
 

Place-Making & Regeneration Investment 
Framework (RIF)  
 
1 Introduction  
 
1.1 In September 2019, the Council adopted ‘Enhance East Hants’ – East 

Hampshire’s Place Making Strategy 2019-36. The strategy sets out how the 
Council will work with private, public and third sector partners to deliver 
ambitious place-making initiatives and projects, which will enhance the 
District. 

  
Enhance East Hampshire – Place-Making Strategy  
https://www.easthants.gov.uk/sites/default/files/documents/Enhance%20East
%20Hampshire%20Place-Making%20Strategy.pdf 

 
1.2 One of the key strands within the adopted strategy is to ‘co-ordinate and make 

better use of Council resources’ and within this, it states that ‘where it is viable 
and prudent, the District Council will use its resources to make strategic 
acquisitions and investment to help deliver place-making visions and 
priorities.’  

 
1.3 The Council is committed to promoting development and investment in East 

Hampshire, particularly within our main towns and villages, in order to ensure 
East Hampshire continues to be a safe, attractive and successful place. This 
can be achieved if the Council, businesses, residents and future investors 
work together, with the aim of providing quality new jobs, homes and 
community facilities.  

 
1.4 This Policy Framework document sets out the strategy for investment in land, 

property and infrastructure for the purposes of place shaping, regeneration 
and economic development. The framework reflects a suitable balance 
between the risks inherent in these types of investments and the wider 
regeneration outcomes or financial rewards obtainable. This within the context 
of appropriately limiting & managing risks. It also has regard to the Statutory 
Guidance issued by the Ministry of Housing, Communities and Local 
Government (MHCLG).  

 
1.5 This framework enables the Council to acquire, develop, dispose and promote 

the development of land and property for the purposes of enabling place-
making, regeneration and economic development within the District. This 
framework also permits opportunities for co-investment with partner 
organisations of good financial and reputational standing. 

 

 
 
 
 

https://www.easthants.gov.uk/sites/default/files/documents/Enhance%20East%20Hampshire%20Place-Making%20Strategy.pdf
https://www.easthants.gov.uk/sites/default/files/documents/Enhance%20East%20Hampshire%20Place-Making%20Strategy.pdf


 
2 Objective and Scope  

 
2.1 The overall objective of the Regeneration Investment Framework is to 

enhance the quality of life in East Hampshire through the acquisition & 
disposal of land and property for the purposes of regeneration and place-
making. This includes the delivery of economic, social and environmental 
improvements. By creating such positive change, this will in turn reduce 
demand for Council services and improve financial sustainability in the long 
term.  

 
2.2 This policy framework is distinct from the Councils Commercial Property 

Investment Strategy 2017-22 which provides a framework for the Council to 
acquire and dispose of strategic property assets for investment purposes only 
and supports the Council’s Medium Term Financial Strategy (MTFS). The 
Council’s Property Investment Strategy was developed for the purposes of 
deriving a long term, sustainable revenue stream supported by strict 
investment criteria. Given the nature of the type of regeneration and place-
making initiatives, it is unlikely that those criteria would be met, hence the 
need for a new Regeneration Investment Framework.  
 

2.3 Where appropriate, the Council will use and promote such investments under 
its Invest for Growth brand. 

 

3 Placemaking & Regeneration Investments – focus   
 
3.1 The focus of the RIF is to make investments for the purposes of place making, 

regeneration and economic development, through acquisition, development, 
retention & management and disposal of good quality investments.  

 
3.2 This enables the council to deliver regeneration & place making outcomes for 

East Hampshire and address market failure through:  
 

 Development in our Town Centres - successful regeneration of East 
Hampshire’s Town Centres is crucial to improving economic performance 
and driving future investment and development in the district   

 Acquisition of employment land – to ensure adequate deliverable supply of 
employment sites allowing creation and retention of high quality 
sustainable employment within East Hampshire. This will also enable the 
council to guard against loss of employment land to higher value uses 
which is a key challenge in the district.   

