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Summary

This report tests the ability of developments in Lewisham to accommodate emerging policies in the
Draft Lewisham Local Plan alongside prevailing rates of Community Infrastructure Levy (‘CIL’) in the
Council’s adopted Charging Schedule (subject to indexation).

The study takes account of the impact of the Council’s planning requirements, in line with the
requirements of the National Planning Policy Framework (‘NPPF’); the National Planning Practice
Guidance (‘PPG’) and the Local Housing Delivery Group guidance ‘Viability Testing Local Plans:
Advice for planning practitioners’.

Methodology

The study methodology compares the residual land values of a range of development typologies
reflecting the types of developments expected to come forward in the borough over the life of the
new Local Plan. The appraisals compare the residual land values generated by those developments
(with varying levels of affordable housing and other emerging policy requirements) to a benchmark
land value to reflect the existing value of land prior to redevelopment. If a development incorporating
the Council’s emerging policy requirements and CIL generates a higher residual land value than the
benchmark land value, then it can be judged that the site is viable and deliverable. Following the
adoption of policies, developers will need to reflect policy requirements in their bids for sites, in line
with requirements set out in the Mayor of London’s supplementary planning guidance on ‘Affordable
Housing and Viability’ and in the RICS Guidance on ‘Financial Viability in Planning’.

The study utilises the residual land value method of calculating the value of each development. This
method is used by developers when determining how much to bid for land and involves calculating
the value of the completed scheme and deducting development costs (construction, fees, finance,
sustainability requirements and CIL) and developer’s profit. The residual amount is the sum left after
these costs have been deducted from the value of the development, and guides a developer in
determining an appropriate offer price for the site.

The housing and commercial property markets are inherently cyclical and the Council is testing the
viability of potential development sites at a time when the market has experienced a period of
sustained growth. Forecasts for future house price growth point to continuing growth in mainstream
London housing markets, although there is a degree of short term uncertainty following the
referendum on the UK’s membership of the European Union. We have allowed for this medium term
growth over the plan period by running a sensitivity analysis which applies growth to sales values
and inflation on costs to provide an indication of the extent of improvement to viability that might
result. The assumed growth rates for this sensitivity analysis are outlined in Section 4.

This sensitivity analysis is indicative only, but is intended to assist the Council in understanding the
viability of potential development sites on a high level basis, both in today’s terms but also in the
future.

Key findings
The key findings of the study are as follows:

m Affordable housing: We have appraised residential schemes with a range of affordable housing
from 0% to 50% in line with adopted Core Strategy Policy 1. The tenure mix of the affordable
housing also has a bearing on viability and we have tested both London Affordable Rent and
Affordable Rent for the 70% rented element, and Shared Ownership and London Living Rent for
the 30% intermediate element. There are significant variations in the percentages of affordable

" This guidance notes that when considering site-specific viability “Site Value should equate to the market value subject to the
following assumption: that the value has regard to development plan policies and all other material planning considerations
and disregards that which is contrary to the development plan”. Providing therefore that Site Value does not fall below a site’s
existing use value, there should be no reason why policy requirements cannot be achieved.
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housing that can be provided, depending on private sales values and scheme composition. The
results do not point to any particular level of affordable housing that most schemes can viably
deliver and we therefore recommend that the current target of 50% be retained, but applied on a
‘maximum reasonable proportion’ basis taking site-specific circumstances into account. Setting
a lower proportion of affordable housing is likely to result in a lower overall number of affordable
units being delivered, as sites that could have delivered more would no longer do so.

Build for rent schemes: we have tested the London Plan requirement in H13C for build to rent
schemes to provide 35% affordable housing in the form of London Living Rent. In general, the
appraisals indicate that the viability of build to rent schemes is challenging. Although Build to
Rent schemes are generally less viable than Build for Sale scheme, there is no uniform
percentage at which most schemes can be regarded as viable. We therefore recommend that
the 50% affordable housing target is applied to these types of development.

Student housing: we have tested the viability of purpose build student housing incorporating
London Plan policy H17A4 which requires 35% of units to be provided at affordable rent levels
(defined as no more than 55% of the maximum maintenance loan of a student studying in
London). Although this requirement reduces residual land values of the schemes tested, they
remain above relevant benchmark land values used in the study and will not prevent schemes
from coming forward.

Affordable housing on sites providing 9 or fewer units: our appraisals indicate that the is no
significant difference in the viability of schemes providing 9 of fewer units than those of 10 units
or more. However, providing affordable housing on small sites gives rise to practical difficulties
and consequently, most councils operating a small sites affordable policy seek payments in lieu.
We have provided an overview of the two main approaches to seeking payments in lieu which
are broadly financially neutral for developers in comparison to on-site delivery. In other words,
payments in lieu neither incentivise developers to take up the option of a payment, but neither do
they penalise them.

Affordable workspace: we have tested emerging requirements on schemes which provide new
or replacement B1 floorspace at 10% and 20% of floorspace with the discounts of 20%, 30%,
40% and 50% of market rent. The results of our analysis indicate that a requirement for 20% of
floorspace discounted by up to 50% of market does not have a significant bearing on the viability
of the schemes tested. However, the precise impact on individual schemes will depend on
scheme-specific composition, including the extent of other floorspace which is not discounted.
The affordable workspace policy will therefore need to be applied with a degree of flexibility,
including having regard to site-specific viability issues that may emerge on individual schemes.

Delivering new employment floorspace with cross-subsidy from residential: the Council is
seeking to deliver new employment floorspace to enhance economic growth in the borough.
However, this is unlikely to be viable on a purely commercial basis without cross-subsidy from
other uses. We have tested the impact of cross-subsidy of new employment floorspace
development and this can make such developments viable. However, where residential is being
used to cross-subsidise employment floorspace, the level of affordable housing may need to be
reduced to avoid a ‘double-call’ on the value generated by the private housing component. This
may cause some issues with the Mayoral policy approach of seeking 50% affordable housing on
sites in industrial use.

Cumulative impact of policies: In addition to the specific policies above, our appraisals have
regard to the cumulative impact of other plan policies which may have cost implications. In this
regard, our appraisals therefore comply with the requirement in national guidance for a
comprehensive assessment of all relevant plan policies in the viability assessment.

Impact of the emerging CIL rates on affordable housing delivery: The Council's adopted CIL
rates (£100 per square metre in residential zone 1; £70 per square metre in residential zone 2;
Nil on B use classes; and £90 per square metre on all other uses) have been in place since 1
April 2015 and there has been no demonstrable adverse impact on the supply of housing land or
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upon the viability of developments coming forward across the Borough. Since the evidence base
for the adopted CIL was prepared in 2012, there have been increases to sales values and build
costs. In 2018, we provided a separate report considering contemporary viability conditions in
the borough to test whether higher rates could be adopted. Increased rates were contained in a
Preliminary Draft Charging Schedule which the Council consulted on between 26 July 2018 and
6 September 2018. The proposed rates are £200 per square metre in residential zone 1; £125
per square metre in residential zone 2; nil on B uses classes; and £160 per square metre on all
other uses. We have tested the specific impact of these emerging CIL rates on the delivery of
affordable housing; while any increase in other policy requirements will necessarily impact on
others (including affordable housing), the specific impact of the increased CIL rates on the viable
level of affordable housing is relatively modest. In most cases, the increased CIL rates would
reduce affordable housing by circa 3%.
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Introduction

The Council has commissioned this study to consider the ability of developments to accommodate
emerging Draft Local Plan policies alongside prevailing rates of Community Infrastructure Levy
(‘CIL’) in the adopted Charging Schedule, subject to indexation. We understand that the Council
may review its CIL charging schedule in parallel with the review of its Local Plan and the London
Plan. The aim of the study is to assess at high level the viability of development typologies
representing the types of sites that are expected to come forward to test the impact of emerging
policies.

In terms of methodology, we adopted standard residual valuation approaches to test the viability of
development typologies and actual development sites, with particular reference to the impact on
viability of the Council’'s emerging planning policies alongside adopted rates of CIL. However, due to
the extent and range of financial variables involved in residual valuations, they can only ever serve
as a guide. Individual site characteristics (which are unique), mean that the conclusions must always
be tempered by a level of flexibility in application of policy requirements on a site by site basis.

In light of the above we would highlight that the purpose of this viability study is to assist the Council
in understanding changes to the capacity of schemes to absorb emerging policy requirements. The
study will form part of the Council’s evidence base for its emerging Local Plan. The Study therefore
provides an evidence base to show that the requirements set out within the NPPF, CIL regulations
and PPG are satisfied.

As an area wide study this assessment makes overall judgements as to viability of development
within the London Borough of Lewisham and does not account of individual site circumstances which
can only be established when work on detailed planning applications is undertaken. The
assessment should not be relied upon for individual site applications. However, an element of
judgement has been applied within this study with regard to the individual characteristics of the sites
tested. The schemes tested on these sites are based on assessments of likely development
capacity on the sites and clearly this may differ from the quantum of development in actual planning
applications that will come forward.

This position is recognised within Section 2 of the Local Housing Delivery Group guidance?, which
identifies the purpose and role of viability assessments within plan-making. This identifies that: “The
role of the test is not to give a precise answer as to the viability of every development likely to take
place during the plan period. No assessment could realistically provide this level of detail. Some site-
specific tests are still likely to be required at the development management stage. Rather, it is to
provide high level assurance that the policies within the plan are set in a way that is compatible with
the likely economic viability of development needed to deliver the plan.”

Economic and housing market context

The housing and commercial property markets are inherently cyclical. The downwards adjustment in
house prices in 2008/9 was followed by a prolonged period of real house price growth. By 2010
improved consumer confidence fed through into more positive interest from potential house
purchasers. However, this brief resurgence abated with figures falling and then fluctuating in 2011
and 2012. The improvement in the housing market towards the end of 2012 continued through into
2013 at which point the growth in sales values improved significantly through to the last quarter of
2014, where the pace of the improvement was seen to moderate and continued to do so in 2015.
The UK economy sustained momentum following the result of the UK’s referendum on its
membership of the European Union (EU), and as a result the UK housing market surprised many in
2016. The average house price rose 4.5%, which was 0.2% lower than our forecast and ahead of the
level recorded in 2015. While first time buyer numbers continued to recover in 2016, overall

2 Although this document was published prior to the draft NPPF and NPPG, it remains relevant for testing local plans. The
approaches to testing advocated by the LHDG guidance are consistent with those in the draft PPG. The same cannot be said
of some of the approaches advocated in the RICS guidance (particularly its approach to site value benchmark) but these have
always been inconsistent with the LHDG guidance and the approach now advocated in the draft PPG. In any event, the
focus of the RICS guidance is on testing individual plans rather than testing plan policies.
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transaction levels slowed as some home movers and investors withdrew from the market.

The referendum held on 23 June 2016 on the UK’s membership of the EU resulted in a small
majority in favour of exit. The immediate aftermath of the result of the vote was a fall in the Pound
Sterling to a 31-year low and stocks overselling due to the earnings of the FTSE being largely in US
Dollars. As the Pound dropped significantly this supported the stock market, which has since
recouped all of the losses seen and is near the all-time highs. We are now in a period of uncertainty
in relation to many factors that impact the property investment and letting markets. However, in
other areas there are tentative signs of improvement and resilience in the market. For example, the
International Monetary Fund revised its forecast for UK growth in 2016 on 4 October 2016 from 1.7%
to 1.8%, thereby partly reversing the cut it made to the forecast shortly after the referendum (1.9% to
1.7%). However, it further trimmed its 2017 forecast from 1.3% to 1.1%, which stood at 2.2% prior to
the Referendum.

Initial expectations were that the better than expected GDP figures would deter the Bank of England
Monetary Policy Committee from going ahead with any further or planned interest rate cuts. The
Economy slowed slightly from the Q2 figure of 0.7% and the pattern was a slightly unbalanced one
with services being the only sector continuing to grow, achieving a rate of 0.8%. The Chancellor,
Phillip Hammond, noted at the time that "the fundamentals of the UK economy are strong and
today's data show that the economy is resilient". Production increased by 1.6% in the 3 months to
February 2017 and manufacturing increased by 2.2% over the same period.

It was further expected that manufacturing would be bolstered by the fall in the value of the pound;
however, this failed to materialise. Despite this, the ONS Head of GDP Darren Morgan observed
that “the economy grew slightly more in the last three months of 2016 than previously thought,
mainly due to a stronger performance from manufacturing”.

The Office of Budgetary Responsibility’s ‘Economic and fiscal outlook’ report (March 2019) indicates
that UK GDP slowed to an annualised rate of 1.2% over the first two quarters of 2019, caused largely
by the impact of the fall in sterling feeding through into consumer facing services. In addition, the
construction sector saw output fall in the second and third quarters of the year. Growth is forecast
to remain at relatively low levels of 1.4% in 2020 and 1.6% in 2021, 2022 and 2023.

The October 2019 Halifax House Price Index Report identifies that overall prices in the three months
to October were 0.2% higher than in the preceding three months. The annual rate of growth was
0.9%, reflecting recent trends of weakening growth. Russell Galley, Halifax Managing Director
observed that “a number of underlying factors such as mortgage affordability and wage growth
continue to support prices, however there is evidence of consumers erring on the side of caution....
We remain unchanged from our view that activity levels and price growth will remain subdued while
the UK navigates political and economic uncertainty”.

This view is shared by the Nationwide Building Society, whose October 2019 release notes a 0.2%
price increase during the previous month and an annual change of 0.4%. Robert Garner,
Nationwide’s Chief Economist, comments that “annual house price growth remained below 1% for
the 11" month in a row in October at 0.4%".

Local Housing Market Context

House prices in the London Borough of Lewisham have followed recent national trends, with values
falling in 2008 to 2009 and recovering over the intervening years, as shown in Figure 2.13.1. Sales
volumes fell below historic levels between 2009 and 2012, but have since recovered (see Figure
2.13.2). By February 2018, sales values had increased by 109% in comparison to the lowest point
in the cycle in April 2009, or 61% higher than the previous peak in October 2007.
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Figure 2.13.1: Average sales value in Lewisham
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Figure 2.15.2: Sales volumes in Lewisham (sales per month)
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The future trajectory of house prices is currently uncertain, although Savills’ Housing Market Update
September 2019 prediction is that is that values are expected to increase over the next five years.
Medium term predictions are that properties in mainstream London markets will grow over the period
between 2019 and 2023. Savills predict that values in mainstream London markets (i.e. non-prime)
will fall by 2% in 2019, remain unchanged in 2020 but will increase by 2.5% in 2021, 1.5% in 2022
and 2.5% in 2023. This equates to cumulative growth of 4.5% between 2019 and 2023 inclusive.

In common with other Boroughs in London, there are variations in sales values between different
parts of Lewisham, as shown in Figure 2.15.1%. Highest sales values are achieved in the north of
the borough and Blackheath, while values in the south-east are marginally lower.

3 Some of the price points in Figure 2.15.1 are for schemes in neighbouring boroughs close to the border with Lewisham
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2.15.1: Sales values in Lewisham (approx. £s per square foot)
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Private rented sector market context
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The proportion of households privately renting is forecast to increase from under 10% in 1991 to
circa 25% by 2021, largely as a result of affordability issues for households who would have
preferred to owner occupy*. Over the same period, the proportion of households owner occupying is
forecast to fall from 69% to under 60%. These trends are set to continue in the context of a
significant disparity between average household incomes and the amounts required to purchase a

residential property in the capital.

Perceived softening of the housing for sale market has prompted developers to seek bulk sales to
PRS operators, with significant flows of investment capital into the sector. Investment yields have

4 Knight Frank PRS Update August 2017
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remained stable in the zones 2 to 4 London market at 3% to 4%. PRS housing as an asset class is
still emerging and valuation portfolios and development opportunities is difficult in the context of lack
of data. As the market matures, more information will become available, facilitating more
sophisticated approaches to valuing and appraising PRS developments.

The PRS market is still immature and as a consequence there is little data available on management
costs and returns that would assist potential entrants into the market. However, viability
assessments of schemes brought forward to date confirm that profit margins are lower than build for
sale on the basis that a developer will sell all the PRS units in a single transaction to an
investor/operator. The income stream is therefore akin to a commercial investment where a 15%
profit on GDV is typically sought.

A reduced profit margin helps to compensate (to some degree) for the discount to market value that
investors will seek. PRS units typically transact at discounts of circa 20% of market value on the
basis of build to sell. However, forward funding arrangements will help to reduce finance costs
during the build period which offsets the reduction in market value to some degree.

On larger developments, PRS can help to diversify the scheme so that the Developer is less reliant
on build to sell units. Building a range of tenures will enable developers to continue to develop
schemes through the economic cycle, with varying proportions of units being provided for sale and
rent, depending on levels of demand from individual purchasers. However, demand for build for rent
product will also be affected by the health of the economy generally, with starting and future rent
levels more acutely linked to changes in incomes of potential tenants.

National Policy Context
The National Planning Policy Framework

In February 2019, the government published a revised NPPF and revised PPG, with subsequent
updates to the PPG in May and September 2019.

Paragraph 34 of the NPPF states that “Plans should set out the contributions expected from
development. This should include setting out the levels and types of affordable housing provision
required, along with other infrastructure (such as that needed for education, health, transport, flood
and water management, green and digital infrastructure). Such policies should not undermine the
deliverability of the plan”.

Paragraph 57 of the NPPF suggests that “Where up-to-date policies have set out the contributions
expected from development, planning applications that comply with them should be assumed to be
viable. It is up to the applicant to demonstrate whether particular circumstances justify the need for a
viability assessment at the application stage. The weight to be given to a viability assessment is a
matter for the decision maker, having regard to all the circumstances in the case, including whether
the plan and the viability evidence underpinning it is up to date, and any change in site
circumstances since the plan was brought into force. All viability assessments, including any
undertaken at the plan-making stage, should reflect the recommended approach in national planning
guidance, including standardised inputs, and should be made publicly available”.

In London and other major cities, the fine grain pattern of types of development and varying existing
use values make it impossible to realistically test a sufficient number of typologies to reflect every
conceivable scheme that might come forward over the plan period. Core Strategy policy 1 requires
50% affordable housing (70% London Affordable Rent and 30% intermediate London Living Rent or
shared ownership), but is applied ‘subject to viability’ having regards to site-specific circumstances.
This enables schemes that cannot provide as much as 50% affordable housing to still come forward
rather than being sterilised by a fixed or ‘quota’ based approach to affordable housing.

Prior to the publication of the updated NPPF, the meaning of a “competitive return” has been the
subject of considerable debate over the past year. For the purposes of testing the viability of a Local

10
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Plan, the Local Housing Delivery Group® concluded that the current use value of a site (or a credible
alternative use value) plus an appropriate uplift, represents a competitive return to a landowner.
Some members of the RICS considered that a competitive return is determined by market value®,
although there was no consensus around this view. The revised NPPF removes the requirement for
“competitive returns” and is silent on how landowner returns should be assessed. The revised PPG
indicates that viability testing of plans should be based on existing use value plus a landowner
premium. The revised PPG also expresses a preference for plan makers to test the viability of
planning obligations and affordable housing requirements at the plan making stage in the anticipation
that this may reduce the need for viability testing developments at the development management
stage. Local authorities have, of course, been testing the viability of their plan policies since the first
NPPF was adopted’, but have adopted policies based on the most viable outcome of their testing,
recognising that some schemes coming forward will not meet the targets. This approach maximises
delivery, as there is flexibility for schemes to come forward at levels of obligations that are lower than
the target, if a proven viability case is made. The danger of the approach in the revised NPPF is that
policy targets will inevitably be driven down to reflect the least viable outcome; schemes that could
have delivered more would not do so.

CIL Policy Context

As of April 2015 (or the adoption of a CIL Charging Schedule by a charging authority, whichever
was the sooner), the S106/planning obligations system’ i.e. the use of ‘pooled’ S106 obligations,
was limited to a maximum of five S106 agreements. However, changes in the CIL regulations in
September 2019 have removed the pooling restrictions, giving charging authorities a degree of
flexibility in how they use Section 106 and CIL. The adoption of a CIL charging schedule is
discretionary for a charging authority.

It is worth noting that some site specific S106 obligations remain available for negotiation,
however these are restricted to site specific mitigation that meet the three tests set out at
Regulation 122 of the CIL Regulations (as amended) and at paragraph 56 of the NPPF, and to
the provision of affordable housing.

The CIL regulations state that in setting a charge, local authorities must strike “an appropriate
balance” between revenue maximisation on the one hand and the potentially adverse impact
upon the viability of development on the other. The regulations also state that local authorities
should take account of other sources of available funding for infrastructure when setting CIL
rates. This report deals with viability only and does not consider other sources of funding (this is
considered elsewhere within the Council’s evidence base).

From September 2019, the previous two stage consultation has been amended to require a
single consultation with stakeholders. Following consultation, a charging schedule must be
submitted for independent examination.

The payment of CIL becomes mandatory on all new buildings and extensions to buildings with a
gross internal floorspace over 100 square metres once a charging schedule has been adopted.
The CIL regulations allow a number of reliefs and exemptions from CIL. Firstly, affordable
housing and buildings with other charitable uses (if a material interest in the land is owned by the
charity and the development is to be used wholly or mainly for its charitable purpose) are subject
to relief. Secondly, local authorities may, if they choose, elect to offer an exemption on proven
viability grounds. A local authority wishing to offer exceptional circumstances relief in its area
must first give notice publicly of its intention to do so. The local authority can then consider
claims for relief on chargeable developments from landowners on a case by case basis. In each
case, an independent expert with suitable qualifications and experience must be appointed by the

5 Viability Testing Local Plans: Advice for planning practitioners, June 2012

8 RICS Guidance Note: Financial Viability in Planning, August 2012

7 And also following the publication of Planning Policy Statement 3 which required that LPAs set affordable housing policies
on the basis of both proven need and viability. The need for viability testing was established following the quashing in 2008 of
Blyth Valley’'s Core Strategy, which based its 30% affordable housing target on need alone, with no evidence on the viability of
the policy.

11
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claimant with the agreement of the local authority to assess whether paying the full CIL charge
would have an unacceptable impact on the development’s economic viability.

The exemption would be available for 12 months, after which time viability of the scheme
concerned would need to be reviewed if the scheme has not commenced. To be eligible for
exemption, regulation 55 states that the Applicant must enter into a Section 106 agreement; and
that the Authority must be satisfied that granting relief would not constitute state aid. It should be
noted however that CIL cannot simply be negotiated away or the local authority decide not to
charge CIL.

CIL Regulation 40 includes a vacancy period test for calculating CIL liability so that vacant
floorspace can be offset in certain circumstances. That is where a building that contains a part
which has not been in lawful use for a continuous period of at least six months within the last
three years, ending on the day planning permission first permits the chargeable development, the
floorspace may not be offset.

The CIL regulations enable local authorities to set differential rates (including zero rates) for
different zones within which development would take place and also for different types of
development. The CIL Guidance set out in the NPPG (paragraph 022 Reference ID: 25-022-
20190901) clarifies that CIL Regulation 13 permits charging authorities to “apply differential rates
in a flexible way [including] in relation to geographical zones within the charging authority’s
boundary; types of development; and/or scales of development”. Charging Authorities taking this
approach need to ensure that such different rates are justified by a comparative assessment of
the economic viability of those categories of development. Further the NPPG clarifies that the
definition of “use” for this purpose is not tied to the classes of development in the Town and
Country Planning Act (Use Classes) Order 1987, although that Order does provide a useful
reference point. The NPPG also sets out (paragraph 024 Reference ID: 25-024-20190901) that
charging authorities may also set differential rates in relation to, scale of development i.e. by
reference to either floor area or the number of units or dwellings.

The 2010 CIL regulations set out clear timescales for payment of CIL, which are varied according
to the size of the payment, which by implication is linked to the size of the scheme. The 2011
amendments to the regulations allowed charging authorities to set their own timescales for the
payment of CIL under regulation 69B if they choose to do so. This is an important issue that the
Council will need to consider, as the timing of payment of CIL can have an impact on an
Applicant’s cashflow (the earlier the payment of CIL, the more interest the Applicant will bear
before the development is completed and sold).

The Government published the findings of the independent CIL review alongside the Housing
White Paper in February 2017. The White Paper identified at paragraph 2.28 that the
Government “continue to support the existing principle that developers are required to mitigate
the impacts of development in their area, in order to make it acceptable to the local community
and pay for the cumulative impacts of development on the infrastructure of their area.” The White
Paper summarised the main finding of the CIL review to be that “the current system is not as fast,
simple, certain or transparent as originally intended.”

As a result, the Government committed to “examine the options for reforming the system of
developer contributions including ensuring direct benefit for communities, and will respond to the
independent review and make an announcement at Autumn Budget 2017.” Revised regulations
came into effect on 1 September 2019 which introduced the following changes:
m  Consultation requirements to be amended to remove the current two stage consultation
process and replace this with a single consultation.

= Removal of the pooling restrictions contained within Regulation 123.

m Charging authorities will no longer be required to publish a Regulation 123 list.
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m  Changes to calculations of chargeable amounts in different cases, including where
granting of amended scheme under Section 73 leads to an increased or decreased CIL
liability.

= Removal of provisions which resulted in reliefs being lost if a commencement notice was
not served before a developer starts a development. A surcharge will apply in future but
the relief will not be lost.

m Introduction of ‘carry-over’ provisions for a development which is amended by a Section
73 permission, providing the amount of relief does not change.

m  Charging authorities are to be required to publish an annual infrastructure funding
statement, setting out how much CIL has been collected and what it was spent on.
Similar provisions to be introduced for Section 106 funds.

m Charging authorities to publish annual CIL rate summaries showing the rates after
indexation.

Mayoral CIL

The Borough is located within Mayoral CIL Zone 2, which attracts a rate of £60 per square metre
before indexation®. Future receipts from the Mayoral CIL will be used to contribute towards strategic
transport infrastructure, including Crossrail 2 (a north-east to south-west line) to relieve pressure on
existing transport networks.

Borough CIL

The Council approved its CIL Charging Schedule on 25 February 2015 and it came into effect on 1
April 2015. Table 2.4.1 below summarises the prevailing rates of CIL. For C3 residential
developments in the north of the borough (New Cross Gate, Deptford and Lewisham), the adopted
rate is £100 per square metre. In all other parts of the borough, the rate for residential developments
in £70 per square metre. Developments within B use classes are nil rated, while all other uses not
specified attract a charge of £80 per square metre.

Table 2.38.1: CIL rates per net additional square metre in the Charging Schedule

Development type Zone Adopted rate
Residential C3 use class Zone 1° £100
Zone 21° £70
B use classes Whole borough £0
All other uses Whole Borough £80

Local Policy context

There are numerous policy requirements that are now embedded in base build costs for schemes in
London addressing London Plan requirements, which are mirrored in borough Local Plans (i.e.
secure by design, lifetime homes, landscaping, amenity space, internal space standards, car
parking, waste storage, tree preservation and protection etc). Therefore, it is unnecessary to
establish the cost of all these pre-existing policy requirements.

In order to assess the ability of schemes to absorb emerging plan policies, it is also necessary to
factor in the pre-existing requirements in the adopted policies as well as the adopted CIL rates. The
affordable housing policy is tested at various percentages, as it has a significant bearing on the

8 The impact of indexation is discussed in section 6.
9 Post code sectors SE3, SE8, SE10 and SE16
10 post code sectors BR1, BR3, SE4, SE9, SE12, SE13, SE14, SE15, SE23 and SE26
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viability of developments, even though it has been in place for a considerable period.

Lewisham adopted its Core Strategy in May 2011 and its Development Management Local Plan
document in November 2014. We set out a summary of the policies identified as having cost
implications for developments below:

m Core Strategy Policy 1 requires 50% affordable housing from all sources with a tenure mix of
70% London Affordable Rent and 30% intermediate (London Living Rent or shared ownership).
42% of affordable housing units are to be provided as 3 bed units.

m Policy 4 requires that in mixed use locations, 20% of floorspace is provided as B use class
floorspace.

m Policy 7 reflects the requirements of London Housing SPG standard 35 which requires zero
carbon homes.

m Policy 8 sets out a requirement for new homes to meet Code for Sustainable Homes, but this
standard has now been removed. For commercial floorspace, Policy 8 requires that commercial
floorspace meets BREEAM excellent standard.

m Policy 12 will require that some sites provide open space and children’s playspace which would
be secured through planning obligations.

m Policy 21 identifies the basis for seeking planning obligations. These requirements will be
subject to pooling restrictions in most cases.

m DM policy 8 requires that student housing provides an affordable housing component in line with
the Mayor of London’s requirement on affordability for students (this equates to a rent of circa
£155 per week).

To inform its emerging Local Plan, the Council has instructed us to test the following emerging plan
policies:

m Adopted Core Strategy Policy 1 Policy H2 sets a strategic target of 50% affordable housing
across all sites, but recognises that provision may vary in accordance with site-specific
circumstances, including viability. In order to inform potential approaches to affordable housing
in the new Local Plan, the Council has instructed us to test a range of scenarios with differing
levels and tenure mixes of affordable housing, including social rent; London Affordable Rent;
shared ownership and London Living Rent.

m As part of the requirement above, to test whether the viability of sites below 10 units is similar to
the viability of larger sites and consider whether such sites could absorb an affordable housing
contribution, either on site of through a financial contribution.

m  For build to rent schemes, we have tested the impact of draft London Plan policy H13 (C) which
requires 35% affordable housing, comprising at least 30% of units as London Living Rent with
the balance at a range of discounts below market rent and policy H13 (D) which requires the
maximum reasonable level of affordable housing on PRS schemes having regard to site-specific
viability.

m For purpose built student housing, we have tested the impact of London Plan policy H17 (A) 4
which requires 35% of units to be provided at affordable rent levels (defined by reference to
maximum maintenance loans available to students).

m For specialist housing for older people (C3 use class), we have tested the impact of London Plan

policy H15 B (1) which applies the affordable housing policy approach for general needs housing
to this sector.
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m Accessibility standards set out in Policy D5 of the draft London Plan (at least 10% of dwellings to
meet Building Regulations Part M(3) ‘wheelchair accessible dwellings’ and all other dwellings to
meet Part M4(2) requirements).

m Low carbon requirements in draft London Plan policy SI2 (C) for developments to achieve a 35%
reduction on carbon emissions beyond Building Regulations requirements.

m Co-location of residential and industrial uses to cross-subsidise new replacement employment
floorspace on employment sites.

m Affordable workspace on schemes which provide new or replacement employment floorspace.
These requirements have been tested at 10% of floorspace with the following discounts: 20%
discount for 15 years; 50% discount for 15 years; and 50% discount for 125 years.

m The impact of MCIL2, which increased from £35 per square metre (before indexation) to £60 per
square metre on 1 April 2019.

m The potential impact of the rates of CIL in the Council’s Preliminary Draft Charging Schedule on
the delivery of affordable housing in the borough.

Development context

Lewisham is an Inner-London borough located in south-east London. The borough is bordered by
the River Thames and Tower Hamlets to the north, the Royal Borough of Greenwich to the east; the
London Borough of Southwark to the west; and the London Borough of Bromley to the south. The
borough has numerous transport routes, including mainline trains from central London (London
Bridge, Cannon Street and Charing Cross) providing north-south services to the west of the borough
(serving New Cross Gate, Brockley, Honor Oak Park, Forest Hill and Sydenham); in the centre of the
borough (serving Deptford, St John’s, Lewisham, Ladywell, Catford, Bellingham and Beckenham
Hill); and to the east (serving Blackheath, Hither Green, Lee and Grove Park). Public Transport
Accessibility Levels (‘PTAL’) are highest in New Cross, Lewisham and Catford, where PTALs reach
level 6A/6B, meaning excellent, but are as low as 1 (meaning the lowest levels of accessibility) in the
south, the latter being commensurate with the more suburban makeup of this part of the borough.

Transport for London (‘TfL’) recently consulted on a potential extension to the Bakerloo Line, which
currently starts at Harrow and Wealdstone Station and terminates at Elephant and Castle. TflL’s
current preferred option is for the line to be extended to Lewisham with stations at Old Kent Road,
New Cross Gate and Lewisham. If the decision is made to proceed with the extension, construction
could commence in 2023 with services running by around 2028/29. There are clearly precedents for
extensions in growth areas, such as the Northern Line Extension (‘NLE’) to Battersea Power Station,
which is facilitating high density development in the Nine ElIms Vauxhall Opportunity Area (‘NEVOA').
Developers in the NEVOA are making substantial contributions to the NLE and TfL has secured
funding against future incremental business rates arising from the growth in employment floorspace
in the area. London Borough of Southwark, which accommodates the Old Kent Road Opportunity
Area has recently adopted amendments to its CIL Charging Schedule to secure increased
contributions from developments in this area towards the cost of the BLE.

The London Plan designates Lewisham, Deptford Creekside, Catford and New Cross as opportunity
areas with potential for significant housing provision and new employment. In addition, the borough
accommodates two Housing Zones, one at Catford (2,372 new homes over 33 hectares) and New
Bermondsey (2,372 new homes over 12 hectares).

Developments in Lewisham range from small in-fill sites to major regeneration schemes. The bulk
of development (in terms of volume of units) is expected to come forward on sites in Town Centres
and highly accessible locations such as New Cross, Deptford, Lewisham and Catford.

The Borough has significant opportunities for development through the recycling of previously
developed sites, including vacant and under-utilised buildings, commercial buildings, car parks and
surplus public sector land.
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Methodology and appraisal approach

Our methodology follows standard development appraisal conventions, using locally-based sites and
assumptions that reflect local market and planning policy circumstances. The study is therefore
specific to Lewisham and tests the Council’s emerging planning policy requirements alongside
adopted CIL rates and alternative rates in the Council’'s PDCS.

