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1.0 Introduction 
 
1.1 Quod on behalf of Scotia Gas Networks (“SGN”) and National Grid Property (“National Grid”), encloses a 

joint response to the draft London Plan (“the Plan”) Examination In Public (“EIP”) list of matters (Annex 1) 
Meeting Housing Needs – Affordable Housing – M24 – Policy H6(a) - Would the threshold level of 
affordable housing as set out in Policy H6B be justified and effective. 
 

2.0 Background  
 
2.1 SGN and National Grid submitted representations to the draft London Plan in February and March 2018 

respectively.  Quod requested the right to attend the EIP to make verbal representations on the 11th 
October. 
 

2.2 SGN and National Grid Property are freehold owners of 40 Gasworks sites across London which could 
deliver a minimum 30,000 homes and 8,000 jobs. National Grid Property has entered into a Joint Venture 
with the Berkeley Group plc known as St William Homes to deliver some of these homes.  These sites are 
strategically important to the delivery and soundness of the Plan. 
 

3.0 Summary  
 
3.1 SGN and National Grid support the Plan’s approach to identify surplus utility sites (which include 

Gasholder/Gasworks sites) as one of six strategic sources of housing for London under Policy H1.  The 
evidence to the Plan recognises that these sites are subject to significant abnormal costs such as 
remediation, and due to the limited amount of floorspace on site and their limited employment 
generation, the Plan exempts them from the industrial capacity test.  
 

3.2 Remediation in fact is only one such abnormal cost. The sites are subject to other cost constraints such as 
the need to relocate gas infrastructure on site to facilitate redevelopment; rationalise high pressure gas 
mains; erect new Pressure Reduction Stations; and remove, or in some cases retain, gas holder structures 
on site following refurbishment and restoration which can take place off site. As a result of these 
significant and abnormal costs, some of which will remain unknown until works actually commence, the 
investment risk profile of Gasholder/Gasworks sites is different from traditional brownfield sites certainly 
as much of the abnormal cost is experienced at the start of the project.  It is therefore necessary for 
London Plan policy to recognise the risk profile of these sites to incentivise them being brought forward 
as a strategic source of housing.  
 

3.3 The technical difficulty and necessary time required of these early phase regeneration activities beyond 
those of the conventional development process is significant.  In recent cases there has been a 3-4 year 
period for these activities to be completed before the actual redevelopment proposals could commence. 

 
3.4 The Mayor through minor changes to Policy H6(B)(3), confirmed that his 50% affordable housing threshold 

approach only applies to private sites where there would be a net loss of industrial capacity.  In our 
opinion, this change explicitly exempts surplus utility sites from the 50% threshold.  We support this 
approach. 

 
3.5 As the Mayor of London has not formally responded to representations, and as some decision makers are 

incorrectly applying the 50% threshold, we feel that without clarity from the Panel, the policy is not 
effective.  
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3.6 Outwith the issue of policy interpretation, we submit evidence to demonstrate why the 50% threshold is 

not a justified and effective policy for surplus utility sites due to the strategic impact it would have on 
strategic housing supply in London.   
 

3.7 Finally we submit representations relating to the lack of enforceability of Policy H6(C)(3). This requires 
applications which follow the Fast Track Route to meet “other relevant policy requirements and meet 
other relevant policy requirements and obligations to the satisfaction of the borough and the Mayor 
where relevant”. In our opinion this policy test is unsound as it is ambiguous and ineffective. 

 

4.0    Policy H6 (B)(3) Threshold approach to applications 
 
4.1 NLP/CD/08 Minor Suggested Changes to the Draft London Plan (dated 25 September 2018) introduces 

new wording to Policy H6(B)(3) “where the scheme would result in a net loss of industrial capacity”. 
 

4.2 Whilst introduced as a minor change, this point of clarification is extremely important as it unambiguously 
confirms, in our opinion that surplus utility sites are subject to a 35% affordable housing Threshold 
approach. We support this.  
 

4.3 The Plan confirms at Chapter 6, paragraph 6.4.5 of draft Policy E4 (Land for Industry, Logistics and Services 
to Support London’s Economic Function) that the principle of no net loss of floorspace capacity does not 
apply to sites previously used for utilities infrastructure which are no longer required e.g. surplus utility 
sites. 

 

“The principle of no net loss of floorspace capacity does not apply to sites previously used for utilities 
infrastructure or land for transport functions which are no longer required”. (our emphasis) 

 
4.4 As the Plan confirms that the principle of no net loss of floorspace capacity does not apply to sites 

previously used for utilities infrastructure, and Policy H6(B)(3) applies the 50% affordable threshold only 
to Strategic Industrial Locations, Locally Significant Industrial Sites and Non-Designated Industrial Sites1 
“where the scheme would result in a net loss of industrial capacity”, it is clear that the 50% threshold does 
not, and could not, apply to surplus utility sites as they are exempt from the capacity test. 
 

4.5 Therefore, by default, the 35% affordable threshold proposed at H6(B)(1) applies to surplus utility sites. 
 

5.0 Soundness Test of Policy H6(B) Threshold 

 
5.1 NPPF (2012) paragraph 182 requires plans to be justified (based on proportionate evidence), effective 

(deliverable over its period) and consistent with national policy.  A 50% affordable threshold for surplus 
utility sites is not a sound policy approach because it is not based on proportionate evidence and would 
not be deliverable.  The reasons for this are set out below. 

 
5.2 The evidence base to the London Plan does consider the viability constraints of developing surplus utilities 

sites albeit the evidence does not test or justify a 50% threshold policy burden2.  As the Plan explicitly 
categorises these sites as a strategic source of housing, this would be required to make the policy sound.  

