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����0� ��	�������	�����	�( � +#�
�/��� �	����0����
������;���
���	���

��'����� � +#�
86� ��������������������% ��/ ����##������� &9�
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�
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����������'����.	
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• 0 ����� �����	��������� ���  ��� ���	
�������������.	
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• 0 ����� �������  	���������
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• ���������(���
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�� ��������6����������������������� ������	��
� ���� �����6�
�	.�B�&�����'�)	.������
&� �	���	� �B��	����@���	
��B�1	
����		�.���B��	��������
�������	��������
��8� ��/�)�� ���
�� �
�	������6�����	��
� �������	�����	�( �����&�����'�)	.�/��
�
)��� ������������ ����	���	� ��������������������6��	�������	���'��	
.�
����������	�����	�( �
����&�����'�)	.��	6�
������	���'������� ��
� ��� ����	��	
��������	��
��'��	
.�
���� �
���'���
����� ���.	
(� �=������'� ��
	  � ���� �	���� �	�( � ���� ���	� &�����'� )	.�� 	�� ���� �� � � 	�� �����
�����
����
	��	���	
��	
����<	
��	.���
�	������� 	�
�� ��	������.�����������	�����	�( /�)���
 �
���'��� ����� ���.	
(� �	���� ����������� �	������ �=� ���'� ���� ��.� ��6��	����� � ��� �� ��
���6�
�	.�B�&�����'�)	.������&� �	���	� �B��	����@���	
��������	��������
�������	��������
��
8� ��/��
�
)��� �
���'�����������.	
(�.	�����	
�������
����������(����.���������=� ���'�:�������
�
(� ������
2:
�0�3���������
��	��	
������� ��	������� ��	�������	�����	�( ���������'���6��	����� ������
�������
'����������� ������������� �
�� �
�
(B�������������8�	  �����-�������������6�
��'����C	
�
��������
��������	���� �������������������������	����	
.�
�����8�
(��'�
	.�
������	�/�
�
���������	
���������	���
�
)��� ������� ��	� ���
���	��	
������� ��	
� �������'� �����������'������	�� �����	��.���
��	�
��<	
��=� ���'���������
������������6��	����� �.�����������	�����	�( ��������	�&�����'�)	.�B�
�	�� ��'�	��	��	
������� ���������	���=��	���� �
���'�����������.	
(/���6��	���������� ���� ��	�
��"����6��������	� ���
��B�� ��'���6��	������'
	.����
	<����	� ��
	6���������	��	��8	
	�'��
	��1�.��������;
����
��	��	������	
����2;��3/�)�� ���
	<����	� � ��������%�"����
�
��6��	�����������
���B����	���.������	���
���
���6��	�������� �������	�������/��
�
��6�
 ������������������	� �����	���
	<����	� ��	
�������6��	����� ����������������� �������6��
���������������/�)�� ���
�� �	.�����-�'�
���B�-�'�
��������-�'�
��#����	.B�����'	
� ������
�	� ���
�������������'�	'
���������	����	��.���������� ������
��/�)������(���6�
 �������������
��������������	����� ������������������	����,��7�/�)�����������	� �����	����������������	����� �
�����������������	������,�;��/�������
�
�
�

���������������������������������������� ������
��)��� ������ ��� ���	������(�	.����6��	�������	
��� � �	���/������������'��� ��	���������
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��	������ ����/�)��������
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�	�( �����&�����'�)	.���� ��������

����	��/�)����  �  ������� ��
�.��	�����	�������	��	��
�
�6�	� �.	
(��	���  �	����������B���	�'�.�����	� ������	� �.����(��� ��(��	���
 ���������'�
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�
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�����'��
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�;���
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�2�
;3����8��(�	�B���.� ����	����
'�����������������	�����	����������
�	����	
.�
���������8��(�	���� ���)
��������-�����������������=� ���'�)����D��������������/�)���
 ������� ��� 	��������������  � �'��������B������������	��	
������� ���������'�����&�
����������0=���B�
.������	����������E�������
�����������.	
(�'
	.���	��	
�������� �.����� �	���
�)���� �����
�
 ������	��	
������� �2�����	� ��������������� ���'���
��������������������������=� ���'�
�� �������	����������3������������������:&������������<�������	�����'� �.	
( B�.�����.	�������
����(�����	������� ������������.	
(��������
�	.��
�'�������.������	�����	�����������	���������	���
��������.	
(�� ����� ����	���������(�	��)���� �����
��
;�	
�������
��.� ����	����
'��������������
8��(�	���� ���)
��������-�������/��
�
�	�'�
���
������� ������	��	
������� ���6	�6��'����� �
������������� ���6���� 	�����������������
� ��	��������	��	
������� ����
�����	���	�������
����������.	
(/�)�� �����������		�����
�B�
8��(�	����.�'���
��������.	
( �����)����D�����/����� ��	�������������;����
����

������
��6� ��'����'�������� ��������	��� ��'���������� �����	������	��.������������.	
(�	��	
������� ����
�����	�����	�( /�
�
)����	�'���
��
	����	
�'� �&�
�� ���
��	������ �
���'�����������.	
(�� ��	� ���
����	����
��'��'����/��
�
�����	������	�����������������	���
�
8� ���	������.	
(���

����	��������� � ��������
�������
 ������
�� 	�������� ���  ��� ���
	����
��6��	���'�����	��
����'��� �
���'�����������.	
(��	
������	�����	�( �����&�����'�)	.�/�)�� �

� � �	���������������	�����'
������
'�� �����'���
���	����������� ���������	������6�
��'��	.��	 �B��	.�
��
�	������/��
�
)��
��� �����
��������
	���������	�'���
������
��	��������<	
�������
	�����	��	��	
������� �
����������������� � ����/��� �
���'�����������.	
(�	��	
��������� ����
��	
�������������������
 �E���	��.�����
���	� ���
����	���������	 ����(������6��	������ ����
�	 /�)�� ���  ���������
������
	�����	���  �� �.	�����������
����
	����8��(�	����
	�'�������=� ���'�)���� �����
��
;�
���C	
���.� ����	����
'��������������	�����	�����������	����	
.�
���������8��(�	���� ���
)
��������-�������/��	.�6�
B����� �
��	'�� ������������)����D�������������������
���
��
� ��� ���
�=� ���'���<	
������ ������	��	
�������'	��'��	
.�
�������� ���'��
���'� �
���'���� ������
��	������	����	.���� �����������	��������
	��������������
�B� �	�������	�'���
���	���
���������
��
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����������/��
�
)��� �
���'�����������.	
(��� ������ �E���	�������� � �	������6�
��'��� ��	�������������
	������
.� ����	����
'�����������8��(�	���� ���)
��������-��������	
�)���� �����
��
;B�.�������(��'�
�������������'��
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�	.��F��� �����)���� ������ ��/��
�
)���
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���'�����������.	
(�.	����������.����H##/�7�28��(�	���� ���
)
��������-�������3�����H#+/+7�2)���� �����
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�
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	6� �	���	������������6�
 ���������(�
������ ��	
��	��������
�������	��������
��8� ��������	�� ��������������(��'������ ����
)���� ������ ���������6�
�	.���	�������������(������� ����&�����'�)	.�B��� �����6�
�	.��
����1	
����		�.���/�)�� ��6	�� �����������	� �E����������
����������.	
(��	����	.�8��(�	���	�
������������(����������
	  ��������.	
(/�
�
)�� ����
	����
� ��� �������	�������.	
(��	 ��	��H�#/�7�2�� ���	��8��(	���� ���)
��������
-�������3����������������	 �� �6��'��������
�'�	��	����J��	���
����	� �E��'��������.	
(��	�����6�
�
��������
�� � ���I ����(���������
	��8��(�	�/��
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)����� ���  ��� ���	
����� �������� �������  �  ����
	���������	��%��(��	��	
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)���� �����
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;�����8��(�	���� ���)
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�����������	�������� � �����6�
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�������� ������������������	�����.����������
��'��#/+��C(�������"/4��C(���
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������� ���  �� �� ������ ������������� ��	
�������	 � B�	��
���	� �����������������
�	 � �����������
���6� �������	 � �	6�
����������	������ �����/������
��	��������=�,��	
���
���
�
������ �	��������
�6���	��	����� ���	 � /�
�
)����	 ��	����
��� ��'�������
	��)���� �����
��
;�����8��(�	���� ���)
��������-����������6��
�������(����	�����/�������/"��C(���
� �����6���B��� ���	������  �  �����	��������
	�����	��
�	 � ��
� ����������������=�+�2
	�������	��������
� ���/"��C(��3/�
��
)���������������	 ��������	
�������������.	
(�� � �	.������������=�9/�&��������=�������
��.	����
�
� ���������	6�
�������
�	���
	�����4��	�����/��
�
)������.	
(������ �	���'�� � �	.�����	.B��� ���	�� �������
	��8��(�	���� ���)
��������
-�������/�)�� ���������� �������<	
�������
	�����	����������� �.�������������.	
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��� /�
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��"����
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� �����6���/�8� ���	����� B���������������	���	��
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-£40,000,000

-£30,000,000

-£20,000,000

-£10,000,000

£0

£10,000,000

£20,000,000

£30,000,000

£40,000,000

£50,000,000
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-£40,000,000

-£20,000,000

£0

£20,000,000

£40,000,000

£60,000,000

£80,000,000

£100,000,000

£120,000,000

9����!��������'���$
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�1��� =$��$���
��!�����
+�=��1�$�������H'(8)I�

�
)����������������
�	���
�<���	
�� ��	���"���	
����� ����
�	 ��	��������
�� �	.������������=�9/��
�
�������������'���� ������	
 B���
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'��'�&���������� �.����������	����� ����� ���/�-	
���6��	����� ��	�������'��	�
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&6) 2�
�����3�����������
�$���#+
�$�-��
�
)�����
��� �������	��������	
��������' ��	�������'��	�������������.	
(��	����������4B��� ���	��
�	� �
����	��	��������������.	
(� ��
���'�������"/��
�
�	.�6�
B�������
��� �� ������������	
�������
	��)���� �����
��
;�� ��=��������	�������4B�
�� ���	����������
���
�� ������	�������  �������
��� �"����
�����/�������
��B�������
��� �� ������
������	
���������
��������������8��(�	���� ���)
��������-��������� ��� 	����4B��� ���	���������'�
�����
	��
���������� ���� �������� ��	������ �����=������	�����/�
�
8� ���	��������� ��'�	����.���6��	����� ������������������ � ���������������6��	������
���� ���� ��  	�������.����� ����� ���'������	��%��(� ��
	��8��(�	����
;�	
�������
��.� ����	�
���
'������������8��(�	���� ���7���'�����B�����������.	
(��	� �
�������
	��8��(�	���	��� ��
���6�
�	.������&�����'�)	.��������	�����	� ���� ��� ��	� ���
����	���������	 �����
	�
�����
.����	
.�
�/��
�
)����	�����	� �
����	������ ������	
�������������.	
(�� ��=��������	�������.���������������
 �
�������4�� ��	� ���
����	����������
��� ����������.����������	���	��������
	6������	��� �	��
 /�
�
)�����6��	���������� ������	
�������������.	
(�.����������������������	��������� ��'�����
6	�����	��������� �	��
 ��6���������	��	�������	�������������.	
(/�)������� ���� ���������������
�����	��+/#��  ��� ������������6��	����� �.	��������6�����������	
���'��	�������6��	������
�	� �
����	������ ���� ����������������������=��/��
�
��������6�����������6��	����� ��	� �
�����������6�����	��������������.	
(��
��
�G��
����	��� �����
'� �&�
�2.�����.�����������	�������
	6� �	� �����
���������
���������'�
�'�����	� 3B�������� ��'�
	��������������.	
(�������� ������(��������6��������6��	����� ��
���

��'��	��	��������	�
	��
�����=� ���'�&�
��  �� ��	���������	������
�� ���������/�)������� �	��.������������	������ �����
�� ���� � �����.�����������	�������
����	��������
	���������.	
(�
�����6���	������	 ��	��������
	��
�=� ���'����
'������
� �	��'� �&�
/�8� ���	�������	������'���

����	��������� �
��	
�B����� �
�=�����������������	 ��	��������
	���������.	
(�.������������� ���	���
����������	�����������	.�
�
������
	���=� ���'�	��
����'����
'������
� /�
��
&6' ��$�$
���������$�-���������$�$����
�
+/�/� �� �����6�
�	.���
�
)��
�������
 ��	������������������ ���	
��������������� ��
���������.	
(����(��'�&������
�	
����������
)����D������������������	������=� ���'�������.���6��	����� ������ �����6�
�	.�B������6�����	����
��������.	
(��	������	���
	��8��(�	�/�)�����6� ������
�G��
���.	�������H,/,7B���������
 ������.	���������6���������	��4/�J�	6�
��"����
 ��  ����'����������
��� ���
����	���/4�
�C(����
	��)����D������2.�����
������ ������	 ��	�������'���
���	���
	����� ���������3����� �����'�
������	��� �	��
 ����������
(����
�����	
�����/�)���1
@�	������ ������.	�������H�/57��� ���	��
��,J��� �	��������	
/��
�
)����
	<���� �	�����	������	� �
�����������������	�'���
������
��	����������������� ������ ���
��/�
���6��.�	����������
��������
	���������	�'���
������
��	��)����D�����B���� ��
	<������ 	�� �����(����
�	��	����	
.�
�����	
�����,/�)����� ���	
���6��	���'������
	<���������� ������.	������ 	��������
	������	��	
������� ��	���'��	
.�
�����8��(�	�/��
�
)�����6� �������
	�	 ���	��.	������ 	�������	��������
��������������	���=��	������	���
�
	��	
������� �������������� ��� �����������	������	���	����
�� 	�������=������	�'���
����	6�
�
�����	�'�
���
�/�0�	�	����6���������� ��	
����(��������
����� ����
�	������8��(�	���� ���
)
��������-���������	�� ��	
.�
�� �������� �.	��������6�
�	�����
	����,9J�	�������	���������

�G��
������	�������������.	
(�2���6��'�����
'�
��
	�	
��	���	
�)����D�������	����(������� ��� �
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��
;��	�� ��	
.�
����� �.	����
����6�
��
	����5�J�	�������	���������
�G��
�������	
���������.	
(/�
�
0=��� �	��	������������.	
(��� �.�
� ��
	��)����D�������	� ��	�������
��	����6�������� ���	��
�������������  �  �������

����	��/�-�
���
���� ���������  �  ����� �	���������

����	���	���������
������'�
� ��� ���6�������	�������/�
�
+/�/� ��&�����'�)	.������&� �	���	� ���
��
)��
�������
 ��	�����	��� ���	
���6��	���'������ ��
����.	
(����&�����'�)	.��������	�����4B�
.������ �������������.������	������	���	�)���� �����
��
;�	
���.� ����	����
'������������ �
�	� ���
����	�����	  ����/�����6��������6��	����� ��	���'��	
.�
�����	
����� ������ �	������ �����
�	�����	����������������.	
( ����� ���'��
���	��	�������	���������
����������.	
(/��
�
+/�/# �	����@���	
��/�
�
)����=� ���'�&�
����0=����� �����
����� ��������	�����	�������������	����������� ���	
����	���������
���.	
(�����	����@���	
��/����������	������'� �''� � ��������� ��	���������6�������
	�	 ���	�B��� ���
	���	� �
����	��	�����	������������.	
(�.� �.�
� ��	.�
� ����6�
�	.�����B����(��'�����=� ���'�
������.���6��	����� ���������
�����������'������� /�)������.	
(�.	����������	����
����� �	�����	
�����
�����(������'��	�0=�������	
���'��	����� ����
�	 ��	������'��� �.��
�����
��� � ����/��
�
)��
���	� ��	�������
��	�������	��	
��������	��	��������6��	����� ����&� �	���	� �����
��6�����	�����4������	�������6��	���������� ���� ��	
�&� �	���	� �/�
�
)��������	
�������6� ������.	��������"J�	6�
��"����
 ��� ���	�����������
��� ���
����	��+/�+30�
�C(��/�)���1
@��	
����� ������.	�������H+/�7B��� ���	������ �	��������	
�	��,J�	6�
��"�
���
 /�)�� �������� ������6� ������	���"�$�����������
'������
���	
��� �
�����	������ B��	��
	��
��'
�������� 	���7D0�.	
( ������=����� �
���6� �������������&�
������B�.�����.������
 �����
��'����� 	����
�G��
��/�
�
+/�/+ �	��������
�������	��������
��8� ���

�
)��
�������
 ��	�����	��� ���	
���6��	���'������ ��
����.	
(�����	��������
��	
��	��������
��
8� ���������	�����4B�.������ �������������.������	������	���	�)���� �����
��
;�	
���.� ����	�
���
'������������ ��  ������	�����	  ����/�����6��������6��	����� ��	���'��	
.�
�����	
����� �
����� �	������ ������	�����	����������������.	
( ����� ���'��
���	��	�������	���������
�������
���.	
(/�
�

���������������������������������������� ������
#��8� ���	����.�������� �E����	���
������� �	��
 �.������J��� �	���/�
�
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�� ���  ��� �B�� ����� ��(�������� �����
2 3������������ �	��
 ���������
�
���	�7:A B�����������
���

����
	��
����������'	6�
�������	��� /��
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���
���� ��������.	
(�����
��(����
	������<	
������ �������  �� B������
���.	
(�
	�����
	6��'B�������	�����=� ���'��������' �������	�����	�����/��

-����� ���� ���  ��� ���	
���������.	
(B�	�������� ���  ��� �� �'��	��B� ���
����	��
��� B�� ����� ��

	<����&	�����B� 	�
���������'������������B�
�
	��
�� �����B��	�������� �'��	����������.	
(������  	������������
�
	�����	���	������	���

��'����� /�

�

�����U���4� ����6��������6��	����� ��	� �
������.��������	
�
�����
'������
� �� �����
.����������
��������	������� ���'��
�����	
�����
���	������	�����	������
���.	
(/��
�
���6�
�	.��F��� �����)���� ������ ������	
�
�����
'������
� �
�	� �
������2�����6��	��
3�� �����
�����(��'������ ������������	���.����
 ��������������������	��������������	
��������6��	�����������������������
	��/���
�
&	� �
����	��	������������� ��
���������.	
(����(��'�0=�����	���6��	����� ��	�
����.� ��	��0=��������	����@���	
���2�����(����	
.�
�����0=���3�
�

���"�R����,� ��������.	
(��	� �
����	���	������ B�8�����	��� ��
� ��
	��8��(�	������
�=���� �.� �.�
� ��	����(����������������6��	����� �����	��������
��
8� ��B��	��������
������1�.�����	�( ���/��

������ �������	������������.	
(�.�������	��������
��8� ����� 	��	� �
�����/�
2
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��	���� B���.���6��	����� �����'������������	
�
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	����2�	��
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����������������3��
���
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�
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    [MWh] [MWh]     
Silvertown Quays 4,930/5 residential units  2015 2,720 2,859 West Silvertown & LCY s21 

Silvertown Quays 4,930/5 residential units  2019 2,806 1,946 West Silvertown & LCY s21 

Silvertown Quays 4,930/5 residential units  2023 2,806 1,946 West Silvertown & LCY s21 

Silvertown Quays 4,930/5 residential units  2027 2,806 1,946 West Silvertown & LCY s21 

Silvertown Quays 4,930/5 residential units  2031 2,806 1,946 West Silvertown & LCY s21 

Silvertown Quays 4,320/2 m2 retail (A1) 2015 0 50 West Silvertown & LCY s21 
Silvertown Quays 5,570/2 m2 restaurants 
(A3/A4/A5) 2015 1,279 561 West Silvertown & LCY s21 

Silvertown Quays 7,800/2 m2 office and 
employment (A2 + B1) 

2015 258 130 West Silvertown & LCY s21 

Silvertown Quays 7,600/2 m2 flexible commercial 
(A1 – A5/B1) 2015 330 103 West Silvertown & LCY s21 

Silvertown Quays 18,925 m2 leisure incl 11,000 
m2 aquarium 

2015 1,145 2,352 West Silvertown & LCY s21 

Silvertown Quays 8,000 m2 hotel (300 
bedrooms) 2015 430 1,005 West Silvertown & LCY s21 

Silvertown Quays 8,000/2 m2 community (incl 
library, school health centre) 

2015 62 263 West Silvertown & LCY s21 

Silvertown Quays 4,320/2 m2 retail (A1) 2022 188 58 West Silvertown & LCY s21 
Silvertown Quays 5,570/2 m2 restaurants 
(A3/A4/A5) 2022 1,279 561 West Silvertown & LCY s21 

Silvertown Quays 7,800/2 m2 office and 
employment (A2 + B1) 

2022 258 130 West Silvertown & LCY s21 

Silvertown Quays 7,600/2 m2 flexible commercial 
(A1 – A5/B1) 2022 330 103 West Silvertown & LCY s21 

Silvertown Quays 8,000/2 m2 community (incl 
library, school health centre) 

2022 62 263 West Silvertown & LCY s21 

Buhler Sortex - completed industrial development 
of about 100,000 sqft 2015 469 1,359 RAB & UEL s19 

Royal Quay - completed residential development 
of about 450 units 2015 1,552 1,631 RAB & UEL s19 

Gallions Quarter - Residential part - the LDA is 
finalising a development agreement with Notting 
Hill for a residential/mixed use scheme including 
about 700 units and retail/employment space.  
Subject to planning should be on site 2013. 