Approach to testing development viability

Appraisal models can be summarised via the following diagram. The total scheme value is
calculated, as represented by the left hand bar. This includes the sales receipts from the private
housing (the hatched portion) and the payment from a Registered Provider (‘RP’) (the chequered
portion) for the completed affordable housing units. For a commercial scheme, scheme value
equates to the capital value of the rental income after allowing for rent free periods and purchaser’s
costs. The model then deducts the build costs, fees, interest, planning obligations, CIL and
developer’s profit. A ‘residual’ amount is left after all these costs are deducted — this is the land
value that the Developer would pay to the landowner. The residual land value is represented by the
brown portion of the right hand bar in the diagram.
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~.“";‘- £50 -
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3 ®0 1 Helsing
s :
= £30 4
>
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The Residual Land Value is normally a key variable in determining whether a scheme will proceed.
If a proposal generates sufficient positive land value (in excess of existing use value, discussed
later), it will be implemented. If not, the proposal will not go ahead, unless there are alternative
funding sources to bridge the ‘gap’.

Issues with establishing key appraisal variables are summarised as follows:

m Development costs are subject to national and local monitoring and can be reasonably
accurately assessed in ‘normal’ circumstances. In Boroughs like Lewisham, many sites will be
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previously developed. These sites can sometimes encounter ‘exceptional’ costs such as
decontamination. Such costs can be very difficult to anticipate before detailed site surveys are
undertaken;

m Assumptions about development phasing, phasing of Section 106 contributions and
infrastructure required to facilitate each phase of the development will affect residual values.
Where the delivery of a planning obligation is deferred, the lower the real cost to the applicant
(and the greater the scope for increased affordable housing and other planning obligations). This
is because the interest cost is reduced if the costs are incurred later in the development
cashflow; and

= While Developer’s Profit has to be assumed in any appraisal, its level is closely correlated with
risk. The greater the risk, the higher the profit level required by lenders. While profit levels were
typically up to around 15% of completed development value at the peak of the market in 2007,
banks currently require schemes to show a higher profit to reflect the current risk. Typically,
developers and banks are targeting around 17-20% profit on value of the private housing
element.

Ultimately, the landowner will make a decision on implementing a project on the basis of return and
the potential for market change, and whether alternative developments might yield a higher value.
The landowner’s ‘bottom line’ will be achieving a residual land value that sufficiently exceeds
‘existing use value'" or another appropriate benchmark to make development worthwhile. The
margin above existing use value may be considerably different on individual sites, where there might
be particular reasons why the premium to the landowner should be lower or higher than other sites.

Clearly, however, landowners have expectations of the value of their land which often exceed the
value of the current use. Ultimately, if landowners’ reasonable expectations are not met, they will not
voluntarily sell their land and (unless a Local Authority is prepared to use its compulsory purchase
powers) some may simply hold on to their sites, in the hope that policy may change at some future
point with reduced requirements. However, the communities in which development takes place also
have reasonable expectations that development will mitigate its impact, in terms of provision of
community infrastructure, which will reduce land values. It is within the scope of those expectations
that developers have to formulate their offers for sites. The task of formulating an offer for a site is
complicated further still during buoyant land markets, where developers have to compete with other
developers to secure a site, often speculating on increases in value.

Viability benchmark

In February 2019, the government published a revised NPPF, which indicates at paragraph 34 that
“Plans should set out the contributions expected from development. This should include setting out
the levels and types of affordable housing provision required, along with other infrastructure (such as
that needed for education, health, transport, flood and water management, green and digital
infrastructure). Such policies should not undermine the deliverability of the plan”. The revised PPG
indicates that for the purposes of testing viability, local authorities should have regard to existing use
value of land plus a premium to incentivise release for redevelopment.

The Mayor’s Affordable Housing and Viability SPG focuses on decision making in development
management, rather than plan making, but indicates that benchmark land values should be based on
existing use value plus a premium which should be “fully justified based on the income generating
capacity of the existing use with reference to comparable evidence on rents, which excludes hope
value associated with development on the site or alternative uses”.

The Local Housing Delivery Group published guidance'? in June 2012 which provides guidance on
testing viability of Local Plan policies. The guidance notes that “consideration of an appropriate
Threshold Land Value [or viability benchmark] needs to take account of the fact that future plan

" For the purposes of this report, existing use value is defined as the value of the site in its existing use, assuming that it
remains in that use. We are not referring to the RICS Valuation Standards definition of ‘Existing Use Value'.

12 Viability Testing Local Plans: Advice for planning practitioners, Local Housing Delivery Group, Chaired by Sir John Harman,
June 2012
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policy requirements will have an impact on land values and landowner expectations. Therefore,
using a market value approach as the starting point carries the risk of building-in assumptions of
current policy costs rather than helping to inform the potential for future policy”.

In light of the weaknesses in the market value approach, the Local Housing Delivery Group guidance
recommends that benchmark land value “is based on a premium over current use values” with the
“precise figure that should be used as an appropriate premium above current use value [being]
determined locally”. The guidance considers that this approach “is in line with reference in the NPPF
to take account of a “competitive return” to a willing land owner”.

The examination on the Mayor of London’s first CIL charging schedule considered the issue of an
appropriate land value benchmark. The Mayor had adopted existing use value, while certain
objectors suggested that ‘Market Value’ was a more appropriate benchmark. The Examiner
concluded that:

“The market value approach.... while offering certainty on the price paid for a development site,
suffers from being based on prices agreed in an historic policy context.” (paragraph 8) and that “|
don't believe that the EUV approach can be accurately described as fundamentally flawed or that
this examination should be adjourned to allow work based on the market approach to be done”
(paragraph 9).

In his concluding remark, the Examiner points out that

“the price paid for development land may be reduced [so that CIL may be accommodated]. As with
profit levels there may be cries that this is unrealistic, but a reduction in development land value is
an inherent part of the CIL concept. It may be argued that such a reduction may be all very well in
the medium to long term but it is impossible in the short term because of the price already
paid/agreed for development land. The difficulty with that argument is that if accepted the prospect of
raising funds for infrastructure would be forever receding into the future. In any event in some
instances it may be possible for contracts and options to be re-negotiated in the light of the changed
circumstances arising from the imposition of CIL charges. (paragraph 32 — emphasis added).

It is important to stress, therefore, that there is no single threshold land value at which land will come
forward for development. The decision to bring land forward will depend on the type of owner and, in
particular, whether the owner occupies the site or holds it as an asset; the strength of demand for the
site’s current use in comparison to others; how offers received compare to the owner’s perception of
the value of the site, which in turn is influenced by prices achieved by other sites. Given the lack of a
single threshold land value, it is difficult for policy makers to determine the minimum land value that
sites should achieve. This will ultimately be a matter of judgement for each planning authority.

Respondents to consultations on planning policy documents in other authorities in London have
made various references to the RICS Guidance on ‘Viability in Planning’ and have suggested that
councils should run their analysis on market values. This would be an extremely misleading
measure against which to test viability, as market values should reflect existing policies already in
place, and would consequently tell us nothing as to how future (as yet un-adopted) policies might
impact on viability. It has been widely accepted elsewhere that market values are inappropriate for
testing planning policy requirements.

Relying upon historic transactions is a fundamentally flawed approach, as offers for these sites will
have been framed in the context of current planning policy requirements, so an exercise using these
transactions as a benchmark would tell the Council nothing about the potential for sites to absorb as
yet unadopted policies. Various Local Plan inspectors and CIL examiners have accepted the key
point that Local Plan policies and CIL will ultimately result in a reduction in land values, so
benchmarks must consider a reasonable minimum threshold which landowners will accept. For local
authority areas such as Lewisham, where the vast majority of sites are previously developed, the
‘bottom line’ in terms of land value will be the value of the site in its existing use. This fundamental
point is recognised by the RICS at paragraph 3.4.4. of their Guidance Note on ‘Financial Viability in
Planning”:
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“For a development to be financially viable, any uplift from current use value to residual land value
that arises when planning permission is granted should be able to meet the cost of planning
obligations while ensuring an appropriate Site Value for the landowner and a market risk adjusted
return to the developer in delivering that project (the NPPF refers to this as ‘competitive returns’
respectively). The return to the landowner will be in the form of a land value in excess of current use
value”.

The Guidance goes on to state that “it would be inappropriate to assume an uplift based on set
percentages ... given the diversity of individual development sites”.

Commentators also make reference to ‘market testing’ of benchmark land values. This is another
variant of the benchmarking advocated by respondents outlined at paragraph 3.13. These
respondents advocate using benchmarks that are based on the prices that sites have been bought
and sold for. There are significant weaknesses in this approach which none of the respondents who
advocate this have addressed. In brief, prices paid for sites are a highly unreliable indicator of their
actual value, due to the following reasons:

m Transactions are often based on bids that ‘take a view’ on squeezing planning policy
requirements below target levels. This results in prices paid being too high to allow for policy
targets to be met. If these transactions are used to ‘market test’ CIL rates, the outcome would be
unreliable and potentially highly misleading.

m Historic transactions of housing sites are often based on the receipt of grant funding, which is no
longer available in most cases.

m There would be a need to determine whether the developer who built out the comparator sites
actually achieved a profit at the equivalent level to the profit adopted in the viability testing. If the
developer achieved a sub-optimal level of profit, then any benchmarking using these transactions
would produce unreliable and misleading results.

m Developers often build assumptions of growth in sales values into their appraisals, which
provides a higher gross development value than would actually be achieved today. Given that
our appraisals are based on current values, using prices paid would result in an inconsistent
comparison (i.e. current values against the developer’s assumed future values). Using these
transactions would produce unreliable and misleading results.

These issues are evident from a recent BNP Paribas Real Estate review of evidence submitted in
viability assessments where the differences between the value ascribed to developments by
applicants and the amounts the sites were purchased for by the same parties. The prices paid
exceeded the value of the consented schemes by between 52% and 1,300%, as shown in Figure
3.18.1. This chart compares the residual value of four central London development proposals to the
sites’ existing use values and the price which the developers paid to acquire the sites (all the data is
on a per unit basis).

Figure 3.18.1: Comparison of residual values to existing use value and price paid for site
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For the reasons set out above, the approach of using current use values is a more reliable indicator
of viability than using market values or prices paid for sites, as advocated by certain observers. Our
assessment follows this approach, as set out in Section 4.

The NPPG indicates that planning authorities should adopt benchmark land values based on existing
use values. It then goes on to suggest that the premium above existing use value can be informed
by land transactions. This would in effect simply level benchmark land values up to market value,
with all the issues associated with this (as outlined above). The NPPG does temper this approach
by indicating that “the landowner premium should be tested and balanced against emerging policies”
and that “the premium should provide a reasonable incentive for a land owner to bring forward land
for development while allowing a sufficient contribution to comply with policy requirements”. The
guidance also stresses in several places that “price paid for land” should not be reflected in viability
assessments. This would exclude use of transactional data thus addressing the issues highlighted in
paragraphs 3.17 and 3.18.
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Appraisal assumptions

We have appraised 55 development typologies on sites across the borough to represent the types of
sites that the Council expects to come forward over the life of the new Local Plan. The development
typologies are identified in Table 4.1.1 overleaf. Typologies 1 to 26 are hypothetical or generic
typologies, while typologies 27 to 55 reflect actual development sites where developments have
been brought forward, or are expected to be brought forward. Floor areas for commercial uses are
gross internal areas and are indicative estimates only without the benefit of detailed design. The
appraisals include sufficient gross internal floorspace to accommodate the space standards and
amenity standards in Policy D4 of the draft London Plan.

Residential sales values

Residential values in the area reflect national trends in recent years but do of course vary between
different sub-markets, as noted in Section 2. We have considered comparable evidence of new build
schemes in the borough to establish appropriate values for testing purposes. This exercise indicates
that developments in the borough will attract average sales values ranging from circa £6,250 per
square metre (£583 per square foot) to £8,250 per square metre (£765 per square foot), as shown in
Figure 2.17.1. As noted in Section 2, the highest sales values are achieved in the Deptford/Surrey
Quays borders area. Developments in parts of the south of the borough are lowest, but there tends
to be fewer sites available in this area than in other parts of the borough.

We have also tested the impact of the provision of private units as rented by discounting the market
value for these units by 20%, which reflects the discount we have seen on live developments when

units are provided as Private Rented Sector stock. As noted in Section 2, this discount is offset to a
degree by a reduction in profit margin of circa 5%, so the net reduction in value is 15%.

As noted earlier in the report, Savills predict that sales values will increase over the medium term
(i.e. the next five years). Whilst this predicted growth cannot be guaranteed, we have run a series of
sensitivity analyses assuming growth in sales values accompanied by cost inflation as summarised
in Table 4.4.1. While these growth scenarios are based on a number of forecasts, they cannot be
guaranteed and the results which these scenarios produce must be viewed as indicative only.

Table 4.4.1: Growth scenario

1 2 4 6
2019 2020 2022 2024 and each
year thereafter
Values 0.0% 3.5% 4.0% 4.0% 4.0% 4.0%
Costs 2.0% 2.0% 2.5% 2.5% 2.5% 2.5%

Affordable housing tenure and values

Adopted Core Strategy Policy 1 requires schemes capable of providing 10 or more units to provide
50% affordable housing with a tenure mix of 70% rent and 30% intermediate. There is currently no
requirement for schemes providing fewer than 10 units to contribute towards affordable housing.
With increased emphasis in the Draft New London Plan on small sites contributing towards annual
housing targets, the Council is considering seeking affordable housing contributions from sites
providing fewer than 10 units.

For the purposes of testing potential levels of affordable housing to inform the new plan policy
approach, our appraisals assume that the rented housing is let at rents that do not exceed London
Affordable Rents, as shown in Table 4.6.1. These rents are broadly equivalent to social/target rents
and are therefore the lowest rents that the Council is considering in terms of its policy options.
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Table 4.1.1: Development typologies tested in the study (all areas are square metre gross internal areas)

Description Units Residential A use Super Bl
floorspace market

1 Very small 0.03 1 108 108 0 0 0 0 0 0 0 0 0 108 2
residential (house)

2 Small residential 0.05 5 96 478 0 0 0 0 0 0 0 0 0 478 3
developments
(houses, backland,
infill etc)

3 Small residential 0.05 5 82 408 0 0 0 0 0 0 0 0 0 408 3
developments (flats,
backland, infill etc)

4 Small residential 0.10 11 79 868 0 0 0 0 0 0 0 0 0 868 3
developments
(houses, backland,
infill etc)

5 Small residential 0.10 11 82 903 0 0 0 0 0 0 0 0 0 903 3

developments (flats
- backland, infill etc)

6 Small residential 0.15 25 83 2,063 0 0 0 0 0 0 0 0 0 2,063 4
developments

7 Residential 0.25 50 84 4,188 0 0 0 0 0 0 0 0 0 4,188 5
development

8 Small scale mixed 0.02 5 82 408 50 0 0 0 0 0 0 0 0 458 3
use, local centres

9 Small scale mixed 0.02 5 82 408 0 0 50 0 0 0 0 0 0 458 3
use, local centres

10 Small mixed use 0.15 25 83 2,063 200 0 0 0 0 0 0 0 0 2,263 6

11 Small mixed use 0.20 30 82 2,470 0 0 300 0 0 0 0 0 0 2,770 6

12 Mixed use 0.30 70 82 5,755 100 0 700 0 0 0 0 0 0 6,555 8

13 Mixed use 0.70 150 82 12,338 100 0 700 0 0 0 0 200 0 13,338 10

14 Mixed use incl 0.56 118 83 9,793 0 0 0 0 0 0 0 0 1,650 11,443 12

community facility
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Description Units Residential A use Super
floorspace market

15 Mixed use incl 0.40 60 82 4,940 0 0 0 0 0 0 0 0 800 5,740 4
health facility

16 Mixed use incl 0.70 150 83 12,413 300 0 0 0 0 0 0 0 2,500 15,213 10
leisure facility

17 Mixed use 0.42 88 83 7,323 600 0 0 0 0 0 0 0 0 7,923 8

18 Large mixed use 0.80 300 82 24,675 300 0 4,500 0 0 0 0 200 0 29,675 15
(employment led)

19 Estate regeneration 0.20 10 98 975 100 0 0 0 0 0 0 0 0 1,075 3
(smallinfill -
houses)

20 Estate regeneration 0.20 10 82 815 0 0 0 0 0 0 0 0 0 815 3
(small infill - flats)

21 Estate regeneration 4.00 200 82 16,450 100 0 0 0 0 0 0 250 0 16,800 10
(large)

22 Student housing 0.30 - 25 - 150 0 400 0 0 0 3,000 0 0 3,550 5

23 Hotels 0.20 67 30 2,000 250 0 0 0 0 2,000 0 0 0 4,250 6

24 Commercial 0.60 0 0 - 0 0 500 0 0 0 0 0 0 500 3

25 Storage 0.20 0 0 - 0 0 1,000 0 1,500 0 0 0 0 2,500 2

26 Residential care 0.03 7 0 - 0 0 0 0 0 0 250 0 0 250 3
home (7 units)

27 Carpet Right 0.28 242 82 19,885 2,880 0 960 - 0 0 0 960 960 25,645 30

28 Lewisham Retail 1.14 536 82 44,086 2,171 0 700 - 0 0 0 2,000 - 48,957 24
Park

29 Convoys Wharf 23.60 3514 82 289,027| 17,755 0 15,500 32,200 0 27,070 0 6,500 6,500 394,552 30

30 Timber Yard, 4.60 1582 82 129,980 1,870 0 6,268 - 0 0 0 374 374 138,866 20
Oxestalls Road

31 New Bermondsey, 10.56 3500 82 286,125 6,300 0 15,000 - 0 0 0 15,800 10,000 333,225 30
Surrey Canal
Triangle

32 Lewisham Gateway 5.52 649 73 47,588 7,560 0 880 - 0 5,960 0 3,900 880 66,768 20
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Description Units Residential A use Super
floorspace market

33 Heathside and 6.06 443 51 22,380 - 0 - - 0 0 0 - 768 23,148 17
Lethbridge

34 Creekside Village 0.77 393 80 31,468 752 0 752 - 0 0 0 - 7,983 40,955 16
East, Thanet Wharf

35 Conington Road 0.30 365 76 27,878 3,024 0 1,512 - 0 0 0 - - 32,414 25
Tesco's Island Site

36 Land at Conington 0.6 585 82 48,116 4,820 0 2,410 - 0 0 0 - - 55,346 15
Road and
Lewisham Road
(Tesco)

37 Leegate Shopping 1.68 393 82 32,253 5,305 0 805 - 0 0 0 1,122 321 39,806 11
Centre

38 Hatcham Works 3.59 1,020 82 83,895 13,382 0 4,061 - 0 0 0 - 400 101,738 20

39 Goodwood Road 0.61 260 82 21,385 200 0 - - 0 0 0 - - 21,585 12
and New Cross
Road

40 New Cross Gate 1.01 324 82 26,649 572 0 - - 0 0 0 - 934 28,155 8
NDC scheme,
Besson Street

41 Plassy Island 2.23 636 82 52,311 9,308 0 3,103 - 0 0 0 - - 64,722 12

42 Catford Shopping 3.41 1080 82 88,830| 11,175 0 4,725 - 0 0 0 2,000 1,000 107,730 20
Centre and Milford
Towers

43 Wickes and 2.06 918 82 75,506 4,160 0 4,780 2,000 0 0 0 - 500 86,946 20
Halfords

44 Laurence House 1.91 300 82 24,675 5,017 0 12,033 - 0 0 0 - 1,000 42,725 15
and Civic Centre

45 Engate Street 0.81 299 82 24,593 2,615 0 2,615 - 0 0 0 - - 29,823 10

46 Lewisham Shopping 6.37 1186 82 97,549| 59,402 0 16,601 - 0 0 0 5,000 2,000 180,552 20
Centre

47 PLACE Ladywell 0.93 274 82 22,537 2,151 0 1,225 - 0 0 0 - 300 26,213 10
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Description Units Residential A use Super B1
floorspace market

48 Ravenshourne 2.46 1029 82 84,635 7,974 0 4,237 - 0 0 0 500 - 97,346 6
Retail Park

49 Lower Creekside 11 352 82 28,952 - 0 12,370 - 0 0 0 - - 41,322 6
LSIS

50 Bell Green Gas 0.77 277 82 22,783 2,426 0 2,426 - 0 0 0 - - 27,635 10
Holders

51 Bell Green Retail 7.35 2219 82 182,513| 14,270 0 9,135 - 0 0 0 3,000 1,000 209,918 10
Park

52 Sainsbury's Bell 5.4 1818 82 149,531 19,861 0 7,954 - 0 0 0 3,000 1,000 181,346 10
Green

53 Stanton Square 0.96 283 82 23,277 - 0 9,771 - 0 0 0 - - 33,048 6
LSIS

54 Worsley Bridge 1.26 245 82 20,151 - 0 8,455 - 0 0 0 - - 28,606 6
LSIS

55 Homebase/Argos, 1.7 255 82 20,974 2,234 0 2,234 - 0 0 0 - - 25,442 6
Bromley Road
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Table 4.6.1: Affordable housing rents (per week)
Re peE ned DEC ned 4 ped
London Affordable Rent (2019/20) £155.13 £164.24 £173.37 £182.49
Affordable Rent (not exceeding LHA)13 £170.83 £210.17 £257.16 £322.15
London Living Rent (intermediate tenure)' £164.36 £182.62 £200.88 £219.14

RPs are permitted to increase rents by CPI plus 1% per annum which we have reflected in our
assessment.

The key issue for development viability is the capital value that each tenure will generate in terms of
receipt from the acquiring RPs, as this will be one of the inputs that constitutes the Gross
Development Value of a development. Table 4.8.1 summarises the capital values that each tenure
would generate, using a mix of 25% one beds, 25% two beds, 42% three beds and 8% four beds for
rented units and 50% one beds and 50% two beds for London Living Rent and Shared Ownership.

Table 4.8.1: Capital values of affordable housing (per square foot Net Internal Area)

London Affordable Rent £277 £207 £177 £161 £189
Affordable Rent (not exceeding LHA) £287 £253 £257 £289 £251
London Living Rent £273 £211 - - £225
Shared ownership® £423 £390 - - £383

The CLG/HCA ‘Shared Ownership and Affordable Homes Programme 2016-2021: Prospectus’
document clearly states that Registered Providers will not receive grant funding for any affordable
housing provided through planning obligations on developer-led developments. Consequently, all our
appraisals which we rely upon for testing potential CIL rates assume nil grant. Clearly if grant
funding does become available over the plan period, it should facilitate an increase in the provision
of affordable housing when developments come forward.

Rents and yields for commercial development

Our assumptions on rents and yields for the retail, office and industrial floorspace are summarised in
Table 4.10.1. These assumptions are informed by lettings of similar floorspace in the area over the
past year. Our appraisals assume a 12-month rent-free period for both retail and office floorspace.

Table 4.10.1: Commercial rents (Es per square metre) and yields

Commercial floorspace Rent per square metre Investment yield Rent free period
(months)

Retail North: £325 5.00% 12
Mid-borough-: £325 5.00% 12
South: £325 5.00% 12

Office North: £375 6.00% 12
Mid-borough-: £375 6.00% 12
South: £375 6.00% 12

'3 Based on Outer South East London Broad Rental Market Area LHAs

"4 Based on GLA benchmark rents for Downham Ward, which is at the lower end of the range in Lewisham

5 One beds targeted at households with gross incomes not exceeding £53,000 per annum and two beds not exceeding
£70,000 per annum.
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Commercial floorspace Rent per square metre Investment yield Rent free period

(months)

Industrial and warehousing North: £160 6.00% 12
Mid-borough-: £160 6.00% 12
South: £160 6.00% 12
Hotel North: £425 5.00% 12
Mid-borough-: £425 5.00% 12
South: £425 5.00% 12

Build costs

We have sourced build costs from the RICS Building Cost Information Service (BCIS), which is
based on tenders for actual schemes (see Appendix 2). Base costs (adjusted for local
circumstances by reference to BICS multiplier) are as follows:

Table 4.11.1: BCIS build costs

412

Type of development BCIS cost Base cost External works Total (before
policy costs)

Houses 810.13 Estate housing £1,545 15% £1,777
terraced 2-storey

Flats — fewer than 6 816 Flats -3-5 storeys £1,749 10% £1,924

storeys

Flats — 6-25 storeys 816 Flats — 6 or more £2,342 10% £2,576
storeys

Flats — 26+ storeys 816 Flats — 6 or more £2,693 10% £2,962
storeys plus 15%

Retail 345 Shops £1,841 10% £2,025

Offices 320 Offices air £2,284 10% £2,512
conditioned generally

B2 industrial 282 Factories £1,134 10% £1,247
generally

B8 storage and 284 Warehouses/ £1,040 10% £1,144

warehousing stores

Hotels 852 Hotels £2,865 10% £3,152

D1 / D2 floorspace 532 Community £1,549 10% £1,704
centres brick
construction

Student housing 856.2 Students’ £2,268 10% £2,495
residences

Older person’s housing 816 Flats — 3-5 storeys £1,749 10% £1,924

As noted in Table 4.11.1, the base costs above are increased by 15% for houses, 10% for flats and

10% for commercial to account for external works (including car parking spaces). Residential costs
are also increased by 6% for the costs of meeting the energy requirements now embedded into Part
L of the Building Regulations.

Zero carbon and BREEAM
The ‘Greater London Authority Housing Standards Review: Viability Assessment’ estimates that the
cost of achieving zero carbon standards is 1.4% of base build costs. We have applied this uplift in

costs to the base build costs outlined above.

For commercial developments, we have increased base build costs by 2% to allow for the extra-over
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costs of achieving BREEAM ‘excellent’ standard®. This is assumed to also address the ‘excellent;’
standard in relation to water efficiency, for which no clear data is available.

Accessibility standards

Our appraisals assume that all units are constructed to meet wheelchair accessibility standards
(Category 2) apply to all dwellings at an average cost of £521 per house and £924 per unit for flats.
In addition, we have assumed that Category 3 standard applies to 10% of dwellings at a cost of
£22,694 per house and £7,908 per flat'”. These costs address both parts A and B of the
requirements (i.e. that the communal areas are designed and fitted out to allow wheelchair access
and also that the dwellings themselves are designed and fitted out to facilitate occupation by
wheelchair users).

Professional fees

In addition to base build costs, schemes will incur professional fees, covering design and valuation,
highways consultants and so on. Our appraisals incorporate a 10% allowance, which is at the
middle to higher end of the range for most schemes.

Development finance

Our appraisals assume that development finance can be secured at a rate of 6%, inclusive of
arrangement and exit fees, reflective of current funding conditions.

Marketing costs

Our appraisals incorporate an allowance of 3% for marketing costs, which includes show homes and
agents’ fees, plus 0.5% for sales legal fees.

Mayoral CIL

Mayoral CIL 2 is payable on most developments that receive planning consent from 1 April 2019.
Lewisham falls within Band 2, where a CIL of £60 per square metre is levied. The Mayoral CIL takes
precedence over Borough requirements, including affordable housing. Our appraisals take into
account Mayoral CIL.

Lewisham CIL

As previously noted, the Council approved its CIL Charging Schedule on 25 February 2015 and it
came into effect on 1 April 2015. Table 4.20.1 below summarises the prevailing rates of CIL and the
rates after indexation'®. For residential developments, the borough is divided into two zones; for
developments in the north of the borough (New Cross Gate, Deptford and Lewisham), the adopted
rate is £100 per square metre; in all other parts of the borough, the rate for residential developments
in £70 per square metre. B use classes attract a nil rate, while all other uses attract a charge of £80
per square metre.

In July 2018, the Council issued a Preliminary Draft Charging Schedule proposing revised CIL rates,
which are also shown in Table 4.20.1.

6 Based on ‘Delivering Sustainable Buildings: savings and payback’, BREEAM and Sweett Group Research 2014, which
identified an increase of between 0.87% to 1.71% of build costs

7 Based on DCLH ‘Housing Standards Review: Cost Impacts’ September 2014

8 As per the CIL regulations, indexation applies to rates from the point of introduction to the current date by reference to the
BCIS All-In Tender Price Index. April 2015: 283; February 2018: 318. Change is 12.37%. The indexed rates are used in the
appraisals.
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Table 4.20.1: CIL rates per net additional square metre in the Charging Schedule

Developme one Adopted rate dexed rate 018 PD

Residential C3 Zone 119 £100 £112 £200
use class Zone 220 £70 £79 £125
B uses Whole borough £0 £0 £0
Retail, Hotels, Whole Borough £80 £90 £160
Student Housing

The amended CIL Regulations specify that if any part of an existing building is in lawful use for 6
months within the 36 months prior to the time at which planning permission first permits
development, all of the existing floorspace will be deducted when determining the amount of
chargeable floorspace. This is likely to be the case for many development sites in Lewisham but not
all existing floorspace will qualify. Therefore, for the purposes of our appraisals, we have assumed
that there is no deduction for existing floorspace to ensure that the proposed CIL rate is viable for
developments where there is no qualifying existing floorspace to net off.

Section 106 costs

To account for residual Section 106 requirements, we have included an allowance of up to £20 per
square metre for non-residential development and up to £1,500 per unit for residential development.
The actual amounts will of course be subject to site-specific negotiations when schemes are brought
forward through the development management process.

In addition to the allowances above, our appraisals include an allowance for Section 278 works of
£1,000 per residential unit and £15 per square metre for commercial developments.

Student housing — affordable student housing provision

The new draft London Plan policy H17A4 requires that student housing makes provision for
affordable student accommodation, which we have applied using the £155 per week benchmark rent.
In our appraisals, the percentage of affordable student accommodation is applied at the same rate
as other residential schemes (i.e. 50% or 35%).

Workspace and affordable workspace

The Council is interested in delivering new employment floorspace in designated industrial locations
and town centres. We have tested new development of employment floorspace on a standalone
basis, but also with an element of residential floorspace to provide cross-subsidy.

The Council also is seeking to secure affordable workspace in commercial developments. We have
tested provision of 10% and 20% affordable workspace at discounts of 20% to market rent and 50%
of market rent.

Development and sales periods

Development and sales periods vary between type of scheme. However, our sales periods are
based on an assumption of a sales rate of 6 units per month, with an element of off-plan sales
reflected in the timing of receipts. This is reflective of current market conditions, whereas in
improved markets, a sales rate of up to 8 units per month might be expected. We also note that
many schemes in London have sold entirely off-plan, in some cases well in advance of completion of
construction. Clearly markets are cyclical and sales periods will vary over the economic cycle and
the extent to which units are sold off-plan will vary over time. Our programme assumptions assume

19 post code sectors SE3, SE8, SE10 and SE16
20 post code sectors BR1, BR3, SE4, SE9, SE12, SE13, SE14, SE15, SE23 and SE26
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that units are sold over varying periods after completion, which is a conservative approach that
ensures that the proposed CIL rates are viable for most developments. The price points achieved
by schemes in Lewisham are in the lower end of the London-wide range, which is still achieving
good rates of sale.

Developer’s profit

Developer’s profit is closely correlated with the perceived risk of residential development. The
greater the risk, the greater the required profit level, which helps to mitigate against the risk, but also
to ensure that the potential rewards are sufficiently attractive for a bank and other equity providers to
fund a scheme. In 2007, profit levels were at around 13-15% of GDV. However, following the
impact of the credit crunch and the collapse in interbank lending and the various government bailouts
of the banking sector, profit margins have increased. It is important to emphasise that the level of
minimum profit is not necessarily determined by developers (although they will have their own view
and the Boards of the major housebuilders will set targets for minimum profit).

The views of the banks which fund development are more important; if the banks decline an
application by a developer to borrow to fund a development, it is very unlikely to proceed, as
developers rarely carry sufficient cash to fund it themselves. Consequently, future movements in
profit levels will largely be determined by the attitudes of the banks towards development proposals.

The near collapse of the global banking system in the final quarter of 2008 is resulting in a much
tighter regulatory system, with UK banks having to take a much more cautious approach to all
lending. In this context, and against the backdrop of the current sovereign debt crisis in the
Eurozone, the banks were for a time reluctant to allow profit levels to decrease. However, perceived
risk in the in the UK housing market is receding, albeit there is a degree of caution in prime central
London markets as a consequence of the outcome of the referendum on the UK’s membership of the
EU. We have therefore adopted a profit margin of 18% of private GDV for testing purposes,
although individual schemes may require lower or higher profits, depending on site specific
circumstances.

Our assumed return on the affordable housing GDV is 6%. A lower return on the affordable housing
is appropriate as there is very limited sales risk on these units for the developer; there is often a pre-
sale of the units to an RP prior to commencement. Any risk associated with take up of intermediate
housing is borne by the acquiring RP, not by the developer.

Exceptional costs

Exceptional costs can be an issue for development viability on previously developed land. These
costs relate to works that are ‘atypical’, such as remediation of sites in former industrial use and that
are over and above standard build costs. However, in the absence of details site investigations, it is
not possible to provide a reliable estimate of what exceptional costs might be. Our analysis therefore
excludes exceptional costs, as to apply a blanket allowance would generate misleading results. An
‘average’ level of costs for abnormal ground conditions and some other ‘abnormal’ costs is already
reflected in BCIS data, as such costs are frequently encountered on sites that form the basis of the
BCIS data sample.

Benchmark land value

Benchmark land value, based on the existing use value of sites is a key consideration in the
assessment of development economics for testing planning policies and tariffs. Clearly, there is a
point where the Residual Land Value (what the landowner receives from a developer) that results
from a scheme may be less than the land’s existing use value. Existing use values can vary
significantly, depending on the demand for the type of building relative to other areas. Similarly,
subject to planning permission, the potential development site may be capable of being used in
different ways — as a hotel rather than residential for example; or at least a different mix of uses.
Existing use value is effectively the ‘bottom line’ in a financial sense and therefore a key factor in this
study.
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We have arrived at a broad judgement on the likely range of benchmark land values. On previously
developed sites, the calculations assume that the landowner has made a judgement that the current
use does not yield an optimum use of the site; for example, it has fewer storeys than neighbouring
buildings; or there is a general lack of demand for the type of space, resulting in low rentals, high
yields and high vacancies (or in some cases no occupation at all over a lengthy period). We would
not expect a building which makes optimum use of a site and that is attracting a reasonable rent to
come forward for development, as residual value may not exceed current use value in these
circumstances.