 Opportunities that have strategic importance within East Hampshire, such 
as those that will;  

 enhance key towns and villages   

 improve key economic sectors (advanced manufacturing/ 

engineering/ digital/ clean growth)  



 
 address issues such as social welfare, deprivation and child poverty  

 Support environmental sustainability  

 
3.3 The Regeneration Investment Framework opportunities do not exclude 

residential property, although it does envisage that any residential 
opportunities are more likely to come forward as part of enabling development 
or hybrid/ mixed uses schemes.  

 

4 Financial parameters  
 
4.1 The yield required for Regeneration Investment opportunities is set at 0% 

minimum return over forecast borrowing costs and any other relevant 
operating costs (including operational costs through any construction and 
operational phases), taking into account the expected average return over a 
5-year period from the expected date of completion. On this basis, it is 
imperative that such opportunities are subjected to a sensitivity analysis as 
part of the business case required.  

 
4.2 All investment decisions will need to made in accordance with the Council's 

Treasury regulations. Where projects have the potential to general a 
commercial return, these projects will be prioritised. 

 
4.3 Opportunities will only be pursued where there is a clear business case 

demonstrating how it will contribute to place making and regeneration in East 
Hampshire within the above financial criteria.  

 
4.4 The framework does permit opportunities for co-investment with partner 

organisations of good financial and reputational standing.  

 

5 Governance  
 
5.1 This policy framework envisages proposals that meet the criteria in Appendix 

1. For such opportunities it is anticipated that there will be four stages of 
consideration;  

 

 Stage 1: Approval of the concept and development of an outline business 
case (PRIB). 

 Stage 2: Recommendation to Cabinet to develop a detailed business case 
(PRIB). 

 Stage 3: Approval of the making of a detailed business case and 
associated allocation of funds (CABINET) 

 Stage 4: Review of detailed business case and recommendation to 
Cabinet to proceed (or not) based upon a detailed business plan (PRIB)  

 Stage 5: Agreement to transact (complete) (CABINET)  
 



 
5.2 Under this Policy Framework a new forum - The Property and Regeneration 

Investment Board (PRIB) will be established. This group will oversee the 
development and approval of projects under this framework. It is envisaged 
that the group will have an agenda in two parts one to consider property 
investments the other to consider regeneration investments under this policy 
framework. Draft terms of reference for the PRIB are included in Appendix 2.  

 
5.3 For the acquisition and development of employment land, business cases 

may proceed in two stages one for the acquisition of the land followed by a 
business case for the development project. This is to ensure the Council is 
able to secure the land in the first instance and then consider options for how 
development is brought forward within the financial parameters stated in the 
policy.   

 
5.4 It is however recognised that there may be some situations in which a 

regeneration opportunity arises at short notice, for example an employment 
site with a specific bid deadline. In these circumstances as full an appraisal as 
possible will need to be undertaken, and the PRIB will have to consider 
whether it has sufficient information upon which to recommend to Cabinet for 
a robust decision to proceed.  

 
5.5 Detailed business cases will be produced, in line with Treasury approved 

Green Book methodology. In particular this will involve a clear justification of 
why public sector intervention by the Council is necessary. This will need to 
include a funding/financial plan to ensure the proposal fits within the financial 
regulations and parameters agreed. Full business cases will also incorporate 
a wider assessment of risks and benefits also need to be considered in 
respect of opportunities for Regeneration Investment.  

 
5.6 The authority to transact represents stage 5 of the process and will be 

formally approved by Cabinet and supported by a covering report along and 
full business case appended.  

 
 

6 Oversight  
 
6.1 Following a decision to proceed with a proposal, whether an Investment 

proposal or a Regeneration Investment proposal, the PRIB will maintain an 
oversight of their progress, in the context of:  

 
1. The Enhance East Hants Strategy  

2. Overall financial performance  

3. Delivery of place-making & regeneration outcomes   

4. Appropriate management of risk  

 



 
 

7 Due Diligence  
 
7.1 Detailed and thorough due diligence is required to be undertaken in respect of 

all proposals. Appendix 1 sets out a framework for the due diligence that will 
be undertaken. 