                                                           

1 With the exception of public sector land where there is no portfolio agreement with the Mayor 
2 Paragraph 173 NPPF (2012) 
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5.3 The London Plan Viability Study (December 2017, as updated by Addendum November 2018) considers a 

number of case studies.  The viability conclusions are based on typical development sites.  An allowance 
for “abnormal”3 costs relating to “for example, service diversions, cut and fill/transportation, use of 
retaining walls, removal of underground services, amongst others has been included resulting in an 

equivalent cost of £183/m²”4 . This has been used in sensitivity testing.  Whilst the term “abnormal costs” 
has been adopted, the items referred to are not abnormal for the purposes of surplus utilities sites.   
 

5.4 There is no evidence that the viability testing has factored in “exceptional” abnormal costs that surplus 
utility sites such as Gasholder/Gasworks sites are subject to.  Indeed the London Plan Viability Study 
concedes that “scenarios with very substantial costs are atypical and lie outside the scope of this testing”5 

. This would suggest that there has been no viability testing of surplus utility sites. 
 

5.5 The £183/m² “abnormal cost” assumption is tight and is significantly below the exceptional abnormal 
costs incurred across London for Gasholder/Gasworks sites.  Recent development sites have incurred 
costs four to five times higher than this.   
 

5.6 The figure of £183/m² is also significantly below costs used at recent London Local Plan EIPs by London 
Council’s which have only considered remediation costs. 
 

5.7 Decontamination costs were considered at the Tower Hamlets Local Plan 2031 EIP (September 2018).  The 
Council’s evidence base to the examination included the Tower Hamlets Local Plan Viability Assessment 
2018 (December 2017), ref SED5.   
 

5.8 This considered three Gasholder/Gasworks sites within its borough concluding that “We have included an 
allowance of £3.2m/ha for the sites, based on our experience of the costs associated with 

decontamination of similar gasworks sites in London”6. 
 

5.9 This figure is twice the cost assumption used in the London Plan Viability Study of £183/m², and is still a 
conservative figure as it relates only to decontamination (rather than other costs that we have set out in 
paragraph 3.2 above).  Clearly an increased figure would have a direct impact on deliverability, and in 
particular the provision of affordable housing.   
 

5.10 There is very little further supporting commentary within the evidence base to the Plan on abnormal costs, 
albeit the London Industrial Land Demand Study 2017 does provide some important commentary.  It 
explicitly recognises the limitation of land contamination at gas holder sites, its cost, and the requirement 
to incentivise development through higher land values.  

 
“Land contamination can constrain the future of such land (e.g. for former gas holder sites): 
decontamination works are costly and can require the incentive of higher land values (e.g. from residential 
developments)” 7 

 

                                                           

3 There is no detailed definition of abnormal costs or the derivation of £183/m²   
4 Page 32 and 33 London Plan Viability Report (paragraph 5.6.13)  
5 Page 33 London Plan Viability Report (paragraph 5.6.14) 
6 Paragraph 7.17 Tower Hamlets Local Plan Viability Assessment 2018 (December 2017), Appendix 1 
7 Page 149 Section 9.2 of the London Industrial Land Demand Study 2017 
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5.11 This is a theme which is reflected by National Planning Policy8 which requires careful attention to viability 
and costs in plan-making to ensure that the ability of sites to be developed viably is not threatened when 
taking account of the normal cost of development and mitigation.  The normal cost of developing a 
Gasworks/Gasholder site will be greater than those undertaken in the London Plan Viability Report.  
 

5.12 Indeed, the cost of developing Gasworks/Gasholder sites comprises an important tranche of policy within 
the adopted London Plan.  Adopted Policy 5.22 Hazardous Substances (which is not retained by the draft 
Plan) Part (d) is important as it seeks to ensure that “land use allocations for hazardous installations take 
account of the need to incentivise and fund decommissioning”. Incentivising and funding 
decommissioning are key considerations. This means planning for land use allocations that are viable. The 
50% threshold is not a viable policy. 
 

5.13 Given the strategic contribution that surplus utility sites will make to the delivery of the Mayor’s minimum 
housing targets, identified as one of six strategic sources of housing supply for London9, we would expect 
the policy burden placed on these sites by Policy H6 to be assessed. This has not been undertaken in its 
broadest sense, and certainly not for the 50% threshold approach.   
 

5.14 A significant evidence base for the Panel to consider is work recently undertaken by London Local Planning 
Authorities in respect of the viability of developing Gasworks/Gasholder sites. 
 

5.15 The London Borough of Tower Hamlets recently tested the soundness of its affordable housing policies 
(35% affordable housing provision), and in particular their effectiveness in respect of three strategic site 
allocations which were also National Grid former Gasworks/Gasholder sites.  In each case National Grid 
did not contest the analysis as the outcome clearly indicated an agreed conclusion that 35% affordable 
housing on each site would be beyond the maximum reasonable amount of affordable housing on the 
Council’s own evidence base alone. From a landowner’s position, the deficit could be greater. Both parties 
agreed that these are deliverable sites for the purposes of the plan and national policy, but policy burdens 
needed to be applied flexibly10. 
 

5.16 The full details of these site (Scheme 2, 11 and 14) are enclosed at Appendix 2, and the salient points 
concluded by the Council’s evidence to the EIP are set out below:- 

 

 The sites have significant abnormal costs associated with their redevelopment.  

 Given the nature of the existing use on the sites there is potential for a significant decontamination 
works bill. An allowance of £3.2m her pa for the sites is used, based on experience of the costs 
associated with decontamination of similar gasworks sites in London. 

 Scheme 2 (3.94ha) the scheme tested is only deliverable with 0% affordable housing.  