Redevelopment proposals that generate residual land values below current use values are unlikely
to be delivered. While any such thresholds are only a guide in ‘normal’ development circumstances,
it does not imply that individual landowners, in particular financial circumstances, will not bring sites
forward at a lower return or indeed require a higher return. If proven current use value justifies a
higher benchmark than those assumed, then appropriate adjustments may be necessary. As such,
current use values should be regarded as benchmarks rather than definitive fixed variables on a site
by site basis.

For the generic development typologies, we have reviewed the MHCLG’s ‘Land Value Estimates for
Policy Appraisal; May 2017 Values’. This study indicates that the value of industrial land for south
east London is £4 million per hectare. The study also shows that land values of offices in non-core
office locations is up to £3.7 million per hectare. For the purposes of establishing a benchmark land
value for the generic typologies, we have applied a value of £4 million per gross hectare. As this is
the value that MHCLG have assessed land will trade at in the market, this incorporates an element of
premium to the landowner and this does not need to be applied separately.

For the typologies based on actual development sites, we have assessed the rateable values of
these sites (where available and not deleted following extinguishment of the existing buildings by
redevelopment). Rateable values are the Valuation Office Agency’s market rent for the properties
including any open storage and car parking areas. We have then capitalised the notional rent using
a 6.5% investment yield and then adding a 20% premium. Where rateable values are not available,
we have either applied the MHCLG benchmarks for the appropriate use, or used the average of the
rateable values from the other sites for corresponding uses. The benchmark land values used in the
study are shown in Appendix 3.

31



5.1

5.2

5.3

54

5.5

5.6

2l BNP PARIBAS
REAL ESTATE

Appraisal outputs

The full inputs to and outputs from our appraisals of the various developments are set out in Section
6 and appendices 4 and 5. We have appraised 55 development typologies, reflecting different
densities and types of development across the Borough. These typologies include non-residential
uses, including offices, hotels and retail floorspace.

Each appraisal incorporates (where relevant) the following levels of affordable housing in line with
adopted Core Strategy Policy 1:

0% affordable to 50% affordable; 70% London Affordable Rent and 30% Shared Ownership;
0% affordable to 50% affordable; 70% Affordable Rent and 30% Shared Ownership;
0% affordable to 50% affordable; 70% London Affordable Rent and 30% London Living Rent;
0% affordable to 50% affordable; 70% Affordable Rent and 30% London Living Rent.

For small sites that fall below the 10-unit threshold, we have factored in the affordable housing
requirement as on-site units to test their ability to make a potential affordable housing requirement.
In practical terms, it is likely that the Council will need to secure payments in lieu of on-site delivery,
but the method of calculation reflects our approach for viability testing?”.

For each development typology, we have tested a range of sales values, reflecting the spread
identified in the previous section. Where the residual land value of a typology exceeds the
benchmark land value, we show the result shaded green, to indicate that the Scheme is viable.
Where the residual land value is either negative or lower than the benchmark land value, the result is
shaded red, to indicate that it is unviable.

For other policy requirements (provision of employment space; affordable workspace; and impact of
alternative CIL rates), we have used selected data from the results to test the impact of emerging
policies.

Finally, all the scenarios are tested with the growth and inflation rates summarised in Table 4.3.1.
These results are attached at Appendix 5.

21 This approach involves calculating a payment that is the financial equivalent on on-site affordable housing delivery.
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Assessment of appraisal results

Local Plan policies

This section sets out the results of our appraisals with the residual land values calculated for scenarios
with sales values and capital values reflective of market conditions across the Borough. We have
tested the impact of emerging plan policies to assist the Council in its decision making on potential
options.

Affordable workspace

The Council's Local Economic Assessment (2018) identifies that a lack of provision of low-cost and
affordable workspace is a key barrier to business development in the borough. Consequently, the
Council is considering adopting policies that will require element of affordable workspace in new
employment developments. For testing purposes, we have assumed that this will be in the form of B1
floorspace let at a discount to market rent. We have tested the following discounts.

Table 6.2.1: Affordable workspace options tested

1 10% 20%
2 10% 30%
3 10% 40%
4 10% 50%
5 20% 20%
6 20% 30%
7 20% 40%
8 20% 50%

34 of the 55 development typologies incorporate an element of B1 floorspace. We have applied the
various discounts in Table 6.2.1 to all of these developments and the results are summarised in Table
6.3.1, which shows the starting residual value with no discount and then the residual values with the
discounts applied. Where these schemes include residential, we have assumed that affordable
housing is applied at 35% and the residential values for the market housing are at the upper end of the
range (£8,250 per square metre).

Some of the residual values generated by the typologies are lower than the sites’ benchmark land
values. This is not of particular relevance for testing the affordable workspace requirement, as the aim
of the testing is to establish the impact of the discount relative to a ‘no-discount’ outcome.

The imposition of an affordable workspace requirement only tips the balance of viable schemes to
unviable in a handful of cases (i.e. schemes 25, 46 and 55). In all other cases, schemes that were
viable with no affordable workspace applied remain viable after the highest level of discount is applied
(i.e. 20% of floorspace discounted with a 50% discount).

The results are summarised in Table 6.6.1, showing the starting residual value (before any discount is
applied) and the residual values after the varying levels of discount have been applied. Table 6.6.2
then shows the change in residual values resulting from the discounts as a percentage of the starting
(pre-discount) residual values. As can be noted, the impact of the workspace discount on the residual
land values is relatively modest in most cases. The impact of the discount is higher where the B1
component of the scheme equates to a high overall proportion of the total floorspace. The Council will
therefore need to apply the policy flexibly and reduce the discount sought on the basis of a proven
viability case reflecting site-specific circumstances.
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Table 6.6.1: Impact of affordable workspace requirement on developments including B1 floorspace

Otner B1 No [starting | i | |
floorspace | floorspace |residential iresidual (no | 10% FS, 20% | 10% FS, 30% | 10% FS, 40% | 10% FS, 50% | 20% FS, 20% | 20% FS, 30% | 20% FS, 40% | 20% FS, 50% |
LP Ref Site (sam GIA) | (sqm GIA) | of units |discount) | discount | discount | discount | discount | discount | discount | discount | discount |
9 Small scale mixed use, local 408 50 5
11 |Small mixed use 2470 300 30
12 Mced use 5,855 700 70
13 iMixed use 12,638 700 150
18  iLarge mixed use (employment led) 25,175 4,500 300
22  Student housing 3,150 400 -
24 e al : 500 z
25 iStorage 1,500 1,000 -
27  [Carpet Right 24 685 960 242
28 Lewisham Retail Park 48 257 700 536
29 Convoys Wharf 379,052 15,500 3,514
30 iTimber Yard, Oxestalls Road 132,598 6,268 1,582
31 New Ber v, Surrey Canal Triangle 318,225 15,000 3,500
32 Lewisham Gateway 65,888 880 649
34 iCreekside Village East, Thanet Wharf 40,203 752 393
35 iConington Road Tescos island Site 30,902 1,512 365
36 !Land at Conington Road and Lewisham Road (Tesco) 52,936 2,410 585
37 !Leegate Shopping Centre 39,001 B80S 393
38 Hatcham Works 97677 4,061 1,020
41 Plassy island 61,619 3,103 636 |
42 iCatford Shopping Centre and Miford Towers 103,005 4725 1,080
43  iWickes and Halfords 82,166 4,780 918
44 iLaurence House and Civic Centre 30,692 12,033 300
45 [Engate Street 27,208 2615 299
46 iLewisham Shopping Centre 163,951 16,601 1,186
47 iPLACE Ladywel 24988 1,225 274
48 |Ravensbourne Retai Park 93,109 4,237 1,029
49 iLower Creekside LSIS 28,952 12,370 352
50 iBell Green Gas 25,209 2426 217 696,
51 :Bell Green Retail Park 200,783 9,135 2,219 £39,892.137
52 iSainsbury’s Bel Green 173,392 7,954 1,818 £63,128,492
53 |Stanton Square LSIS 23277 9,771 283 £4 608,000
S4 Worsley Bridge LSIS 20,151 8,455 245 £6,048,000
55 _:Homebase/Argos, Bromiey Road 23,208 2234 255 £12,086,585
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Table 6.6.2: Impact of affordable workspace requirement on developments including B1 floorspace — percentage change in residual land values

Residual land values as a percentage of starting residual land value
B1 Starting
floorspace residual (no | 10% FS, 20% | 10% FS, 30% | 10% FS, 40% | 10% FS, 50% | 20% FS, 20% | 20% FS, 30% | 20% FS, 40% | 20% FS, 50%

LP Ref site (sqm GIA) |No of units |BLV di 1) di t | di t | di t | di t | di t | di t | di t | di t
S Smal scale mixed use, local centres S0 352 £96,000 100% 95% 95% 99% %9% 99% 98% 96% 97%
11 Small moxed use 300 2219 £960,000 100% 96% §7% %% 95% 9%6% 94% 92% 90%
12 iMixed use 700 1818 £1,440,000 100% 98% 97% 9%6% 95% 96% 95% 93% 91%
13 [Mixed use 700 283 £3,360,000 100% 96% 97% 97% 96% 97% 95% 93% 92%
18 mixed use yment led) 4,500 B £3,840,000 100% 96% 7% %% 95% %6% 54% 91% 89%
22 Student 400 - £1,440,000 100% 95% 99% 9% 98% 95% 98% 7% %%
24 Commercial 500 - £2,880,000 100% a n/a wa nia na na wa n/a
25 Storage 1,000 = £960,000 100% 4% 51% 8% 8% 88% 8% 7% T1%
27 CarpetRight 860 = £1,344,000 100% n/a n/a na n/a na n/a n/a nia
28 Lewisham Retail Park 700 - £22,216,708 100% 100% 99% 99% 99% 99% 99% 99% 98%
29 Convoys Wharf 15,500 - £113,280,000 100% n/a n/a nia n/a na n/a n/a nia
30 Timber Yard, Oxestals Road 6268 = £22,080,000 100% 99% 98% §7% 9% 97% 96% 94% 93%
31 iNew B dsey, Surrey Canal Triangle 15,000 - £50,688,000 100% na nia na n/a n/a n/a n/a nia
32 880 = £62,716,658 100% 100% 100% 9% 95% 95% 95% 59% 5%
752 - £3,696.000 100% 100% 59% $9% 95% 95% 9% 96% 96%
1,512 = £1,440,000 100% 57% 6% 95% 93% 95% 92% 90% 87%
2,410 - £6,817.028 100% 99% 99% 99% 9% 95% 98% 7% 6%
805 - £8,450,175 100% 100% 100% 100% 99% 100% 99% 99% 99%
4,061 - £40,788,551 100% 95% 58% 8% 97% 96% 97% 6% 95%
3,103 = £26,336,621 100% 99% 5% 98% 98% 98% 96% 97% %6%
4728 - £19,810,695 100% 55% 58% §7% 97% §7% 96% 5% 93%
4,780 - £17,582,068 100% 97% 6% 95% 94% 95% 92% 50% 87%
12,033 - £19,651,569 100% 82% 74% 65% 6% 65% 4% 30% 12%
2615 = £3,888,000 100% 99% 95% 98% 98% 98% 97% %% 95%
16,601 = £72,374,114 100% 95% 98% 56% 7% 96% 97% 9%6% 95%
1,225 - £10,566,383 100% 99% 99% 99% 99% 99% 98% 98% §7%
4237 S £31,129477 100% 99% 99% 99% 99% 99% 96% 96% 97%
12,370 = £5,280,000 100% 95% 93% 90% 86% 0% 85% 80% 75%
2,426 - £3,696,000 100% 99% 98% 97% 97% 97% 96% 95% 9%
9,135 = £39,892,137 100% 9% 59% 98% 96% 98% 96% 97% %6%.
7,954 = 63,128,482 100% 9% 99% 99% 56% 9% 96% 97% 97%
9,771 - £4,608,000 100% 95% 93% 91% 89% 91% 8% 82% 1%
8,455 : £6,048,000 100% 95% 93% 90% 86% 90% 85% 80% 75%
2234 5 £12,086,585 100% 95% 58% 56% 97% 56% 97% 9%6% 55%
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The results of the appraisals indicate that a discount of 20% to market rent on 10% of floorspace has
the lowest impact on viability, as would be expected, but it may be possible to increase the discount to
50% on 20% of the floorspace in most cases, depending on the precise contents of the overall
scheme.

Much in the same way as affordable housing requirements, the affordable workspace requirement
may need to be applied flexibly in some circumstances. Any policy adopted should therefore provide
clarity on the flexible nature of the policy and that lower discounts (or quanta of floorspace to which a
discount is applied) may be accepted on the basis of a proven viability case.

As an alternative to affordable workspace, the Council may also wish to consider requiring a
proportion of B1 floorspace to be provided as ‘collaborative’ or ‘shared’ workspace which is a model
that developers are increasingly bringing forward. This provides flexible workspace at lower rents than
traditional office floorspace. However, the rents for this type of space are not protected by a planning
obligation and can increase over time.

New employment development

The Council is considering adopting policies that will stimulate investment and economic growth in the
borough by encouraging the delivering of new mixed-use, employment led development in designated
industrial locations and town centres. If new employment development is not viable in its own right,
the Council is considering permitting an element of residential development to facilitate or cross-
subsidise new and replacement floorspace.

We have tested three development typologies which the Council has designated as Local Significant
Industrial Sites (‘LSIS’); Site 49 (Lower Creekside LSIS); Site 53 (Stanton Square LSIS); and Site 54
(Worsley Bridge LSIS). Each site will provide a significant quantum of industrial floorspace (12,370
square metres, 9,771 square metres and 8,455 square metres respectively), alongside residential
units. A summary of the floorspace in each typology is provided in Table 6.11.1.

Table 6.11.1: Summary of employment-led developments on sites with LSIS designation

49 Lower Creekside LSIS 1.10 12,370 352
53 Stanton Square LSIS 0.96 9,771 283
54 Worsley Bridge LSIS 1.26 8,455 245

The draft New London Plan requires 50% of residential units development on industrial land to be
provided as affordable in order to qualify for the ‘Fast Track’ route. This presents a challenge when
the purpose of providing residential development is to cross-subsidise the delivery of employment
floorspace, which may not be viable in its own right.

This is certainly the case here, as our appraisals excluding the residential component indicate that the
residual land values will either be negative or marginally positive and considerably lower than the
benchmark land value. As summarised in Table 6.13.1, sites 49 and 56 generate negative residual
land values of -£1,013,644 and -£131,793 respectively, while Site 54 generates a positive residual
land value of only £340,677 (or £355,000 per hectare).

Table 6.13.1 also summarises the residual land values generated by the development typologies with
incorporating a residential component, modelled with 50%, 35%, 15% and 10% affordable housing
(provided as 70% London Affordable Rent and 30% Shared Ownership in all cases). With 50%
affordable housing, the residual land values increase but they would be lower than the sites’
benchmark land values. The requirement to provide 50% affordable housing would be taking a
significant proportion of the value required to cross-subsidise the development of employment
floorspace. In order for the schemes to be viable, the level of affordable housing would need to be
reduced. On Site 49, the affordable housing would need to be reduced slightly below 35%; on Site 53
to circa 43%; and on Site 54 to circa 10%.
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Table 6.13.1: Summary of appraisal results for employment-led mixed use schemes

09% A 00 A 00 A 090 A
49 £5,280,000 -£1,013,644 £3,207,328 £5,008,175 £6,208,739 £8,009,585
53 £4,608,000 £340,677 £3,946,887 £5,489,619 £6,518,106 £8,059,770
54 £6,048,000 -£131,793 £2,820,226 £4,095,568 £4,945,795 £6,209,472

Nevertheless, despite the varying outcomes in terms of the viable affordable housing percentage, the
results demonstrate that the delivery of new employment floorspace can be facilitated by incorporating
a residential element in the developments.

Student housing

London Plan policy H17A(4) requires that 35% of units should be provided at affordable rent levels.
For the purposes of the policy, ‘affordable’ is defined as 55% of the maximum loan income that a new
full-time student studying in London and living away from home could receive from the government’s
maintenance loan. This currently equates to a rent of £155 per week.

With no affordable housing requirement, the student housing scheme we have tested (site 22)
generates a residual land value of £5.48 million, which is higher than the benchmark land value of
£1.44 million.

With a 35% affordable housing requirement, the residual value falls from £5.48 million to £3.66 million,
which remains well above the benchmark land value and can therefore be considered viable.

Affordable housing

As noted in Section 5, we have tested a series of tenure scenarios, as follows:
m  70% London Affordable Rent and 30% shared ownership;

m  70% Affordable Rent and 30% shared ownership;

m  70% London Affordable Rent and 30% London Living Rent; and

m 70% Affordable Rent and 30% London Living Rent.

The results for the appraisals with 70% London Affordable Rent and 30% shared ownership are
summarised in tables 6.12.1 to 6.12.8. Each table shows the results with different sales values,
ranging from £6,500 per square metre to £8,250 per square metre. The results for the other tenure
splits are attached at Appendix 4. The appraisals assume an affordable housing unit mix of 25% one
beds, 25% two beds, 42% three beds and 8% three beds.

There are significant differences in the viability of schemes and the level of affordable housing that can
be viably provided. These differences manifest themselves both on an area basis and also between
schemes located in the same value.

Where sales values are at the lower end of the range (£6,500 per square metre), many schemes are
unviable are unviable at zero affordable housing, indicating that they would not come forward until
market values increase. However, many of the smaller schemes can viably provide up to 50%
affordable housing and some of the larger schemes can deliver varying percentages of affordable
housing.

A sales values increase, the extent to which schemes can provide affordable housing increases, but to
varying degrees, with a range of outcomes at the highest sales values in the range (£8,250 per square
metre).
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Table 6.12.1: Appraisal results — 70% London Affordable Rent and 30% Shared ownership (values of £6,500 per square metre)

LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £6,500 per sgm 70% Rented 30% Intermediate
LAR SO
Residual land values (£m)
Stte No  iSite name No of units BLV (£ m) 0% AH i5% AH i10% AH i15% AH i20% AH i25% AH i30% AH i35% AH i40% AH i45% AH i50% AH

1:Very small residential (house) 1 £144,000

2:Small residential developments (houses, backland, infit S £240,000

3:Small residential developments (flats, backland, infill et: 5 £240,000

4:Small residential developments (houses, backland, infif 11 £480,000

5:Small residential developments (flats - backland, infill & 11 £430,000

6: Small residential developments 25 £720,000

7 Residential development S0 £1,200,000

8:Small scale mixed use, local centres 5 £96,000

9:Small scale mixed use, local centres 5 £96,000
10: Small mixed use 25 £720,000
11:Small mixed use 30 £960,000
12:Mixed use 70 £1,440,000
13:Mixed use 150 £3,360,000
14: Mixed use incl community facility 118 £2,688,000
15:Mixed use incl health facilty 60 £1,920,000
16: Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18:Large mixed use (employment led) 300 £3,840,000
19:Estate regeneration (small infil - houses) 10 £960,000
20:Estate regeneration (small infill - flats) 10 £960,000
21 :Estate regeneration (large) 200 £19,200,000
22:Student housing - £1,440,000
23:Hotels 67 £960,000
24:Commercial - £2,880,000
25:Storage - £960,000
26:Residential care home (7 units) 7 £144,000
27 :Carpet Right 242 £1,344,000
28:Lewisham Retail Park 536 £22,216,708
29:Convoys Wharf 3,514 £113,280,000
30:Timber Yard, Oxestalls Road 1,582 £22,080,000
31:New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32:Lewisham Gateway 649 £62,716,658
33:Heathside and Lethbridge 443 £0
34:Creekside Village East, Thanet Wharf 393 £3,696,000
35:Conington Road Tescos Island Site 365 £1,440,000
36:Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37:Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39:Goodwood Road and New Cross Road 260 £6,930,645
40:New Cross Gate NDC scheme, Besson Street 324 £0
41:Plassy Island 636 £25,336,621
42:Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43:Wickes and Halfords 918 £17,582,068
44:Laurence House and Civic Centre 300 £19,651,569
45:Engate Street 299 £3,888,000
46:Lewisham Shopping Centre 1,186 £72,374114
47:PLACE Ladywell 274 £10,566,393
48:Ravensbourne Retail Park 1,029 £31,129 477
49:Lower Creekside LSIS 352 £5,280,000
50;Bell Green Gas Holders 277 £3,696,000
51:Bell Green Retail Park 2,219 £39,892,137
52:Sainsbury’s Bell Green 1,818 £63,128,492
53:Stanton Square LSIS 283 £4,608,000
54:Worsley Bridge LSIS 245 £6,048,000
55:Homebase/Argos, Bromiey Road 255 £12,086,585

Table 6.12.2: Appraisal results — 70% London Affordable Rent and 30% Shared ownership (values of £6,750 per square metre)
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LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £6,750 per sgm 70% Rented 30% Intermediate
LAR SO
Residual land values (£m)
Stte No  iSite name No of units BLV (£ m) 0% AH i5% AH i10% AH i15% AH i20% AH i25% AH i30% AH i35% AH i40% AH i45% AH i50% AH

1iVery small residential (house) 1 £144,000

2:Small residential developments (houses, backland, infi 5 £240,000

3! Small residential developments (flats, backland, infill et: 5 £240,000

4:Small residential developments (houses, backland, infif 1 £480,000

S:Small residential developments (flats - backland, infill & 11 £480,000

6:Small residential developments 25 £720,000

7:Residential development 50 £1,200,000

8:Small scale mixed use, local centres 5 £96,000

9:Small scale mixed use, local centres 5 £96,000
10:Small mixed use 25 £720,000
11:Small mixed use 30 £560,000
12:Mixed use 70 £1,440,000
13iMixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15:Mixed use incl health facility 60 £1,920,000
16:Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18:Large mixed use (employment led) 300 £3,840,000
19:Estate regeneration (small infill - houses) 10 £960,000
20:Estate regeneration (small infill - flats) 10 £960,000
21:Estate regeneration (large) 200 £19,200,000
22:Student housing - £1,440,000
23iHotels 67 £960,000
24! Commercial - £2,880,000
25:Storage - £960,000
26:Residential care home (7 units) 7 £144,000
27 iCarpet Right 242 £1,344 000
28:Lewisham Retail Park 536 £22 216,708
29:Convoys Wharf 3,514 £113,280,000
30:Timber Yard, Oxestalls Road 1,582 £22 080,000
31:New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32:Lewisham Gateway 649 £62,716,658
33:Heathside and Lethbridge 443 £0
34:Creekside Village East, Thanet Wharf 393 £3,696,000
35:Conington Road Tescos Island Site 365 £1,440,000
36:Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37:Leegate Shopping Centre 393 £8,450,175
38iHatcham Works 1,020 £40,788,551
39:Goodwood Road and New Cross Road 260 £6,930,645
40:New Cross Gate NDC scheme, Besson Street 324 £0
41iPlassy Island 636 £25,336,621
42:Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43:Wickes and Halfords 918 £17,582,068
44:Laurence House and Civic Centre 300 £19,651,569
45:Engate Street 299 £3,888,000
46:Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48:Ravensbourne Retail Park 1,029 £31,129,477
49:Lower Creekside LSIS 352 £5,280,000
50:Bell Green Gas Holders 277 £3,696,000
51:Bell Green Retail Park 2,219 £39,892,137
52:iSainsbury’s Bell Green 1,818 £63,128,492
53:Stanton Square LSIS 283 £4,608,000
54:Worsley Bridge LSIS 245 £6,048,000
55:Homebase/Argos, Bromiey Road 255 £12,086,585
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Table 6.12.3: Appraisal results — 70% London Affordable Rent and 30% Shared ownership (values of £7,000 per square metre)

LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £7,000 persgm 70% Rented 30% Intermediate
LAR SO
Residual land values (£m)
Stte No  iSite name No of units BLV (£ m) 0% AH i5% AH i10% AH i15% AH i20% AH i25% AH i30% AH i35% AH i40% AH 145% AH i50% AH

1:Very small residential (house) 1 £144 000

2:Small residential developments (houses, backland, infit S £240,000

3:Small residential developments (flats, backland, infill et: 5 £240,000

4:Small residential developments (houses, backland, infit 11 £480,000

5:Small residential developments (flats - backland, infill & 1 £430,000

6iSmall residential developments 25 £720,000

7:iResidential development 50 £1,200,000

8:Small scale mixed use, local centres 5 £96,000

9: Small scale mixed use, local centres 5 £96,000
10: Small mixed use 25 £720,000
11:Small mixed use 30 £960,000
12:Mixed use 70 £1,440,000
13iMixed use 150 £3,360,000
14:Mixed use incl community facility 118 £2,688,000
15:iMixed use incl health facility 60 £1,920,000
16:Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18:Large mixed use (employment led) 300 £3,840,000
19:Estate regeneration (small infil - houses) 10 £960,000
20:Estate regeneration (small infill - flats) 10 £960,000
21:Estate regeneration (large) 200 £19,200,000
22:Student housing - £1,440,000
23:Hotels 67 £960,000
24:Commercial - £2,880,000
25:Storage - £960,000
26:Residential care home (7 units) 7 £144,000
27 iCarpet Right 242 £1,344,000
28:Lewisham Retail Park 536 £22 216,708
29:Convoys Wharf 3,514 £113,280,000
30:Timber Yard, Oxestalls Road 1,582 £22,080,000
31:New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32iLewisham Gateway 649 £62,716,658
33:Heathside and Lethbridge 443 £0
34:Creekside Village East, Thanet Wharf 393 £3,696,000
35:Conington Road Tescos Island Site 365 £1,440,000
36:Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37:Leegate Shopping Centre 393 £8,450,175
38iHatcham Works 1,020 £40,788,551
39:Goodwood Road and New Cross Road 260 £6,930,645
40:New Cross Gate NDC scheme, Besson Street 324 £0
41:Plassy Island 636 £25,336,621
42:Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43:Wickes and Halfords 918 £17,582,068
44:Laurence House and Civic Centre 300 £19,651,569
45:Engate Street 299 £3,888,000
46:Lewisham Shopping Centre 1,186 £72,374114
47:PLACE Ladywell 274 £10,566,393
48:Ravensbourne Retail Park 1,029 £31,129,477
49:Lower Creekside LSIS 352 £5,280,000
50;Bell Green Gas Holders 277 £3,696,000
51:Bell Green Retail Park 2,219 £39,892,137
52:Sainsbury’s Bell Green 1,818 £63,128,492
53iStanton Square LSIS 283 £4,608,000
54 :Worsley Bridge LSIS 245 £6,048,000
55:Homebase/Argos, Bromley Road 255 £12,086,585
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Table 6.12.4: Appraisal results — 70% London Affordable Rent and 30% Shared ownership (values of £6,250 per square metre)

LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £7,250 persgm 70% Rented 30% Intermediate
LAR SO
Residual land values (£m)
Stte No  iSite name No of units BLV (£ m) 0% AH i5% AH i10% AH i15% AH i20% AH i25% AH i30% AH i35% AH i40% AH 145% AH i50% AH

1:Very small residential (house) 1 £144 000

2:Small residential developments (houses, backland, infit S £240,000

3:Small residential developments (flats, backland, infill et: 5 £240,000

4:Small residential developments (houses, backland, infit 11 £480,000

5:Small residential developments (flats - backland, infill & 1 £430,000

6: Small residential developments 25 £720,000

7 iResidential development 50 £1,200,000

8:Small scale mixed use, local centres 5 £96,000

9: Small scale mixed use, local centres 5 £96,000
10: Small mixed use 25 £720,000
11:Small mixed use 30 £960,000
12:Mixed use 70 £1,440,000
13iMixed use 150 £3,360,000
14:Mixed use incl community facility 118 £2,688,000
15:iMixed use incl health facility 60 £1,920,000
16:Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18:Large mixed use (employment led) 300 £3,840,000
19:Estate regeneration (small infill - houses) 10 £960,000
20:Estate regeneration (small infill - flats) 10 £960,000
21:Estate regeneration (large) 200 £19,200,000
22:Student housing - £1,440,000
23:Hotels 67 £960,000
24:Commercial - £2,880,000
25:Storage - £960,000
26:Residential care home (7 units) 7 £144,000
27 iCarpet Right 242 £1,344,000
28:Lewisham Retail Park 536 £22 216,708
29:Convoys Wharf 3,514 £113,280,000
30:Timber Yard, Oxestalls Road 1,582 £22,080,000
31:New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32iLewisham Gateway 649 £62,716,658
33:Heathside and Lethbridge 443 £0
34:Creekside Village East, Thanet Wharf 393 £3,696,000
35:Conington Road Tescos Island Site 365 £1,440,000
36:Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37:Leegate Shopping Centre 393 £8,450,175
38iHatcham Works 1,020 £40,788,551
39:Goodwood Road and New Cross Road 260 £6,930,645
40:New Cross Gate NDC scheme, Besson Street 324 £0
41:Plassy Island 636 £25,336,621
42:Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43:Wickes and Halfords 918 £17,582,068
44:Laurence House and Civic Centre 300 £19,651,569
45:Engate Street 299 £3,888,000
46:Lewisham Shopping Centre 1,186 £72,374114
47 {PLACE Ladywell 274 £10,566,393
48:Ravensbourne Retail Park 1,029 £31,129,477
49:Lower Creekside LSIS 352 £5,280,000
50;Bell Green Gas Holders 277 £3,696,000
51:Bell Green Retail Park 2,219 £39,892,137
52:Sainsbury’s Bell Green 1,818 £63,128,492
53iStanton Square LSIS 283 £4,608,000
54 :Worsley Bridge LSIS 245 £6,048,000
55:Homebase/Argos, Bromley Road 255 £12,086,585
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Table 6.12.5: Appraisal results — 70% London Affordable Rent and 30% Shared ownership (values of £6,500 per square metre)

LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £7,500 persgm 70% Rented 30% Intermediate
LAR SO
Residual land values (£m)
Stte No  iSite name No of units BLV (£ m) 0% AH i5% AH i10% AH i15% AH i20% AH i25% AH i30% AH i35% AH i40% AH 145% AH i50% AH

1:Very small residential (house) 1 £144 000

2:Small residential developments (houses, backland, infit S £240,000

3:Small residential developments (flats, backland, infill et: 5 £240,000

4:Small residential developments (houses, backland, infit 11 £480,000

5:Small residential developments (flats - backland, infill & 1 £430,000

6: Small residential developments 25 £720,000

7 iResidential development 50 £1,200,000

8:Small scale mixed use, local centres o £96,000

9: Small scale mixed use, local centres 5 £96,000
10: Small mixed use 25 £720,000
11:Small mixed use 30 £960,000
12:Mixed use 70 £1,440,000
13iMixed use 150 £3,360,000
14:Mixed use incl community facility 118 £2,688,000
15:iMixed use incl health facility 60 £1,920,000
16:Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18:Large mixed use (employment led) 300 £3,840,000
19:Estate regeneration (small infill - houses) 10 £960,000
20:Estate regeneration (small infill - flats) 10 £960,000
21:Estate regeneration (large) 200 £19,200,000
22:Student housing - £1,440,000
23:Hotels 67 £960,000
24:Commercial - £2,880,000
25:Storage - £960,000
26:Residential care home (7 units) 7 £144,000
27 iCarpet Right 242 £1,344,000
28:Lewisham Retail Park 536 £22 216,708
29:Convoys Wharf 3,514 £113,280,000
30:Timber Yard, Oxestalls Road 1,582 £22,080,000
31:New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32iLewisham Gateway 649 £62,716,658
33:Heathside and Lethbridge 443 £0
34:Creekside Village East, Thanet Wharf 393 £3,696,000
35:Conington Road Tescos Island Site 365 £1,440,000
36:Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37:Leegate Shopping Centre 393 £8,450,175
38iHatcham Works 1,020 £40,788,551
39:Goodwood Road and New Cross Road 260 £6,930,645
40:New Cross Gate NDC scheme, Besson Street 324 £0
41:Plassy Island 636 £25,336,621
42:Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43:Wickes and Halfords 918 £17,582,068
44:Laurence House and Civic Centre 300 £19,651,569
45:Engate Street 299 £3,888,000
46:Lewisham Shopping Centre 1,186 £72,374114
47 PLACE Ladywell 274 £10,566,393
48:Ravensbourne Retail Park 1,029 £31,129,477
49:Lower Creekside LSIS 352 £5,280,000
50;Bell Green Gas Holders 277 £3,696,000
51:Bell Green Retail Park 2,219 £39,892,137
52:Sainsbury’s Bell Green 1,818 £63,128,492
53iStanton Square LSIS 283 £4,608,000
54 :Worsley Bridge LSIS 245 £6,048,000
55:Homebase/Argos, Bromley Road 255 £12,086,585
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Table 6.12.6: Appraisal results — 70% London Affordable Rent and 30% Shared ownership (values of £7,750 per square metre)

LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £7,750 persgm 70% Rented 30% Intermediate
LAR S0
Residual land values (£m)
Site No :Site name No of units BLV (£ m) 0% AH 5% AH i10% AH {15% AH i20% AH ZS%AH i30% AH :35% AH i40% AH :45% AH i50% AH
1:Very small residential (house) 1 £144,000 S . k294933 ... K264326 £249023 . E233718 . E2184 . 8203112 £187 80 L E172805°
2:Small residential developments (houses, backland, infit S £240000:  £14230914- £1355038- £1287962- £1219985- £1152008- £1084032 £1016055 ~  £948079- ~ £880103
3:Small residential developments (flats, backland, infill et: 5 £220000  £797.946-  £751089-  £704233  £657378-  £610522  £563665-  £516809-  £469953 = £423096 = £376241  £32938
4:Small residential developments (houses, backiand, infit 11 £2200000  £2560,550° £2437,053° £2,313557- £2,190,080 £2066,564- £1,943.067
5:Small residential developments (flats - backland, infill & 11 £480,000
6: Small residential developments 25 £rioctas £4,100804.  £3.867,153  £3633503  £3,399.852°  £3,186202  £2932551°  £2,698.800 ~£2465249 ~ £2231598  £1997.948  K1,764,297
7:Residential development 50 €1zcocco:  £8036,013- £7.577747 £7.119.483- £6,661217- £6,202952- £5744 683 £5286422- £4828158 £4369893 £391
8:Small scale mixed use, local centres s £55000°  EBB13SS  £834499  £787642 W K740786 < £693931  KB47.075  £600218 ~ KSS3362°  £506506 W £459649
9:Small scale mixed use, local centres S £e2CL0.  EB22444°  K775588  £728732 | RSV 875 W £635018.  £S88163 W £541307 ~ £494.451 W £447.595 W £400739 K353 88
10: Small mixed use 25 £720,000 3
11:Small mixed use 30 £eilill: k2489961 £2226640° £1963,319. £1699997- £1,436675 ~ £1,173,354 THENESI0032 SEEEROI0- T £303088 | B120.067 1 SK149.202
12:Mixed use 70 £14200000 S 777603 £5184,988 ~ £4592.373 £3999 758 W k3407142  £2.814527° £2.221912° £162
13:Mixed use 150 £3,360,000 388
14:Mixed use incl community facility 118 £2,633,000 S
15iMixed use incl health facilty 60 £leeboil o k8130819 £7623563 ~ £7.116507 ~ £6609451 ~ £6,102.395 ~ £5585339.  £5088283  £4,581227 £4074171 L3
16 Mixed use incl leisure facility 150 £2oR00Ch. E13.783635 £12524,552° £11,265470 £10,006388 ~ £8.7
17:Mixed use 88 £201eoony k6,806,785 £6,087,410  £5368036 2~ £4648660 @ £3,929286 2~ £3.209911°  £2490 ¢
18:Large mixed use (employment led) 300 £3,840,000%
19:Estate regeneration (small infill - houses) 10 £s2000C;  E1929.800  £1817890 ~ £1705581 ~ £1593470 ~ £1481361 ~ £1369251 ~ £1257141  £1,145031  £1,032,522 SHEFESL0GRE =00 008706
20:Estate regeneration (small infill - flats) 10 £960,0008
21:Estate regeneration (large) 200 Sleoitoon | R14990379 £13321.747  E11853,114°  £9984482 | £8308483 £6625512 £4942540 £3259569  £1576599  £107.877 K181
22: Student housing = f12:0000  £5680201  £5,580.201  £5580.201 £5580201- £5580201 ~ £5580.201 ~ £5580201 £5580201  £5,580.201  £5.580.
23iHotels 67 £960,000¢
24:Commercial = sofioooo o -RABSFEY  -RABS 781 -R4857B1  -R485761 4465781 485,781  -£485701 4 -£4B5,761  -AR4GS.781 K485,
25:Storage - £960,000
26:Residential care home (7 units) 7 w1200 ES80654 | £SB0.634 0 O£580654 W0 £380654 W0 £580654 W £580654 @ £S80654 W0 £380654 W £S80654 @ £580.654 W £380,
27 Carpet Right 242 £12220000  £3722179°  £2,068,259 NEAI4I530 LRI OSTN00 | £20034 446
28:Lewisham Retail Park 536 £22,216,708 %
29:Convoys Wharf 2,514 £113,280,0003
30:Timber Yard, Oxestalls Road 1,582 £oopotibo. o KB85,314423  £74,704,700 £64,006,187 £53,307674 £42,520,108 £31,682(
31:New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32iLewisham Gateway 649 £62,716,655 SSNSG_G 36,837,004 £32679198 £28521392 £24,363,586 £20.20
33iHeathside and Lethbridge 443 €0, £15368434 £13203028 £11,028759 £8854489 £6680220° £4505951- £2331681  £157 412 KR0S
34:Creekside Village East, Thanet Wharf 393 £22EC 000 £26,524,590 £23.781.124° £21037657 £18294190° £15550722° £12,807.255° £10063788 ~ £7,300,239  £4 533
35:Conington Road Tescos Island Site 365 £1,440,000 38
36:Land at Conington Road and Lewisham Road (Tesco) S8s £coiToie E44102545- £39.931670 £35736814- £31,541840 £27346865. £23151,891 £18956917- £14,761943  £10,537,900 JESSES00SIE ke
37 :Leegate Shopping Centre 393 €5.4c017¢:  £41604719- £38376410- £35148102- £31919793- £28601,485 £25463177- £22234,868 £19,000697: £15754768 |
38:Hatcham Works 1,020 £i07ec s £60,941555° £54.478385° £48,005,148:- £41,531,912 G o0 0 Or 0 D O don O SC0  RIS000.245 - E9000.200
39:Goodwood Road and New Cross Road 260 £8.93084c:  £24167 648 £21008426- £19829203- £17,659981- £15490,758- £13.321535- £11,152313- £8¢
40:New Cross Gate NDC scheme, Besson Street 324 €0:  £30,130,423- £27 451 515" £24.769527- £22087,541- £19405554- £16,723.568- £14,041,580- £11,359,593- £8677,607
41:Plassy Island 636 £ofooncol  K38776889  £35,472392 £32,158,066  £28,843,740° £25,529,414 {UESZHS,006 | K10,065000  KISS21.572  KI2H67 425 | E0795166  £5.400.631
42:Catford Shopping Centre and Milford Towers 1,080 £1981025 0 £61.839509 £54 985583 £48131,568- £41277,553 £34423537 £27524617 £20,615500 S RIS 706385
43:Wickes and Halfords 918 slmsooocs  RAST14,181- £39926238 £34,112,294 £28278052 £22,443811 THEIGE08.968 RI0NE0.926 T 4820016 "SI TIBA20 | SRII0002 T RISErS 508
44:Laurence House and Civic Centre 300 SrLi il £16483797 €14435744 £12387691 £10339638 £8291,585 £6243531 £4195479 £2147426  £99373 -£1985436
45:Engate Street 299 £2885000:  £30.691.854- £28197248° £25702642- £23208036- #£20713.431: £18218825- £15724.218- £13,229612°- £10,7
46:Lewisham Shopping Centre 1,186 £rooratts £120,076,540 £112,563,577 £105,022253 £97,480,930- £89,924000 £82345419 £74,712,886 {URGR0SS00F HESOGI08 RS1008
47:PLACE Ladywell 274 £10 ez 2ozl £27.817,710- £25331684. £23,045856 £20,759.630- £18473603 £16,187576- £13,901,549- £11,6158
48:Ravensbourne Retail Park 1,029 £21129477:  £90,243 555° £82 824,308 £75405060- £67985813- £60,566,565- £53147,319 £45709267- £38244 435 SES0NIOE02 SNES
49:Lower Creekside LSIS 352 £c2e0000:  £30,306,802- £27,435004- £24 583207 £21,691409- £18819612- £15947815- £13.076017- £10203230° £7 310 565 NS @ificon £l Seo2ad
50:Bell Green Gas Holders 217 22220007 £23.580656 £21399.837 £19219.020 £17,038201 £14857384 £12676565 £10.495748  £8,31:
51:Bell Green Retail Park 2,219 £IsisoioT. k143453218 £129,983,516- £116,475.835 £102,912664- £89,290 271 £75,576,244- £61,803,529 ~£48,005,2
52:Sainsbury’s Bell Green 1818 £eldedeso. £131,280,976 £119,643 316 £107,994909 £96,346,503 £84,698,006. £73,032 372 TERORS0968 [TRAS. 00005 | RS 1028,609 20004
53:Stanton Square LSIS 283 £4,608,000 3 '
54:Worsley Bridge LSIS 245 £olscCol £22217.009 £20,172835 £18,128859 £16,084,785 £14.040,710- £11996634 ~ £9.952.560 ~ £7,908,484 THHES.004.408 = £3.620,
55:Homebase/Argos, Bromley Road 255 £12,088,585
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Table 6.12.7: Appraisal results — 70% London Affordable Rent and 30% Shared ownership (values of £8,000 per square metre)

LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £8,000 persgm 70% Rented 30% Intermediate
LAR SO
Residual land values (£m)
Stte No  iSite name No of units BLV (£ m) 0% AH i5% AH i10% AH i15% AH i20% AH i25% AH i30% AH i35% AH i40% AH 145% AH i50% AH

1:Very small residential (house) 1 £144 000

2:Small residential developments (houses, backland, infit S £240,000

3:Small residential developments (flats, backland, infill et 5 £240,000

4:Small residential developments (houses, backland, infit 11 £480,000

5:Small residential developments (flats - backland, infill & 11 £480,000

6: Small residential developments 25 £720,000

7:Residential development S0 £1,200,000

8:Small scale mixed use, local centres 5 £96,000

9: Small scale mixed use, local centres 5 £96,000
10:Small mixed use 25 £720,000
11:Small mixed use 30 £960,000
12:Mixed use 70 £1,440,000
13:Mixed use 150 £3,360,000
14: Mixed use incl community facility 118 £2 688,000
15:Mixed use incl health facility 60 £1,920,000
16:Mixed use incl leisure facilty 150 £3,360,000
17 Mixed use 88 £2,016,000
18:Large mixed use (employment led) 300 £3,840,000
19:Estate regeneration (small infill - houses) 10 £960,000
20:Estate regeneration (small infill - flats) 10 £960,000
21:Estate regeneration (large) 200 £19,200,000
22:Student housing - £1,440,000
23:Hotels 67 £960,000
24:Commercial - £2,880,000
25:Storage - £960,000
26:Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344 000
28:Lewisham Retail Park 536 £22 216,708
29:Convoys Wharf 3,514 £113,280,000
30:Timber Yard, Oxestalls Road 1,582 £22,080,000
31:New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32;Lewisham Gateway 649 £62,716,658
33:Heathside and Lethbridge 443 £0
34:Creekside Village East, Thanet Wharf 393 £3,696,000
35:Conington Road Tescos Island Site 365 £1,440,000
36:Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37:Leegate Shopping Centre 393 £8,450,175
38;Hatcham Works 1,020 £40,788,551
39:Goodwood Road and New Cross Road 260 £6,930,645
40:New Cross Gate NDC scheme, Besson Street 324 £0
41:Plassy Island 636 £25,336,621
42:Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43:Wickes and Halfords 918 £17,582,068
44:Laurence House and Civic Centre 300 £19,651,569
45:Engate Street 299 £3,888,000
46:Lewisham Shopping Centre 1,186 £72,374114
47:PLACE Ladywell 274 £10,566,393
48:Ravensbourne Retail Park 1,029 £31,129,477
49:Lower Creekside LSIS 352 £5,280,000
50;Bell Green Gas Holders 277 £3,696,000
51:Bell Green Retail Park 2,219 £39,892,137
§2:Sainsbury’s Bell Green 1818 £63,128,492
53iStanton Square LSIS 283 £4 608,000
54:Worsley Bridge LSIS 245 £6,048,000
55:Homebase/Argos, Bromley Road 255 £12,086,585
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Table 6.12.8: Appraisal results — 70% London Affordable Rent and 30% Shared ownership (values of £8,250 per square metre)

LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £8,250 persgm 70% Rented 30% Intermediate
LAR S0
Residual land values (£m)
Stte No  iSite name No of units BLV (£ m) 0% AH i5% AH i10% AH i15% AH i20% AH i25% AH i30% AH i35% AH i40% AH 145% AH i50% AH

1:Very small residential (house) 1 £144 000

2:Small residential developments (houses, backland, infit S £240,000

3:Small residential developments (flats, backland, infill et 5 £240,000

4:Small residential developments (houses, backland, infif 11 £480,000

5:Small residential developments (flats - backland, infill & 11 £480,000

6:Small residential developments 25 £720,000

7:iResidential development S0 £1,200,000

8:Small scale mixed use, local centres 5 £96,000

9: Small scale mixed use, local centres 5 £96,000
10:Small mixed use 25 £720,000
11:Small mixed use 30 £960,000
12:Mixed use 70 £1,440,000
13:Mixed use 150 £3,360,000
14: Mixed use incl community facility 118 £2 688,000
15:Mixed use incl health facility 60 £1,920,000
16:Mixed use incl leisure facilty 150 £3,360,000
17 Mixed use 88 £2,016,000
18:Large mixed use (employment led) 300 £3,840,000
19:Estate regeneration (small infill - houses) 10 £960,000
20:Estate regeneration (small infill - flats) 10 £960,000
21:Estate regeneration (large) 200 £19,200,000
22! Student housing - £1,440,000
23:Hotels 67 £960,000
24:Commercial - £2,880,000
25:Storage - £960,000
26:Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344 000
28:Lewisham Retail Park 536 £22 216,708
29:Convoys Wharf 3,514 £113,280,000
30:Timber Yard, Oxestalls Road 1,582 £22,080,000
31:New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32;Lewisham Gateway 649 £62,716,658
33:Heathside and Lethbridge 443 £0
34:Creekside Village East, Thanet Wharf 393 £3,696,000
35:Conington Road Tescos Island Site 365 £1,440,000
36:Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37:Leegate Shopping Centre 393 £8,450,175
38;Hatcham Works 1,020 £40,788,551
39:Goodwood Road and New Cross Road 260 £6,930,645
40:New Cross Gate NDC scheme, Besson Street 324 £0
41:Plassy Island 636 £25,336,621
42:Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43:Wickes and Halfords 918 £17 582,068
44:Laurence House and Civic Centre 300 £19,651,569
45:Engate Street 299 £3,888,000
46:Lewisham Shopping Centre 1,186 £72,374114
47:PLACE Ladywell 274 £10,566,393
48:Ravensbourne Retail Park 1,029 £31,129,477
49:Lower Creekside LSIS 352 £5,280,000
50;Bell Green Gas Holders 277 £3,696,000
51:Bell Green Retail Park 2,219 £39,892,137
§2:Sainsbury’s Bell Green 1818 £63,128,492
53iStanton Square LSIS 283 £4 608,000
S4:Worsley Bridge LSIS 245 £6,048,000
55:Homebase/Argos, Bromley Road 255 £12,086,585

45



6.24

6.25

6.26

6.27

6.28

6.29

6.30

6.31

o<l BNP PARIBAS
REAL ESTATE

As can be noted from the results in tables 6.12.1 to 6.12.8, there is no uniform level of affordable
housing where it can be said most schemes are viable. Setting any percentage below the current
policy target of 50% would, in principle, mean that some schemes that could have delivered 50%
would no longer be required to do so if the Council adopted a lower percentage target.

There is therefore a clear choice between two potential options. The first is to adopt a relatively low
target that most schemes could viably deliver, but this would have two disadvantages; firstly, schemes
that could have delivered more than the reduced target will no longer be required to do so; and
secondly, even if the target is reduced, it is likely that some viability testing of individual schemes
would still be required for those schemes that cannot viably deliver even the reduced percentage
target. The second option is to maintain the current policy approach, which sets a relatively high
target but implicitly accepts that many schemes will provide a lower level, based on scheme-specific
viability factors. This option would maximise delivery of affordable housing by seeking the highest
possible percentage on individual sites, in comparison to a reduced target tailored to the ‘least viable’
sites.

Our appraisals also test the impact of different approaches to tenure mixes. These results are
attached as Appendix 4. If the Council sought Affordable Rent (not exceeding Local Housing
Allowance levels) in place of London Affordable Rent (which is close to social rents), the results
indicate that there would be marginal gains in terms of increased levels of affordable. This tenure mix
would typically facilitate an increase of between 5% to 10% affordable housing. However, clearly the
Council would need to balance the benefits of the lower rent levels provided by London Affordable
Rent against increased overall provision of affordable housing.

We have also tested providing the 30% intermediate housing element as London Living Rent in place
of shared ownership. The capital values for London Living Rent (£225 per square foot) are
significantly lower than shared ownership (£383 per square foot) and furthermore are lower than
Affordable Rent (£251 per square foot). The results are attached as Appendix 4. This change in
tenure would reduce the viable level of affordable housing to varying degrees, typically 5% lower in
comparison to the appraisals which assume shared ownership.

If 30% London Living Rent is combined with 70% Affordable Rent, the impact of lower capital values of
the former tend to be compensated by the higher values of the latter, with similar outputs to the 70%
London Affordable Rent and 30% shared ownership combination. These results are attached as
Appendix 4.

Affordable housing on small sites

The Council’s existing Core Strategy Policy 1 seeks affordable housing from schemes providing 10 or
more units and small schemes are not required to make any contribution, either on-site or through
payments in lieu. For its new Local Plan, the Council is considering applying its affordable housing to
smaller schemes, in light of the importance of such schemes to meeting the housing targets in the
London Plan.

The development typologies we have tested include 5 schemes which provide fewer than 10 units, as
follows:

m Site 1: 1 house;

m Site 2: 5 houses;

m  Site 3: 5 flats;

m Site 8: 5 flats in small-scale mixed use scheme (with retail);
m Site 9: 5 flats in small-scale mixed use scheme (with office).

The appraisal results in tables 6.12.1 to 6.12.8 incorporate these sites and the results indicate that
they can viably provide between 35% and 50% affordable housing. However, in practical terms it will
be difficult for very small schemes (9 units or fewer) to accommodate on-site affordable housing.
Consequently, councils that seek affordable housing on sites providing fewer than 10 units typically
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seek payments in lieu which are then used to deliver affordable housing on larger sites.

There are two main approaches to calculating payments in lieu. The first is to run a hypothetical
appraisal of the scheme incorporating the required level of affordable housing provided as on-site
units, which is then compared to an appraisal of the same scheme, but with all units provided as
private housing. The difference between the two residual land values would equate to the payment in
lieu, leaving the Applicant no better and no worse off in comparison to on-site delivery.

The second approach is to adopt a formulaic approach to calculating a payment in lieu which does not
require any appraisals of the development proposal. The formula determines the uplift in value arising
from the affordable housing not being physically provided on-site, in the same way as the first
approach, but the calculations are more high level. The formula would be as follows:

Formula for calculating payments in lieu
X=((A-=B)xC)—((AxC)xD)where

X = the Payment in lieu

A = The market value of a square metre of floorspace in the development

B = The value of affordable housing per square metre of floorspace (reflecting the blend between
affordable rent and shared ownership)

C = the number of square metres that would be required on-site to meet the Policy target

D = Additional developer costs (the difference between the profit applied to market housing and
affordable housing; and marketing costs on private housing??)

If it is established to the Council’s satisfaction that a development proposal could not viably provide
50% of units? on site as affordable, the agreed affordable housing percentage would be used when
calculating the formula above. For example, the payment in lieu for an 8-unit development would
normally require 4 units to be provided as affordable housing to meet the policy target. If it is agreed
that only 25% affordable housing could be viably provided on site, then the calculation is based on an
assumption of 2 units of affordable housing.

Build for rent schemes

London Plan policy H13 (C) requires build for rent schemes to provide 35% affordable housing. Build
to rent schemes are required to remain as rented housing for at least 15 years; developers are
required to enter into a covenant that requires a clawback payment in the event of early sale.

Affordable housing on build for rent schemes is typically provided as London Living Rent and this is
identified as the preferred tenure in the Mayor’s Affordable Housing and Viability SPG (2017). This
enables the operator to manage the entire development without the need to involve a Registered
Provider for the affordable housing element.

As noted earlier, build for rent is an immature sector of the market with little information on viability
metrics. As a consequence, there is little agreement on appropriate inputs for viability assessments,
arising from uncertainty on operating costs and forward funding arrangements. However, it is
generally accepted that build for rent units trade at a 20% discount to market value, but profits are
lower than developments built for sale due to lower risk associated with a pre-sale to the operator or
investor. Profit as a percentage of GDV is typically 5% lower for build for rent in comparison to build
for sale. The combined impact is therefore a 15% reduction in value in comparison to housing built for
sale.

22 Developer’s profit it typically applied at between 17-20% of GDV on private housing and 6% on the affordable housing, so the
increased profit arising from converting a unit from private to affordable housing would be 11% to 14% (i.e. 17% or 20% less
6%).

23 Or other relevant target the Council may adopt.
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We have re-tested the development typologies to determine whether they can meet the London Plan
requirement to provide 35% affordable housing. It should be noted that schemes are required by
London Plan policy H13 (C) to provide the maximum reasonable proportion of affordable housing if the
35% requirement is unviable. The results are attached as Appendix 6.

Clearly there are significant differences in outcomes between build for sale and build for rent schemes,
with the latter generating lower residual values and lower affordable housing levels as a consequence.
There are many circumstances where 35% affordable housing is viable, but many schemes can only
provide lower levels of affordable housing. The results indicate that some build to rent schemes will
need to opt to use the viability route in the Mayor's SPG and will not be able to utilise the 35%
threshold route.

The Mayor of London’s SPG on viability indicates that build for rent schemes should provide affordable
housing for a minimum of 15 years. If units are sold earlier then the owner will be liable to pay a
penalty equivalent to the difference between the unrestricted market value of the sold unit and the
value of the unit as rented housing.

If the covenant period were extended to a longer period, say 25 years, it would simply defer the time
when any uplift in value can be realised. The value of the development as a rented housing scheme
would be unchanged as a result of any extension to the covenant period, as valuation approaches
would simply reflect the value of the ongoing rental income stream. The main effect of any extension
would be on potential investor appetite for purchasing build to rent units due to the deferred ‘exit’ from
the investment, which may have a modest impact on investment yields (and consequently on capital
value).

Other draft Local Plan and draft London Plan policies

As noted in Section 2, our appraisals reflect the requirements of the following policies:

m For specialist housing for older people (C3 use class), we have tested the impact of London Plan
policy H15 B (1) which applies the affordable housing policy approach for general needs housing
to this sector.

m Accessibility standards set out in Policy D5 of the draft London Plan (at least 10% of dwellings to
meet Building Regulations Part M(3) ‘wheelchair accessible dwellings’ and all other dwellings to
meet Part M4(2) requirements).

m Low carbon requirements in draft London Plan policy SI2 (C) for developments to achieve a 35%
reduction on carbon emissions beyond Building Regulations requirements.

Specific cost allowances are incorporated into the appraisals for accessibility standards and low
carbon requirements, as set out in Section 4. The floor areas and bulk of development in our
appraisals have been set at levels which are capable of accommodating the requirements of draft New
London Plan policies D4 and T6.1. We have not tested these policies individually as their impact is
de-minimis but they are reflected in the analyses of the policies which have a greater individual impact
in the preceding sections. These policies are also reflected in the analysis of alternative CIL rates in
the following section.

Impact of alternative CIL rates on affordable housing output

In July 2018, the Council consulted on a set of revised CIL rates to replace its adopted Charging
Schedule. The changes are summarised as follows:

m Residential zone 1: Increase from £100 (£112 with indexation) to £200 per square metre;
m Residential zone 2: increase from £70 (£79 with indexation) to £125 per square metre;
m B use classes: Nil — no change;

m All other uses: increase from £80 (£90 with indexation) to £160 per square metre.
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We have tested the development typologies which include residential development (and are thus
required to provide affordable housing) with both the adopted CIL rates (after indexation) in
combination with Mayoral CIL. For each scheme, we have calculated the maximum level of affordable
housing that can be delivered alongside the required CIL contribution.

We have then repeated this exercise but incorporating the rates in the Council’s July 2018 Preliminary
Draft Charging Schedule and have again calculated the maximum level of affordable housing. The
results of these appraisals are summarised in Table 6.32.1.

The impact of increasing the CIL rates from the adopted rates to the proposed rates is relatively
modest in most cases and typically a reduction of 2% to 3%. A reduction of this scale is clearly more
important where the percentage of affordable housing is low.

CIL typically equates to a relatively modest proportion of overall development costs and in this context
it is unsurprising that its impact on the viable levels of affordable housing is also modest in most
cases. However, if the Council is seeking to maximise affordable housing provision any increase in
other policy requirements, including CIL, will have an adverse impact.
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Table 6.32.1: Impact of CIL rates in the July 2018 Preliminary Draft Charging Schedule: viable affordable housing percentages

£6,500 per square metre £6,750 per square metre £7,000 per square metre £7,250 per square metre £7,500 per square metre £7,750 per square metre £8,000 per square metre £8,250 per square metre
LP Ref Site No of units Adopted Proposed Adopted Proposed Adopted Prop d Adopted Prop d Adopted Proposed Adopted Proposed Adopted Proposed Adopted Proposed
1 Very small residential (house) 1 5% 33% 40% 38%| 45% 43% 48% 47% >50% 50% >50% >50% »50% >50% >50% »50%
2 Small residential developments (houses, backiand, infilletc) 5 >50% >50% >S0% >50% >50% >50% »50% >50% >50% »50% >50% »50% »>50% >50% >50% >50%
3 Small W developments (%. tm:uang! infill aug} | 5 42% 40%| 47% 45%| >50% 49% »50% >50% >50% »>50% >50% =50%) >50% >50% >50% >50%
4 Small residential developments (houses, backland, infill etc) 1k >50% >50% >50% *50% >50% >50% »>50% >50% »50% »>50% >50% >50% >S50% >50% >50% >50%
5 Small residential developments (flats - backland, infil dg) 1" 46% 445 50% 48%| >50% >50% >50% >50% >50% >50% >50% >50%)| >50% >50% >S0% >50%
6 Small residential developments 25 »50% >S0% >50% =>50%)| >S0% >50% >50% >50% >50% >S50% >50% =>50%)| »50% >50% >50% »S0%
i} Raaidml_gl 0 50 »50% >50%| >50% >50% >50% >S0% »50% >50% >50% *50% >50% >50%| »50% >50% >50% >50%
8 _iSmall scale mixed use, local centres 5 »>50% >50% >50% >50% >S50% >50% »S0% >50% >50% >S0% >50% >50% >S0% >50% >50% >S0%
9 Small scale mixed use, local centres 5 >50% >50%)| >50% >50%) >50% >50% >50% >50% >50% >50%) >50% >50%)| >50% >50%) >50% >50%
10 Small mixed use 25 5% 5%)| 16% 13% 23% 19% 28% 25% 33% 30% 37T% 33%)| 40% 7% 43% 41%
1 Small mixed use 30 - . 6% 2% 13% 10% 19% 16% 24% 22% 29% 25% 32% 29% 36% 33%
13 Hi@d use 70 9% 4% 16% 12% 22% 19% 28% 25% 32% 30% 37% 33% 39% 37%) 43% 40%
13 Mixed use 150 - N 1% 0% 9% 4% 15% 12% 21% 18% 26% 21%) 29% 26% 33% 0%
14 iMixed use incl community faciity 118 - - - - 3% 0% 10% 7% 16% 13% 21% 16% 25% 2% 29% 26%
15 Mixed use incl heatth facility 60 44% 42%) 49% 46%) >50% >50% »50% >50% >50% »>50% >50% >50% >50% >50% >50% >50%
16 Mixed use incl leisure facility 150 15% 11%) 22% 18%) 28% 25% 33% 30% 37% 35% 41% 38%)| 44% 42% 47% 45%
17 Mixed use 88 4% 0% 1% 7% 18% 14% 24% 21% 29% 26% 33% 29%, 36% 33% 40% 37%
18 Large mixed use (employment led) 300 20% 15%| 27% 23% 32% 29% 37% 34% 41% 39% 45% 42% 48% 45% >50% 49%
19 Estate regeneration (small hg - houses) 10 19% 15% 25% 22%)| 31% 28% 36% 33% 40% 37% 43% 40%) 46% 44% 49% 47%
20 Estate regeneration (small infil - flats) 10 - - 5% 1% 12% 9% 18% 15% 23% 21% 28% 24% 31% 29% 35% 33%
21 Estate regeneration (large) 200 % 2 T ) - g i . 5 B Z - - - : -
23 iHotels ' : ' 67 >50% >50% »50% >50% >50% »50% >50% >50% >50% >50% >50% >50% >50% >50% >50% >50%
27 Carpet Right 242 - - - - - - 1% 0% 7% 0%)| 11% 6% 16% 12%
28 Lewisham Retail Park 536 - - - - - - 6% 2% 12% 9% 17% 12%) 21% 18% 25% 22%
29 Convoys Wharf 3514 - - - - - - - - - - - - - - - -
30 Timber Yard, Oxestalls Road 1,582 - - 8% 1%) 13% 9% 19% 16% 25% 22% 29% 25%) 32% 29% 6% 3%
3 New Bermondsey, Surrey Canal Triangle 3,500 - . - - - - - - - - - - 1% 0% 7% 2%
32 Lewisham Gateway 649 - - - - - - - - B - - - - - - -
33 Heathside and Lethbridge 443 6% 2% 14% 10% 21% 17% 26% 23% 3N% 29% 35% 32% 38% 36% 42% 40%
34 Creekside MEM Thanet Wharf 393 14% 9%, 21% 17%| 28% 24% 33% 30% 8% 35% 42% 38%)| 44% 42% 47% 45%
35 on Road Tescos !hnd Site 365 4% 0%, 12% 6% 19% 14% 25% 21% 0% 27% 35% 30%)| 38% 34% 1% 8%
36 Land at Conington Road and Lewisham Road (Tesco) 585 18% 13%) 25% 21%| 31% 27% 36% 33% 41% 38% 44% 40%)| 47% 44% S50% 48%
37 Leegate Shopping Centre 393 29% 25% 35% 3% 40% 37% 44% 42% 48% 46% >50% 48% >50% >50% >50% >50%
38 Hatcham Works 1,020 - - - - - - 3% 0% 10% 5% 16% 9%)| 19% 15% 24% 20%
39 Goodwood Road and New Cross Road 230 12% 8%, 20% 16%) 26% 23% % 29% 36% 33% 40% 36%)| 42% 40% 46% 44%
40  iNew Cross Gate NDC scheme, Besson Street 324 6% 33%)| 41% 39%| 46% 44% S0% 48% >50% »50% >50% >50% >50% >50% >50% >50%
41 Plassy Island ) - ' - 636 - - - - - - 7% 1% 14% 9% 20% 13% 24% 20% 29% 25%
42 iCatford Shopping Centre and Miford Towers 1,080 - - 7% 1% 14% 9% 20% 16% 26% 2% 31% 25% 4% 30% 37% 34%
43 Wickes and Halfords 918 - - - - 6% 1% 13% 8% 19% 15% 24% 18%)| 28% 24% 32% 29%
44 Laurence House and Civic Centre 300 - - - - - - - | - - - - - - 3% 0%
45 Engate Street 299 33% 29%| 38% 35%) 43% 40% 47% 44% >50% 48% >50% >50%)| >S50% >50% >50% >50%
48 Lewisham Shopping Centre 1,186 1% 0% 9% 1% 16% 5% 22% 16% 2T% 22% 32% 25%) 34% 29% 38% 33%
47 PLACE Ladywel 274 9% 4% 16% 12%) 23% 19% 28% 25% 33% 30% 7% 33%)| 40% 38% 44% 41%
48 Ravensbourne Retai Pg_l‘k 1,029 12% 7%, 19% 15%) 26% 22% % 28% 36% 33% 40% 36% 43% 40% 46% 43%
49 Lower Creekside LSIS 352 18% 13% 25% 20% 30% 27% 35% 32% 40% 37%| 44% 40%) 46% 43% 49% 47%
50 Bell Green Gas Holders 277 21% 16%| 27% 23% 33% 29% 38% 35% 42% 39% 46% 42% 48% 45% >50% 49%
51 Bell Green Retail Park 2219 9% 3%| 17% 12% 23% 19% 29% 25% 4% N% 8% 33%)| 41% 8% 44% 41%
52 Sg_ilsbu‘)“b Bell Green 1,§18 - - 5% 0% 13% 8% 19% 15% 24% 21% 29% 24%)| 32% 29% 36% 33%
53 Stanton Square LSIS 283 22% 17% 29% 24% 34% 30% 39% 35% 43% 40% 46% 42%)| 49% 46% >S50% 49%
54 WOml_gy Bridge LSIS 245 12% 7%, 19% 15%) 26% 22% % 27% 6% 32% 40% 35% 42% 39% 46% 43%
55 Homebase/Argos, Bromley Road : 255 - - 8% 3% 15% 1% 21% 17% 26% 23% 3% 26%) 34% 31% 38% 5%
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Conclusions and recommendations

The NPPF states that “Plans should set out the contributions expected in association with particular
sites and types of development. This should include setting out the levels and types of affordable
housing provision required, along with other infrastructure (such as that needed for education, health,
transport, green and digital infrastructure). Such policies should not undermine the delivery of the
plan”. This report and its supporting appendices test the ability of development typologies in
Lewisham to support local plan policies while making contributions to infrastructure that will support
growth through CIL.

We have tested the impact of the main emerging policies which may have an impact on viability:

Affordable housing: We have appraised residential schemes with a range of affordable housing
from 0% to 50% in line with adopted Core Strategy Policy 1. The tenure mix of the affordable
housing also has a bearing on viability and we have tested both London Affordable Rent and
Affordable Rent for the 70% rented element, and Shared Ownership and London Living Rent for
the 30% intermediate element. There are significant variations in the percentages of affordable
housing that can be provided, depending on private sales values and scheme composition. The
results do not point to any particular level of affordable housing that most schemes can viably
deliver and we therefore recommend that the current target of 50% be retained, but applied on a
‘maximum reasonable proportion’ basis taking site-specific circumstances into account. Setting a
lower proportion of affordable housing is likely to result in a lower overall number of affordable
units being delivered, as sites that could have delivered more would no longer do so.

Build for rent schemes: we have tested the London Plan requirement in H13C for build to rent
schemes to provide 35% affordable housing in the form of London Living Rent. In general, the
appraisals indicate that the viability of build to rent schemes is challenging. Although Build to Rent
schemes are generally less viable than Build for Sale scheme, there is no uniform percentage at
which most schemes can be regarded as viable. We therefore recommend that the 50%
affordable housing target is applied to these types of development.