 

 
  



 

Appendix 1: Regeneration Investments –  
Assessment criteria & approach to due diligence  
 

Background  
 
As clarification the following description has been used;   
 

 “Regeneration Investments”. These are property purchases or disposals, 
private sector or Council development projects within East Hampshire for the 
purposes of regeneration and place-making within the district  

 
This appendix sets out an outline of the assessment criteria and due diligence 
approach for Regeneration investments. The approach adopted should reflect a 
suitable balance between the risks inherent in the types of property/investments to 
be acquired (or disposed) and the regeneration benefits and/ or financial rewards 
obtainable whilst appropriately limiting risks.   
 
 

Criteria  
 

Description  

Target yield 
requirement  

0% above forecast borrowing costs and forecasting relevant ongoing 
costs (in real terms)  
 
Yield to be an average of an appropriate and initial five-year period  
 
Forecast to be subject to sensitivity analysis of estimates to ensure 0% 
return can be realistically achieved  
 
To be presented as an appraisal at Stage 1 and Stage 2 of the decision-
making process  
 
IRR calculations will be carried out to model the expected cash flows 
from each investment along with the capital value of the asset at the 
end of the period over which the cash flow analysis is being measured.  
 
Anticipated returns can be modelled on different bases to reflect the 
range of risks applicable in each case to properly reflect the measured 
risks  
 
 

Investment leverage   
 
 

Projects should enable external funding and investment  

Geography  Within East Hampshire District  
 
Regeneration opportunities on the periphery of the district that bring 
clear benefits to East Hampshire may also be considered   
 

Benefits  Regeneration investments will be required to demonstrate clear 
economic, social and environmental benefits as part of the Outline 
business case (Stage 1) and Full business case (Stage 2) process.  
 

Strategic alignment  Clear linkage to EHDC Place-making strategy & Corporate Plan should 
be demonstrated at Stage 1 and Stage 2.  



 
 

Market failure  Clear evidence that intervention by the Council (and where applicable 
other public sector organisations) is necessary   
 

Independent valuation 
of asset (including 
capital value at the end 
of the project)   
 
 

Required if applicable   

Condition survey  
 

Required if applicable (buildings)  

Independent 
assessment of asset 
life  
 
 

Required if applicable   

Independent 
assessment of legal 
issues in relation to 
site  
 
 

Required (as part of conveyancing process)  

Independent 
assessment of 
planning risks 
(highways/ flooding/ 
scale/ massing/ 
servicing)  
 

Required if applicable  

Financial assessment 
of tenant  
 

Required if applicable  

 
Risk appetite  
 

 
Risk neutral  

 
Consideration of State 
Aid implications  
 

 
Yes (with independent advice if required)  

 
Green Book financial 
profile over life of 
asset  
 

 
Required 

MRP  
 

Yes – over asset life  

Assessment of impact 
on Council of any 
potentially abortive 
costs and how funded  
 

Required  

Assessment of impact 
on Council of default 
or significant loss in 
value and how funded  

Required  

Allowance for future 
costs, income short-

An indicative amount of 0.25% - on total costs per annum – but actual 
amount to be calculated on the specifics of the proposal  



 
fall and management 
of assets  
 

 

Lease / Lessee risks Tenants of good financial standing (and good remaining lease term if 
applicable)  
 

Reputational issues  
 

No ‘sin’ assets or tenants (eg: gambling/ pawn-brokers etc)  
 

 
Where the Property and Regeneration Investment Board are of the opinion that a project 
does not meet the above criteria (at Stage 1 or Stage 2) a decision will be taken to not 
proceed or withdraw from the project.   
 