 Scheme 11 (8.56ha) the site can deliver 25% affordable housing reflecting an ungrown IRR of 14.09% 
only where the decontamination cost is assumed to be carried out by the landowner. 

 Scheme 14 (1.9ha) is marginally viable at 35% assuming that it is 179% and 94% more densely 
developed than Sites 2 and 11 respectively, albeit when two of the five Gasholders are retained 

                                                           

8 Paragraph 173 NPPF (2012) 
9 Policy H1(B)(2)(d) 
10 Paragraph 182 and 205 of the NPPF 2012 
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(£10M/holder) there is a -£16M deficit against the Benchmark Land Value, with the Council 
suggesting a 20% affordable provision (Appendix 3). 

5.17 The London Borough of Newham has also recently been through its EIP, with the Inspector reporting on 
the 26th November 2018. The Council assessed two former Gasworks/Gasholder sites within its EB02 
Local Plan and Viability Assessment (November 2017).  Unlike Tower Hamlets, the Council did not make 
an adjustment for remediation costs. The Viability Assessment reports that “exceptional costs relate to 
works that are ‘atypical’, such as remediation of sites in former industrial use that are over and above 
standard build costs”, “Our analysis therefore excludes exceptional costs”11. 

 
5.18 The full details of these site are enclosed at Appendix 4, and the salient points are set out below:- 

 

 There may be instances when viability issues emerge on individual developments, even when the 
land has been purchased at an appropriate price (e.g. due to extensive decontamination 
requirements). In these cases, some flexibility may be required subject to submission of a robust site-
specific viability assessment. (7.10) 

 Site 01 (Viability Report Site 13) (72.9ha) the largest development, is currently generating residual 
land values that are lower than the Site’s existing use value.  This is only reversed with grown values 
and costs, but even then 0% affordable housing is the maximum reasonable. 

 Site 11 (Viability Report Site 04) (18.50ha) for the purpose of Local Plan testing, the site could deliver 
25% affordable housing at present day values and costs, rising to 35% with grown values and costs. 

5.19 None of the independent evidence submitted to the Planning Inspectorate by the two Council’s for two 
recent local plan EIPs which consider 5 strategic sites of over 105ha justify a 50% affordable housing 
threshold.  What the evidence does justify however is that a 50% affordable threshold would not be an 
effective and deliverable policy. 
 

5.20 To further evidence this point we enclose below at Table 1.1 a summary of planning permissions granted 
for Gasworks/Gasholder sites in London, following independent assessment by the respective Council’s 
and the Mayor of London. 
 

5.21 This indicates that the absolute maximum reasonable viable level of affordable housing provision is below 
35% for these sites. It evidences that despite the ambiguity during the planning application negotiation 
process, and the suggestion by some decision makers that the 50% threshold applies, the final outcome 
of the decision maker has been to apply the 35% affordable housing threshold.  For this reason we would 
request the Panel’s conclusion that the correct threshold for surplus utility sites is 35%, not 50%. 
 
 
 
 
 
 
 
 
 
 

                                                           

11 Paragraph 4.34 EB02 Local Plan and Viability Assessment (November 2017) 
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Table 1.1: Affordable Housing Provision for Gasworks/Gasholder sites in London with planning permission for 
redevelopment 

 

6.0 Soundness Test of Policy H6(C(3))  
 
6.1 Draft London Plan Policy H6(C)(3) includes a policy requirement which, because of its ambiguity, we 

consider to be undeliverable for the purposes of NPPF paragraph 182 and therefore it should be deleted.  
 

6.2 To follow the Fast Track Route Policy H6(C)(3) requires planning applications to “meet other relevant 
policy requirements and obligations to the satisfaction of the borough and the Mayor where relevant”.   
 

6.3 Policy H6(C)(3) appears to be drafted as a catch all policy to be used by the Mayor or borough as and when 
they desire it to cover any issue which may be relevant to a planning application, albeit unknown by the 
applicant. This undermines the soundness of the policy as it is not justified or effective, and creates 
uncertainty in the preparation and determination of a planning application. It also undermines the Fast 
Track Route. The criterion should be deleted.  
 

6.4 This is certainly the case when considered against other criterion within the policy (H6(C)(1)(2) and (4)) 
which are unambiguous and relate to specific requirements such as small housing developments; housing 
tenure; and grant. 

 
 
End 

Site Planning 
reference  

Residential  
units 

% AH  % Tenure  Maximum 
Reasonable  

Fulham 2018/02100/CO
MB 

1,843 35% 40%  rented: 60% 
intermediate 

< 35% 

Oval   17/05772/EIAFU
L and 
17/05773/LB 

738 35% 70% 

social/affordable rent:  
30% intermediate  

17.5% 

Hornsey HGY/2017/3117 1,700 32.5% 48.3% affordable rent: 
51.7% shared ownership 

8% 

Battersea 2015/0591 950 24% 16% intermediate rent: 8% 
shared ownership  

< 35% 

Kingston  14/12215/FUL 
and 
15/12787/FUL 

332 16% 100% intermediate 16% 

Sutton B2013/68306/F
UL 

186 0% 0% 0% 
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Assessment of viability against local plan policy requirements   

7.14 We have undertaken an assessment of each of the strategic sites identified by the Council, 
applying the relevant general and site specific THDLP policy requirements that apply to the 
sites including infrastructure requirements (as identified in Table 7.4.1). 

7.15 With respect to the larger sites we appreciate that developers often suggest that they are 
targeting an IRR of 20%, however, it has been our experience on large schemes in London 
that this is often based on grown IRRs given the long term nature of such schemes.  Further, 
we are aware of developers having agreed to proceed with developments identified as 
generating IRRs of 13% (ungrown).  On this basis we are of the opinion that the large 
majority of the sites tested are viable and can deliver the emerging THDLP policy 
requirements.  