2015 2,414 2,537 RAB & UEL s19 

Gallions 3A - One Housing Group has recently 
been refused planning permission for a 150-unit 
residential scheme 

2015 517 544 RAB & UEL s19 

Gallions 3B - 3-acre residential development plot. 2020 648 449 RAB & UEL s19 

Armada 2 - 7-acre industrial development plot. 2020 148 308 RAB & UEL s19 
Great Eastern Quay (formerly Ivax 
Pharmaceuticals) - proposed residential/mixed 
use scheme of (I think) about 1000 units being 
worked up by Notting Hill Housing Trust.  Subject 
to planning should be on site 2013 

2015 1,724 1,812 RAB & UEL s19 

Great Eastern Quay (formerly Ivax 
Pharmaceuticals) - proposed residential/mixed 
use scheme of (I think) about 1000 units being 
worked up by Notting Hill Housing Trust.  Subject 
to planning should be on site 2013 

2022 1,778 1,234 RAB & UEL s19 

Gallions 1  2015 2,009 0 RAB & UEL s19 

Excel 1900 28,238 16,037 Excel & Royal Victoria Excel 

London City Airport 1900 3,279 1,862 West Silvertown & LCY London City 
Airport 

Newham Dockside - Building 1000 1900 6,432 3,653 Royal Business Park s31 

Existing Residential East - west 1900 990 2,345 West Silvertown & LCY 
Existing 
Residential 
East - west 

University of East London 1900 10,375 5,892 RAB & UEL UEL 

University of East London Extension 2027 955 958 RAB & UEL UEL 

Thames Barrier Park East 2013 1,843 1,278 West Silvertown & LCY 
Thames 
Barrier Park 
East 

Thames Barrier Park East 2020 879 609 West Silvertown & LCY Thames 
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Barrier Park 
East 

Minoco Wharf (Ballymore) 2015 1,848 1,282 West Silvertown & LCY s22 

Minoco Wharf (Ballymore) 2018 1,848 1,282 West Silvertown & LCY s22 

Minoco Wharf (Ballymore) 2021 1,848 1,282 West Silvertown & LCY s22 

Minoco Wharf (Ballymore) 2024 1,848 1,282 West Silvertown & LCY s22 

Minoco Wharf (Ballymore) 2027 1,848 1,282 West Silvertown & LCY s22 

Royal Business Park -Retail 2015 0 268 Royal Business Park s31 

Royal Business Park - Office 2015 2,560 1,319 Royal Business Park s31 

Royal Business Park - Office 2018 2,480 1,247 Royal Business Park s31 

Royal Business Park - Office 2021 2,480 1,247 Royal Business Park s31 

Royal Business Park - Office 2024 2,480 1,247 Royal Business Park s31 

Royal Business Park - Office 2027 2,480 1,247 Royal Business Park s31 

Thames side West - Residential 2015 3,664 3,851 South Canning Town & 
S08 s08 

Thames side West - Commercial 2015 1,845 575 South Canning Town & 
S08 s08 

Thames side West - Residential 2020 3,779 2,621 South Canning Town & 
S08 s08 

Thames side West - Commercial 2020 1,845 575 South Canning Town & 
S08 s08 

Thames side West - Residential 2025 3,779 2,621 South Canning Town & 
S08 s08 

Thames side West - Commercial 2025 1,845 575 South Canning Town & 
S08 

s08 

Royal Victoria West - Siemens 2015 208 286 Excel & Royal Victoria s30 

Royal Victoria West - Cable car 2015 1,577 0 South Canning Town & 
S08 s30 

S16: Silvertown Way East (Canning Town Area 
12) 

2020 320 222 South Canning Town & 
S08 

s16 

S17: Silvertown Way West (Canning Town Area 
8) 2020 1,778 1,234 

South Canning Town & 
S08 s17 

S18: Limmo site (C12) Canning Town Area 9 ( 
Custom House & Canning Town). 

2020 640 444 South Canning Town & 
S08 

s18 

S18: Limmo site (C12) Canning Town Area 9 ( 
Custom House & Canning Town). 2025 711 493 

South Canning Town & 
S08 s18 

Kier Hardie Primary School, (Fife Road) Edwin 
Street (Canning Town Area 3)  

2016 1,421 1,493 North Canning Town s15 

S13: Manor Road Park (Formely Canning Town 
Regeneration Site 20 2022 356 247 North Canning Town s13 

S13: Manor Road Park (Formely Canning Town 
Regeneration Site 20 

2026 889 617 North Canning Town s13 

S14: Canning Town Central, (Canning town 
areas 1a, 1c and 7) 2017 1,003 696 North Canning Town s14 

S14: Canning Town Central, (Canning town 
areas 1a, 1c and 7) 

2022 1,341 930 North Canning Town s14 

S15: Canning Town East (Formerly Canning 
Town Areas 11, 2, 3 and 1b) 2019 1,601 1,110 North Canning Town s15 

S15: Canning Town East (Formerly Canning 
Town Areas 11, 2, 3 and 1b) 2022 1,601 1,110 North Canning Town s15 

S15: Canning Town East (Formerly Canning 
Town Areas 11, 2, 3 and 1b) 2026 2,134 1,480 North Canning Town s15 

ExCeL Park Inn Hotel  2015 695 1,624 Excel & Royal Victoria Excel 

Excel phase 2a 2015 873 2,039 Excel & Royal Victoria Excel 

26 - 34 Tidal Basin Road  2015 935 2,185 Excel & Royal Victoria s30 

26 - 34 Tidal Basin Road  2015 605 419 Excel & Royal Victoria s30 

Site Wc8 (The Pumping Station) 2015 605 419 Excel & Royal Victoria s30 

Rathbone Market (site 1a) 2015 934 982 North Canning Town s14 

Rathbone Market (site 1a) 2017 1,071 743 North Canning Town s14 
S28: Custom House (Formerly Canning Town 
Regeneration Sites 6 & 19. 2017 356 247 Custom House s28 

S28: Custom House (Formerly Canning Town 
Regeneration Sites 6 & 19. 2022 1,060 735 Custom House s28 

Canning Town Regeneration Site 4 2021 679 471 Custom House SPD4 

Canning Town Regeneration Site 5 2022 1,138 790 Custom House SPD5 

Lea Mouth Peninsula 2020 1,778 1,234 South Canning Town & 
S08 

P 

Lea Mouth Peninsula 2025 1,778 1,234 South Canning Town & 
S08 P 
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2015 82,413,050 

2016 83,833,626 

2017 86,263,023 

2018 90,591,524 

2019 94,997,874 

2020 106,812,971 

2021 111,820,850 

2022 121,210,602 

2023 124,016,324 

2024 128,344,825 

2025 136,458,583 

2026 139,481,990 

2027 147,571,214 

2028 147,571,214 

2029 147,571,214 

2030 147,571,214 

2031 150,376,936 
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Page ii

Executive Summary 
The objective of this high-level report is to outline the range of possible public 
and private sector funding options for decentralised energy (DE) projects in 
London both in terms of the options for financing upfront capital costs, and 
sources of revenue financing that can improve project returns.  

