 
Table 1:  
 

RAG Status Site No.  Site Potential (LP Density 
Range/PTAL) 

  1.12 72 
  1.6 63 
  1.3 53 
  1.32 35 
  1.8 34 
  1.39 33 
  1.24 31 
  1.37 31 

  1.69 31 
  1.18 25 
  1.5 25 
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A further group of ‘amber’ sites also appear to offer good development potential on the basis of the 

desk-top review. These 19 sites are listed in Table 2 below and have an estimated combined site 

capacity of up to 489 homes. These have again been sorted in order of ascending estimated capacity. 

In this respect, 1.35, 1.25, 1.56 and 1.51 arguably stand out but, as has been stated above in respect 

of the sites in Table 1, the cumulative impact of the remaining sites should not be underestimated in 

terms of the potential contribution they can make to additional supply.  

 

It should also be noted that the Long List Site Register identified a number of the sites in Table 2 as 

having the potential to convert to a green status should certain constraints identified be addressed. 

These sites are highlighted in Table 2.   

 
Table 2:  
 

  1.66 24 
  1.26 24 
  1.30 23 
  1.9 21 
  1.21 20 

  1.72 20 

  1.59 18 
  1.28 18 
  1.38 16 

  1.52 12 
  1.42 12 

  1.64 11 
  1.11 10 

  1.57 10 

  1.55 7 
  1.31 6 

  1.54 6 
  1.23 5 
  1.40 5 
  1.17 4 

  1.70 4 

Estimated long list site capacity: 709 

RAG Status Site No.  Site Potential (LP      
Density Range/PTAL) 

Potential Green Status 1.35 191 
Potential Green Status 1.25 91 

Potential Green Status 1.56 51 
1.51 29 

Potential Green Status 1.29 17 
 1.10 16 

1.74 14 
 1.2 13 
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4.3 Constrained Sites / Sites Not Reviewed    

 

These ‘red’ sites are listed in Table 3 below.  

 

Subject again to the caveats mentioned above, 22 sites on the Long List Site Register appear to be 

constrained to the extent they should not be prioritised for re-development. Alternatively, they could 

be brought forward as part of a proposal or proposals for wider re-development of the area or estate 

in question. These include 1.4, 1.7, 1.13, 1.14, 1.16, 1.19, 1.22, 1.43, 1.53, 1.58, 1.61, 1.65 and 1.75.  

 

A number of further sites have already been discussed with LB Hackney and are not being reviewed 

for development potential. These include: 1.34, 1.36, and 144 – 1.50.  

 

Table 3: 
 

RAG Status Site No.  Site Potential (LP 
Density Range/PTAL) 

  1.4 0 
  1.7 0 
  1.13 0 
  1.14 0 
  1.16 0 
  1.19 0 
  1.22 0 
  1.34 0 
  1.36 0 
  1.43 0 

  1.44 0 

  1.45 0 

  1.46 0 

  1.47 0 

  1.48 0 

  1.49 0 

1.68 13 
 1.20 11 
 1.15 11 
 1.27 9 

1.62 6 
1.63 6 

 1.1 4 
 1.41 3 

1.60 2 
1.67 2 

Potential Green Status 1.73 1 
Estimated long list site capacity: 

 
489 
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  1.50 0 

  1.53 0 

  1.58 0 

  1.61 0 

  1.65 0 

  1.75 0 

Estimated long list site capacity: 0 
 

Two final sites – 1.33 and 1.71 – have not been reviewed. The former is a duplication of 1.30, while 

the latter cannot be identified in terms of a site area on the basis of the name supplied.  
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5. Conclusion  
 

For the purposes of this Stage 1 report, Savills produced a long list of sites for LB Hackney’s 

consideration. The review has been carried out on the basis of a list of 75 sites and has been 

conducted on the basis of a combined desk-top site appraisal and density calculation methodology 

using the potential density ranges set out in the London Plan for sites in suburban, urban and central 

locations, with a given PTAL range and assuming a given home size. In most cases the density 

calculation has been allowed to determine site capacity although this has been overridden in some 

cases where the site appraisal suggested a different conclusion. Where this has been done, it has 

been confirmed in the relevant field of the Long List Site Register.  

 

Overall development potential or site capacity in respect of sites on the long list is estimated to be up 

to 1,198. This figure is however, subject to the caveats mentioned above, namely physical site 

considerations which cannot be checked on the basis of a desk-top appraisal, the legal and financial 

considerations which have been discussed above and which will ultimately need to be addressed for 

shortlisted sites, finally, the overall capacity figure is of course subject to the constituent sites 

progressing through the planning process. 

 

Again subject to the aforementioned caveats, a list of sites on the long list does appear to stand out in 

terms of their development potential. These comprise 32 so-called ‘green’ sites highlighted in Table 1 

above and together generate an estimated site capacity of up to 709 homes. 

 

A second list of sites also appears to offer good development potential. These comprise 19 so-called 

‘amber’ sites and together generate an estimated site capacity of up to 489 homes.  