7.16 With respect to the small number of sites identified as being unviable at the full THDLP 
policy requirements we highlight that the flexibility provided within these policies will ensure 
that these sites are still able come forward.  In particular the affordable housing policy 
provides that the Council will consider site specific issues to ensure that schemes can come 
forward whilst delivering the maximum reasonable quantum of affordable housing.  This is 
borne out by the sensitivity testing we have undertaken on Site 13 Millharbour South, which 
is identified as being viable at between 20% to 25% affordable housing.   

7.17 Site 2 Bow Common Gas Works and Site 11 Leven Road Gas Works are identified as 
having challenging viability.  Given the nature of the existing use on the sites there is 
potential for a significant decontamination works bill.  We have included an allowance of 
£3.2m her pa for the sites, based on our experience of the costs associated with 
decontamination of similar gasworks sites in London, which amounts to abnormal costs of 
£12.608 million and £27.329 million respectively.  We have assumed a worst case scenario 
in our testing in that we have allowed for the full EUV plus a 20% premium of the site as well 
as the decontamination bill being paid by the developer.  In reality a developer is likely to 
take these costs into consideration in bidding for the site or alternatively the landowner will 
bear the cost of the decontamination, delivering a clean site to the market and recovering the 
costs through a higher purchase price than would otherwise have been achieved.  On this 
basis we have undertaken sensitivity testing of the two schemes. 

7.18 Our sensitivity testing of Site 2 Bow Common Gas Works assumes that a developer deducts 
the cost of the decontamination from the purchase price of the site and on this basis the site 
is deliverable as a 100% private scheme in conjunction with the Council’s other policy 
requirements generating a surplus of £4.898 million, which could deliver between 0-5% 
affordable housing on site.     

7.19 Our sensitivity testing of Site 11 Leven Road Gas Works has identified that where the 
decontamination is assumed to be carried out by the landowner and the full EUV plus 20% 
premium is paid, the site can deliver circa 25% affordable housing reflecting an ungrown IRR 
of 14.09%.  

7.20 Of interest and contrast to the aforementioned gas works sites we note that Site 16 Marian 
Place Gas Works is identified as being viable including the decontamination allowance of 
£3.2 million per ha.  We consider the reasons for the site’s viability to be attributed to both 
the higher residential sales value achievable in this location as well as the scheme tested 
being 179% and 94% more densely developed as sites 2 and 11 respectively.  

7.21 In light of the above we consider that all bar one of the identified Strategic Sites are 
deliverable, with the large majority able to support the emerging THDLP policy requirements.  
Three of the sites in particular are identified as having more challenging viability as a result 
of the site specific characteristics, existing use onsite and proposed schemes tested rather 
that the Council’s emerging policy requirements.  However, we consider that the Council’s 
policies build in an appropriate level of flexibility both specifically where policies have cost 
implications as well as identifying an overarching flexible approach to the implementation of 
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the THDLP which allows for sites and schemes to be determined on a case by case basis.  
This will ensure that the Council’s strategic sites are both deliverable by the market and 
acceptable in planning terms i.e. that developments generate competitive returns to willing 
landowners and willing developers whilst also striking an appropriate balance between 
achieving policy objectives, including meeting needs for affordable housing. 

7.22 Our sensitivity testing of the delivery of affordable workspace in major commercial or mixed 
use schemes as required by Policy D.EMP2 in the strategic sites has identified that they can 
viably do so (Tables 7.12.1 and 7.12.2).  We note that our testing of Site 12 Whitechapel 
South shows that the RLV is just under the identified BLV, however we would highlight that 
our testing has assumed the schemes deliver affordable workspace at 50% of the market 
rent.  Further sensitivity testing of this site has identified that it can viably deliver affordable 
workspace at a discount of 40% from the market rent, which is still significantly below the 
Council’s policy minimum requirement of 10% below the prevailing market rent.  On this 
basis we conclude that Policy D.EMP2 understandably adds a cost to development, so the 
Council should consider the application of this requirement flexibly, however this is identified 
as not being significant cost and the schemes tested have been demonstrated that they are 
able to viably accommodate this requirement.   
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Scheme 2 Bow Common Gas Works 100% Private

Total Units 468                                     Gross Site Area per Ha 3.94 Benchmark Land Value £21,811,000
Total Floor Area sq ft (GIA) 472,186.54                        236,093.27                                  
Total Floor Area sq m (GIA) 43,867.20                           less land for infrastructure 2.5
Total Floor Area sq ft (NIA) 354,139.91                        - Strategic Open Space
Gross to net ratio 75% - Secondary School Existing Floorspace (sq m) -                             

Net site area 1.44
Average Unit Size sq ft (GIA) 1009
Average Unit Size sq ft (NIA) 70

Density 325
No Phases 2

Residential Scheme assumptions

% Proportion No units
Market 100% 468                                              234
Social Rent 0.00% -                                               
Intermediate - LLR 0.00% -                                               
Intermediate - SO 0.00% -                                               
TH Living rent 0.00% -                                               

Market Social Rent Intermediate (Inc LBTH LR)
Studio 0% 0% 0%
1 30% 25% 15%
2 50% 30% 40%
3 10% 30% 35%
4 10% 15% 10%

Market Social Rent Intermediate - LLR Intermediate - SO TH Living Rent
size (sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor Area (Sq m)