A long list of funding options for DE projects, covering sources of financing from 
the perspective of local authorities (LAs) and the private sector, has been gathered 
from desktop analysis, stakeholder consultation and internal Arup expertise.

Table 1 details the long list of funding options considered.

These have been divided into three categories in relation to their suitability as a 
funding option for DE projects: 

1. Those that should always be considered 
2. Those that are possible options, depending on the specific characteristics of 

individual projects 
3. Those that are unlikely to be well suited to DE projects 

Section 2 provides more detail and analysis on each funding option. In addition, a 
separate Appendix is available with the main characteristics of each option. 
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1 Introduction and Approach 
Appropriate funding is critical to the successful delivery of decentralised energy 
(DE) projects. Most DE projects need long-term finance for successful delivery 
due to typically longer payback periods than more standard energy efficient 
building retrofit projects. In addition, the often uncertain demand profiles of DE 
projects, and resultant high risk, mean that they may require a blend of financing 
such as subsidies, incentives, debt and equity to achieve the requisite funding 
amounts for delivery. 

The objective of this high-level report is to outline the range of possible public 
and private sector funding options for DE projects in London both in terms of the 
options for financing upfront capital costs, and sources of revenue financing that 
can improve project returns.  

A long list of funding options for DE projects, covering sources of financing from 
the perspective of local authorities (LAs) and the private sector, has been gathered 
from desktop analysis, stakeholder consultation and internal Arup expertise. These 
have been divided into three categories: 

1. Those that should always be considered
2. Those that are possible options, depending on the specific characteristics 

of individual projects 
3. Those that are unlikely to be well suited to DE projects 

The characteristics of each funding option are described in a separate Appendix 
which includes: funding source, timescales, funding criteria, funding available, 
indicative costs of capital, and an overall consideration of the suitability of the 
option for funding DE projects.

The categorisation is intended as a guideline for typical DE projects, however the 
suitability of different funding options will depend on individual project 
characteristics.

Therefore, those in Category 3 that Arup have advised are unlikely to be suitable 
may be appropriate in cases where project timescales are sufficiently low, or 
returns are particularly high. 
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2 Funding Options for DE projects in London 

2.1 Funding Options that should always be 
considered 

The first types of funding options that should be considered are the ones to which 
LAs have relatively easy access, or access is within their control. This includes 
internal reserves and using prudential debt finance from the PWLB. In addition, 
there are a range of options for revenue support for DE projects including FITs, 
and the upcoming RHI and ROCs, which improve financial viability and should 
be considered for every project. 

2.1.1 Funding options for Capital Expenditure 
Local Authority Internal Reserves/Equity Financing 

The most straightforward method is for an LA to invest equity into a project and 
build an energy centre and network. However, given present constraints in local 
authority budgets, this may not prove to be feasible. This option does however 
provide the greatest level of flexibility and control to a local authority. 

Prudential Borrowing (Public Works Loan Board) 

If the objective of a LA is to own or share part of the DE scheme then there is an 
option to fully or partially fund this investment through prudential borrowing from 
the PWLB.  

The PWLB offers favourable costs of capital on fixed or variable rate loans to 
LAs which do not have to be project specific. LAs can borrow up to a “headroom” 
limit. This is the maximum amount of legal borrowing capacity an authority can 
make.  

Loans are either fixed rate for between 2 to 50 years, or variable rate for between 
2-10 years. Indicative fixed rate loans for a 20 year period have (approximately) a 
4 per cent cost of capital. 

Community Infrastructure Levy and Section 106 

The Community Infrastructure Levy (CIL) provides LAs with the ability to 
implement a charging schedule to raise revenue for infrastructure, charging new 
developments on a rate per m2 basis. Unlike Section 106 (S106) there is 
considerable flexibility on what the money can be spent on, and there is also no 
right of repayment to developers if the money is not completely spent. 

New regulations provide a reform to the current system of planning obligations to 
enable both S106 and CIL to operate effectively alongside each other. S106 
agreements require LAs to spend the money providing infrastructure that directly 
benefits the developments which make the contributions. The developer has a 
right of repayment if the money is not fully spent.

By 2014, regardless of whether a charging schedule has been adopted by an LA, 
they will not be able to pool contributions for infrastructure through S106 
agreements that can be funded by CIL. 
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2.1.2 Funding options for revenue support 
Renewable Energy Incentives 

The RHI and FITs have been developed to support the delivery of renewable 
energy generation. Their purpose is to guarantee a price for a period of generation, 
currently set at 20 years from introduction. FITs and the RHI are designed to 
support the generation of electricity and heat respectively, within banded limits. 

Under the FIT the technology most suited for DE is MicroCHP. DECC is 
currently reviewing the level at which FIT support is set with a final decision 
expected in early 2012. The current proposal is for a support price of 10.5p/kWh 
on installations of up to 2kWe of capacity. At this scale of generation it is highly 
unlikely that FIT will provide a significant source of revenue funding for DE27.

DECC has set the initial RHI support levels for generators of renewable heat. The 
most appropriate technologies for DE supported under this initiative are CHP, 
using either solid biomass or solid biomass contained in municipal solid waste. 
The current RHI price is banded into different sizes and tiers. Suitable large 
biomass stations of greater than 1 MWth are supported with a price of 1p/kWh. 
This scheme favours only heat generated from renewable sources; therefore a LA 
will need to consider the size, scale and fuel source of the CHP. In addition, to 
claim RHI LAs will need to follow Ofgem’s eligibility rules. In particular the 
rules indicate that no scheme can claim RHI if any other public sector subsidy has 
been provided i.e. a project cannot receive direct LA support. Analysis will 
therefore need to be carried out to determine the most favourable option. 

Renewables Obligation 

The RO is the main support mechanism for renewable energy projects in the UK. 
The RO places an obligation on UK electricity suppliers to source an increasing 
proportion of their electricity supply from renewable sources.  

Operators can trade ROCs with other parties which are ultimately used by 
suppliers to demonstrate that they have met their renewable obligation target. 

ROCs can be traded by DE project owners to source revenue financing for their 
schemes. This should be taken into consideration in financial appraisals for 
individual projects. Supported technologies which could form part of a DE 
development include: co-firing of biomass with CHP; co-firing of energy crops 
with CHP; dedicated biomass with CHP; dedicated energy crops with CHP; and 
energy from waste with CHP 

The current regime dictates that a choice must be made when selecting support 
mechanisms. Only one option can be made between ROCs, RHIs and FITs. 

27 This tariff is available only for 30,000 micro-CHP installations, subject to a review when 12,000 
units have been installed. 
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2.2 Funding Options with possibilities for specific 
projects

2.2.1 Grants, Incentives and Subsidies 
Carbon Emissions Reduction Target 

CERT is a legal obligation on the six largest utilities to achieve CO2 reductions in 
domestic buildings. LAs and Registered Social Landlords (RSLs) can utilise the 
funding available from CERT to improve the energy efficiency of their housing 
stock.