Student housing: we have tested the viability of purpose build student housing incorporating
London Plan policy H17A4 which requires 35% of units to be provided at affordable rent levels
(defined as no more than 55% of the maximum maintenance loan of a student studying in
London). Although this requirement reduces residual land values of the schemes tested, they
remain above relevant benchmark land values used in the study and will not prevent schemes
from coming forward.

Affordable housing on sites providing 9 or fewer units: our appraisals indicate that the is no
significant difference in the viability of schemes providing 9 of fewer units than those of 10 units or
more. However, providing affordable housing on small sites gives rise to practical difficulties and
consequently, most councils operating a small sites affordable policy seek payments in lieu. We
have provided an overview of the two main approaches to seeking payments in lieu which are
broadly financially neutral for developers in comparison to on-site delivery. In other words,
payments in lieu neither incentivise developers to take up the option of a payment, but neither do
they penalise them.

Affordable workspace: we have tested emerging requirements on schemes which provide new
or replacement B1 floorspace at 10% and 20% of floorspace with the discounts of 20%, 30%, 40%
and 50% of market rent. The results of our analysis indicate that a requirement for 20% of
floorspace discounted by up to 50% of market does not have a significant bearing on the viability
of the schemes tested. However, the precise impact on individual schemes will depend on
scheme-specific composition, including the extent of other floorspace which is not discounted. The
affordable workspace policy will therefore need to be applied with a degree of flexibility, including
having regard to site-specific viability issues that may emerge on individual schemes.

Delivering new employment floorspace with cross-subsidy from residential: the Council is

seeking to deliver new employment floorspace to enhance economic growth in the borough.
However, this is unlikely to be viable on a purely commercial basis without cross-subsidy from
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other uses. We have tested the impact of cross-subsidy of new employment floorspace
development and this can make such developments viable. However, where residential is being
used to cross-subsidise employment floorspace, the level of affordable housing may need to be
reduced to avoid a ‘double-call’ on the value generated by the private housing component. This
may cause some issues with the Mayoral policy approach of seeking 50% affordable housing on
sites in industrial use.

m  Cumulative impact of policies: In addition to the specific policies above, our appraisals have
regard to the cumulative impact of other plan policies which may have cost implications. In this
regard, our appraisals therefore comply with the requirement in national guidance for a
comprehensive assessment of all relevant plan policies in the viability assessment.

Potential Impact of the emerging CIL rates on affordable housing delivery

The Council's adopted CIL rates (£100 per square metre in residential zone 1; £70 per square metre in
residential zone 2; Nil on B use classes; and £90 per square metre on all other uses) have been in
place since 1 April 2015 and there has been no demonstrable adverse impact on the supply of
housing land or upon the viability of developments coming forward across the Borough. Since the
evidence base for the adopted CIL was prepared in 2012, there have been increases to sales values
and build costs. In 2018, we provided a separate report considering contemporary viability conditions
in the borough to test whether higher rates could be adopted. Increased rates were contained in a
Preliminary Draft Charging Schedule which the Council consulted on between 26 July 2018 and 6
September 2018. The proposed rates are £200 per square metre in residential zone 1; £125 per
square metre in residential zone 2; nil on B uses classes; and £160 per square metre on all other
uses. We have tested the specific impact of these emerging CIL rates on the delivery of affordable
housing; while any increase in other policy requirements will necessarily impact on others (including
affordable housing), the specific impact of the increased CIL rates on the viable level of affordable
housing is relatively modest. In most cases, the increased CIL rates would reduce affordable housing
by circa 3%.

There is clearly a need to balance the need to deliver affordable housing with the need to secure
contributions to fund community infrastructure that will support development and growth. The Council
cannot seek to prioritise securing affordable housing to the exclusion of securing funding for
infrastructure and vice versa. However, if the Council’s first priority is to maximise affordable housing
delivery, any increase in CIL rates would detract from this to a degree.

The April 2019 changes to Mayoral CIL rates (as set out in the MCIL2 Charging Schedule) have been
reflected in our appraisals. The increase in Mayoral CIL will reduce the capacity of schemes in the
borough to contribute towards essential supporting infrastructure at a local level and will also result in
a downwards pressure on affordable housing.

Additional observations

Viability measured in present value terms is only one of several factors that determine whether a site
is developed. Developers need to maintain a throughput of sites to ensure their staff are utilised and
they can continue to generate returns for their shareholders. Consequently, small adjustments to
residual land values resulting from changes in policy can be absorbed in most all circumstances by
developers taking a commercial view on the impact. However, in most cases the impact on land value
is sufficiently modest that this can be passed onto the land owner at the bid stage without adversely
impacting on the supply of land for development.

In considering the outputs of the appraisals, it is important to recognise that some developments will
be unviable regardless of the Council's requirements. In these cases, the value of the existing building
will be higher than a redevelopment opportunity over the medium term. However, this situation should
not be taken as an indication of the viability (or otherwise) of the Council's policies and requirements.

It is critical that developers do not over-pay for sites such that the value generated by developments is
paid to the landowner, rather than being used to provide affordable housing and to meet other
planning policy requirements. The Council should work closely with developers to ensure that
landowners' expectations of land value are appropriately framed by the local policy context. There
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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. This flexibility is allowed for by the adoption of the Mayor of London’s ‘threshold’
approach to affordable housing.
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Appendix 1 - Policy review
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Policy Number

Policy Name

Summary of Requirement

Cost Analysis

Core Strategy
Policy 1

Housing provision, mix and
affordability

No net loss of housing.

50% affordable housing from
all sources. 70% social rented
and 30% intermediate.
Provision of 3 bed plus units
including 42% of affordable
housing. Built to lifetime
homes standard and 10%
provided as wheelchair

Key policy tested for
viability.

Tested at 0% to 100%
affordable in 10 increments
plus 35% AH.

AH tested with 70/30 and
60/40 tenure split.

housing.
Core Strategy Gypsies and Travellers Assess and provide for the N/A
Policy 2 identified needs of gypsies and
travellers.
Core Strategy Strategic Industrial Locations and Sets out that the Council will N/A

Policy 3

Local Employment Locations

protect Strategic Industrial
Locations for uses within the B
use Class and also
appropriate sui generis uses.

Protect Local Employment
Locations for a range of uses
within the B use classes.

Core Strategy
Policy 4

Mixed Use Employment
Locations

Comprehensive development
of Mixed Use Employment
Locations. B use class 20% of
floor space, proportion of
affordable housing,
improvements to
environmental quality and
social cultural and leisure
facilities of the area. Enable
continued employment
functioning of the areas.
Require a Master plan.

Provision of B uses,
affordable housing and
environmental
improvements required to
bring schemes forward will
have an impact on the
viability of development of
MELs. Only applies to
some sites. Covered by
other specific policies e.g.
Affordable housing.

Core Strategy
Policy 5

Other employment locations

Protects the scattering of
employment locations outside
SiLs, LELs, and MUELSs.
Employment land in town
centres which has potential to
contribute to a Major town
centre, District Hub, Local Hub
or other cluster of businesses
uses should be recommended
for retention.

Other uses supported if certain
conditions show that the site
should not be retained in
employment use.

Only relevant to some
sites. Viability of
redevelopment is one of
several considerations in
the policy for allowing other
uses.

Core Strategy
Policy 6

Retail hierarchy and location of
retail development

Sets out retail hierarchy.
Expect major retail leisure,
arts, cultural and
entertainment facilities to be
located in major and district
centres. Designate primary
and secondary frontages to
ensure essential services are
maintained. Protect local
shopping facilities from change
of use where there is a
demand for services. In
neighbourhood local centres
and parades, consider change
of use only in certain
circumstances. Support retail
hierarchy through markets etc.

No additional costs.
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Policy Number

Policy Name

Summary of Requirement

Cost Analysis

Core Strategy
Policy 7

Climate change and adapting to
the effects

Partnership approach to
implement the principles of
avoidance, mitigation and
adaptation to reduce CO2
emissions. Applying London
Plan policies relevant to
Climate Change.

Development required to be air
quality neutral.

London Housing SPG
(Standard 35) requires zero
carbon home which will
have an additional cost.

Core Strategy
Policy 8

Sustainable design and
construction and energy
efficiency

Sets out a number of
requirements for major
developments including
submission of a SS and ES,
maximising energy and water
efficiency measures,
connecting to existing or
approved decentralised energy
networks and safeguarding
routes for future connection,
integrating on-site renewable
energy generation into design
of building, reduce CO2
emissions. Minimum code for
Sustainable Homes level 6.
Non-residential development
to achieve BREEAM Excellent.

Code for sustainable
homes no longer required
as tied in to building
regulations.

BREEAM Excellent
requirement for non-
residential development will
have an additional cost.

Core Strategy

Improving local air quality

Seek to improve air quality

Addressed under DM

Policy 9 working with businesses and policy. Standard. May be
TfL to manage and improve air some additional costs
quality. through planning

obligations but this will be
included in the S106
assumptions.

Core Strategy Managing and reducing the risk Demonstrate positive Policy reflects national and

Policy 10 of flooding reduction in flood risk. Use of regional guidance. London

London Plan SPG Sustainable
Design and Construction.

Plan (Standard 39)
requires SUDs/living roofs
to achieve a greenfield run-
off rate. No additional
costs.

Core Strategy

River and waterways network

Development adjacent to

Could involve additional

Policy 11 rivers should contribute to their costs but only relevant to
special character by improving some sites.
urban design quality, vitality of
river frontages and improving
access to the foreshore and
naturalising flood defences.
Core Strategy Open space and environmental Conserve nature, green the Provision of open space,
Policy 12 assets public realm provide children’s play space and

opportunities for sport,
recreation, leisure and well -
being. Protect open spaces.
Maintain and improve
accessibility to open space.
Preserve or enhance local
biodiversity. Protect trees.
New on-site provision of open
space. Maximise opportunities
for sport and recreation.
Promote living roofs. Promote
and support local food
growing.

improving accessibility to
open space should be
standard and where it is
not included on-site would
be secured through
planning obligations.
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Policy Number

Policy Name

Summary of Requirement

Cost Analysis

Core Strategy
Policy 13

Addressing Lewisham’s waste
management requirements

Major developments to submit
a SWMP. Design in waste
management and disposal.
Require integrated recycling
facilities

Standard requirements. No
additional costs

Core Strategy
Policy 14

Sustainable movement and
transport

Car parking standards,
submission of travel plans,
provision of cycle parking.

Most TA/TS/TP are
standard. Some additional
costs through specific
S.278 works or through
planning obligations.

Core Strategy
Policy 15

High quality design for Lewisham

Highest quality design.
Housing densities as outlined
in the London Plan. Achieve
‘central’ density levels within
the Lewisham Town Centre.
Achieve ‘urban’ density levels
in the Catford Town Centre.
New development in
Lewisham and Catford town
centres should resultin a
radical upgrading of the social
and physical environment.
Building for Life standards.

Standard requirement. No
additional costs.

Core Strategy
Policy 16

Conservation areas, heritage
assets and the historic
environment.

Value and significance
monitored, reviewed,
enhanced and conserved.

Only relevant to some
sites. Depends on
mitigation required.

Core Strategy
Policy 17

The protected vistas the London
panorama and local views, land
marks and panoramas

Ensure new development does
not impede or detract from
local views or obscure local
landmarks.

Some site layouts and
design would need to
reflect the need to
safeguard views but
otherwise no additional
cost to development.

Core Strategy
Policy 18

The location and design of tall
buildings

May be appropriate in specific
locations identified in
Lewisham Tall Building Study.
Highest design quality.

No additional costs aside
from the inherent additional
cost of building a tall
building.

Core Strategy
Policy 19

Provision and maintenance of
community and recreational
facilities

No net loss of facilities and
needs of current and future
populations are met.

No additional costs.

Core Strategy
Policy 20

Delivering education
achievements, healthcare
provision and promoting healthy
lifestyles

Support implementation of the
School Implementation Plan
and NHS Lewisham
Commissioning Strategy Plan.

No additional costs.

Core Strategy

Planning obligations

Sets out basis for seeking

Key policy to be assessed.

Policy 21 planning obligations. Additional costs to
development.
DM Policy 1 Presumption in favour of Presumption in favour of No additional costs.
sustainable development sustainable development as
set out in NPPF.
DM Policy 2 Prevention of loss of existing The Council will only grant Only relevant to some
housing planning permission for the sites. No additional costs.
loss of housing by demolition,
redevelopment or change of
use in particular
circumstances.
DM Policy 3 Conversion of a single family Refuse planning permission Only relevant to some

house to two or more dwellings

for the conversion of a single
family house into flats except
where environmental
conditions mean that the
single family house is not
suitable for family
accommodation.

sites. No additional costs.
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Policy Number

Policy Name

Summary of Requirement

Cost Analysis

DM Policy 4 Conversions of office space and The Council will support the Overtaken somewhat by
other B Use Class space into flats conversion of office space and other policies (PD rights).
other B Use Class space into Only relevant to some
self-contained flats in certain developments. No
circumstances. additional costs.

DM Policy 5 Specialist accommodation for Support proposals for Only relevant to some

older people specialist accommodation for developments. Affordable
older people provided that the housing provision would be
development meets particular an additional cost but
criteria. covered by other policies.
Where accommodation is
provided on a freehold or
leasehold basis, the Council
will expect the development to
supply an appropriate
percentage of affordable
housing in accordance
with Core Strategy Policy 1

DM Policy 6 Houses in multiple occupation Sets out criteria for when the N/A

(HMO) provision of HMOs is
appropriate. Will resist the
loss of good quality HMOs.

DM Policy 7 Affordable rented housing Requires new residential Key policy to be tested for
development to provide viability as part of the
maximum possible onsite project brief. Covered by
affordable housing in Core Strategy Policy 1
accordance with Core Strategy
Policy 1. Prioritises the
provision of family units.

DM Policy 8 Student housing Addresses the loss of student Only relevant to certain
housing and the provision of sites. No additional costs
housing with an affordable as affordable housing
housing component. covered by other policies.

DM Policy 9 Mixed use employment locations Sets out criteria for change of Only relevant to some

(MEL) use applications including sites. Some additional
comprehensive mixed use costs including affordable
redevelopment, provision of housing provision, 20% B
Local employment use class, and internal fit
opportunities, lower cost out. Affordable housing
accommodation for starter covered in other policies.
Businesses, 20% B Use Class, The fit out of units would be
the continued employment an additional cost when
functioning of the area and developing only to shell
internal fit out of space. and core.

DM Policy 10 Local Employment Locations Support uses within the B Use Only relevant to some

(LEL) Class. Requires floor space for sites. Fit out of units and

Small and Medium Enterprises lower cost starter business
New build will be required to accommodation would add
be flexibly specified and to development costs
provided with an internal fit where space is only
out. The provision of lower provided to shell and core.
cost accommodation suitable
for starter businesses should
form part of any new scheme.

DM Policy 11 Other employment locations Redevelopment supported Only relevant to certain

Sites in Town Centres, Local
Hubs and other clusters of
commercial and/or retail uses

subject to certain criteria. May
seek contributions to training
and/or local employment
schemes and/or require the
internal fit out of units and
provide a proportion of lower
cost accommodation suitable
for start-up businesses.

sites. Contributions and fit
out would be an additional
cost where scheme built to
shell and core. Low cost
accommodation would
reduce GDV.
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Policy Number

Policy Name

Summary of Requirement

Cost Analysis

DM Policy 12

Hotels

Sets out criteria for when hotel
development would be
considered appropriate
including provision of 10%
wheelchair accessible
bedrooms, high quality design,
transport and sustainability
considerations.

Only relevant to certain
sites. Standard. No
additional costs.

DM Policy 13

Location of main town centre
uses

Location of main town centre
uses in accordance with Core
Strategy Policy 6. P proposals
including 1,000 m2 of retail
floor space on the edge or
outside of the major and
district centres require an
impact assessment and only
considered subject to certain
criteria including the possible
need for planning obligations.

Only relevant to certain
sites. No cost implications
apart from the possibility of
planning obligations being
imposed.

DM Policy 14

District centres shopping
frontages

Sets out criteria for acceptable
change of use within district
centres

Only relevant to certain
sites. No additional costs.

DM Policy 15

Neighbourhood local centres

Change of use only acceptable
subject to certain criteria
including highest quality
design and that adequate
provision for access for people
with disabilities is made.

Only relevant to certain
sites. Standard. No
additional costs.

DM Policy 16

Local shopping parades and
corner shops

Retention of A1 shops unless
certain criteria are met.
Change of use to residential
ground floor use only
acceptable subject to certain
criteria.

N/A

DM Policy 17

Restaurants and cafés (A3 uses)

and drinking establishments (A4
uses)

Sets out when the Council will
consider proposals for
restaurants, cafes and drinking
establishments and issues to
be addressed such refuse and
litter, odour and provision of
sound proofing when located
living accommodation.

Only relevant to certain
sites. Standard. No
additional costs.

DM Policy 18

Hot food take-away shops (A5
uses)

Sets out when the Council will
consider proposals for hot food
take-away shops and issues to
be addressed such refuse and
litter, odour and provision of
sound proofing when located
living accommodation.

Only relevant to certain
sites. Standard. No
additional costs.

DM Policy 19

Shop fronts, signs and hoardings

Shop fronts should be
designed to a high quality and
reflect and improve the
character and

Quality of their surroundings.

Only relevant to certain
sites. No additional costs.

DM Policy 20

Public houses

Sets out criteria for change of
use or redevelopment of public
houses including possible
retention of the building with a
D use on the ground floor as
part of a redevelopment.

Only relevant to certain
sites. No additional costs.

DM Policy 21

Mini cab or taxi offices

Sets out criteria for when they
will be acceptable

Only relevant to certain
sites. No additional costs.
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Policy Number

Policy Name

Summary of Requirement

Cost Analysis

DM Policy 22 Sustainable design and All developments to maximise Most are standard policy
construction the incorporation of design requirements.
measures to maximise energy
efficiency, manage heat gain BREEAM Excellent could
and deliver cooling and non- be an additional cost to the
residential development to scheme.
meet BREEAM excellent.

DM Policy 23 Air Quality Requires submission of an Air Will vary from site to site.
Quality Impact Assessment Addressed as part of
and set out mitigation scheme or through
measures. planning obligations.

DM Policy 24 Biodiversity, living roofs and Applications must take into Costs dependent on site.

artificial playing pitches account biodiversity and Can also be considered
geodiversity in design. When standard requirement.
providing living roofs ensure
extensive substrate base
where possible. Locate
artificial playing pitches on
hard surfaces or previously
developed land where possible
and consider drainage and
surface flooding.

DM Policy 25 Landscaping and trees All major developments and Standard. No additional
some minor to provide a costs.
landscape scheme including a
5-year management plan.

Trees to be retained or
replaced.

DM Policy 26 Noise and vibration Noise and or vibration Only relevant to certain
generating development to be sites. Standard. No
located in certain areas. additional costs.

Studies to be undertaken to
assess impact of new noise
and or vibration generating

development.

DM Policy 27 Lighting Protect surrounding area from Standard. No additional
light pollution and nuisance. costs.
Sensitive, energy efficient
lighting where possible.

Consideration of hours of use.

DM Policy 28 Contaminated land Ensure contaminated land is Only relevant to some
fully investigated and specific sites. Should be
remediated. Submission of a taken into account as part
preliminary risk assessment, of the land price.
remediation plan and
verification report.

DM Policy 29 Car parking Provision of car parking in Standard. No additional
accordance with core strategy costs.
policy 14. Limited car parking
only acceptable in certain
circumstances. Electric car
charging points required to be
provided in line with London
Plan

DM Policy 30 Urban design and local character All development proposals to Standard. No additional
obtain a high standard of costs.
design. Sets out detailed
matters to be addressed by
schemes.

DM Policy 31 Alterations and extensions to Sets out requirements for Standard. No additional

existing buildings including
residential extensions

alterations and extensions.
New rooms provided by
extensions required to meet
the space standards in DM
Policy 32.

costs.
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Policy Number

DM Policy 32

Policy Name

Housing design, layout and space
standards

Summary of Requirement

Attractive, functional and
accessible providing external
space, children’s play space,
and be safe and secure. Meet
the London Plan space
standards.

Should be dual aspect. Family
units should have a separate
dining and living room.
Sufficient storage space.

Cost Analysis

Standard. No additional
costs.

DM Policy 33

Development on infill sites, back
land sites, back gardens and
amenity areas

Only acceptable subject to
certain criteria.

Restrictive policy which
may need to change in light
of recent policy changes.
No additional costs.

DM Policy 34

Thames Policy Area and Deptford
Creekside

New development to improve
the relationship of the River
Thames with the local context
including maintaining views or
physical links, provide a mix of
uses and public uses on
ground floor, encourage river
related uses, maintain and
enhance the river or creek
corridor and maintain the
stability of the flood defences
and examine opportunities to
retreat flood defences .

Only relevant to certain
sites. Costs dependent on
site specific opportunities
and constraints.

DM Policy 35

Public realm

Well designed, generously
sized public realm using high
quality material and provision
of trees where possible. In
Conservation Areas ensure
that street furniture and paving
is compatible with the
character of the area.

Standard policy
requirement.

DM Policy 36

New development, changes of
use and alterations affecting
designated heritage assets

and their setting: conservation
areas, listed buildings, schedule
of ancient monuments and
registered parks and gardens

Requires a statement on the
significance of the asset and

the impact of the development.

Encourages adaption of
historic buildings to be more
energy efficient. Will only
grant planning permission in
Conservation Areas in certain
circumstances.

Will only grant consent for
alterations and extensions to
Listed Buildings which relate
sensitively to the building's
significance and sustain and
enhance its significance and
integrity.

Costs dependent on
mitigation required. Only
relevant to certain
developments.

DM Policy 37

Non designated heritage assets
including locally listed buildings,
areas of special local character
and areas of archaeological
interest

Protect the local
distinctiveness of the borough.
Requires heritage reports for
non-designated heritage
assets.

Retain and enhance locally
listed buildings and resist
demolition.

Resist demolition of unlisted
buildings in areas of special
local character.

Only relevant to certain
developments.
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Policy Number

DM Policy 38

Policy Name

Demolition or substantial harm to
designated and non-designated
heritage assets

Summary of Requirement

Applications refused for
demolition or harm to
designated heritage assets
unless proven necessary to
achieve substantial public
benefit that outweighs the
harm or loss. Where
demolition is proposed on the
grounds that a building’s
condition is beyond repair, a
structural survey is required.

Cost Analysis

Only relevant to certain
developments.

DM Policy 39

Domestic satellite dishes and
telecommunications equipment
and Radio and
telecommunications masts and
infrastructure

Consider design and siting.

Normally no additional cost
and only relevant to certain
schemes.

DM Policy 40

Public conveniences

Expect new developments
which attract large numbers of
visitors/customers to make
adequate provision for public
conveniences, which are well
located and signed in relation
to pedestrian flows, car parks,
public transport and other
public places and are
accessible for all.

Normally no additional cost
and only relevant to certain
schemes.

DM Policy 41

Innovative community facility
provision

Encourages, where
appropriate, the use of
innovative solutions to the
provision of community
meeting space including in
schools or unused buildings

No additional costs.

DM Policy 42

Nurseries and childcare

Consider loss of existing use,
accessibility, traffic congestion,
noise impacts and outdoor
space provision

N/A

DM Policy 43

Art, culture and entertainment
facilities

Encourages new or extended
art, culture and entertainment
uses where there is no
unacceptable impact on local
amenity. Protecting existing
uses.

N/A

DM Policy 44

Places of worship

Sets out acceptable locations,
high design quality, and
consideration of noise and
traffic impacts. Provision of a
travel plan.

N/A
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BCIS’ () ricS

£/m2 study

Description: Rate per m2 gross internal floor area for the building Cost including prelims.
Last updated: 09-Nov-2019 00:41

» Rebased to London Borough of Lewisham ( 123; sample 18 )

Maximum age of results: 5 years

Building function £/m? gross internal floor area Sample
(Maximum age of projects) Mean  Lowest Lower quartiles Median Upper quartiles Highest
New build
282. Factories
Generally (5) 1,134 503 908 1,063 1,400 2,263 13
Up to 500m2 GFA (5) 1,346 - - - - - 1
500 to 2000m2 GFA (5) 1,386 1,212 - 1,422 - 1,488 4
Over 2000m2 GFA (5) 982 503 632 912 1,001 2,263 8
282.1 Advance factories
Generally (5) 1,186 653 985 1,346 1,422 1,488 7
Up to 500m2 GFA (5) 1,346 - - - - - 1
500 to 2000m2 GFA (5) 1,444 1,400 - 1,444 - 1,488 3
Over 2000m2 GFA (5) 874 653 - 908 - 1,063 3
282.12 Advance
factories/offices - mixed
facilities (class B1)
Generally (5) 503 - - - - - 1
Over 2000m2 GFA (5) 503 - - - - - 1
282.2 Purpose built
factories
Generally (5) 1,240 569 - 1,065 - 2,263 4
500 to 2000m2 GFA (5) 1,212 - - - - - 1
Over 2000m2 GFA (5) 1,250 569 - 917 - 2,263 3
282.22 Purpose built 1,118 821 963 1,079 1,206 1,464 9
factories/Offices - mixed
facilities (5)
284. Warehouses/stores
Generally (5) 1,040 431 801 984 1,243 1,803 1
500 to 2000m2 GFA (5) 1,213 918 1,010 1,110 1,298 1,803 6
Over 2000m2 GFA (5) 832 431 705 792 810 1,424 5
284.1 Advance 1,086 - - - - - 1
warehouses/stores (5)
284.2 Purpose built
warehouses/stores
Generally (5) 1,035 431 797 951 1,298 1,803 10
500 to 2000m2 GFA (5) 1,238 918 984 1,133 1,352 1,803 5
Over 2000m2 GFA (5) 832 431 705 792 810 1,424 5
320. Offices

11-Nov-2019 10:29 ©RICS 2019 Page 1 0of 3



BCIS’ () ricS

Building function £/m? gross internal floor area
(Maximum age of projects)  Mean  Lowest Lower quartiles Median Upper quartiles Highest Sample
Generally (5) 2,284 1,176 1,865 2,333 2,765 2,915 14
Air-conditioned
Generally (5) 2,437 1,684 1,973 2,739 2,887 2,915 7
1-2 storey (5) 2,285 1,913 - 2,033 - 2,910 3
3-5 storey (5) 2,488 1,684 - 2,864 - 2,915 3
Not air-conditioned
Generally (5) 2,131 1,176 1,772 2,325 2,552 2,766 7
1-2 storey (5) 2,195 1,696 1,848 2,325 2,342 2,762 5
3-5 storey (5) 1,176 - - - - R 1
6 storey or above (5) 2,766 - - - - - 1
345. Shops
Generally (5) 1,841 1,167 - - - 2,514 2
1-2 storey (5) 1,841 1,167 - - - 2,514 2
421. Health Centres,
clinics, group practice
surgeries
Generally (5) 3,028 1,877 2,532 3,327 3,547 3,814 9
Public (5) 3,399 2,649 3,362 3,507 3,578 3,814 6
Private (5) 2,532 - - - - - 1
532. Community Centres
Generally (5) 3,047 1,549 2,536 3,251 3,591 4,205 13
Up to 500m2 GFA
Generally (5) 2,978 1,549 2,542 3,313 3,574 3,754 7
Steel framed (5) 2,946 1,945 - 3,138 - 3,754 3
Brick construction (5) 1,549 - - - - - 1
Timber framed (5) 3,364 3,313 - - - 3,414 2
500 to 2000m2 GFA
Generally (5) 3,127 2,154 2,659 3,139 3,506 4,205 6
Steel framed (5) 3,617 3,028 - - - 4,205 2
Concrete framed (5) 2,536 - - - - - 1
Brick construction (5) 2,154 - - - - - 1
Timber framed (5) 3,591 - - - - - 1
810.1 Estate housing
Generally (5) 1,609 853 1,337 1,502 1,729 5,515 236
Single storey (5) 1,874 1,142 1,427 1,768 2,108 5,515 52
2-storey (5) 1,491 853 1,290 1,433 1,630 2,634 173
3-storey (5) 1,779 1,171 1,401 1,618 1,837 3,212 8
4-storey or above (5) 3,359 2,726 - 2,961 - 4,391 3
810.11 Estate housing 2,752 1,692 1,910 2,634 2,800 5,515 7

detached (5)

810.12 Estate housing
semi detached

11-Nov-2019 10:29 ©RICS 2019 Page 2 of 3



BCIS

Building function
(Maximum age of projects)

Generally (5)
Single storey (5)
2-storey (5)
3-storey (5)

810.13 Estate housing
terraced

Generally (5)

Single storey (5)

2-storey (5)

3-storey (5)

4-storey or above (5)
816. Flats (apartments)

Generally (5)

1-2 storey (5)

3-5 storey (5)

6 storey or above (5)
852. Hotels (5)

856.2 Students’
residences, halls of
residence, etc (5)

11-Nov-2019 10:29

Mean
1,521
1,670
1,463
1,171

1,723
2,194
1,545
2,654
4,391

1,814
1,788
1,749
2,342
2,865
2,268

Lowest
918
1,236
918

1,021

1,021
2,096

1,032
1,176
1,032
1,386
2,183
1,351

() ricS

£/m? gross internal floor area

Lower quartiles Median Upper quartiles Highest

1,302 1,469 1,713 2,709
1,370 1,648 1,869 2,709
1,279 1,420 1,651 2,337
1,340 1,533 1,789 4,391
1,324 1,483 1,713 2,296
- - - 3,212
1,483 1,674 2,006 6,316
1,478 1,692 2,032 2,953
1,463 1,631 1,926 3,999
1,841 1,998 2,297 6,316
- 2,726 - 3,823
1,998 2,347 2,589 2,905
©RICS 2019

Sample

66
20
45

31

26

239
63
154
22

20
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LONDON BOROUGH OF LEWISHAM _

14 TS

Gross Net site No of No of |No of No of No of No of Resi costs | Resi costs/GIA GIA

Site ref  SITE NAME Site area  |area Site coverage Heights Houses Flats Houses |Flats Houses |Flats Houses |Flats Houses [flats

1 Very small residential (house) 0.03 0.03 50% 2 1 - - - 1,545 1,749 108 -

2 Small residential developments (houses, backland, infill etc) 0.05 0.05 60% 3 5 - - - 1,545 1,749 478 -

3 Small residential developments (flats, backland, infill etc) 0.05 0.05 80% 3 - 5 - - 1,545 1,749 - 408
4 Small residential developments (houses, backland, infill etc) 0.10 0.10 60% 3 11 - - - 1,545 1,749 868 -

5 Small residential developments (flats - backland, infill etc) 0.10 0.10 80% 3 - 11 - - 1,545 1,749 - 903
6 Small residential developments 0.15 0.15 60% 4 - 25 - - 1,545 1,749 - 2,063
7 Residential development 0.25 0.25 70% 5 - 50 - - 1,545 1,749 - 4,188
8 Small scale mixed use, local centres 0.02 0.02 80% 3 - 5 - - 1,545 1,749 - 408
9 Small scale mixed use, local centres 0.02 0.02 80% 3 - 5 - - 1,545 1,749 - 408
10 Small mixed use 0.15 0.15 80% 6 - 25 - - 1,545 2,342 - 2,063
11 Small mixed use 0.20 0.20 80% 6 - 30 - - 1,545 2,342 - 2,470
12 Mixed use 0.30 0.30 80% 8 - 70 - - 1,545 2,342 - 5,755
13 Mixed use 0.70 0.70 80% 10 - 150 - - 1,545 2,342 - 12,338
14 Mixed use incl community facility 0.56 0.56 80% 12 - 118 - - 1,545 2,342 - 9,793
15 Mixed use incl health facility 0.40 0.40 80% 4 - 60 - - 1,545 1,749 - 4,940
16 Mixed use incl leisure facility 0.70 0.70 80% 10 - 150 - - 1,545 2,342 - 12,413
17 Mixed use 0.42 0.42 80% 8 - 88 - - 1,545 2,342 - 7,323
18 Large mixed use (employment led) 0.80 0.80 80% 15 - 300 - - 1,545 2,342 - 24,675
19 Estate regeneration (small infill - houses) 0.20 0.20 80% 3 - 10 - - 1,545 1,749 - 975
20 Estate regeneration (small infill - flats) 0.20 0.20 80% 3 - 10 - - 1,545 1,749 - 815
21 Estate regeneration (large) 4.00 4.00 80% 10 - 200 - - 1,545 2,342 - 16,450
22 Student housing 0.30 0.30 90% 5 - - - - 1,545 1,749 - -
23 Hotels 0.20 0.20 90% 6 - 67 - - 1,545 2,342 - 2,010
24 Commercial 0.60 0.60 90% 3 - - - - 1,545 1,749 - -
25 Storage 0.20 0.20 80% 2 - - - - 1,545 1,749 - -
26 Residential care home (7 units) 0.03 0.03 80% 3 - 7 - - 1,545 1,749 - -
27 Carpet Right 0.28 0.28 80% 30 - 242 - - 1,545 2,693 - 19,885
28 Lewisham Retail Park 1.14 1.14 80% 24 - 536 - - 1,545 2,342 - 44,086
29 Convoys Wharf 23.60 23.60 80% 30 - 3,514 - - 1,545 2,693 - 289,027
30 Timber Yard, Oxestalls Road 4.60 4.60 80% 20 - 1,582 - - 1,545 2,342 - 129,980
31 New Bermondsey, Surrey Canal Triangle 10.56 10.56 80% 30 - 3,500 - - 1,545 2,693 - 286,125
32 Lewisham Gateway 5.52 5.52 80% 20 - 649 - - 1,545 2,342 - 47,588
33 Heathside and Lethbridge 6.06 6.06 80% 17 - 443 - - 1,545 2,342 - 22,380
34 Creekside Village East, Thanet Wharf 0.77 0.77 80% 16 - 393 - - 1,545 2,342 - 31,468
35 Conington Road Tescos Island Site 0.30 0.30 80% 25 - 365 - - 1,545 2,342 - 27,878
36 Land at Conington Road and Lewisham Road (Tesco) 0.60 0.60 80% 15 - 585 - - 1,545 2,342 - 48,116
37 Leegate Shopping Centre 1.68 1.68 80% 11 - 393 - - 1,545 2,342 - 32,253
38 Hatcham Works 3.59 3.59 80% 20 - 1,020 - - 1,545 2,342 - 83,895
39 Goodwood Road and New Cross Road 0.61 0.61 80% 12 - 260 - - 1,545 2,342 - 21,385
40 New Cross Gate NDC scheme, Besson Street 1.01 1.01 80% 8 - 324 - - 1,545 2,342 - 26,649
41 Plassy Island 2.23 2.23 80% 12 - 636 - - 1,545 2,342 - 52,311
42 Catford Shopping Centre and Milford Towers 3.41 341 80% 20 - 1,080 - - 1,545 2,342 - 88,830
43 Wickes and Halfords 2.06 2.06 80% 20 - 918 - - 1,545 2,342 - 75,506
44 Laurence House and Civic Centre 191 191 80% 15 - 300 - - 1,545 2,342 - 24,675
45 Engate Street 0.81 0.81 80% 10 - 299 - - 1,545 2,342 - 24,593
46 Lewisham Shopping Centre 6.37 6.37 80% 20 - 1,186 - - 1,545 2,342 - 97,549
47 PLACE Ladywell 0.93 0.93 80% 10 - 274 - - 1,545 2,342 - 22,537
48 Ravensbourne Retail Park 2.46 2.46 80% 6 - 1,029 - - 1,545 2,342 - 84,635
49 Lower Creekside LSIS 1.10 1.10 80% 6 - 352 - - 1,545 2,342 - 28,952
50 Bell Green Gas Holders 0.77 0.77 80% 10 - 277 - - 1,545 2,342 - 22,783
51 Bell Green Retail Park 7.35 7.35 80% 10 - 2,219 - - 1,545 2,342 - 182,513
52 Sainsbury's Bell Green 5.40 5.40 80% 10 - 1,818 - - 1,545 2,342 - 149,531
53 Stanton Square LSIS 0.96 0.96 80% 6 - 283 - - 1,545 2,342 - 23,277
54 Worsley Bridge LSIS 1.26 1.26 80% 6 - 245 - - 1,545 2,342 - 20,151
55 Homebase/Argos, Bromley Road 1.70 1.70 80% 6 - 255 - - 1,545 2,342 - 20,974