1b 50 140 7,020.00                                     0 0 0 0 0 0 0 0 140 7020
2b 70 234 16,380.00                                   0 0 0 0 0 0 0 0 234 16380
3b 95 47 4,446.00                                     0 0 0 0 0 0 0 0 47 4446
4b 108 47 5,054.40                                     0 0 0 0 0 0 0 0 47 5054
Total 468 32,900.40                                   -                                     -                                -                                        -                             -                                   -                                  -                                  -                             468.00                          32,900.40                   
Total (sq ft) 354,139.91                                -                                -                             -                                  -                             354,139.91                 

177069.9528 0 -                             0 0
Commercial Scheme assumptions 115095.4693 24128.61469 10519.35312 10519.35312 24545.15727

Use GIA Sq m GIA Sq ft NIA sq m NIA sq ft
Office 0 -                                               -                                              -                                     
Retail 0 -                                               -                                              -                                     

0
0

Phase 1 Phase 2
No Market Resi units 234                                     Sold on completion Sales period (months) 234                                    Sold on completion Sales period (months)
Off-plan sales 50% 117.00                                         50% 117.00                          
Sale of units per month thereafter 10                                       12 10                                      12

Purchase 9 months
Pre-construction 9 months 9 months
Construction 24 months 24 months
Sales 12 months at end of construction 12 months at end of construction

No spaces value per space Total revenue
Car parking Spaces 211                                     £20,000 4,226,837                                   

106
Rent Per Unit PA Yield

Ground Rent on Market units £350 5%

per sq ft
Private Resi Sales Value £675

per sq ft
Affordable Resi Sales Value Social Rent £127

Intermediate - LLR £223
Intermediate - SO £408
TH Living rent £225

Commercial values Rent per sq ft Yield Rent Free & Void (months)
Office £0 0% 0
Retail £0 0% 0

per unit Total
S.106 Assumptions £1,220 £570,960 285480

Mayoral CIL

Base Indexed Liable floorspace (sq m GIA)
Existing floorspace 
apportionment

Net additional 
floorspace CIL liability Base Crossrail S106

Indexed Crossrail S106 
to March 2017 Crossrail liability

Total MCIL and 
Crossrail contribution

Resi £35 £43.00 43,867.20                                   -                                     43,867.20                     £1,886,486.31 N/A 0 £1,886,486.31
Office £35 £43.00 -                                              -                                     -                                £0.00 £0 -£                                 0 0
Retail £35 £43.00 -                                              -                                     -                                £0.00 £0 -£                                 0 0

£1,886,486.31

LBTH CIL 943243.157

Base Indexed Liable floorspace (sq m GIA)
Existing floorspace 
apportionment

Net additional 
floorspace CIL liability 943243.157

Resi £35 £37.03 43,867.20                                   -                                     43,867.20                     £1,624,272.00
Office £0 £0.00 -                                              -                                     -                                £0.00
Retail £0 £0.00 -                                              -                                     -                                £0.00

£1,624,272.00
Demolition £80 per sq m

£812,136.00 812136
Decontamination at preconstruction

Per Ha Total figure
£3,200,000 £12,608,000

Build Costs
Base per sq m Externals (15%) per sq m SUDS (0.4%) per sq m Carbon Zero Total

Resi £2,250 £337.50 £9.0 £56.25 £2,653 £246
Office £0.00 £0.0 £0.0 £0 £0
Retail £0.00 £0.0 £0.0 £0 £0

Contingency on build costs 5%

Profit
Private/Market on GDV 20%
Affordable on GDV 6%

Marketing /agency and legal fees
Resi Sales agent and marketing on GDV 3.00%
Resi Sales legal fees on GDV 0.50%

Commercial Letting fee on rent pa 10.00%
Commercial Letting Legal fee on rent pa 5.00%
Commercial Sales fee on GDV 1.00%
Commercial Legal fee on GDV 0.50%

Professional fees 12%

Finance 7.00%

RLV £14,101,197

Benchmark land value £9,203,000

Scheme viable Yes

Total

Timescales

REVENUE

COSTS

Appraisal outcome



Scheme 11 Leven Road Gas Works 25% AH

Total Units 1,465                                  Gross Site Area per Ha 8.56 Benchmark Land Value 23,693,000£              
Total Floor Area sq ft (GIA) 1,524,243.53                     381,060.88                                  
Total Floor Area sq m (GIA) 141,605.68                        less land for infrastructure 2.5
Total Floor Area sq ft (NIA) 1,143,182.65                     - Strategic open space
Gross to net ratio 75% - Secondary school Existing Floorspace (sq m) -                             

Net site area 6.06
Average Unit Size sq ft (GIA) 1040
Average Unit Size sq ft (NIA) 72

Phases 4 Density 242

Residential Scheme assumptions

% Proportion No units
Market 75% 1,098.75                                      274.69                                        
Social Rent 8.75% 128                                              
Intermediate - LLR 3.75% 55                                                
Intermediate - SO 3.75% 55                                                
TH Living rent 8.75% 128                                              

Market Social Rent Intermediate (Inc LBTH LR)
Studio 0% 0% 0%
1 30% 25% 15%
2 50% 30% 40%
3 10% 30% 35%
4 10% 15% 10%

Market Social Rent Intermediate - LLR Intermediate - SO TH Living Rent
size (sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor Area (Sq m)

1b 50 330 16,481.25                                   32 1602 8 412 8 412 19 961 397 19869
2b 70 549 38,456.25                                   38 2692 22 1538 22 1538 51 3589 683 47814
3b 95 110 10,438.13                                   38 3653 19 1827 19 1827 45 4262 232 22007
4b 108 110 11,866.50                                   19 2077 5 593 5 593 13 1384 153 16514
Total 1099 77,242.13                                   128.19                              10,024.26                     54.94                                    4,370.28                    54.94                               4,370.28                         128.19                            10,197.32                 1,465.00                       106,204.26                 
Total (sq ft) 831,434.23                                107,901.16                   47,041.67                  47,041.67                       109,763.91               1,143,182.65              