Funding can support: 

� improvements in energy efficiency; 
� increases in electricity generated or heat produced by microgeneration;  
� promotion of community heating powered by biomass (up to 3MWth); and 
� measures to reduce consumption of supplied energy. 

As such it is a possible match for small scale DE projects with generation (from 
biomass) not exceeding 3MWth. CERT support can be allocated to both the 
private and social housing sectors. However, the programme will close at the end 
of December 2012, and to date the majority of projects supported have been 
housing retrofit programmes. 

To secure investment a DE project sponsor will need to prepare a project proposal 
with which to contact an energy supplier. 

Housing Revenue Account 

LAs are required by the Local Government and Housing Act 1989 to keep a HRA. 
This records all revenue expenditure and income relating to the provision of 
council dwellings and related services. 

The use of the money collected in this HRA account is prescribed by statute and 
can only be used to fund expenditure for housing-related services.

From April 2012 LAs will have new devolved powers which will give them 
control over all their housing income and expenditure, allowing them to make 
investment decisions for their housing stock. Any surplus revenue could therefore 
be used for energy efficiency and DE projects. The extent to which this could be 
used for DE projects would be limited to surplus revenue and the opportunity cost 
of using this surplus on DE as opposed to building new homes. 

Allowable Solutions 

The UK Government has recognised that achieving actual zero carbon in new 
development is unlikely to be viable in most cases and indeed may not be 
technically achievable in many cases.  It has therefore proposed to implement a 
system of “allowable solutions” to deliver carbon reductions to offset residual 
emissions in new development.  

Allowable solutions would include low carbon measures away from a new 
development, for example, stand alone renewable energy installations, a district 
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heating network or building retrofit. It is expected that the allowable solutions will 
be focused on the local area or region, to avoid concerns about verifiability. 

The basic concept is for the carbon offset solutions to be defined in advance 
(either locally or nationally, or both), with developers able either to deliver a 
solution themselves which will offset their residual emissions or to pay a third 
party which will take responsibility for delivering a solution.  The third party 
could be a local authority or it could be another organisation. The allowable 
solutions model bears some similarities to the way financial contributions are 
currently collected through the planning system (under Section 106 or CIL), but 
could offer greater flexibility and should result in more universal application of 
the regime.   

The AS system will require primary legislation and would then follow local 
adoption processes similar to planning policy.  Consequently our judgment is that 
no money will be collected through such a system before 2016. For the time being 
the most likely route for developer contributions to be available to fund DE 
schemes will be through Section 106 agreements or through CIL payments 

London Carbon Offset Fund 

The GLA’s Climate Change Mitigation and Energy Strategy provides information 
on proposals for a carbon offset fund. It is expected to operate in a similar manner 
to the Government’s proposed Allowable Solutions framework. Where new 
developments cannot achieve their carbon reduction target in an economically 
viable way, the shortfall in carbon savings can be offset. This will enable new 
developments to maximise carbon reduction. It will be delivered at the borough 
level, where financial contributions will be made directly into a dedicated carbon 
reduction fund, established by each borough. Funds will then be used to contribute 
toward supporting carbon savings within the boroughs. This could include low 
carbon generation such as DE development. 

Enterprise Zone 

The UK Government has announced the creation of new enterprise zones across 
the UK, to boost local growth and create new jobs. In London, an Enterprise Zone 
has been established at the Royal Docks. The key benefit for business is reduced 
rates over a five year period, which in London will be collected via the GLA’s 
London Enterprise Partnership. The Partnership will contribute toward the 
delivery of the Mayor’s Economic Development Strategy and will be supported 
by strong local partnership arrangements. Therefore, to obtain funding for a DE 
project, a sponsor will need to demonstrate to the Partnership how its project will 
contribute toward the Mayor’s Economic Development Strategy. 

Business Rate Retention for Renewable Energy Projects 

The Department for Communities and Local Government has recently published a 
consultation paper on proposals for business rate retention from new renewable 
energy projects. This is with a review to introducing business rates retention from 
April 2013. One of the key proposals has been for communities that host 
renewable energy projects to retain the associated business rates from new 
installations. The statutory legislation and definition of qualifying renewable 
energy and infrastructure is yet to be finalised. However, the current consultation 
does outline generation technology which would normally be part of a DE 
development. This includes: biomass CHP; biomass conversion with CHP; and 
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energy for waste with CHP. The key incentive is for communities and local 
authorities to promote the development of renewable energy plant. 

New Homes Bonus 

The New Homes Bonus was introduced in April 2011 to encourage LAs to 
develop and grant planning permission for new homes, in return for additional 
revenue. The programme works by matching additional council tax raised on each 
new home built across a six year period. In areas where new housing is central to 
the development of a DE network this could be a potentially significant source of 
additional revenue. 

Homes and Communities Agency 

The HCA has a long term commitment to providing support to local DE networks. 
One project which is being supported is the Greenwich Peninsula DE network. 
Given current constraints it is unlikely that support in the short-term will be 
available. However, in the long term the HCA could be a viable source providing 
significant contributions to DE projects. 

Enhanced Capital Allowances 

Tax incentives like ECAs are focused on providing incentives to the private sector 
to encourage the delivery of energy saving plants, low carbon generation and 
infrastructure. ECAs will enable a private sector organisation to write off the 
whole of the capital cost of an investment against taxable profits for the period in 
which they make the investment. Although LAs do not directly benefit from these 
types of incentives, they should be aware of the incentives available to the private 
sector when developing a marketable DE project. 

London European Regional Development Fund 

The London ERDF is a pot of grant financing from the EU which is dedicated to 
supporting regional development. London’s 2007-2013 ERDF Operational 
Programme sets out four main investment priorities of which the third 
“Sustainable places for business” is relevant for DE as it enables the creation of 
high quality environments for businesses that are serviced by renewable and co-
generated decentralised energy. 

Depending on the amounts of ERDF left in the funding pot it may be possible to 
secure some level of ERDF financing for DE projects that require grant financing. 
However, this will have to be matched by public or private sources. 

European Union (FP7) 

Launched in 2007 and scheduled to complete by 2013 the FP7 programme 
provides grants to fund research and innovative technology projects. The objective 
is to promote the creation of new cost effective technology, necessary to create a 
more sustainable environment.  

FP7 is strict in its allocation of funding. Emphasis is given to nine technologies 
including: hydrogen fuel cells; renewable electricity production; renewable fuel 
production; renewables for heating and cooling; CO2 capture and storage; clean 
coal technology; smart energy networks; energy efficiency; and knowledge 
creation for energy policy making.  
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Grants are allocated based upon a call for proposals and a peer review process. 
There is a possibility that FP7 could be used to support the delivery of a new and 
innovative heat generation project; however the possibility of financing a standard 
DE scheme is highly unlikely. 

2.2.2 Debt finance 
Debt finance could be obtained for DE projects from a range of public and private 
sector sources.

2.2.2.1 Public Sector Sources 
Green Investment Bank 

The GIB has been set up under the auspices of the Department for Business 
Innovation and Skills (BIS). It is intended to be a wholesale bank with an initial 
capital allocation of £3 billion that can invest in off-shore wind, waste recycling 
and waste to energy, and non-domestic energy efficiency projects. Currently the 
GIB is in the process of sourcing its project pipeline which could include DE 
projects.