LONDON IFloor areas - proposed (sqm) CIL (rate per sqm) _ MAYORAL CIL

1 - - - - - - - - - 1 108 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
2 - - - - - - - - - 5 478  149.896| 149.896 60 60 60 149.896 138.659 £60 £60  138.659
3 - - - - - - - - - 5 408 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
4 - - - - - - - - - 11 868 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
5 - - - - - - - - - 11 903 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
6 - - - - - - - - - 25 2,063 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
7 - - - - - - - - - 50 4,188 | 149.896, 149.896 60 60 60 149.896 138.659 £60 £60 138.659
8 50 - - - - - - - - 5 408 | 149.896) 149.896 60 60 60 149.896 138.659 £60 £60  138.659
9 - - 50 - - - - - - 5 408 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
10 200 - - - - - - - - 25 2,063 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60 138.659
11 - - 300 - - - - - - 30 2,470 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
12 100 - 700 - - - - - - 70 5,755 | 149.896| 149.896 60 60 60 149.896 138.659 £60 £60| 138.659
13 100 - 700 - - - - 200 - 150 12,338 | 149.896  149.896 60 60 60 149.896 138.659 £60 £60 138.659
14 - - - - - - - - 1,650 118 9,793 | 149.896| 149.896 60 60 60 149.896 138.659 £60 £60| 138.659
15 - - - - - - - - 800 60 4,940 | 149.896, 149.896 60 60 60 149.896 138.659 £60 £60  138.659
16 300 - - - - - - - 2,500 150 12,413 | 149.896  149.896 60 60 60 149.896 138.659 £60 £60  138.659
17 600 - - - - - - - - 88 7,323 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60 138.659
18 300 - 4,500 - - - - 200 - 300 24,675 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
19 100 - - - - - - - - 10 975 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
20 - - - - - - - - - 10 815  149.896| 149.896 60 60 60 149.896 138.659 £60 £60  138.659
21 100 - - - - - - 250 - 200 16,450 = 149.896  149.896 60 60 60 149.896 138.659 £60 £60 138.659
22 150 - 400 - - - 3,000 - - - - 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
23 250 - - - - 2,000 - - - 67 2,010 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
24 - - 500 - - - - - - - - 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
25 - - 1,000 - 1,500 - - - - - - 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
26 - - - - - - 250 - - 7 - 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
27 2,880 - 960 - - - - 960 960 242 19,885 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
28 2,171 - 700 - - - - 2,000 - 536 44,086 = 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
29 17,755 - 15,500 32,200 - 27,070 - 6,500 6,500 3,514 289,027 = 149.896 149.896 60 60 60 149.896 138.659 £60 £60 138.659
30 1,870 - 6,268 - - - - 374 374 1,582 129,980  149.896) 149.896 60 60 60 149.896 138.659 £60 £60  138.659
31 6,300 - 15,000 - - - - 15,800 10,000 3,500 286,125  149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
32 7,560 - 880 - - 5,960 - 3,900 880 649 47,588 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
33 - - - - - - - - 768 443 22,380 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60 138.659
34 752 - 752 - - - - - 7,983 393 31,468 | 149.896) 149.896 60 60 60 149.896 138.659 £60 £60  138.659
35 3,024 - 1,512 - - - - - - 365 27,878 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60  138.659
36 4,820 - 2,410 - - - - - - 585 48,116 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
37 5,305 - 805 - - - - 1,122 321 393 32,253 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60 138.659
38 13,382 - 4,061 - - - - - 400 1,020 83,895 | 149.896) 149.896 60 60 60 149.896 138.659 £60 £60  138.659
39 200 - - - - - - - - 260 21,385 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60 138.659
40 572 - - - - - - - 934 324 26,649 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
41 9,308 - 3,103 - - - - - - 636 52,311 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60 138.659
42 11,175 - 4,725 - - - - 2,000 1,000 1,080 88,830 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
43 4,160 - 4,780 2,000 - - - - 500 918 75,506 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60 138.659
44 5,017 - 12,033 - - - - - 1,000 300 24,675 | 149.896 149.896 60 60 60 149.896  138.659 £60 £60  138.659
45 2,615 - 2,615 - - - - - - 299 24,593 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60 138.659
46 59,402 - 16,601 - - - - 5,000 2,000 1,186 97,549 | 149.896 149.896 60 60 60 149.896  138.659 £60 £60  138.659
47 2,151 - 1,225 - - - - - 300 274 22,537 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60 138.659
48 7,974 - 4,237 - - - - 500 - 1,029 84,635 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
49 - - 12,370 - - - - - - 352 28,952 | 149.896) 149.896 60 60 60 149.896 138.659 £60 £60 138.659
50 2,426 - 2,426 - - - - - - 277 22,783 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659
51 14,270 - 9,135 - - - - 3,000 1,000 2,219 182,513 149.896) 149.896 60 60 60 149.896 138.659 £60 £60  138.659
52 19,861 - 7,954 - - - - 3,000 1,000 1,818 149,531 149.896) 149.896 60 60 60 149.896  138.659 £60 £60  138.659
53 - - 9,771 - - - - - - 283 23,277 | 149.896/ 149.896 60 60 60 149.896 138.659 £60 £60 138.659
54 - - 8,455 - - - - - - 245 20,151 | 149.896 149.896 60 60 60 149.896  138.659 £60 £60  138.659
55 2,234 - 2,234 - - - - - - 255 20,974 | 149.896 149.896 60 60 60 149.896 138.659 £60 £60  138.659




LONDON | S106 and S278 (per sqm for commercial; per unit for resi Rents Cap val Yields
E&T

Site ref  |cost Retail A1-ARetail S'M¢ B1 office | B2 industrii B8 storage C1 Hotel C2 resiinsiD1 D2 Resi Retail A1-ARetail S'M¢ B1 office | B2 industriiB8 storage C1 Hotel |C2 resiinsiD1 D2 Resi Retail A1-ARetail S'Mz B1 office

1 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
2 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
3 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
4 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
5 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
6 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
7 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
8 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
9 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
10 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
11 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
12 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
13 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
14 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
15 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
16 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
17 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
18 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
19 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
20 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
21 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
22 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
23 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
24 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
25 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
26 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
27 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
28 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
29 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
30 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
31 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
32 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
33 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
34 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
35 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
36 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
37 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
38 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
39 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
40 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
41 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
42 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
43 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
44 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
45 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
46 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
47 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
48 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
49 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
50 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
51 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
52 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
53 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
54 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%
55 - 35 35 35 35 35 35 35 35 35 2,500 325 250 325 160 160 425 390 250 250 7,250 5.00% 5.00% 6.00%




LONDON | n/a Build costs Net to gross
NOT USED

Site ref B2 industrii B8 storage C1 Hotel |C2 resiins D1 D2 Resi Retail A1-A5 |Retail S'Me B1 office B2 industrii B8 storage C1 Hotel |C2 resiins D1 D2 Retail A1-Af Retail S'Me B1 office | B2 industrial B8 storage C1 Hotel

1 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
2 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
3 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
4 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
5 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
6 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
7 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
8 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
9 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
10 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
11 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
12 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
13 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
14 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
15 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
16 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
17 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
18 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
19 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
20 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
21 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
22 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
23 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
24 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
25 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
26 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 1,784 1,580 1,580 85% 85% 85% 85% 85% 85%
27 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
28 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
29 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
30 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
31 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
32 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
33 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
34 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
35 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
36 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
37 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
38 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
39 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
40 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
41 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
42 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
43 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
44 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
45 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
46 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
47 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
48 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
49 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
50 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
51 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
52 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
53 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
54 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%
55 6.00% 6.00% 5.00% 6.00% 7.00% 7.00% 1,878 1,878 2,486 1,157 1,061 2,922 2,313 1,580 1,580 85% 85% 85% 85% 85% 85%




LONDON | Build start (QUARTERS) Build period (QUARTERS)
]

Site ref  |C2 resi ins|D1 D2 Resi Retail A1-ARetail S'MeB1 office | B2 industri; B8 storage C1 Hotel

1 85% 85% 85% 100% 108 - 2 2 2 2 2 2 2 2 2 2 4 4 4 4 4 4
2 85% 85% 85% 85% 478 - 2 2 2 2 2 2 2 2 2 2 4 4 4 4 4 4
3 85% 85% 85% 85% 408 - 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
4 85% 85% 85% 85% 868 11,000 2 2 2 2 2 2 2 2 2 2 4 4 4 4 4 4
5 85% 85% 85% 85% 903 11,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
6 85% 85% 85% 85% 2,063 25,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
7 85% 85% 85% 85% 4,188 50,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
8 85% 85% 85% 85% 458 5,750 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
9 85% 85% 85% 85% 458 5,750 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
10 85% 85% 85% 80% 2,263 28,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
11 85% 85% 85% 80% 2,770 34,500 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
12 85% 85% 85% 80% 6,555 82,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
13 85% 85% 85% 78% 13,338 165,000 2 2 2 2 2 2 2 2 2 2 8 8 8 8 8 8
14 85% 85% 85% 75% 11,443 142,750 2 2 2 2 2 2 2 2 2 2 8 8 8 8 8 8
15 85% 85% 85% 80% 5,740 72,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
16 85% 85% 85% 85% 15,213 192,000 2 2 2 2 2 2 2 2 2 2 8 8 8 8 8 8
17 85% 85% 85% 78% 7,923 97,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
18 85% 85% 85% 85% 29,675 375,000 2 2 2 2 2 2 2 2 2 2 10 10 10 10 10 10
19 85% 85% 85% 85% 1,075 10,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
20 85% 85% 85% 85% 815 10,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
21 85% 85% 85% 85% 16,800 205,250 2 2 2 2 2 2 2 2 2 2 8 8 8 8 8 8
22 85% 85% 85% 85% 3,550 53,250 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
23 85% 85% 85% 80% 4,260 33,750 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
24 85% 85% 85% 80% 500 7,500 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
25 85% 85% 85% 80% 2,500 37,500 2 2 2 2 2 2 2 2 2 2 4 4 4 4 4 4
26 85% 85% 85% 75% 250 7,000 2 2 2 2 2 2 2 2 2 2 6 6 6 6 6 6
27 85% 85% 85% 70% 25,645 328,400 2 2 2 2 2 2 2 2 2 2 8 8 8 8 8 8
28 85% 85% 85% 75% 48,957 609,065 2 2 2 2 2 2 2 2 2 2 4 4 4 10 10 10
29 85% 85% 85% 70% 394,552 5,096,875 2 2 2 2 2 2 2 2 2 2 30 30 30 30 30 30
30 85% 85% 85% 75% 138,866 1,715,290 2 2 2 2 2 2 2 2 2 2 20 20 20 20 20 20
31 85% 85% 85% 70% 333,225 4,206,500 2 2 2 2 2 2 2 2 2 2 30 30 30 30 30 30
32 85% 85% 85% 75% 66,768 936,700 2 2 2 2 2 2 2 2 2 2 4 4 4 11 11 11
33 85% 85% 85% 80% 23,148 454,520 2 2 2 2 2 2 2 2 2 2 4 4 4 10 10 10
34 85% 85% 85% 80% 40,955 535,305 2 2 2 2 2 2 2 2 2 2 4 4 4 10 10 10
35 85% 85% 85% 73% 32,414 433,040 2 2 2 2 2 2 2 2 2 2 4 4 4 9 9 9
36 85% 85% 85% 80% 55,346 693,450 2 2 2 2 2 2 2 2 2 2 4 4 4 10 10 10
37 85% 85% 85% 85% 39,806 506,295 2 2 2 2 2 2 2 2 2 2 4 4 4 9 9 9
38 85% 85% 85% 75% 101,738 1,287,645 2 2 2 2 2 2 2 2 2 2 4 4 4 15 15 15
39 85% 85% 85% 85% 21,585 263,000 2 2 2 2 2 2 2 2 2 2 4 4 4 8 8 8
40 85% 85% 85% 85% 28,155 346,590 2 2 2 2 2 2 2 2 2 2 4 4 4 9 9 9
41 85% 85% 85% 85% 64,722 822,165 2 2 2 2 2 2 2 2 2 2 4 4 4 11 11 11
42 85% 85% 85% 75% 107,730 1,363,500 2 2 2 2 2 2 2 2 2 2 4 4 4 15 15 15
43 85% 85% 85% 75% 86,946 1,089,600 2 2 2 2 2 2 2 2 2 2 4 4 4 14 14 14
44 85% 85% 85% 70% 42,725 570,750 2 2 2 2 2 2 2 2 2 2 4 4 4 9 9 9
45 85% 85% 85% 85% 29,823 377,450 2 2 2 2 2 2 2 2 2 2 4 4 4 8 8 8
46 85% 85% 85% 75% 180,552 2,431,045 2 2 2 2 2 2 2 2 2 2 4 4 4 15 15 15
47 85% 85% 85% 85% 26,213 329,140 2 2 2 2 2 2 2 2 2 2 4 4 4 8 8 8
48 85% 85% 85% 85% 97,346 1,219,665 2 2 2 2 2 2 2 2 2 2 4 4 4 15 15 15
49 85% 85% 85% 85% 41,322 537,550 2 2 2 2 2 2 2 2 2 2 10 10 10 10 10 10
50 85% 85% 85% 80% 27,635 349,780 2 2 2 2 2 2 2 2 2 2 4 4 4 9 9 9
51 85% 85% 85% 80% 209,918 2,630,075 2 2 2 2 2 2 2 2 2 2 4 4 4 24 24 24
52 85% 85% 85% 80% 181,346 2,295,225 2 2 2 2 2 2 2 2 2 2 4 4 4 20 20 20
53 85% 85% 85% 85% 33,048 429,565 2 2 2 2 2 2 2 2 2 2 4 4 4 9 9 9
54 85% 85% 85% 85% 28,606 371,825 2 2 2 2 2 2 2 2 2 2 4 4 4 8 8 8
55 85% 85% 85% 85% 25,442 322,020 2 2 2 2 2 2 2 2 2 2 4 4 4 8 8 8




LONDON | Investment sale (QUARTERS) Resi sales period (qtrs) Sales period start Area On-site AH % AH rented
% of PRS

Site ref  |C2resiinsiD1 D2 Resi units

1 4 4 4 4 6 6 6 6 6 6 6 6 6 1 6 100.00% 50% 0%
2 4 4 4 4 6 6 6 6 6 6 6 6 6 1 6 100.00% 50% 0%
3 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 50% 0%
4 4 4 4 4 6 6 6 6 6 6 6 6 6 1 6 100.00% 50% 0%
5 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 50% 0%
6 6 6 6 6 8 8 8 8 8 8 8 8 8 2 8 100.00% 50% 0%
7 6 6 6 6 8 8 8 8 8 8 8 8 8 4 8 100.00% 50% 0%
8 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 50% 0%
9 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 50% 0%
10 6 6 6 6 8 8 8 8 8 8 8 8 8 2 8 100.00% 50% 0%
11 6 6 6 6 8 8 8 8 8 8 8 8 8 2 8 100.00% 50% 0%
12 6 6 6 6 8 8 8 8 8 8 8 8 8 4 8 100.00% 50% 0%
13 8 8 8 8 10 10 10 10 10 10 10 10 10 6 10 100.00% 50% 0%
14 8 8 8 8 10 10 10 10 10 10 10 10 10 4 10 100.00% 50% 0%
15 6 6 6 6 8 8 8 8 8 8 8 8 8 4 8 100.00% 50% 0%
16 8 8 8 8 10 10 10 10 10 10 10 10 10 6 10 100.00% 50% 0%
17 6 6 6 6 8 8 8 8 8 8 8 8 8 5 8 100.00% 50% 0%
18 10 10 10 10 12 12 12 12 12 12 12 12 12 6 12 100.00% 50% 0%
19 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 50% 0%
20 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 50% 0%
21 8 8 8 8 10 10 10 10 10 10 10 10 10 6 10 100.00% 50% 0%
22 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 0% 0%
23 6 6 6 6 8 8 8 8 8 8 8 8 8 4 8 100.00% 50% 0%
24 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 0% 0%
25 4 4 4 4 6 6 6 6 6 6 6 6 6 1 6 100.00% 0% 0%
26 6 6 6 6 8 8 8 8 8 8 8 8 8 1 8 100.00% 50% 0%
27 8 8 8 8 10 10 10 10 10 10 10 10 10 6 10 100.00% 50% 0%
28 10 10 10 10 6 6 6 12 12 12 12 12 12 12 6 100.00% 50% 0%
29 30 30 30 30 32 32 32 32 32 32 32 32 32 30 10 100.00% 50% 0%
30 20 20 20 20 22 22 22 22 22 22 22 22 22 15 10 100.00% 50% 0%
31 30 30 30 30 32 32 32 32 32 32 32 32 32 20 10 100.00% 50% 0%
32 11 11 11 11 6 6 6 13 13 13 13 13 13 8 10 100.00% 50% 0%
33 10 10 10 10 6 6 6 12 12 12 12 12 12 6 10 100.00% 50% 0%
34 10 10 10 10 6 6 6 12 12 12 12 12 12 12 10 100.00% 50% 0%
35 9 9 9 9 6 6 6 11 11 11 11 11 11 11 10 100.00% 50% 0%
36 10 10 10 10 6 6 6 12 12 12 12 12 12 12 10 100.00% 50% 0%
37 9 9 9 9 6 6 6 11 11 11 11 11 11 7 10 100.00% 50% 0%
38 15 15 15 15 6 6 6 17 17 17 17 17 17 17 10 100.00% 50% 0%
39 8 8 8 8 6 6 6 10 10 10 10 10 10 6 10 100.00% 50% 0%
40 9 9 9 9 6 6 6 11 11 11 11 11 11 7 10 100.00% 50% 0%
41 11 11 11 11 6 6 6 13 13 13 13 13 13 35 10 100.00% 50% 0%
42 15 15 15 15 6 6 6 17 17 17 17 17 17 17 10 100.00% 50% 0%
43 14 14 14 14 6 6 6 16 16 16 16 16 16 17 10 100.00% 50% 0%
44 9 9 9 9 6 6 6 11 11 11 11 11 11 6 10 100.00% 50% 0%
45 8 8 8 8 6 6 6 10 10 10 10 10 10 6 10 100.00% 50% 0%
46 15 15 15 15 6 6 6 17 17 17 17 17 17 17 10 100.00% 50% 0%
47 8 8 8 8 6 6 6 10 10 10 10 10 10 6 10 100.00% 50% 0%
48 15 15 15 15 6 6 6 17 17 17 17 17 17 17 10 100.00% 50% 0%
49 10 10 10 10 12 12 12 12 12 12 12 12 12 8 10 100.00% 50% 0%
50 9 9 9 9 6 6 6 11 11 11 11 11 11 6 10 100.00% 50% 0%
51 24 24 24 24 6 6 6 26 26 26 26 26 26 26 10 100.00% 50% 0%
52 20 20 20 20 6 6 6 22 22 22 22 22 22 22 10 100.00% 50% 0%
53 9 9 9 9 6 6 6 11 11 11 11 11 11 6 10 100.00% 50% 0%
54 8 8 8 8 6 6 6 10 10 10 10 10 10 6 10 100.00% 50% 0%
55 8 8 8 8 6 6 6 10 10 10 10 10 10 6 10 100.00% 50% 0%




5.80% Purchasers costs

LONDON |[Existing floorspace

Site ref

1 6.50% 120,000 20% 144,000 |Industrial land @ £4m per ha 0.03
2 6.50% 200,000 20% 240,000 Industrial land @ £4m per ha 0.05
3 6.50% 200,000 20% 240,000 Industrial land @ £4m per ha 0.05
4 6.50% 400,000 20% 480,000 Industrial land @ £4m per ha 0.10
5 6.50% 400,000 20% 480,000 |Industrial land @ £4m per ha 0.10
6 6.50% 600,000 20% 720,000 Industrial land @ £4m per ha 0.15
7 6.50% 1,000,000 20% 1,200,000 | Industrial land @ £4m per ha 0.25
8 6.50% 80,000 20% 96,000 Industrial land @ £4m per ha 0.02
9 6.50% 80,000 20% 96,000 |Industrial land @ £4m per ha 0.02
10 6.50% 600,000 20% 720,000 Industrial land @ £4m per ha 0.15
11 6.50% 800,000 20% 960,000 Industrial land @ £4m per ha 0.20
12 6.50% 1,200,000 20% 1,440,000 |Industrial land @ £4m per ha 0.30
13 6.50% 2,800,000 20% 3,360,000 |Industrial land @ £4m per ha 0.70
14 6.50% 2,240,000 20% 2,688,000 |Industrial land @ £4m per ha 0.56
15 6.50% 1,600,000 20% 1,920,000 Industrial land @ £4m per ha 0.40
16 6.50% 2,800,000 20% 3,360,000 |Industrial land @ £4m per ha 0.70
17 6.50% 1,680,000 20% 2,016,000 |Industrial land @ £4m per ha 0.42
18 6.50% 3,200,000 20% 3,840,000 |Industrial land @ £4m per ha 0.80
19 7.00% 800,000 20% 960,000 Industrial land @ £4m per ha 0.20
20 6.50% 800,000 20% 960,000 Industrial land @ £4m per ha 0.20
21 6.50% 16,000,000 20% 19,200,000 |Industrial land @ £4m per ha 4.00
22 6.50% 1,200,000 20% 1,440,000 |Industrial land @ £4m per ha 0.30
23 6.50% 800,000 20% 960,000 Industrial land @ £4m per ha 0.20
24 6.50% 2,400,000 20% 2,880,000 |Industrial land @ £4m per ha 0.60
25 6.50% 800,000 20% 960,000 Industrial land @ £4m per ha 0.20
26 6.50% 120,000 20% 144,000 |Industrial land @ £4m per ha 0.03
27 6.50% 1,120,000 20% 1,344,000 Industrial land @ £4m per ha 0.28
28 4790.32 £1,277,500 6.50% 18,513,923 20% 22,216,708 Retail Based on RV 1.14
29 6.50% 94,400,000 20% 113,280,000 |Industrial land @ £4m per ha 23.60
30 6.50% 18,400,000 20% 22,080,000 |Industrial land @ £4m per ha 4.60
31 6.50% 42,240,000 20% 50,688,000 |Industrial land @ £4m per ha 10.56
32 6.50% 52,263,882 20% 62,716,658 |Retail 5.52
33 6.50% - 20% - |Council housing estates - nil value 6.06
34 6.50% 3,080,000 20% 3,696,000 |Industrial land @ £4m per ha 0.77
35 6.50% 1,200,000 20% 1,440,000 Retail Car parking 0.30
36 6.50% 5,680,857 20% 6,817,028 Retail 0.60
37 4949.71 £485,900 6.50% 7,041,812 20% 8,450,175 Retalil Based on RV 1.68
38 6.50% 33,990,459 20% 40,788,551 |Retail 3.59
39 6.50% 5,775,538 20% 6,930,645 Retail 0.61
40 6.50% - 20% - Industrial land @ £4m per ha Vacant derelict brownfield 1.01
41 6.50% 21,113,851 20% 25,336,621 |Retail 2.23
42 10434.75 £1,139,150 6.50% 16,508,912 20% 19,810,695 |Retall Based on RV 341
43 6111.05 £1,011,000 6.50% 14,651,723 20% 17,582,068 Retail Based on RV 2.06
44 9343.2 £1,130,000 6.50% 16,376,308 20% 19,651,569 Public land - policy presumption for 50% AH impacts on land value 191
45 6.50% 3,240,000 20% 3,888,000 |Industrial land @ £4m per ha 0.81
46 6.50% 60,311,762 20% 72,374,114 |Retail 6.37
47 6.50% 8,805,328 20% 10,566,393 |Retail 0.93
48 £1,790,000 6.50% 25,941,231 20% 31,129,477 Retail Based on RV 2.46
49 6.50% 4,400,000 20% 5,280,000 |Industrial land @ £4m per ha 1.10
50 6.50% 3,080,000 20% 3,696,000 |Industrial land @ £4m per ha 0.77
51 11469.34 £2,293,868 6.50% 33,243,447 20% 39,892,137 Floorspace from Completelyretail.co.uk 7.35
52 12718.6 £3,630,000 6.50% 52,607,077 20% 63,128,492 |Supermarket 5.40
53 6.50% 3,840,000 20% 4,608,000 |Industrial land @ £4m per ha 0.96
54 6.50% 5,040,000 20% 6,048,000 |Industrial land @ £4m per ha 1.26
55 3025.2 £695,000 6.50% 10,072,154 20% 12,086,585 Retalil Based on RV 1.70
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LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £6,500 per sgm 70% Rented 30% Intermediate

LAR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2|Small residential developments (houses, backland, infi 5 £240,000

3/Small residential developments (flats, backland, infill e 5) £240,000

4 Small residential developments (houses, backland, infi 11 £480,000

5/Small residential developments (flats - backland, infill ¢ 11 £480,000

6|Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £6,750 per sqgm 70% Rented 30% Intermediate

LAR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,000 per sgm 70% Rented 30% Intermediate

LAR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,250 per sgm 70% Rented 30% Intermediate

LAR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £7,500 per sgm 70% Rented 30% Intermediate
LAR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £7,750 per sgm 70% Rented 30% Intermediate
LAR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £8,000 per sgm 70% Rented 30% Intermediate
LAR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £8,250 per sgm 70% Rented 30% Intermediate
LAR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £6,500 per sgm 70% Rented 30% Intermediate

AR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2|Small residential developments (houses, backland, infi 5 £240,000

3/Small residential developments (flats, backland, infill e 5) £240,000

4 Small residential developments (houses, backland, infi 11 £480,000

5/Small residential developments (flats - backland, infill ¢ 11 £480,000

6|Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £6,750 per sgm 70% Rented 30% Intermediate

AR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,000 per sgm 70% Rented 30% Intermediate

AR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £7,250 per sgm 70% Rented 30% Intermediate
AR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £7,500 per sgm 70% Rented 30% Intermediate
AR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £7,750 per sgm 70% Rented 30% Intermediate
AR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £8,000 per sgm 70% Rented 30% Intermediate
AR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £8,250 per sgm 70% Rented 30% Intermediate
AR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £6,500 per sgm 70% Rented 30% Intermediate

LAR LLR
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2|Small residential developments (houses, backland, infi 5 £240,000

3/Small residential developments (flats, backland, infill e 5) £240,000

4 Small residential developments (houses, backland, infi 11 £480,000

5/Small residential developments (flats - backland, infill ¢ 11 £480,000

6|Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £6,750 per sqgm 70% Rented 30% Intermediate

LAR LLR
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,000 per sgm 70% Rented 30% Intermediate

LAR LLR
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,250 per sgm 70% Rented 30% Intermediate

LAR LLR
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,500 per sgm 70% Rented 30% Intermediate

LAR LLR
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,750 per sgm 70% Rented 30% Intermediate

LAR LLR
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £8,000 per sgm 70% Rented 30% Intermediate
LAR LLR
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £8,250 per sgm 70% Rented 30% Intermediate
LAR LLR
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £6,500 per sgm 70% Rented 30% Intermediate

AR LLR
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2|Small residential developments (houses, backland, infi 5 £240,000

3/Small residential developments (flats, backland, infill e 5) £240,000

4 Small residential developments (houses, backland, infi 11 £480,000

5/Small residential developments (flats - backland, infill ¢ 11 £480,000

6|Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,250 per sqgm 70% Rented 30% Intermediate

AR LLR
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,000 per sgm 70% Rented 30% Intermediate

AR LLR
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values:  £7,250 per sgm 70% Rented 30% Intermediate

AR LLR
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £7,500 per sgm 70% Rented 30% Intermediate
AR LLR
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £7,750 per sgm 70% Rented 30% Intermediate
AR LLR
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £8,000 per sgm 70% Rented 30% Intermediate
AR LLR
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infil 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY Sales values:  £8,250 per sgm 70% Rented 30% Intermediate
AR LLR
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2 Small residential developments (houses, backland, infi 5 £240,000

3 Small residential developments (flats, backland, infill et 5 £240,000

4 Small residential developments (houses, backland, infil 11 £480,000

5 Small residential developments (flats - backland, infill € 11 £480,000

6 Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585
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LB LEWISHAM LOCAL PLAN VIABILITY WITH GROWTH Sales values: £6,500 per sgm 70% Rented 30% Intermediate
LAR SO
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £172,800

2|Small residential developments (houses, backland, infi 5 £288,000

3/Small residential developments (flats, backland, infill e 5) £288,000

4 Small residential developments (houses, backland, infi 11 £576,000

5/Small residential developments (flats - backland, infill ¢ 11 £576,000

6|Small residential developments 25 £864,000

7 Residential development 50 £1,440,000

8 Small scale mixed use, local centres 5 £115,200

9 Small scale mixed use, local centres 5) £115,200
10 Small mixed use 25 £864,000
11 Small mixed use 30 £1,152,000
12 Mixed use 70 £1,728,000
13 Mixed use 150 £4,032,000
14 Mixed use incl community facility 118 £3,225,600
15 Mixed use incl health facility 60 £2,304,000
16 Mixed use incl leisure facility 150 £4,032,000
17 Mixed use 88 £2,419,200
18 Large mixed use (employment led) 300 £4,608,000
19 Estate regeneration (small infill - houses) 10 £1,152,000
20 Estate regeneration (small infill - flats) 10 £1,152,000
21 Estate regeneration (large) 200 £23,040,000
22 Student housing - £1,728,000
23 Hotels 67 £1,152,000
24 Commercial - £3,456,000
25 Storage - £1,152,000
26 Residential care home (7 units) 7 £172,800
27 Carpet Right 242 £1,612,800
28 Lewisham Retail Park 536 £26,660,049
29 Convoys Wharf 3,514 £135,936,000
30 Timber Yard, Oxestalls Road 1,582 £26,496,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £60,825,600
32 Lewisham Gateway 649 £90,311,987
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £4,435,200
35 Conington Road Tescos Island Site 365 £1,728,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £9,816,520
37 Leegate Shopping Centre 393 £10,140,210
38 Hatcham Works 1,020 £58,735,514
39 Goodwood Road and New Cross Road 260 £9,980,129
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £36,484,734
42 Catford Shopping Centre and Milford Towers 1,080 £23,772,834
43 Wickes and Halfords 918 £21,098,481
44 Laurence House and Civic Centre 300 £23,581,883
45 Engate Street 299 £4,665,600
46 Lewisham Shopping Centre 1,186 £104,218,725
47 PLACE Ladywell 274 £15,215,607
48 Ravensbourne Retail Park 1,029 £37,355,372
49 Lower Creekside LSIS 352 £6,336,000
50 Bell Green Gas Holders 277 £4,435,200
51 Bell Green Retail Park 2,219 £47,870,564
52 Sainsbury's Bell Green 1,818 £75,754,191
53 Stanton Square LSIS 283 £5,529,600
54 Worsley Bridge LSIS 245 £7,257,600
55 Homebase/Argos, Bromley Road 255 £14,503,902




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

WITH GROWTH

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £6,750 per sgm 70% Rented 30% Intermediate