207,858.56                                26,975.29                     11,760.42                  11,760.42                       27,440.98                 
275

Commercial Scheme assumptions

Use GIA Sq m GIA Sq ft NIA sq m NIA sq ft
Office 0 -                                               -                                              -                                     
Retail 0 -                                               -                                              -                                     

Phase 1 Phase 2 Phase 3 Phase 4
No Market Resi units 275                                     Sold on completion Sales period (months) 275                                    Sold on completion Sales period (months) 275                            Sold on completion Sales period (months) 275                                  Sold on completion Sales period (months)
Off-plan sales 50% 137.34                                         50% 137.34                          50% 137.34                             50% 137.34                      
Sale of units per month thereafter 10                                       14 10                                      14 10                               14 10                                    14

Purchase 9 months
Pre-construction 9 months 9 months 9 months 9 months
Construction 36 months 36 months 36 months 36 months
Sales 14 months at end of construction 14 months at end of construction 14 months at end of construction 14 months at end of construction

No spaces value per space Total revenue
Car parking Spaces 662                                     £20,000 13,231,444                                

165.39                                
Rent Per Unit PA Yield

Ground Rent on Market units £350 5%

per sq ft
Private Resi Sales Value £675

per sq ft
Affordable Resi Sales Value Social Rent £127

Intermediate - LLR £207
Intermediate - SO £408
TH Living rent £225

Commercial values Rent per sq ft Yield Rent Free & Void (months)
Office £0 0% 0
Retail £0 0% 0

per unit Total
S.106 Assumptions £1,220 £1,787,300 £446,825

Mayoral CIL

Base Indexed Liable floorspace (sq m GIA)
Existing floorspace 
apportionment

Net additional 
floorspace CIL liability Base Crossrail S106

Indexed Crossrail S106 
to March 2017 Crossrail liability

Total MCIL and 
Crossrail contribution

Resi £35 £43.00 102,989.50                                -                                     102,989.50                   £4,429,010.34 N/A 0 £4,429,010.34
Office £35 £43.00 -                                              -                                     -                                £0.00 £0 -£                                 0 0
Retail £35 £43.00 -                                              -                                     -                                £0.00 £0 -£                                 0 0

£4,429,010.34

LBTH CIL £1,107,252.58

Base Indexed Liable floorspace (sq m GIA)
Existing floorspace 
apportionment

Net additional 
floorspace CIL liability 1107252.584

Resi £35 £37.03 102,989.50                                -                                     102,989.50                   £3,813,395.00
Office £0 £0.00 -                                              -                                     -                                £0.00
Retail £0 £0.00 -                                              -                                     -                                £0.00

£3,813,395.00
Demolition £80 per sq m

£953,348.75
Decontamination at preconstruction £953,348.75 953348.75

Per Ha Total figure
£3,200,000 £27,392,000

Build Costs
Base per sq m Externals (15%) per sq m SUDS (0.4%) per sq m Carbon Zero Total

Resi £2,250 £337.50 £9.0 £56.25 £2,653 £246.45
Office £0.00 £0.0 £0.0 £0 £0.00
Retail £0.00 £0.0 £0.0 £0 £0.00

Contingency on build costs 5%

Profit
Private/Market on GDV 20%
Affordable on GDV 6%

Marketing /agency and legal fees
Resi Sales agent and marketing on GDV 3.00%
Resi Sales legal fees on GDV 0.50%

Commercial Letting fee on rent pa 10.00%
Commercial Letting Legal fee on rent pa 5.00%
Commercial Sales fee on GDV 1.00%
Commercial Legal fee on GDV 0.50%

Professional fees 12%

Finance N/A

Ungrown ungeared IRR assuming 
contamination deducted from land 
cost/born by landowner & 25% AH 14.09%

Total

Timescales

REVENUE

COSTS

Appraisal outcome



Scheme 14 Marian Place Gas Works

Total Units 630                                     Gross Site Area per Ha 1.9 Benchmark Land Value 10,518,000£              
Total Floor Area sq ft (GIA) 663,413.14                        331,706.57                                  
Total Floor Area sq m (GIA) 61,632.59                           less land for infrastructure 1
Total Floor Area sq ft (NIA) 497,559.86                        - Strategic Open Space
Gross to net ratio 75% Existing Floorspace (sq m) -                             

Net site area 0.9
Average Unit Size sq ft (GIA) 1053
Average Unit Size sq ft (NIA) 73

Density 700
No Phases 2

Residential Scheme assumptions

% Proportion No units
Market 65% 410                                              204.75
Social Rent 12.25% 77                                                
Intermediate - LLR 5.25% 33                                                
Intermediate - SO 5.25% 33                                                
TH Living rent 12.25% 77                                                

Market Social Rent Intermediate (Inc LBTH LR)
Studio 0% 0% 0%
1 30% 25% 15%
2 50% 30% 40%
3 10% 30% 35%
4 10% 15% 10%

Market Social Rent Intermediate - LLR Intermediate - SO TH Living Rent
size (sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor area (Sq m) No Units Floor Area (Sq m)