Funding from the GIB could be in the form of debt or equity instruments however 
it is mostly likely to be debt. They are looking to provide finance in large tranches 
(over £20 million) therefore there could be scope for pooling a number of projects 
under DEPDU with which to approach the GIB. Indicative costs of capital are 
likely to be marginally lower than the market rate of 2 to 3 per cent above LIBOR. 

European Investment Bank 

The EIB grants medium to long term loans to energy efficiency and renewable 
energy projects. It can provide project finance to projects over EUR 25m in value 
or intermediate loans through credit lines to banks or other financial institutions if 
projects are less than EUR 25m in value.  

Debt finance from the EIB could be suitable for DE projects because they can 
grant long term loans with up to 20 year maturities which include grace periods 
for repayment and provide the assurance needed for private sector lenders. The 
EIB can lend at rates lower than the commercial market: technically, they can lend 
at the country-specific reference rate to avoid State aid issues and this is currently 
approximately 1.75 per cent in the UK28.

However, a major barrier will be whether projects can be scaled up to meet the 
funding criteria of the EIB – projects under EUR 25m are more likely to have 
shorter maturity periods. In addition it is unclear to date whether EIB finance will 
be cheaper than UK sources such as PWLB. 

The last point to note is that the EIB will generally only finance 50 per cent of 
project costs. In rare cases the EIB will finance 100 per cent of a loan granted by 
an intermediary bank. Adequate security will be needed in all cases such as that 
provided by a bank or banking syndicate, a financial institution or a large 
diversified parent company with a good credit rating. 

28 Country-specific reference rates are published by the European Commission at: 
http://ec.europa.eu/competition/state_aid/legislation/reference_rates.html 
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London Green Fund 

The LGF is the Holding Fund for the London JESSICA Programme (Joint 
European Support for Sustainable Investment in City Areas). It initially had a 
£100m allocation from the London ERDF programme and the London 
Development Agency (LDA) and the London Waste and Recycling Board 
(LWARB). However, £85m of this has now been allocated to two Urban 
Development Funds (UDFs): the London Energy Efficiency Fund (LEEF) 
managed by Amber Infrastructure and the London Waste Fund (Foresight 
Environmental Fund) managed by Foresight.  

The remaining £15m has some potential for DE projects. It needs to be allocated 
to projects by the end of 2015 and therefore there are time constraints. It is 
possible that if feasible business cases are put to the LGF Investment Committee 
that they might consider allocating the remainder to DE in London. However, 
there is significant demand for this £15m and it is also possible that it could be 
allocated to one of the existing UDFs. 

European Energy Efficiency Fund 

The European Energy Efficiency Fund (EEE-F) is a new European fund with a 
EUR 265m capitalisation operated by Deutsche Bank. EEE-F will invest in energy 
saving, energy efficiency and renewable energy projects, particularly in urban 
areas. Projects could involve high efficiency CHP, micro-cogeneration and district 
heating networks.

The EEE-F is a potential funding option for DE projects. Its priorities are aligned 
with DE, and the fund will cover a large range of financial products such as senior 
and junior loans, guarantees and equity participation. In addition the EEE-F can 
provide technical assistance similar to ELENA at a project level. 

Investments will need to be made before 31st March 2014. 

Project and municipal bonds 

Legislation passed in 2004 allows LAs to issue bonds for capital projects without 
permission from central government. However, to date there has been little 
issuance apart from a £215 million bond issued by Birmingham City Council to 
finance the refurbishment of the National Exhibition Centre, and a bond issued by 
the Greater London Authority (GLA) to finance Crossrail. 

There has been increased interest in the possibilities of raising bond finance after 
the Treasury’s decision to increase the cost of loans from the PWLB in 2010.   

In addition, the Local Government Association (LGA) is looking into the 
possibilities for aggregating borrowing needs across many LAs to issue bonds. 
Before the end of 2011 the LGA is planning to announce a bond club arrangement 
that could allow councils to jointly borrow from financial markets. The GLA itself 
could also raise a bond to finance London-wide DE projects. 

Bond finance generally has high transaction costs but the finance itself can be 
cheaper than other types of debt because it is secured on the typically high credit 
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rating of the LA.29Therefore aggregating project portfolios and borrowing needs 
will be essential in making this type of finance viable for DE projects. 

2.2.2.2 Private Sector Sources 
Senior Debt secured against an organisation or project 

The project sponsor could take out senior debt from a commercial bank secured 
on the organisation’s or the project’s assets. This is likely to be at LIBOR +3 per 
cent for a project with a 20 year timescale. In the latter case this tends to be non-
recourse debt which means that the equity provider’s liability is limited to the 
collateral. 

Due to current uncertainty in the markets it may be difficult to secure this type of 
financing for DE projects which have a medium to high level risk profile. If the 
project has a low risk profile it may be more viable. 

However, with the current rate of PWLB at 4 per cent for loans up to 20 years this 
does not seem to be a favourable funding option for DE projects.

Senior Debt provided by a contractor/ESCO 

LAs could use finance from an ESCO or a contractor to fund a DE project. The 
security required by the ESCO or contractor is likely to be more flexible than that 
required by a bank. 

The cost of capital will be dependent on the ESCO’s own internal cost of capital. 

Climate Change/Green Investment Funds 

There are some investment funds such as Triodos30, Climate Change Capital31 and 
Earth Capital Partners32 that have been established with a specific remit to invest 
in projects that contribute to climate change reduction such as energy efficiency 
and renewable energy projects. As such they attract fund raising from pension 
funds and other investors with a Social Responsible Investment (SRI) protocol. 
However, they tend to be interested only in projects that have relatively high 
returns (10-20 per cent) and with short investment periods (5-10 years). In 
addition, they will be looking for projects or project portfolios with a large scale 
investment potential rather than individual small-scale projects. 

For these reasons they may not be appropriate for the majority of DE projects 
where returns are less certain and scale is small. If the GLA could create a viable 
business case for a large-scale network then this may be more attractive to one of 
these funds. 

2.2.3 Equity sources 
Mezzanine Finance 

Mezzanine finance can be sought if the amount of debt the project can support is 
insufficient and acts as a risk buffer to debt. It therefore can be a cheaper way to 

29 Recently Kensington and Chelsea and Wandsworth councils both secured AAA ratings. 
30 See: http://www.triodos.co.uk/en/institutional_investors/ 
31 See: http://www.climatechangecapital.com/home.aspx 
32 See: http://www.earthcp.com/ 



Greater London Authority Decentralised Energy Programme Development Unit
Funding Options Analysis

218060-02 | Issue | 20 January 2012  
\\GLOBAL\LONDON\PTG\ICL-JOBS\218000\218060 DEPDU\B OTHER WORKSTREAMS\B05 STANDARDISATION\03 FUNDING 
OPS\GLA_DEPDU_FUNDING_OPTIONS_FINAL_12-01-20II.DOCX 

Page 22

replace some of the additional equity that may otherwise be needed, thus 
improving the overall cost of finance. 