Allowance for future costs, income shortfall and management of assets  
 
For each purchase or development an allowance is to be made to cover the following issues:  
 

 Future management costs of the asset – both ongoing costs such as liaison with 
tenants, asset inspections, insurance arrangements, service charge management, 
lease term enforcement and management of site but also cyclical costs such as rent 
reviews, marketing of vacant space, investment in assets and potential disposal.  

 

 Future void or rent-free periods on asset.  

 

 Future landlord repair and maintenance and investment costs in asset.  

 

 Abortive costs or set up/feasibility costs not chargeable as capital expenditure a 
purchase associated with the potential purchase or development of assets.  

 
The table above gives an indicative value based on a percentage of total purchase costs to 
be set aside each year. The Chief Finance Officer will vary this percentage depending on an 
assessment of future issues and costs relevant to each asset – e.g. the expectation of an 
extended rent-free period.  
 

Reputational risks – An assessment of any reputational risks will be undertaken in respect 

of all proposals, and this will be a relevant factor in decision making. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

Appendix 2: Proposed Governance Approach 
Property & Regeneration Investment Board (PRIB) 
 
Purpose:  
 

 To provide professional advice to the Council in relation to the acquisition of 

land and property for Place Making and Regeneration purposes.  

 To facilitate and accelerate the delivery of transformational projects and 

investments to derive long term, sustainable economic, social, environmental 

returns that are cost neutral to the council and robustly risk assessed. 

 
Board to comprise (draft);  
 

 Leader (Chairman)  

 Finance Portfolio Holder 

 Property Portfolio Holder 

 Community Development, Infrastructure & Place-Making Portfolio Holder 
and/or 

 Economy & Rural Affairs Portfolio Holder 

 Chair of Scrutiny 
 
Quorate: 3 members 
 
Officer support 
 
Director of Regeneration & Place (Secretary)  
S151 Officer 
Monitoring Officer 
Head of Regeneration & Economy 
Head of Property  
 
Other managers, staff or external guests may be invited to attend PRIB from time to 
time as deemed appropriate.  All guests must be approved by the Chair prior to the 
invitation being issued. 
 
Terms of Reference (draft) 
 

 Stage 1: Approval of the concept and development of an outline business 
case (PRIB). 

 Stage 2 

 Stage 3: Approval of the making of a detailed business case and 
associated allocation of funds (CABINET) 

 Stage 4: Review of detailed business case and recommendation to 
Cabinet to proceed (or not) based upon a detailed business plan (PRIB)  

 Stage 5: Agreement to transact (complete) (CABINET)  



 
 
 
1. To consider all Property Investment and/or Regeneration Investment proposals. 

2. To approve the creation of Stage 1 outline business cases as required. 

3. To recommend to Cabinet to develop a detailed business case and release funds 

as required. 

4. To consider the detail business case and recommend to Cabinet to proceed (or 

not) to transact  

5. To reject any proposals that do not meet regeneration objectives.  

 

Duties 
 
Supporting the purpose and collective endeavour of PRIB, individuals have a duty to: 
 

 act within powers 

 promote the success of the councils 

 exercise independent judgement 

 exercise reasonable care, skill and diligence  

 avoid conflicts of interest 
 act in an open, collaborative and transparent manner 

Frequency  

 Given the fluid nature of the subject matter, PRIB meetings will be scheduled 

on a fortnightly basis to safeguard available time. This may be varied on a 

case by case basis as deemed appropriate by the Chair. 

 PRIB meetings will be scheduled for 1 hour, the actual duration will vary 

dependent upon the scope of business to be considered at each meeting.  

 PIB Meetings should be synchronised wherever possible to tie in with 

Councillors’ attendance at Cabinet briefings / meetings. 

Notice 
 

 The PRIB Secretary, liaising with the Chair’s EA, must provide Notice of 
planned PIB Meetings to board members and invite colleagues at least 6 
months in advance. 

 

 For short notice or emergency PRIB Meetings the Secretary must provide as 
much notice as possible and give due regard to Councillors or Directors who 
may not be available. 

 