1b 50 123 6,142.50                                     19 965 5 248 5 248 12 579 164 8182
2b 70 205 14,332.50                                   23 1621 13 926 13 926 31 2161 285 19966
3b 95 41 3,890.25                                     23 2199 12 1100 12 1100 27 2566 114 10855
4b 108 41 4,422.60                                     12 1250 3 357 3 357 8 833 67 7221
Total 410 28,787.85                                   77.18                                 6,035.09                       33.08                                    2,631.12                    33.08                               2,631.12                         77.18                              6,139.27                   630.00                          46,224.44                   
Total (sq ft) 309,872.42                                64,961.65                     28,321.34                  28,321.34                       66,083.12                 497,559.86                 

154936.2087 32480.82747 14,160.67                  14,160.67                       33041.55787
Commercial Scheme assumptions

Use GIA Sq m GIA Sq ft NIA sq m NIA sq ft
Office 0 -                                               -                                              -                                     
Retail 0 -                                               -                                              -                                     

0
0

Phase 1 Phase 2
No Market Resi units 205                                     Sold on completion Sales period (months) 205                                    Sold on completion Sales period (months)
Off-plan sales 50% 102.38                                         50% 102.38                          
Sale of units per month thereafter 10                                       10 10                                      10

Purchase 9 months
Pre-construction 9 months 9 months
Construction 36 months 36 months
Sales 10 months at end of construction 10 months at end of construction

No spaces value per space Total revenue
Car parking Spaces 158                                     £30,000 4,740,000                                   

Rent Per Unit PA Yield
Ground Rent on Market units £400 5%

per sq ft
Private Resi Sales Value £885

per sq ft
Affordable Resi Sales Value Social Rent £127

Intermediate - LLR £257
Intermediate - SO £478
TH Living rent £225

Commercial values Rent per sq ft Yield Rent Free & Void (months)
Office £0 0% 0
Retail £0 0% 0

per unit Total
S.106 Assumptions £1,220 £768,600 384300

Mayoral CIL

Base Indexed Liable floorspace (sq m GIA)
Existing floorspace 
apportionment

Net additional 
floorspace CIL liability Base Crossrail S106

Indexed Crossrail S106 
to March 2017 Crossrail liability

Total MCIL and 
Crossrail contribution

Resi £35 £43.00 38,383.80                                   -                                     38,383.80                     £1,650,675.52 N/A 0 £1,650,675.52
Office £35 £43.00 -                                              -                                     -                                £0.00 £0 -£                                 0 0
Retail £35 £43.00 -                                              -                                     -                                £0.00 £0 -£                                 0 0

£1,650,675.52

LBTH CIL 825337.7623

Base Indexed Liable floorspace (sq m GIA)
Existing floorspace 
apportionment

Net additional 
floorspace CIL liability 825337.7623

Resi £65 £68.76 38,383.80                                   -                                     38,383.80                     £2,639,442.00
Office £0 £0.00 -                                              -                                     -                                £0.00
Retail £0 £0.00 -                                              -                                     -                                £0.00

£2,639,442.00
Demolition £80 per sq m

1319721 1319721
Decontamination at preconstruction

Per Ha Total figure
£3,200,000 £6,080,000

Build Costs
Base per sq m Externals (15%) per sq m SUDS (0.4%) per sq m Carbon Zero Total

Resi £2,500 £375.00 £10.0 £62.50 £2,948 £274
Office £0.00 £0.0 £0.0 £0 £0
Retail £0.00 £0.0 £0.0 £0 £0

Contingency on build costs 5%

Profit
Private/Market on GDV 20%
Affordable on GDV 6%

Marketing /agency and legal fees
Resi Sales agent and marketing on GDV 3.00%
Resi Sales legal fees on GDV 0.50%

Commercial Letting fee on rent pa 10.00%
Commercial Letting Legal fee on rent pa 5.00%
Commercial Sales fee on GDV 1.00%
Commercial Legal fee on GDV 0.50%

Professional fees 12%

Finance 7.00%

RLV £11,266,669

Benchmark land value £10,518,000

Scheme viable Yes

Total

Timescales

REVENUE

COSTS

Appraisal outcome
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Table 6.4.2: Adopted CIL rates, no PRS housing, present day values and costs   
 

 
  

Adopted CIL charge No PRS 

Site No Site name No of units % of PRS BLV (£ m) 0% AH 10% AH 20% AH 25% AH 35% AH 50% AH
1 S27 Queen's Market (incl Extension) E13 500             0.00% £12.45 £25.06 £23.07 £16.17 £13.95 £9.51 £2.84
2 S18 Limmo E16 1,200          0.00% £2.70 £139.56 £122.55 £105.53 £97.02 £80.00 £54.40
3 S08 Thames Wharf E16 1,150          0.00% £40.52 £131.66 £119.46 £97.28 £88.68 £71.38 £45.22
4 S11 Parcelforce (incl Exetnsion) E13 1,500          0.00% £73.61 £152.11 £140.34 £98.98 £85.41 £57.61 £15.41
5 LMUA7 Dulcia Mills E13 63               0.00% £0.26 £13.87 £13.02 £11.51 £10.92 £9.73 £7.96
6 Canning Town Riverside E16 224             0.00% £15.26 £32.50 £27.70 £22.89 £20.49 £15.69 £8.49
7 Coolfin North E16 1,000          0.00% £8.50 £117.45 £102.81 £88.17 £80.85 £66.21 £44.18
8 East Ham Western Gateway E13 140             0.00% £6.38 £7.27 £6.62 £4.55 £3.87 £2.52 £0.48
9 Silvertown Landing E16 329             0.00% £22.66 £48.37 £44.38 £37.13 £34.31 £28.69 £20.26