Payments to mezzanine providers are made after that of senior debt. Therefore the 
provider takes on a higher level of risk which increases financing costs (as 
opposed to using debt only). Indicative costs of capital are LIBOR +7 per cent. 

2.3 Funding Options that are unlikely to be well 
suited to DE projects  

2.3.1.1 Public Sector Sources 
Salix Financing 

Salix provides funding to energy efficiency projects that generate energy and cost 
savings. The programme is set up and designed to provide public sector 
organisations with access to either loans or grants. There is currently £20 million 
of funding available via the SEELS 4 programme; the application process for this 
will end by 31st March 2012. 

Each project is scrutinised and expected to payback within a maximum of five 
years, loans are paid back through savings on energy bills. Since most DE projects 
under review have roll-out and development beyond this time horizon, this option 
for DE networks does not appear to be feasible.Tax Increment Financing 

Tax Increment Financing (TIF) is due to be implemented in the UK in April 2013. 
It is based on ring-fencing or hypothecating future business rate increases as a 
result of a new development. Forecast increases can be used to secure borrowing 
against future revenues, which can be used to pay for the initial capital costs of 
infrastructure. The most important criterion to get TIF started in the UK is the 
ability to directly hypothecate a stream of tax revenue to repay debt finance. 

TIF has been used widely across the US where it is a private finance tool and the 
TIF bond market is well developed. However, in the UK it is thought that initial 
debt financing will be from the PWLB.  

TIF is a risky prospect for DE projects due to four main factors: 

1. The primary legislation for TIF is yet to be developed to enable the 
hypothecation of future tax revenues 

2. The linkage between DE projects to increases in business rates is not well 
established 

3. There is not yet a sophisticated LA or GLA bond market by which to raise 
finance

4. The public sector has to take on the risk that occurs between the initial 
investment and when the private sector starts paying taxes to repay it – 
because of the lack of linkage between DE and increases in business rates 
this risk will be particularly high 

It is recommended that LAs look at other funding options until TIF has been 
established properly in the UK and there is some precedent for financing energy 
infrastructure projects.  
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TIF is likely to be a possibility only in the case of a particularly transformative 
development which would involve a major regeneration scheme in low value 
areas. Such situations do exist in London, such as in the Upper Lea Valley and 
Thames Gateway. Were a DE network to be planned as part of a comprehensive 
infrastructure strategy, then it might benefit from the TIF which would be secured 
against the entire delivery programme.  From the perspective of the DEPDU 
programme, the involvement of DE-specific interests in a TIF opportunity would 
be marginal. 

Community Energy Saving Programme 

The Community Energy Saving Programme (CESP) is administered by Ofgem 
and is focused on delivering CO2 reductions in areas of low income and high 
deprivation.

In a similar way to CERT, CESP is funded via a statutory obligation on the utility 
suppliers to deliver energy saving measures to domestic consumers. It has been 
designed to deliver £350m of funding to improve energy efficiency and reduce 
fuel costs at the household level, with a focus on specific areas of deprivation. 
Opportunities are focused on and more suited to large scale housing retrofit. 
However, the programme is expected to stop by the end of December 2012. 

2.3.1.2 Private Sector Sources 
Pension Funds 

Pension funds are attracted to the infrastructure market to diversify their portfolios 
into more stable and tangible assets. Infrastructure assets are inflation-linked and 
therefore attractive to institutional investors.  In addition, investment in 
infrastructure is also considered to be SRI which is a priority of many pension 
funds. There has been much press coverage in recent months on how pension 
funds can play a greater role in infrastructure financing.

However, pension funds are traditionally uncomfortable accepting construction 
risk and may be more likely to invest once assets are operational and the projects 
cash flows have been demonstrated. Even then it is possible that typical DE 
project IRRs would be too low for pension funds which tend to make investments 
at high cost of capital 7 per cent and above.

Therefore, investment by pension funds in DE projects does not appear feasible 
for the majority of cases. 

Private Equity/Venture Capital Funds 

The Foresight Environment Fund (London Waste UDF) is a private equity model 
that will source investment from pension funds and venture capital funds to make 
investments in waste to energy and waste recycling facilities. The higher risks and 
related returns involved in these types of projects make them more suitable for 
equity investment than debt. In addition, they may also not be able to secure the 
amount of debt finance needed to fund capital expenditure for the facility.

It is yet to be seen whether there is any financing potential from private equity or 
venture capital funds for DE projects. The major barrier would be the typically 
uncertain returns and long payback periods of DE projects which may well require 
a mix of grant, subsidy, debt and equity finance to ensure viability. 
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Sovereign Wealth Funds 

Sovereign wealth funds tend to focus on large scale projects which yield high 
IRRs in the 15 to 20% range, or alternatively in projects that have a high profile 
and commercial appeal that raise the exposure of the relevant country (e.g. 
football clubs). In the majority of cases returns from DE projects may struggle to 
reach sufficient levels of returns. In addition, the uncertainty of cash-flows, 
returns and long payback periods mean that DE projects are unlikely to be a target 
for sovereign wealth investment.  

2.4 Conclusions and Recommendations 
There are a wide range of funding options for DE projects, some more viable than 
others.

Realistically successful delivery of DE projects will involve a mix of funding 
sources. Subsidies and grants can be used to improve the project’s internal rate of 
return and make them more attractive to funders and investors in addition to LAs 
and the PWLB. 

It is recommended that LAs look first at the options to which they have direct 
access such as their internal reserves, the PWLB and the full range of subsidies 
available to DE projects. If these are not sufficient then they can explore a range 
of other options including grant and debt options from UK and EU public sector 
sources. If projects have particularly strong returns then private equity sources 
could also be explored.

In addition it is also recommended that LAs look at pooling project portfolios to 
provide more attractive investment proposals to funders such as the GIB, EIB, and 
EEE-F. Project scale and reducing transaction costs will be central to the 
successful delivery and financing of DE projects. 

Finally, it has long been recognised that many of the potential funding  sources, 
both public and private, do not regard DE as a suitable class of investment, given 
its typical scale, risk profile and normal rates of return.  Whilst part of the solution 
to this issue is in the structuring of opportunities, another part is in the 
communication with funders to help them become more familiar with DE projects 
and by that means to become more comfortable with the typical risk profile.
Therefore engagement on a non-project-specific basis with key funders could be 
part of a mix of actions for DEPDU to facilitate project access to funding. 

3 Next Steps 
It is important to note that the selection of funding sources for individual projects, 
and larger-scale project portfolios will be based around project characteristics 
including:

� Project risk (and importantly who bears this risk) 
� Project returns 
� Project timescales 
� Commercial structures; and 
� Appetite for Local Authority debt or equity financing. 
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Therefore integrating this initial high-level analysis with research on the 
indicative commercial structures and project characteristics on actual live projects 
will be an important next step. This will enable DEPDU and LAs to begin to 
investigate the most appropriate funding strategy for individual projects and 
project portfolios. 
A further recommended action is to engage with funders and other stakeholders to 
help shape key decision makers’ opinions on DE.  



Appendix A 
Long List of Funding Options 
for DE Projects 
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