LAR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£172,800
£288,000
£288,000
£576,000
£576,000
£864,000
£1,440,000
£115,200
£115,200
£864,000
£1,152,000
£1,728,000
£4,032,000
£3,225,600
£2,304,000
£4,032,000
£2,419,200
£4,608,000
£1,152,000
£1,152,000
£23,040,000
£1,728,000
£1,152,000
£3,456,000
£1,152,000
£172,800
£1,612,800
£26,660,049
£135,936,000
£26,496,000
£60,825,600
£90,311,987
£0
£4,435,200
£1,728,000
£9,816,520
£10,140,210
£58,735,514
£9,980,129
£0
£36,484,734
£23,772,834
£21,098,481
£23,581,883
£4,665,600
£104,218,725
£15,215,607
£37,355,372
£6,336,000
£4,435,200
£47,870,564
£75,754,191
£5,529,600
£7,257,600
£14,503,902




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

WITH GROWTH

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £7,000 per sqgm 70% Rented 30% Intermediate

LAR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£172,800
£288,000
£288,000
£576,000
£576,000
£864,000
£1,440,000
£115,200
£115,200
£864,000
£1,152,000
£1,728,000
£4,032,000
£3,225,600
£2,304,000
£4,032,000
£2,419,200
£4,608,000
£1,152,000
£1,152,000
£23,040,000
£1,728,000
£1,152,000
£3,456,000
£1,152,000
£172,800
£1,612,800
£26,660,049
£135,936,000
£26,496,000
£60,825,600
£90,311,987
£0
£4,435,200
£1,728,000
£9,816,520
£10,140,210
£58,735,514
£9,980,129
£0
£36,484,734
£23,772,834
£21,098,481
£23,581,883
£4,665,600
£104,218,725
£15,215,607
£37,355,372
£6,336,000
£4,435,200
£47,870,564
£75,754,191
£5,529,600
£7,257,600
£14,503,902




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

WITH GROWTH

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £7,250 per sqm 70% Rented 30% Intermediate

LAR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£172,800
£288,000
£288,000
£576,000
£576,000
£864,000
£1,440,000
£115,200
£115,200
£864,000
£1,152,000
£1,728,000
£4,032,000
£3,225,600
£2,304,000
£4,032,000
£2,419,200
£4,608,000
£1,152,000
£1,152,000
£23,040,000
£1,728,000
£1,152,000
£3,456,000
£1,152,000
£172,800
£1,612,800
£26,660,049
£135,936,000
£26,496,000
£60,825,600
£90,311,987
£0
£4,435,200
£1,728,000
£9,816,520
£10,140,210
£58,735,514
£9,980,129
£0
£36,484,734
£23,772,834
£21,098,481
£23,581,883
£4,665,600
£104,218,725
£15,215,607
£37,355,372
£6,336,000
£4,435,200
£47,870,564
£75,754,191
£5,529,600
£7,257,600
£14,503,902




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infi
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infi
5 Small residential developments (flats - backland, infill €
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

WITH GROWTH

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £7,500 per sqgm 70% Rented 30% Intermediate

LAR SO
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£172,800
£288,000
£288,000
£576,000
£576,000
£864,000
£1,440,000
£115,200
£115,200
£864,000
£1,152,000
£1,728,000
£4,032,000
£3,225,600
£2,304,000
£4,032,000
£2,419,200
£4,608,000
£1,152,000
£1,152,000
£23,040,000
£1,728,000
£1,152,000
£3,456,000
£1,152,000
£172,800
£1,612,800
£26,660,049
£135,936,000
£26,496,000
£60,825,600
£90,311,987
£0
£4,435,200
£1,728,000
£9,816,520
£10,140,210
£58,735,514
£9,980,129
£0
£36,484,734
£23,772,834
£21,098,481
£23,581,883
£4,665,600
£104,218,725
£15,215,607
£37,355,372
£6,336,000
£4,435,200
£47,870,564
£75,754,191
£5,529,600
£7,257,600
£14,503,902




LB LEWISHAM LOCAL PLAN VIABILITY

WITH GROWTH

Sales values: £7,750 per sqgm

70% Rented 30% Intermediate
LAR SO

Residual land values (Em)

Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH
1 Very small residential (house) 1 £172,800
2 Small residential developments (houses, backland, infi 5 £288,000
3 Small residential developments (flats, backland, infill et 5 £288,000
4 Small residential developments (houses, backland, infil 11 £576,000
5 Small residential developments (flats - backland, infill € 11 £576,000
6 Small residential developments 25 £864,000
7 Residential development 50 £1,440,000
8 Small scale mixed use, local centres 5 £115,200
9 Small scale mixed use, local centres 5 £115,200

10 Small mixed use 25 £864,000
11 Small mixed use 30 £1,152,000
12 Mixed use 70 £1,728,000
13 Mixed use 150 £4,032,000
14 Mixed use incl community facility 118 £3,225,600
15 Mixed use incl health facility 60 £2,304,000
16 Mixed use incl leisure facility 150 £4,032,000
17 Mixed use 88 £2,419,200
18 Large mixed use (employment led) 300 £4,608,000
19 Estate regeneration (small infill - houses) 10 £1,152,000
20 Estate regeneration (small infill - flats) 10 £1,152,000
21 Estate regeneration (large) 200 £23,040,000
22 Student housing - £1,728,000
23 Hotels 67 £1,152,000
24 Commercial - £3,456,000
25 Storage - £1,152,000
26 Residential care home (7 units) 7 £172,800
27 Carpet Right 242 £1,612,800
28 Lewisham Retail Park 536 £26,660,049
29 Convoys Wharf 3,514 £135,936,000
30 Timber Yard, Oxestalls Road 1,582 £26,496,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £60,825,600
32 Lewisham Gateway 649 £90,311,987
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £4,435,200
35 Conington Road Tescos Island Site 365 £1,728,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £9,816,520
37 Leegate Shopping Centre 393 £10,140,210
38 Hatcham Works 1,020 £58,735,514
39 Goodwood Road and New Cross Road 260 £9,980,129
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £36,484,734
42 Catford Shopping Centre and Milford Towers 1,080 £23,772,834
43 Wickes and Halfords 918 £21,098,481
44 Laurence House and Civic Centre 300 £23,581,883
45 Engate Street 299 £4,665,600
46 Lewisham Shopping Centre 1,186 £104,218,725
47 PLACE Ladywell 274 £15,215,607
48 Ravensbourne Retail Park 1,029 £37,355,372
49 Lower Creekside LSIS 352 £6,336,000
50 Bell Green Gas Holders 277 £4,435,200
51 Bell Green Retail Park 2,219 £47,870,564
52 Sainsbury's Bell Green 1,818 £75,754,191
53 Stanton Square LSIS 283 £5,529,600
54 Worsley Bridge LSIS 245 £7,257,600
55 Homebase/Argos, Bromley Road 255 £14,503,902




LB LEWISHAM LOCAL PLAN VIABILITY

WITH GROWTH

Sales values: £8,000 per sqgm

70% Rented 30% Intermediate
LAR SO

Residual land values (Em)

Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH
1 Very small residential (house) 1 £172,800
2 Small residential developments (houses, backland, infi 5 £288,000
3 Small residential developments (flats, backland, infill et 5 £288,000
4 Small residential developments (houses, backland, infil 11 £576,000
5 Small residential developments (flats - backland, infill € 11 £576,000
6 Small residential developments 25 £864,000
7 Residential development 50 £1,440,000
8 Small scale mixed use, local centres 5 £115,200
9 Small scale mixed use, local centres 5 £115,200

10 Small mixed use 25 £864,000
11 Small mixed use 30 £1,152,000
12 Mixed use 70 £1,728,000
13 Mixed use 150 £4,032,000
14 Mixed use incl community facility 118 £3,225,600
15 Mixed use incl health facility 60 £2,304,000
16 Mixed use incl leisure facility 150 £4,032,000
17 Mixed use 88 £2,419,200
18 Large mixed use (employment led) 300 £4,608,000
19 Estate regeneration (small infill - houses) 10 £1,152,000
20 Estate regeneration (small infill - flats) 10 £1,152,000
21 Estate regeneration (large) 200 £23,040,000
22 Student housing - £1,728,000
23 Hotels 67 £1,152,000
24 Commercial - £3,456,000
25 Storage - £1,152,000
26 Residential care home (7 units) 7 £172,800
27 Carpet Right 242 £1,612,800
28 Lewisham Retail Park 536 £26,660,049
29 Convoys Wharf 3,514 £135,936,000
30 Timber Yard, Oxestalls Road 1,582 £26,496,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £60,825,600
32 Lewisham Gateway 649 £90,311,987
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £4,435,200
35 Conington Road Tescos Island Site 365 £1,728,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £9,816,520
37 Leegate Shopping Centre 393 £10,140,210
38 Hatcham Works 1,020 £58,735,514
39 Goodwood Road and New Cross Road 260 £9,980,129
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £36,484,734
42 Catford Shopping Centre and Milford Towers 1,080 £23,772,834
43 Wickes and Halfords 918 £21,098,481
44 Laurence House and Civic Centre 300 £23,581,883
45 Engate Street 299 £4,665,600
46 Lewisham Shopping Centre 1,186 £104,218,725
47 PLACE Ladywell 274 £15,215,607
48 Ravensbourne Retail Park 1,029 £37,355,372
49 Lower Creekside LSIS 352 £6,336,000
50 Bell Green Gas Holders 277 £4,435,200
51 Bell Green Retail Park 2,219 £47,870,564
52 Sainsbury's Bell Green 1,818 £75,754,191
53 Stanton Square LSIS 283 £5,529,600
54 Worsley Bridge LSIS 245 £7,257,600
55 Homebase/Argos, Bromley Road 255 £14,503,902




LB LEWISHAM LOCAL PLAN VIABILITY

WITH GROWTH

Sales values: £8,250 per sqgm

70% Rented 30% Intermediate
LAR SO

Residual land values (Em)

Site No Site name No of units BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH
1 Very small residential (house) 1 £172,800
2 Small residential developments (houses, backland, infi 5 £288,000
3 Small residential developments (flats, backland, infill et 5 £288,000
4 Small residential developments (houses, backland, infil 11 £576,000
5 Small residential developments (flats - backland, infill € 11 £576,000
6 Small residential developments 25 £864,000
7 Residential development 50 £1,440,000
8 Small scale mixed use, local centres 5 £115,200
9 Small scale mixed use, local centres 5 £115,200

10 Small mixed use 25 £864,000
11 Small mixed use 30 £1,152,000
12 Mixed use 70 £1,728,000
13 Mixed use 150 £4,032,000
14 Mixed use incl community facility 118 £3,225,600
15 Mixed use incl health facility 60 £2,304,000
16 Mixed use incl leisure facility 150 £4,032,000
17 Mixed use 88 £2,419,200
18 Large mixed use (employment led) 300 £4,608,000
19 Estate regeneration (small infill - houses) 10 £1,152,000
20 Estate regeneration (small infill - flats) 10 £1,152,000
21 Estate regeneration (large) 200 £23,040,000
22 Student housing - £1,728,000
23 Hotels 67 £1,152,000
24 Commercial - £3,456,000
25 Storage - £1,152,000
26 Residential care home (7 units) 7 £172,800
27 Carpet Right 242 £1,612,800
28 Lewisham Retail Park 536 £26,660,049
29 Convoys Wharf 3,514 £135,936,000
30 Timber Yard, Oxestalls Road 1,582 £26,496,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £60,825,600
32 Lewisham Gateway 649 £90,311,987
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £4,435,200
35 Conington Road Tescos Island Site 365 £1,728,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £9,816,520
37 Leegate Shopping Centre 393 £10,140,210
38 Hatcham Works 1,020 £58,735,514
39 Goodwood Road and New Cross Road 260 £9,980,129
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £36,484,734
42 Catford Shopping Centre and Milford Towers 1,080 £23,772,834
43 Wickes and Halfords 918 £21,098,481
44 Laurence House and Civic Centre 300 £23,581,883
45 Engate Street 299 £4,665,600
46 Lewisham Shopping Centre 1,186 £104,218,725
47 PLACE Ladywell 274 £15,215,607
48 Ravensbourne Retail Park 1,029 £37,355,372
49 Lower Creekside LSIS 352 £6,336,000
50 Bell Green Gas Holders 277 £4,435,200
51 Bell Green Retail Park 2,219 £47,870,564
52 Sainsbury's Bell Green 1,818 £75,754,191
53 Stanton Square LSIS 283 £5,529,600
54 Worsley Bridge LSIS 245 £7,257,600
55 Homebase/Argos, Bromley Road 255 £14,503,902
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LB LEWISHAM LOCAL PLAN VIABILITY Sales values: £6,500 per sgm 0% Rented 100% Intermediate
LAR London Living Rent
Residual land values (Em)
Site No Site name No of units BLV (£ m) 0% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

1 Very small residential (house) 1 £144,000

2|Small residential developments (houses, backland, infi 5 £240,000

3/ Small residential developments (flats, backland, infill e 5) £240,000

4 Small residential developments (houses, backland, infi 11 £480,000

5/Small residential developments (flats - backland, infill € 11 £480,000

6| Small residential developments 25 £720,000

7 Residential development 50 £1,200,000

8 Small scale mixed use, local centres 5 £96,000

9 Small scale mixed use, local centres 5 £96,000
10 Small mixed use 25 £720,000
11 Small mixed use 30 £960,000
12 Mixed use 70 £1,440,000
13 Mixed use 150 £3,360,000
14 Mixed use incl community facility 118 £2,688,000
15 Mixed use incl health facility 60 £1,920,000
16 Mixed use incl leisure facility 150 £3,360,000
17 Mixed use 88 £2,016,000
18 Large mixed use (employment led) 300 £3,840,000
19 Estate regeneration (small infill - houses) 10 £960,000
20 Estate regeneration (small infill - flats) 10 £960,000
21 Estate regeneration (large) 200 £19,200,000
22 Student housing - £1,440,000
23 Hotels 67 £960,000
24 Commercial - £2,880,000
25 Storage - £960,000
26 Residential care home (7 units) 7 £144,000
27 Carpet Right 242 £1,344,000
28 Lewisham Retail Park 536 £22,216,708
29 Convoys Wharf 3,514 £113,280,000
30 Timber Yard, Oxestalls Road 1,582 £22,080,000
31 New Bermondsey, Surrey Canal Triangle 3,500 £50,688,000
32 Lewisham Gateway 649 £62,716,658
33 Heathside and Lethbridge 443 £0
34 Creekside Village East, Thanet Wharf 393 £3,696,000
35 Conington Road Tescos Island Site 365 £1,440,000
36 Land at Conington Road and Lewisham Road (Tesco) 585 £6,817,028
37 Leegate Shopping Centre 393 £8,450,175
38 Hatcham Works 1,020 £40,788,551
39 Goodwood Road and New Cross Road 260 £6,930,645
40 New Cross Gate NDC scheme, Besson Street 324 £0
41 Plassy Island 636 £25,336,621
42 Catford Shopping Centre and Milford Towers 1,080 £19,810,695
43 Wickes and Halfords 918 £17,582,068
44 Laurence House and Civic Centre 300 £19,651,569
45 Engate Street 299 £3,888,000
46 Lewisham Shopping Centre 1,186 £72,374,114
47 |PLACE Ladywell 274 £10,566,393
48 Ravensbourne Retail Park 1,029 £31,129,477
49 Lower Creekside LSIS 352 £5,280,000
50 Bell Green Gas Holders 277 £3,696,000
51 Bell Green Retail Park 2,219 £39,892,137
52 Sainsbury's Bell Green 1,818 £63,128,492
53 Stanton Square LSIS 283 £4,608,000
54 Worsley Bridge LSIS 245 £6,048,000
55 Homebase/Argos, Bromley Road 255 £12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infil
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infil
5 Small residential developments (flats - backland, infill e
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £6,750 per sgm 0% Rented 100% Intermediate

LAR London Living Rent
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infil
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infil
5 Small residential developments (flats - backland, infill
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £7,000 per sgm 0% Rented 100% Intermediate

LAR London Living Rent
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infil
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infil
5 Small residential developments (flats - backland, infill
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £7,250 per sgm 0% Rented 100% Intermediate

LAR London Living Rent
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infil
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infil
5 Small residential developments (flats - backland, infill
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £7,500 per sgm 0% Rented 100% Intermediate

LAR London Living Rent
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infil
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infil
5 Small residential developments (flats - backland, infill
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £7,750 per sgm 0% Rented 100% Intermediate

LAR London Living Rent
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infil
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infil
5 Small residential developments (flats - backland, infill
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £8,000 per sgm 0% Rented 100% Intermediate

LAR London Living Rent
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




LB LEWISHAM LOCAL PLAN VIABILITY

Site No  Site name

1 Very small residential (house)
2 Small residential developments (houses, backland, infil
3 Small residential developments (flats, backland, infill et
4 Small residential developments (houses, backland, infil
5 Small residential developments (flats - backland, infill
6 Small residential developments
7 Residential development
8 Small scale mixed use, local centres
9 Small scale mixed use, local centres

10 Small mixed use

11 Small mixed use

12 Mixed use

13 Mixed use

14 Mixed use incl community facility

15 Mixed use incl health facility

16 Mixed use incl leisure facility

17 Mixed use

18 Large mixed use (employment led)

19 Estate regeneration (small infill - houses)

20 Estate regeneration (small infill - flats)

21 Estate regeneration (large)

22 Student housing

23 Hotels

24 Commercial

25 Storage

26 Residential care home (7 units)

27 Carpet Right

28 Lewisham Retail Park

29 Convoys Wharf

30 Timber Yard, Oxestalls Road

31 New Bermondsey, Surrey Canal Triangle

32 Lewisham Gateway

33 Heathside and Lethbridge

34 Creekside Village East, Thanet Wharf

35 Conington Road Tescos Island Site

36 Land at Conington Road and Lewisham Road (Tesco)

37 Leegate Shopping Centre

38 Hatcham Works

39 Goodwood Road and New Cross Road

40 New Cross Gate NDC scheme, Besson Street

41 Plassy Island

42 Catford Shopping Centre and Milford Towers

43 Wickes and Halfords

44 Laurence House and Civic Centre

45 Engate Street

46 Lewisham Shopping Centre

47 PLACE Ladywell

48 Ravensbourne Retail Park

49 Lower Creekside LSIS

50 Bell Green Gas Holders

51 Bell Green Retail Park

52 Sainsbury's Bell Green

53 Stanton Square LSIS

54 Worsley Bridge LSIS

55 Homebase/Argos, Bromley Road

No of units

11
11
25
50

25
30
70
150
118
60
150
88
300
10
10
200

67

242
536
3,514
1,582
3,500
649
443
393
365
585
393
1,020
260
324
636
1,080
918
300
299
1,186
274
1,029
352
277
2,219
1,818
283
245
255

Sales values: £8,250 per sgm 0% Rented 100% Intermediate

LAR London Living Rent
Residual land values (Em)

BLV (£ m) 0% AH 5% AH 10% AH 15% AH 20% AH 25% AH 30% AH 35% AH 40% AH 45% AH 50% AH

£144,000
£240,000
£240,000
£480,000
£480,000
£720,000
£1,200,000
£96,000
£96,000
£720,000
£960,000
£1,440,000
£3,360,000
£2,688,000
£1,920,000
£3,360,000
£2,016,000
£3,840,000
£960,000
£960,000
£19,200,000
£1,440,000
£960,000
£2,880,000
£960,000
£144,000
£1,344,000
£22,216,708
£113,280,000
£22,080,000
£50,688,000
£62,716,658
£0
£3,696,000
£1,440,000
£6,817,028
£8,450,175
£40,788,551
£6,930,645
£0
£25,336,621
£19,810,695
£17,582,068
£19,651,569
£3,888,000
£72,374,114
£10,566,393
£31,129,477
£5,280,000
£3,696,000
£39,892,137
£63,128,492
£4,608,000
£6,048,000
£12,086,585




. 5 BNP PARIBAS
o REAL ESTATE

Appendix 7 - Sample appraisal

68



Site details sheet [Page]
1of1

LOCAL PLAN AND CIL VIABILITY MODEL Thisis i i all sheets
Local Authority sl 7 DONOTCHANGE SITE USING THIS CELL - USE M3 IN "RES ULTS" PAGE
ea(s)
Author 025
Date
Reference
'Sales values H

| Affor i | 50% £3,946,824 50 4,188 2,004 84 2.3%
 of which social rented | 70%
| of which intermediate | 30%
‘Sustainability
w onves oatbasocoss) | 706 [
I commercial | 2%
Green roofs I |
[ 'O checkbox
'Site area I 0.25 |
| Scheme above AH threshold | y |

3559

Totals I - B 4188 = = [ 3559 - =
Private NIAs I 1,780 - - 1,780
PRS units - - - -
| Affordable NIAs I 1,780 - - 1,780

PRS units to be sold at 85% of MV

Base costs Per sqm
Houses 1545 1545 1545 1545
Houses externals 15% 232 232 232
Flats 1,749 1,749 1,749 1,749
Flats externals 10% 175 175 175
|Costs + externals 8,056,331 - - 8,056,331

Sales 0.00% 0.00% 0.00%

Build [ 0.00% 0.00% 0.00%




Costs, s106, CIL, Timings, Other costs, Inflation 25/11/2019

LOCAL PLAN AND CIL VIABILITY MODEL

Local Authority
Area(s)
Author
Date
Reference

BUILD COSTS

Sales
Build Build Sales period
start period period start

NB externals included in base costs in 'sites page'

S106 payments  CIL Charges (incl Mayoral CIL) Fees

£172 I

[Highways/S278 | £50,000|(Total for scheme)
|[Employment & training | £0|
OTHER COSTS Cat 2 accessibility: Applies to all dwellings Nos of units:

Houses £521\ _
Flats £924

Cat 3 accessibility Applies to 10% of affordable dwellings
Houses £22,694 [ -]
Flats £7,906]




COMMERCIAL INPUTS

Value

Rent per sq m

Yield

Rent free/void period (years)
Net floor area (sq m)

Purchaser's costs

Disposal Costs
Letting Agent's fee (% of rent)

Agent's fees (on capital value)

Legal fees (% of capital value)

Costs
Demolition costs

Demolition area (sq m)
Building costs

Net to gross floor area
External works

CIL (incl Mayoral)
Crossrail S106

S106 (per net sq m)

Cashflow timing
Build start

Build period

Investment sale (quarters from start on site)

Retail A1-A5
£325.00

5.00%
1.0

5.80%

10.00%
1.00%
0.75%

£50 psm

£1878 psm
85.00%
10.00%
£150

£0

£35 psm

Quarters

Note: demolition of existing floorspace is loaded as a single amount on Retail A1-A5

Site 7
Retail S'Market B1 office

£250.00 £325.00
5.00% 6.00%
0.50 1.00
5.80% 5.80%
10.00% 10.00%
1.00% 1.00%
0.75% 0.75%
£50 psm £50 psm
£1878 psm £2486 psm
85.00% 85.00%
10.00% 10.00%
£150 £60
£0 £0
£35 psm £35 psm

B2 industrial

£180.00
6.00%
1.00

5.80%

10.00%
1.00%
0.75%

£50 psm

£1157 psm
85.00%
10.00%
£60

£0

£35 psm

B8 storage

£180.00
6.00%
1.00

5.80%

10.00%
1.00%
0.75%

£50 psm

£1061 psm
85.00%
10.00%
£60

£0

£35 psm

C1 Hotel

£425.00
5.00%
1.00

5.80%

10.00%
1.00%
0.75%

£50 psm

£2922 psm
85.00%
10.00%
£150

£0

£35 psm

C2 resi institutio D1

£390.45
6.00%
1.00

5.80%

10.00%
1.00%
0.75%

£50 psm

£2313 psm
85.00%
10.00%
£172

£0

£35 psm

£250.00
7.00%
1.00

5.80%

10.00%
1.00%
0.75%

£50 psm

£1580 psm
85.00%
10.00%
£60

£0

£35 psm

£250.00
7.00%
1.00

5.80%

10.00%
1.00%
0.75%

£50 psm

£1580 psm
85.00%
10.00%
£60

£0

£35 psm



Cash Flow 25112019
Tof1 Lewisham Local Plan appraisal model 171119.xdsm

LOCAL PLAN AND CIL VIABILITY MODEL

Local sunorsy [LONDONBOROUGH OF LEWISHAM
eats)
Proxy umber |1
e 25 November 2019
Reference 0z

DEVELOPMENT PERIOD CASHELOW

e hectage T
Gevacreage I

a1 vz a3 vt s ave aur ous avs o s quiz uis uis ous uis oyt quis uis o quzt quzz
I Project VearT Vear T VearT Vear T Vearz Vearz Vearz Vear? Vears Vears Years Vears Yeard Veard Veard Veard Years Vears Vears Vears Vears Vears
revenue per v Totals —t [ 2 T s [ a4 [ 1 [ 2 [ 5 T[4 [ 1 [ 2 [ 35 [ a4 [ 1 [ 2 [ 35 [ a4 [ 1 [ 2 [ 3 [ 4 [ 1 [ 2 ]
Fevenie
O iseeaz a670605.408 Tapeaz o o o o o o 06708605 3670605 | 3670605 o o o o o o o [ o o o
irvesiment value of ground renis o[E Ecekea [ I —c [ 0 [ [ [ [ [ el I ) N el 355 o [ o [ o o o o o o o
[GOV before cost of sale St To - T o T o T o O] _a7oaem] 375305 arsow] 375505 [ T o 0 o T o 0 o o o
[Costs of Sale
T 3009 047 o o o o o o o S TP VP Tizete| 1261 o [ o o o [ o o [ [ [
T 0.50%) 75,079 0 o 0 o 0 0 0 To.770 36.770 To.770 1,770 0 0 o 0 o 0 o 0 o 0 [
|:sun o | 0 0 0 o T o (o S 5 S 3 S 5 S 3 o 0 o 0 o 0 o 0 o o [
e . 5
e B -
e B -
e B B
e B B
e B B
e B 5
e B 5
e .
[Tom commercal valoe S Tor
T o T [ T o o 7 7Y 72 Y 73 o 0 o 0 o 0 o 0 o o o
|Revenue per Qtr £ -
e 473501 79250 o[£ arssor O 7eeseo| 7mozs0|  79seo| 7m0zl 789250 o o o o o o o o o o o o o o o
£ .
ol - L N 0 N 270X Y| S ) o 0 o 0 o 0 o 0 o o o
[Standard Goss
Jcostper e
5652500 1,442,083 5652500 O Tawp0e3| Tas2083| Taioes Tamz0e | Laa0e 7 T o T T T o T o T T T o 7 T
[GF nfrastnuciure costs :
ALAS = -
Relal S Varkel = -
= -
62 ndusiral = -4
= -4
= -
[C2 rest msiiuton = -4
= -4
= -4
[Contingens T2 72108 72 72104 EERT 72104 EEAT
ST - (o A 5 N A R N R N S 1 T T T T T T T T T T T T T T T
[Giier Gos
Professional fees T c 08512 53 I 5 N 53 O Y I 5 3 B ) o T o T o T T T o T T T T T o
[
EEES 53 ¥ N 53 ¥ N 53 O T T T T T T T T T T T T T T T
[T
Resi I 3 X £ 0300 20300 o T o T o T o T o T o T o T o T 0 [ 0 o o
Te 120,300 £ 120300 o e 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Te 120,300 £ 120300 0 0| Ta0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
T 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
l:sm o E— N N v T T T T T T T T T T T T T T T T T T T
Res Seolon 106 Costs qE 500 £ 5000 0] o o T o T o T o T o [ o T o T 0 [ o o 0
Accessibilty siandards £ 85.730 £ 85,730 0 85,730 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
reen roofs D500 4375000 [ 262500 pERE) 32,750 pERE) PERE pERE) PERED 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Employment & Traiing levy 3 = 3
Fighways/S278 3 50000 3 50,000
| TR — T 5570 R Y R [ERES R [ERES o T o T o T o T o T o T o o o
ETRCE— T [ Tomw | Tesm | wATE|  wm|  ars|w| PERES T T T T T T T T T T T T T T T
[fTosrrer TTO500 | T0hs | 700586 | 1709356 | 1700556 1700556 | 170956 T T T T T T T T T T T T T T T
I 3
Developers prof on GOV % of GOV prvate 5007 T omew T o T o T o [ o T [ IR o T o T o T 0 [ o o o
% of GOV commercial 15.00%) 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
% of GOV afforgable o) £ 754130 0 0 0 0 0 0 0 0 0 [ ZNE) 0 0 0 0 0 0 0 0 0 0 0
REsual Sum before Trest T Sw007 70300 | L0006 | LI o[ om0 (N o R 8 2 N T T T T T T T T T T T
|
[Cumuaive residual bafance for ierest caleulaion | 70300 L2516 | Zasiate| aw6®| aa0sar| Gaerer| euain| 2mign|  THowm| 4serel|  asmues o T T T T T T T T T o
[mierest 5 n:'o% E—s 7310 e i) e G230 SR ) gy T T T o T o T o T o T o T o
|:mm St for quater afer erest. | E—E SR N IR A ) I W N o IR e 8 A N T T T T T T T T T T T
£ 423790
Land value
[Residual Tand value 1 T 2738790
Sie acquisiton costs T T a0 —EE
IV (Residual Sum avalble o offe or Development Oppor _wniy) | T Gowen
|
L 1

Quarterly Interest 1.50% 28.47%
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	1 Summary 
	1.1 
	1.1 
	This report tests the ability of developments in Lewisham to accommodate emerging policies in the Draft Lewisham Local Plan alongside prevailing rates of Community Infrastructure Levy (‘CIL’) in the Council’s adopted Charging Schedule (subject to indexation).   

	1.2 
	1.2 
	The study takes account of the impact of the Council’s planning requirements, in line with the requirements of the National Planning Policy Framework (‘NPPF’); the National Planning Practice Guidance (‘PPG’) and the Local Housing Delivery Group guidance ‘Viability Testing Local Plans: Advice for planning practitioners’. 

	Methodology 
	1.3 
	1.3 
	The study methodology compares the residual land values of a range of development typologies reflecting the types of developments expected to come forward in the borough over the life of the new Local Plan.  The appraisals compare the residual land values generated by those developments (with varying levels of affordable housing and other emerging policy requirements) to a benchmark land value to reflect the existing value of land prior to redevelopment.  If a development incorporating the Council’s emergin
	1


	1.4 
	1.4 
	The study utilises the residual land value method of calculating the value of each development.  This method is used by developers when determining how much to bid for land and involves calculating the value of the completed scheme and deducting development costs (construction, fees, finance, sustainability requirements and CIL) and developer’s profit.  The residual amount is the sum left after these costs have been deducted from the value of the development, and guides a developer in determining an appropr

	1.5 
	1.5 
	The housing and commercial property markets are inherently cyclical and the Council is testing the viability of potential development sites at a time when the market has experienced a period of sustained growth.  Forecasts for future house price growth point to continuing growth in mainstream London housing markets, although there is a degree of short term uncertainty following the referendum on the UK’s membership of the European Union. We have allowed for this medium term growth over the plan period by ru

	1.6 
	1.6 
	This sensitivity analysis is indicative only, but is intended to assist the Council in understanding the viability of potential development sites on a high level basis, both in today’s terms but also in the future. 

	Key findings   
	1.7 
	1.7 
	The key findings of the study are as follows: 

	■ 
	■ 
	Affordable housing: We have appraised residential schemes with a range of affordable housing from 0% to 50% in line with adopted Core Strategy Policy 1.  The tenure mix of the affordable housing also has a bearing on viability and we have tested both London Affordable Rent and Affordable Rent for the 70% rented element, and Shared Ownership and London Living Rent for the 30% intermediate element.  There are significant variations in the percentages of affordable 

	This guidance notes that when considering site-specific viability “Site Value should equate to the market value subject to the following assumption: that the value has regard to development plan policies and all other material planning considerations and disregards that which is contrary to the development plan”. Providing therefore that Site Value does not fall below a site’s existing use value, there should be no reason why policy requirements cannot be achieved.  
	1 

	3 

	PageRoot
	Figure
	housing that can be provided, depending on private sales values and scheme composition.  The results do not point to any particular level of affordable housing that most schemes can viably deliver and we therefore recommend that the current target of 50% be retained, but applied on a ‘maximum reasonable proportion’ basis taking site-specific circumstances into account.  Setting a lower proportion of affordable housing is likely to result in a lower overall number of affordable units being delivered, as site
	■ 
	■ 
	Build for rent schemes: we have tested the London Plan requirement in H13C for build to rent schemes to provide 35% affordable housing in the form of London Living Rent.  In general, the appraisals indicate that the viability of build to rent schemes is challenging.  Although Build to Rent schemes are generally less viable than Build for Sale scheme, there is no uniform percentage at which most schemes can be regarded as viable.  We therefore recommend that the 50% affordable housing target is applied to th

	■ 
	■ 
	Student housing:  we have tested the viability of purpose build student housing incorporating London Plan policy H17A4 which requires 35% of units to be provided at affordable rent levels (defined as no more than 55% of the maximum maintenance loan of a student studying in London).  Although this requirement reduces residual land values of the schemes tested, they remain above relevant benchmark land values used in the study and will not prevent schemes from coming forward. 

	■ 
	■ 
	Affordable housing on sites providing 9 or fewer units: our appraisals indicate that the is no significant difference in the viability of schemes providing 9 of fewer units than those of 10 units or more. However, providing affordable housing on small sites gives rise to practical difficulties and consequently, most councils operating a small sites affordable policy seek payments in lieu.  We have provided an overview of the two main approaches to seeking payments in lieu which are broadly financially neutr

	■ 
	■ 
	Affordable workspace: we have tested emerging requirements on schemes which provide new or replacement B1 floorspace at 10% and 20% of floorspace with the discounts of 20%, 30%, 40% and 50% of market rent.  The results of our analysis indicate that a requirement for 20% of floorspace discounted by up to 50% of market does not have a significant bearing on the viability of the schemes tested.  However, the precise impact on individual schemes will depend on scheme-specific composition, including the extent o

	■ 
	■ 
	Delivering new employment floorspace with cross-subsidy from residential: the Council is seeking to deliver new employment floorspace to enhance economic growth in the borough.  However, this is unlikely to be viable on a purely commercial basis without cross-subsidy from other uses.  We have tested the impact of cross-subsidy of new employment floorspace development and this can make such developments viable.  However, where residential is being used to cross-subsidise employment floorspace, the level of a

	■ 
	■ 
	Cumulative impact of policies: In addition to the specific policies above, our appraisals have regard to the cumulative impact of other plan policies which may have cost implications.  In this regard, our appraisals therefore comply with the requirement in national guidance for a comprehensive assessment of all relevant plan policies in the viability assessment.   