10 Lyle Park West E16 775             0.00% £5.62 £105.48 £96.12 £79.43 £72.92 £59.89 £40.29
11 Connaught Riverside E16 1,650          0.00% £101.67 £210.34 £193.01 £162.72 £150.82 £127.01 £91.27
12 North Woolwich Gateway E16 350             0.00% £14.05 £47.13 £43.14 £35.81 £32.98 £27.33 £18.84
13 Beckton Riverside E6 2,000          0.00% £285.00 £143.22 £130.22 £82.37 £66.65 £34.67 -£14.72
14 Alpine Way E6 750             0.00% £41.92 £49.58 £46.24 £35.47 £31.94 £24.88 £14.26
15 Bow County Court E15 28               0.00% £0.22 £2.46 £2.01 £1.27 £0.97 £0.37 -£0.53
16 LMUA Beeby Road E16 58               0.00% £3.52 £9.91 £9.14 £7.77 £7.23 £6.16 £4.56
17 Leytonstone Road 30               0.00% £0.71 £1.94 £1.80 £1.34 £1.19 £0.89 £0.44
18 Abbey House 75               0.00% £1.42 £11.45 £10.45 £8.68 £7.99 £6.60 £4.53
19 LMUA Atherton Mews 50               0.00% £5.67 £10.65 £9.95 £8.72 £8.24 £7.27 £5.83
20 Balaam Street Garages  E13 33               0.00% £0.93 £3.81 £3.65 £3.15 £2.98 £2.65 £2.16
21 LMUA Esk Road E13 38               0.00% £2.02 £6.42 £5.90 £4.99 £4.64 £3.92 £2.85
22 LMUA Dulcia Mills (ALTERNATE) 39               0.00% £0.26 £2.90 £2.71 £2.39 £2.27 £2.01 £1.62
23 LMUA Beeby Road E16 (ALTERNATE) 40               0.00% £3.52 £2.24 £2.05 £1.86 £1.76 £1.57 £1.28
24 LMUA Esk Road E13 (ALTERNATE) 41               0.00% £0.26 £1.72 £1.53 £1.33 £1.23 £1.03 £0.73

Residual land values (£m) 
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Table 6.4.4: Adopted CIL rates, no PRS housing, grown values and inflated costs   
 

 

Adopted CIL charge No PRS 

Site No Site name No of units % of PRS BLV (£ m) 0% AH 10% AH 20% AH 25% AH 35% AH 50% AH
1 S27 Queen's Market (incl Extension) E13 500             0.00% £12.45 £34.30 £29.96 £20.71 £17.31 £10.52 £0.33
2 S18 Limmo E16 1,200          0.00% £2.70 £177.62 £154.18 £130.75 £119.00 £95.48 £60.09
3 S08 Thames Wharf E16 1,150          0.00% £40.52 £166.14 £147.71 £119.39 £107.65 £84.10 £48.36
4 S11 Parcelforce (incl Exetnsion) E13 1,500          0.00% £73.61 £317.35 £274.31 £203.35 £174.37 £115.12 £20.38
5 LMUA7 Dulcia Mills E13 63               0.00% £0.26 £15.39 £14.12 £12.19 £11.39 £9.79 £7.40
6 Canning Town Riverside E16 224             0.00% £15.26 £43.90 £36.24 £28.57 £24.74 £17.08 £5.58
7 Coolfin North E16 1,000          0.00% £8.50 £148.98 £128.82 £108.66 £98.58 £78.42 £48.06
8 East Ham Western Gateway E13 140             0.00% £6.38 £10.08 £8.74 £5.99 £4.97 £2.92 -£0.15
9 Silvertown Landing E16 329             0.00% £22.66 £55.96 £49.92 £40.62 £36.79 £29.12 £17.62

10 Lyle Park West E16 775             0.00% £5.62 £130.71 £116.67 £95.30 £86.45 £68.75 £42.05
11 Connaught Riverside E16 1,650          0.00% £101.67 £256.51 £230.77 £192.08 £175.97 £143.76 £95.41
12 North Woolwich Gateway E16 350             0.00% £14.05 £53.84 £47.78 £38.36 £34.48 £26.74 £15.13
13 Beckton Riverside E6 2,000          0.00% £285.00 £306.83 £259.81 £179.94 £147.28 £79.30 -£30.02
14 Alpine Way E6 750             0.00% £41.92 £64.67 £57.72 £43.34 £38.00 £27.34 £11.21
15 Bow County Court E15 28               0.00% £0.22 £2.75 £2.10 £1.16 £0.76 -£0.04 -£1.25
16 LMUA Beeby Road E16 58               0.00% £3.52 £10.86 £9.71 £7.95 £7.23 £5.77 £3.59
17 Leytonstone Road 30               0.00% £0.71 £2.60 £2.30 £1.69 £1.47 £1.01 £0.34
18 Abbey House 75               0.00% £1.42 £14.42 £12.93 £10.66 £9.72 £7.85 £5.03
19 LMUA Atherton Mews 50               0.00% £5.67 £12.88 £11.83 £10.27 £9.61 £8.31 £6.35
20 Balaam Street Garages  E13 33               0.00% £0.93 £4.81 £4.48 £3.82 £3.57 £3.07 £2.32
21 LMUA Esk Road E13 38               0.00% £2.02 £7.10 £6.33 £5.17 £4.69 £3.72 £2.28
22 LMUA Dulcia Mills (ALTERNATE) 39               0.00% £0.26 £3.22 £2.95 £2.55 £2.38 £2.04 £1.52
23 LMUA Beeby Road E16 (ALTERNATE) 40               0.00% £3.52 £2.47 £2.22 £1.96 £1.83 £1.57 £1.17
24 LMUA Esk Road E13 (ALTERNATE) 41               0.00% £0.26 £1.90 £1.64 £1.37 £1.24 £0.97 £0.57

Residual land values (£m) 