 

A number of sites are not thought by Savills to have significant potential unless they are subject to 

wider re-development proposals. These so-called ‘red’ sites are mentioned in 4.3 above and, together 

with 9 sites that Savills and LB Hackney agreed would not be subject to this review and 2 further sites 

which have not been reviewed, comprise the 22 sites in Table 3 above.  

 

Stage 2 of the review involves short listing sites from the long list in order to:  

 

• carry out site visits;  

• instruct designers;  

• produce initial concept designs;  

• undertake an assessment of planning policy requirements (including discussions with LB 

Hackney planners).  
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6. Important Note 
 

In accordance with our normal practice, we would state that this report is for general informative 

purposes only and does not constitute a formal valuation, appraisal or recommendation. It is only for 

the use of the persons to whom it is addressed and no responsibility can be accepted to any third 

party for the whole or part of its contents. It may not be published, reproduced or quoted in part or in 

whole, nor may it be used as a basis for any contract, prospectus, agreement or other document 

without prior consent, which will not be unreasonably withheld.  

 

Our findings are based on the assumptions given. As is customary with market studies, our findings 

should be regarded as valid for a limited period of time and should be subject to examination at 

regular intervals.  

 

Whilst every effort has been made to ensure that the data contained in it is correct, no responsibility 

can be taken for omissions or erroneous data provided by a third party or due to information being 

unavailable or inaccessible during the research period. The conclusion and recommendations 

contained in this report have been conscientiously prepared in the light of our experiences in the 

property market and information that we have been able to collect, but their accuracy is in no way 

guaranteed.  
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Appendix 4 London Plan Density Matrix 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Appendix 4 
 
 
Table 3.2 Sustainable residential quality (SRQ) density matrix (habitable 
rooms and dwellings per hectare) 
 
Setting Public Transport Accessibility Level (PTAL) 
                        0 to 1 2 to 3 4 to 6 
Suburban 150–200 hr/ha  150–250 hr/ha 200–350 hr/ha 
3.8–4.6 hr/unit 35–55 u/ha 35–65 u/ha 45–90 u/ha 
3.1–3.7 hr/unit 40–65 u/ha 40–80 u/ha 55–115 u/ha 
2.7–3.0 hr/unit 50–75 u/ha 50–95 u/ha 70–130 u/ha 
Urban                       150–250 hr/ha   200–450 hr/ha 200–700 hr/ha 
3.8 –4.6 hr/unit 35–65 u/ha 45–120 u/ha 45–185 u/ha 
3.1–3.7 hr/unit 40–80 u/ha 55–145 u/ha 55–225 u/ha 
2.7–3.0 hr/unit 50–95 u/ha 70–170 u/ha 70–260 u/ha 
Central            150-300 hr/ha    300–650 hr/ha 650–1100 hr/ha 
3.8–4.6 hr/unit 35–80 u/ha 65–170 u/ha 140–290 u/ha 
3.1–3.7 hr/unit 40–100 u/ha 80–210 u/ha 175–355 u/ha 
2.7–3.0 hr/unit 50–110 u/hr 100–240 u/ha 215–405 u/ha 

 
 Notes to Table 3.2 
 Appropriate density ranges are related to setting in terms of location, existing building form 

and massing, and the index of public transport accessibility (PTAL). The setting can be 
defined as: 
• central – areas with very dense development, a mix of different uses, large building 

footprints and typically buildings of four to six storeys, located within 800 metres 
walking distance of an International, Metropolitan or Major town centre. 

• urban – areas with predominantly dense development such as, for example, terraced 
houses, mansion blocks, a mix of different uses, medium building footprints and typically 
buildings of two to four storeys, located within 800 metres walking distance of a District 
centre or, along main arterial routes 

• suburban – areas with predominantly lower density development such as, for example, 
detached and semi-detached houses, predominantly residential, small building footprints 
and typically buildings of two to three storeys.  

 
3.29 The form of housing output should be determined primarily by an assessment of 

housing requirements and not by assumptions as to the built form of the 
development. While there is usually scope to provide a mix of dwelling types in 
different locations, higher density provision for smaller households should be 
focused on areas with good public transport accessibility (measured by Public 
Transport Accessibility Levels [PTALs]), and lower density development is 
generally most appropriate for family housing.  

 
3.30 Where transport assessments other than PTALs can reasonably demonstrate that a 

site has either good existing or planned public transport connectivity and capacity, 
and subject to the wider concerns of this policy, the density of a scheme may be at 
the higher end of the appropriate density range. Where connectivity and capacity are 
limited, density should be at the lower end of the appropriate range. The Housing 
SPG will provides further guidance on implementation of this policy in different 
circumstances including mixed use development, taking into account plot ratio and 



vertical and horizontal mixes of use. 
  
3.31 Residential density figures should be based on net residential area, which includes 

internal roads and ancillary open spaces. Family housing is generally defined as 
having three or more bedrooms. Car parking provision should be in accordance with 
the standards outlined in Chapter 6. The Housing SPG will provide guidance on 
addressing the relationships between car parking provision, development density 
and levels of public transport accessibility in different types of location. 

 
Extract from the London Plan (2011). 