	■ 
	■ 
	Impact of the emerging CIL rates on affordable housing delivery: The Council's adopted CIL rates (£100 per square metre in residential zone 1; £70 per square metre in residential zone 2; Nil on B use classes; and £90 per square metre on all other uses) have been in place since 1 April 2015 and there has been no demonstrable adverse impact on the supply of housing land or 

	4 

	PageRoot
	Figure
	upon the viability of developments coming forward across the Borough.  Since the evidence base for the adopted CIL was prepared in 2012, there have been increases to sales values and build costs.  In 2018, we provided a separate report considering contemporary viability conditions in the borough to test whether higher rates could be adopted.  Increased rates were contained in a Preliminary Draft Charging Schedule which the Council consulted on between 26 July 2018 and 6 September 2018.  The proposed rates a
	5 
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	2 Introduction 
	2.1 
	2.1 
	The Council has commissioned this study to consider the ability of developments to accommodate emerging Draft Local Plan policies alongside prevailing rates of Community Infrastructure Levy (‘CIL’) in the adopted Charging Schedule, subject to indexation.  We understand that the Council may review its CIL charging schedule in parallel with the review of its Local Plan and the London Plan. The aim of the study is to assess at high level the viability of development typologies representing the types of sites t

	2.2 
	2.2 
	In terms of methodology, we adopted standard residual valuation approaches to test the viability of development typologies and actual development sites, with particular reference to the impact on viability of the Council’s emerging planning policies alongside adopted rates of CIL.  However, due to the extent and range of financial variables involved in residual valuations, they can only ever serve as a guide.  Individual site characteristics (which are unique), mean that the conclusions must always be tempe

	2.3 
	2.3 
	In light of the above we would highlight that the purpose of this viability study is to assist the Council in understanding changes to the capacity of schemes to absorb emerging policy requirements. The study will form part of the Council’s evidence base for its emerging Local Plan. The Study therefore provides an evidence base to show that the requirements set out within the NPPF, CIL regulations and PPG are satisfied.  

	2.4 
	2.4 
	As an area wide study this assessment makes overall judgements as to viability of development within the London Borough of Lewisham and does not account of individual site circumstances which can only be established when work on detailed planning applications is undertaken.  The assessment should not be relied upon for individual site applications.  However, an element of judgement has been applied within this study with regard to the individual characteristics of the sites tested. The schemes tested on the

	2.5 
	2.5 
	This position is recognised within Section 2 of the Local Housing Delivery Group guidance, which identifies the purpose and role of viability assessments within plan-making. This identifies that: “The role of the test is not to give a precise answer as to the viability of every development likely to take place during the plan period. No assessment could realistically provide this level of detail. Some site-specific tests are still likely to be required at the development management stage. Rather, it is to p
	2


	Economic and housing market context 
	2.6 
	2.6 
	The housing and commercial property markets are inherently cyclical.  The downwards adjustment in house prices in 2008/9 was followed by a prolonged period of real house price growth.  By 2010 improved consumer confidence fed through into more positive interest from potential house purchasers.  However, this brief resurgence abated with figures falling and then fluctuating in 2011 and 2012. The improvement in the housing market towards the end of 2012 continued through into 2013 at which point the growth in

	Although this document was published prior to the draft NPPF and NPPG, it remains relevant for testing local plans.  The approaches to testing advocated by the LHDG guidance are consistent with those in the draft PPG.  The same cannot be said of some of the approaches advocated in the RICS guidance (particularly its approach to site value benchmark) but these have always been inconsistent with the LHDG guidance and the approach now advocated in the draft PPG.   In any event, the focus of the RICS guidance i
	2 
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	transaction levels slowed as some home movers and investors withdrew from the market. 
	2.7 
	2.7 
	The referendum held on 23 June 2016 on the UK’s membership of the EU resulted in a small majority in favour of exit. The immediate aftermath of the result of the vote was a fall in the Pound Sterling to a 31-year low and stocks overselling due to the earnings of the FTSE being largely in US Dollars.  As the Pound dropped significantly this supported the stock market, which has since recouped all of the losses seen and is near the all-time highs.  We are now in a period of uncertainty in relation to many fac

	2.8 
	2.8 
	Initial expectations were that the better than expected GDP figures would deter the Bank of England Monetary Policy Committee from going ahead with any further or planned interest rate cuts.  The Economy slowed slightly from the Q2 figure of 0.7% and the pattern was a slightly unbalanced one with services being the only sector continuing to grow, achieving a rate of 0.8%. The Chancellor, Phillip Hammond, noted at the time that "the fundamentals of the UK economy are strong and today's data show that the eco

	2.9 
	2.9 
	It was further expected that manufacturing would be bolstered by the fall in the value of the pound; however, this failed to materialise.  Despite this, the ONS Head of GDP Darren Morgan observed that “the economy grew slightly more in the last three months of 2016 than previously thought, mainly due to a stronger performance from manufacturing”. 

	2.10 
	2.10 
	The Office of Budgetary Responsibility’s ‘Economic and fiscal outlook’ report (March 2019) indicates that UK GDP slowed to an annualised rate of 1.2% over the first two quarters of 2019, caused largely by the impact of the fall in sterling feeding through into consumer facing services.  In addition, the construction sector saw output fall in the second and third quarters of the year.  Growth is forecast to remain at relatively low levels of 1.4% in 2020 and 1.6% in 2021, 2022 and 2023.   

	2.11 
	2.11 
	The October 2019 Halifax House Price Index Report identifies that overall prices in the three months to October were 0.2% higher than in the preceding three months.  The annual rate of growth was 0.9%, reflecting recent trends of weakening growth.  Russell Galley, Halifax Managing Director observed that “a number of underlying factors such as mortgage affordability and wage growth continue to support prices, however there is evidence of consumers erring on the side of caution…. We remain unchanged from our 

	2.12 
	2.12 
	This view is shared by the Nationwide Building Society, whose October 2019 release notes a 0.2% price increase during the previous month and an annual change of 0.4%. Robert Garner, Nationwide’s Chief Economist, comments that “annual house price growth remained below 1% for the 11 month in a row in October at 0.4%”. 
	th


	Local Housing Market Context 
	2.13 
	2.13 
	House prices in the London Borough of Lewisham have followed recent national trends, with values falling in 2008 to 2009 and recovering over the intervening years, as shown in Figure 2.13.1.  Sales volumes fell below historic levels between 2009 and 2012, but have since recovered (see Figure 2.13.2). By February 2018, sales values had increased by 109% in comparison to the lowest point in the cycle in April 2009, or 61% higher than the previous peak in October 2007.  
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	Figure 2.13.1: Average sales value in Lewisham 
	Figure 2.13.1: Average sales value in Lewisham 
	Figure
	Figure
	Source: Land Registry 
	Figure 2.15.2: Sales volumes in Lewisham (sales per month) 
	Figure
	Source: Land Registry 
	2.14 
	2.14 
	The future trajectory of house prices is currently uncertain, although Savills’ Housing Market Update September 2019 prediction is that is that values are expected to increase over the next five years. Medium term predictions are that properties in mainstream London markets will grow over the period between 2019 and 2023.  Savills predict that values in mainstream London markets (i.e. non-prime) will fall by 2% in 2019, remain unchanged in 2020 but will increase by 2.5% in 2021, 1.5% in 2022 and 2.5% in 202

	2.15 
	2.15 
	In common with other Boroughs in London, there are variations in sales values between different parts of Lewisham, as shown in Figure 2.15.1. Highest sales values are achieved in the north of the borough and Blackheath, while values in the south-east are marginally lower. 
	3


	Some of the price points in Figure 2.15.1 are for schemes in neighbouring boroughs close to the border with Lewisham 
	3 
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	2.15.1:
	2.15.1:
	2.15.1:
	 Sales values in Lewisham (approx. £s per square foot) 

	Figure
	£765 £680 £745 £720 £600 £660 £640 £640 £700 £680 £695 £675 £700 
	Sources: Map – Google; Values – Land Registry; Molior London    
	Private rented sector market context 
	2.16 
	2.16 
	The proportion of households privately renting is forecast to increase from under 10% in 1991 to circa 25% by 2021, largely as a result of affordability issues for households who would have preferred to owner occupy. Over the same period, the proportion of households owner occupying is forecast to fall from 69% to under 60%.  These trends are set to continue in the context of a significant disparity between average household incomes and the amounts required to purchase a residential property in the capital.
	4


	2.17 
	2.17 
	Perceived softening of the housing for sale market has prompted developers to seek bulk sales to PRS operators, with significant flows of investment capital into the sector.  Investment yields have 

	Knight Frank PRS Update August 2017  
	4 
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	remained stable in the zones 2 to 4 London market at 3% to 4%.  PRS housing as an asset class is still emerging and valuation portfolios and development opportunities is difficult in the context of lack of data. As the market matures, more information will become available, facilitating more sophisticated approaches to valuing and appraising PRS developments.   
	2.18 
	2.18 
	The PRS market is still immature and as a consequence there is little data available on management costs and returns that would assist potential entrants into the market.  However, viability assessments of schemes brought forward to date confirm that profit margins are lower than build for sale on the basis that a developer will sell all the PRS units in a single transaction to an investor/operator.  The income stream is therefore akin to a commercial investment where a 15% profit on GDV is typically sought

	2.19 
	2.19 
	A reduced profit margin helps to compensate (to some degree) for the discount to market value that investors will seek.  PRS units typically transact at discounts of circa 20% of market value on the basis of build to sell.  However, forward funding arrangements will help to reduce finance costs during the build period which offsets the reduction in market value to some degree.  

	2.20 
	2.20 
	On larger developments, PRS can help to diversify the scheme so that the Developer is less reliant on build to sell units.  Building a range of tenures will enable developers to continue to develop schemes through the economic cycle, with varying proportions of units being provided for sale and rent, depending on levels of demand from individual purchasers.  However, demand for build for rent product will also be affected by the health of the economy generally, with starting and future rent levels more acut

	National Policy Context 
	The National Planning Policy Framework  
	2.21 
	2.21 
	In February 2019, the government published a revised NPPF and revised PPG, with subsequent updates to the PPG in May and September 2019. 

	2.22 
	2.22 
	Paragraph 34 of the NPPF states that “Plans should set out the contributions expected from development. This should include setting out the levels and types of affordable housing provision required, along with other infrastructure (such as that needed for education, health, transport, flood and water management, green and digital infrastructure). Such policies should not undermine the deliverability of the plan”. 

	2.23 
	2.23 
	Paragraph 57 of the NPPF suggests that “Where up-to-date policies have set out the contributions expected from development, planning applications that comply with them should be assumed to be viable. It is up to the applicant to demonstrate whether particular circumstances justify the need for a viability assessment at the application stage. The weight to be given to a viability assessment is a matter for the decision maker, having regard to all the circumstances in the case, including whether the plan and 

	2.24 
	2.24 
	In London and other major cities, the fine grain pattern of types of development and varying existing use values make it impossible to realistically test a sufficient number of typologies to reflect every conceivable scheme that might come forward over the plan period.  Core Strategy policy 1 requires 50% affordable housing (70% London Affordable Rent and 30% intermediate London Living Rent or shared ownership), but is applied ‘subject to viability’ having regards to site-specific circumstances.  This enabl

	2.25 
	2.25 
	Prior to the publication of the updated NPPF, the meaning of a “competitive return” has been the subject of considerable debate over the past year.  For the purposes of testing the viability of a Local 

	10 

	PageRoot
	Figure
	Plan, the Local Housing Delivery Group concluded that the current use value of a site (or a credible alternative use value) plus an appropriate uplift, represents a competitive return to a landowner.  Some members of the RICS considered that a competitive return is determined by market value, although there was no consensus around this view.  The revised NPPF removes the requirement for “competitive returns” and is silent on how landowner returns should be assessed.  The revised PPG indicates that viability
	5
	6
	7

	CIL Policy Context 
	2.26 
	2.26 
	As of April 2015 (or the adoption of a CIL Charging Schedule by a charging authority, whichever was the sooner), the S106/planning obligations system’ i.e. the use of ‘pooled’ S106 obligations, was limited to a maximum of five S106 agreements.  However, changes in the CIL regulations in September 2019 have removed the pooling restrictions, giving charging authorities a degree of flexibility in how they use Section 106 and CIL.  The adoption of a CIL charging schedule is discretionary for a charging authorit

	2.27 
	2.27 
	It is worth noting that some site specific S106 obligations remain available for negotiation, however these are restricted to site specific mitigation that meet the three tests set out at Regulation 122 of the CIL Regulations (as amended) and at paragraph 56 of the NPPF, and to the provision of affordable housing.   

	2.28 
	2.28 
	The CIL regulations state that in setting a charge, local authorities must strike “an appropriate balance” between revenue maximisation on the one hand and the potentially adverse impact upon the viability of development on the other.  The regulations also state that local authorities should take account of other sources of available funding for infrastructure when setting CIL rates. This report deals with viability only and does not consider other sources of funding (this is considered elsewhere within the

	2.29 
	2.29 
	From September 2019, the previous two stage consultation has been amended to require a single consultation with stakeholders.  Following consultation, a charging schedule must be submitted for independent examination. 

	2.30 
	2.30 
	The payment of CIL becomes mandatory on all new buildings and extensions to buildings with a gross internal floorspace over 100 square metres once a charging schedule has been adopted.  The CIL regulations allow a number of reliefs and exemptions from CIL.  Firstly, affordable housing and buildings with other charitable uses (if a material interest in the land is owned by the charity and the development is to be used wholly or mainly for its charitable purpose) are subject to relief. Secondly, local authori

	Viability Testing Local Plans: Advice for planning practitioners, June 2012 RICS Guidance Note: Financial Viability in Planning, August 2012  And also following the publication of Planning Policy Statement 3 which required that LPAs set affordable housing policies on the basis of both proven need and viability.  The need for viability testing was established following the quashing in 2008 of Blyth Valley’s Core Strategy, which based its 30% affordable housing target on need alone, with no evidence on the vi
	5 
	6 
	7
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	claimant with the agreement of the local authority to assess whether paying the full CIL charge would have an unacceptable impact on the development’s economic viability. 
	2.31 
	2.31 
	The exemption would be available for 12 months, after which time viability of the scheme concerned would need to be reviewed if the scheme has not commenced.  To be eligible for exemption, regulation 55 states that the Applicant must enter into a Section 106 agreement; and that the Authority must be satisfied that granting relief would not constitute state aid.  It should be noted however that CIL cannot simply be negotiated away or the local authority decide not to charge CIL.   

	2.32 
	2.32 
	CIL Regulation 40 includes a vacancy period test for calculating CIL liability so that vacant floorspace can be offset in certain circumstances. That is where a building that contains a part which has not been in lawful use for a continuous period of at least six months within the last three years, ending on the day planning permission first permits the chargeable development, the floorspace may not be offset.   

	2.33 
	2.33 
	The CIL regulations enable local authorities to set differential rates (including zero rates) for different zones within which development would take place and also for different types of development.  The CIL Guidance set out in the NPPG (paragraph 022 Reference ID: 25-02220190901) clarifies that CIL Regulation 13 permits charging authorities to “apply differential rates in a flexible way [including] in relation to geographical zones within the charging authority’s boundary; types of development; and/or sc
	-


	2.34 
	2.34 
	The 2010 CIL regulations set out clear timescales for payment of CIL, which are varied according to the size of the payment, which by implication is linked to the size of the scheme.  The 2011 amendments to the regulations allowed charging authorities to set their own timescales for the payment of CIL under regulation 69B if they choose to do so. This is an important issue that the Council will need to consider, as the timing of payment of CIL can have an impact on an Applicant’s cashflow (the earlier the p

	2.35 
	2.35 
	The Government published the findings of the independent CIL review alongside the Housing White Paper in February 2017.  The White Paper identified at paragraph 2.28 that the Government “continue to support the existing principle that developers are required to mitigate the impacts of development in their area, in order to make it acceptable to the local community and pay for the cumulative impacts of development on the infrastructure of their area.” The White Paper summarised the main finding of the CIL re

	2.36 
	2.36 
	As a result, the Government committed to “examine the options for reforming the system of developer contributions including ensuring direct benefit for communities, and will respond to the independent review and make an announcement at Autumn Budget 2017.” Revised regulations came into effect on 1 September 2019 which introduced the following changes: 

	■ 
	■ 
	Consultation requirements to be amended to remove the current two stage consultation process and replace this with a single consultation.   

	■ 
	■ 
	Removal of the pooling restrictions contained within Regulation 123.  

	■ 
	■ 
	Charging authorities will no longer be required to publish a Regulation 123 list.  
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	■ 
	■ 
	Changes to calculations of chargeable amounts in different cases, including where granting of amended scheme under Section 73 leads to an increased or decreased CIL liability. 

	■ 
	■ 
	Removal of provisions which resulted in reliefs being lost if a commencement notice was not served before a developer starts a development.  A surcharge will apply in future but the relief will not be lost. 

	■ 
	■ 
	Introduction of ‘carry-over’ provisions for a development which is amended by a Section 73 permission, providing the amount of relief does not change. 

	■ 
	■ 
	Charging authorities are to be required to publish an annual infrastructure funding statement, setting out how much CIL has been collected and what it was spent on.  Similar provisions to be introduced for Section 106 funds.      

	■ 
	■ 
	Charging authorities to publish annual CIL rate summaries showing the rates after indexation. 

	Mayoral CIL 
	2.37 
	2.37 
	The Borough is located within Mayoral CIL Zone 2, which attracts a rate of £60 per square metre before indexation. Future receipts from the Mayoral CIL will be used to contribute towards strategic transport infrastructure, including Crossrail 2 (a north-east to south-west line) to relieve pressure on existing transport networks.  
	8


	Borough CIL 
	2.38 
	2.38 
	The Council approved its CIL Charging Schedule on 25 February 2015 and it came into effect on 1 April 2015.  Table 2.4.1 below summarises the prevailing rates of CIL.  For C3 residential developments in the north of the borough (New Cross Gate, Deptford and Lewisham), the adopted rate is £100 per square metre.  In all other parts of the borough, the rate for residential developments in £70 per square metre.  Developments within B use classes are nil rated, while all other uses not specified attract a charge

	Table 2.38.1: CIL rates per net additional square metre in the Charging Schedule   
	Development  type Zone Adopted rate 
	Residential C3 use class 
	Residential C3 use class 
	Residential C3 use class 
	Zone 19 
	 £100 

	TR
	TD
	Zone 210 
	£70 

	B use classes 
	B use classes 
	Whole borough 
	£0 

	All other uses  
	All other uses  
	Whole Borough 
	£80 


	Local Policy context  
	2.39 
	2.39 
	There are numerous policy requirements that are now embedded in base build costs for schemes in London addressing London Plan requirements, which are mirrored in borough Local Plans (i.e. secure by design, lifetime homes, landscaping, amenity space, internal space standards, car parking, waste storage, tree preservation and protection etc).  Therefore, it is unnecessary to establish the cost of all these pre-existing policy requirements.    

	2.40 
	2.40 
	In order to assess the ability of schemes to absorb emerging plan policies, it is also necessary to factor in the pre-existing requirements in the adopted policies as well as the adopted CIL rates.  The affordable housing policy is tested at various percentages, as it has a significant bearing on the 

	The impact of indexation is discussed in section 6. Post code sectors SE3, SE8, SE10 and SE16 Post code sectors BR1, BR3, SE4, SE9, SE12, SE13, SE14, SE15, SE23 and SE26 
	8 
	9 
	10 
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	viability of developments, even though it has been in place for a considerable period.  
	2.41 
	2.41 
	Lewisham adopted its Core Strategy in May 2011 and its Development Management Local Plan document in November 2014.  We set out a summary of the policies identified as having cost implications for developments below: 

	■ 
	■ 
	Core Strategy Policy 1 requires 50% affordable housing from all sources with a tenure mix of 70% London Affordable Rent and 30% intermediate (London Living Rent or shared ownership). 42% of affordable housing units are to be provided as 3 bed units. 

	■ 
	■ 
	Policy 4 requires that in mixed use locations, 20% of floorspace is provided as B use class floorspace. 

	■ 
	■ 
	Policy 7 reflects the requirements of London Housing SPG standard 35 which requires zero carbon homes. 

	■ 
	■ 
	Policy 8 sets out a requirement for new homes to meet Code for Sustainable Homes, but this standard has now been removed.  For commercial floorspace, Policy 8 requires that commercial floorspace meets BREEAM excellent standard. 

	■ 
	■ 
	Policy 12 will require that some sites provide open space and children’s playspace which would be secured through planning obligations. 

	■ 
	■ 
	Policy 21 identifies the basis for seeking planning obligations.  These requirements will be subject to pooling restrictions in most cases. 

	■ 
	■ 
	DM policy 8 requires that student housing provides an affordable housing component in line with the Mayor of London’s requirement on affordability for students (this equates to a rent of circa £155 per week).  

	2.42 
	2.42 
	To inform its emerging Local Plan, the Council has instructed us to test the following emerging plan policies: 

	■ 
	■ 
	Adopted Core Strategy Policy 1 Policy H2 sets a strategic target of 50% affordable housing across all sites, but recognises that provision may vary in accordance with site-specific circumstances, including viability.  In order to inform potential approaches to affordable housing in the new Local Plan, the Council has instructed us to test a range of scenarios with differing levels and tenure mixes of affordable housing, including social rent; London Affordable Rent; shared ownership and London Living Rent. 

	■ 
	■ 
	As part of the requirement above, to test whether the viability of sites below 10 units is similar to the viability of larger sites and consider whether such sites could absorb an affordable housing contribution, either on site of through a financial contribution.    

	■ 
	■ 
	For build to rent schemes, we have tested the impact of draft London Plan policy H13 (C) which requires 35% affordable housing, comprising at least 30% of units as London Living Rent with the balance at a range of discounts below market rent and policy H13 (D) which requires the maximum reasonable level of affordable housing on PRS schemes having regard to site-specific viability. 

	■ 
	■ 
	For purpose built student housing, we have tested the impact of London Plan policy H17 (A) 4 which requires 35% of units to be provided at affordable rent levels (defined by reference to maximum maintenance loans available to students).  

	■ 
	■ 
	For specialist housing for older people (C3 use class), we have tested the impact of London Plan policy H15 B (1) which applies the affordable housing policy approach for general needs housing to this sector. 
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	■ 
	■ 
	Accessibility standards set out in Policy D5 of the draft London Plan (at least 10% of dwellings to meet Building Regulations Part M(3) ‘wheelchair accessible dwellings’ and all other dwellings to meet Part M4(2) requirements). 

	■ 
	■ 
	Low carbon requirements in draft London Plan policy SI2 (C) for developments to achieve a 35% reduction on carbon emissions beyond Building Regulations requirements. 

	■ 
	■ 
	Co-location of residential and industrial uses to cross-subsidise new replacement employment floorspace on employment sites. 

	■ 
	■ 
	Affordable workspace on schemes which provide new or replacement employment floorspace.  These requirements have been tested at 10% of floorspace with the following discounts: 20% discount for 15 years; 50% discount for 15 years; and 50% discount for 125 years. 

	■ 
	■ 
	The impact of MCIL2, which increased from £35 per square metre (before indexation) to £60 per square metre on 1 April 2019. 

	■ 
	■ 
	The potential impact of the rates of CIL in the Council’s Preliminary Draft Charging Schedule on the delivery of affordable housing in the borough. 

	Development context  
	2.43 
	2.43 
	Lewisham is an Inner-London borough located in south-east London.  The borough is bordered by the River Thames and Tower Hamlets to the north, the Royal Borough of Greenwich to the east; the London Borough of Southwark to the west; and the London Borough of Bromley to the south.  The borough has numerous transport routes, including mainline trains from central London (London Bridge, Cannon Street and Charing Cross) providing north-south services to the west of the borough (serving New Cross Gate, Brockley, 

	2.44 
	2.44 
	Transport for London (‘TfL’) recently consulted on a potential extension to the Bakerloo Line, which currently starts at Harrow and Wealdstone Station and terminates at Elephant and Castle.  TfL’s current preferred option is for the line to be extended to Lewisham with stations at Old Kent Road, New Cross Gate and Lewisham.  If the decision is made to proceed with the extension, construction could commence in 2023 with services running by around 2028/29.  There are clearly precedents for extensions in growt

	2.45 
	2.45 
	The London Plan designates Lewisham, Deptford Creekside, Catford and New Cross as opportunity areas with potential for significant housing provision and new employment.  In addition, the borough accommodates two Housing Zones, one at Catford (2,372 new homes over 33 hectares) and New Bermondsey (2,372 new homes over 12 hectares).   

	2.46 
	2.46 
	Developments in Lewisham range from small in-fill sites to major regeneration schemes.  The bulk of development (in terms of volume of units) is expected to come forward on sites in Town Centres and highly accessible locations such as New Cross, Deptford, Lewisham and Catford.   

	2.47 
	2.47 
	The Borough has significant opportunities for development through the recycling of previously developed sites, including vacant and under-utilised buildings, commercial buildings, car parks and surplus public sector land. 
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	3 Methodology and appraisal approach  
	3.1 
	3.1 
	Our methodology follows standard development appraisal conventions, using locally-based sites and assumptions that reflect local market and planning policy circumstances.  The study is therefore specific to Lewisham and tests the Council’s emerging planning policy requirements alongside adopted CIL rates and alternative rates in the Council’s PDCS.   

	Approach to testing development viability  
	3.2 
	3.2 
	Appraisal models can be summarised via the following diagram.  The total scheme value is calculated, as represented by the left hand bar.  This includes the sales receipts from the private housing (the hatched portion) and the payment from a Registered Provider (‘RP’) (the chequered portion) for the completed affordable housing units.  For a commercial scheme, scheme value equates to the capital value of the rental income after allowing for rent free periods and purchaser’s costs.  The model then deducts th

	Figure
	3.3 
	3.3 
	The Residual Land Value is normally a key variable in determining whether a scheme will proceed.  If a proposal generates sufficient positive land value (in excess of existing use value, discussed later), it will be implemented. If not, the proposal will not go ahead, unless there are alternative funding sources to bridge the ‘gap’.   

	3.4 
	3.4 
	Issues with establishing key appraisal variables are summarised as follows: 

	■ 
	■ 
	Development costs are subject to national and local monitoring and can be reasonably accurately assessed in ‘normal’ circumstances. In Boroughs like Lewisham, many sites will be 
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	previously developed. These sites can sometimes encounter ‘exceptional’ costs such as decontamination.  Such costs can be very difficult to anticipate before detailed site surveys are undertaken; 
	■ 
	■ 
	Assumptions about development phasing, phasing of Section 106 contributions and infrastructure required to facilitate each phase of the development will affect residual values. Where the delivery of a planning obligation is deferred, the lower the real cost to the applicant (and the greater the scope for increased affordable housing and other planning obligations). This is because the interest cost is reduced if the costs are incurred later in the development cashflow; and 

	■ 
	■ 
	While Developer’s Profit has to be assumed in any appraisal, its level is closely correlated with risk. The greater the risk, the higher the profit level required by lenders. While profit levels were typically up to around 15% of completed development value at the peak of the market in 2007, banks currently require schemes to show a higher profit to reflect the current risk. Typically, developers and banks are targeting around 17-20% profit on value of the private housing element. 

	3.5 
	3.5 
	Ultimately, the landowner will make a decision on implementing a project on the basis of return and the potential for market change, and whether alternative developments might yield a higher value. The landowner’s ‘bottom line’ will be achieving a residual land value that sufficiently exceeds ‘existing use value’ or another appropriate benchmark to make development worthwhile.  The margin above existing use value may be considerably different on individual sites, where there might be particular reasons why 
	11


	3.6 
	3.6 
	Clearly, however, landowners have expectations of the value of their land which often exceed the value of the current use. Ultimately, if landowners’ reasonable expectations are not met, they will not voluntarily sell their land and (unless a Local Authority is prepared to use its compulsory purchase powers) some may simply hold on to their sites, in the hope that policy may change at some future point with reduced requirements.  However, the communities in which development takes place also have reasonable

	Viability benchmark  
	3.7 In February 2019, the government published a revised NPPF, which indicates at paragraph 34 that “Plans should set out the contributions expected from development. This should include setting out the levels and types of affordable housing provision required, along with other infrastructure (such as that needed for education, health, transport, flood and water management, green and digital infrastructure). Such policies should not undermine the deliverability of the plan”.  The revised PPG indicates that 
	3.8 
	3.8 
	The Mayor’s Affordable Housing and Viability SPG focuses on decision making in development management, rather than plan making, but indicates that benchmark land values should be based on existing use value plus a premium which should be “fully justified based on the income generating capacity of the existing use with reference to comparable evidence on rents, which excludes hope value associated with development on the site or alternative uses”. 

	3.9 
	3.9 
	The Local Housing Delivery Group published guidance in June 2012 which provides guidance on testing viability of Local Plan policies.  The guidance notes that “consideration of an appropriate Threshold Land Value [or viability benchmark] needs to take account of the fact that future plan 
	12


	For the purposes of this report, existing use value is defined as the value of the site in its existing use, assuming that it remains in that use.  We are not referring to the RICS Valuation Standards definition of ‘Existing Use Value’. Viability Testing Local Plans: Advice for planning practitioners, Local Housing Delivery Group, Chaired by Sir John Harman, June 2012 
	11 
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	policy requirements will have an impact on land values and landowner expectations.  Therefore, using a market value approach as the starting point carries the risk of building-in assumptions of current policy costs rather than helping to inform the potential for future policy”. 
	3.10 
	3.10 
	In light of the weaknesses in the market value approach, the Local Housing Delivery Group guidance recommends that benchmark land value “is based on a premium over current use values” with the “precise figure that should be used as an appropriate premium above current use value [being] determined locally”. The guidance considers that this approach “is in line with reference in the NPPF to take account of a “competitive return” to a willing land owner”. 

	3.11 
	3.11 
	The examination on the Mayor of London’s first CIL charging schedule considered the issue of an appropriate land value benchmark.  The Mayor had adopted existing use value, while certain objectors suggested that ‘Market Value’ was a more appropriate benchmark.  The Examiner concluded that:   

	“The market value approach…. while offering certainty on the price paid for a development site, suffers from being based on prices agreed in an historic policy context.” (paragraph 8) and that “I don’t believe that the EUV approach can be accurately described as fundamentally flawed or that this examination should be adjourned to allow work based on the market approach to be done” (paragraph 9).   
	3.12 
	3.12 
	In his concluding remark, the Examiner points out that     

	“the price paid for development land may be reduced [so that CIL may be accommodated]. As with profit levels there may be cries that this is unrealistic, but a reduction in development land value is an inherent part of the CIL concept. It may be argued that such a reduction may be all very well in the medium to long term but it is impossible in the short term because of the price already paid/agreed for development land. The difficulty with that argument is that if accepted the prospect of raising funds for
	3.13 
	3.13 
	It is important to stress, therefore, that there is no single threshold land value at which land will come forward for development.  The decision to bring land forward will depend on the type of owner and, in particular, whether the owner occupies the site or holds it as an asset; the strength of demand for the site’s current use in comparison to others; how offers received compare to the owner’s perception of the value of the site, which in turn is influenced by prices achieved by other sites.  Given the l

	3.14 
	3.14 
	Respondents to consultations on planning policy documents in other authorities in London have made various references to the RICS Guidance on ‘Viability in Planning’ and have suggested that councils should run their analysis on market values.  This would be an extremely misleading measure against which to test viability, as market values should reflect existing policies already in place, and would consequently tell us nothing as to how future (as yet un-adopted) policies might impact on viability.  It has b

	3.15 
	3.15 
	Relying upon historic transactions is a fundamentally flawed approach, as offers for these sites will have been framed in the context of current planning policy requirements, so an exercise using these transactions as a benchmark would tell the Council nothing about the potential for sites to absorb as yet unadopted policies.  Various Local Plan inspectors and CIL examiners have accepted the key point that Local Plan policies and CIL will ultimately result in a reduction in land values, so benchmarks must c
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	“For a development to be financially viable, any uplift from current use value to residual land value that arises when planning permission is granted should be able to meet the cost of planning obligations while ensuring an appropriate Site Value for the landowner and a market risk adjusted return to the developer in delivering that project (the NPPF refers to this as ‘competitive returns’ respectively). The return to the landowner will be in the form of a land value in excess of current use value”.  
	3.16 
	3.16 
	The Guidance goes on to state that “it would be inappropriate to assume an uplift based on set percentages … given the diversity of individual development sites”. 

	3.17 
	3.17 
	Commentators also make reference to ‘market testing’ of benchmark land values.  This is another variant of the benchmarking advocated by respondents outlined at paragraph 3.13.  These respondents advocate using benchmarks that are based on the prices that sites have been bought and sold for. There are significant weaknesses in this approach which none of the respondents who advocate this have addressed. In brief, prices paid for sites are a highly unreliable indicator of their actual value, due to the follo

	■ 
	■ 
	Transactions are often based on bids that ‘take a view’ on squeezing planning policy requirements below target levels. This results in prices paid being too high to allow for policy targets to be met. If these transactions are used to ‘market test’ CIL rates, the outcome would be unreliable and potentially highly misleading. 

	■ 
	■ 
	Historic transactions of housing sites are often based on the receipt of grant funding, which is no longer available in most cases.  

	■ 
	■ 
	There would be a need to determine whether the developer who built out the comparator sites actually achieved a profit at the equivalent level to the profit adopted in the viability testing.  If the developer achieved a sub-optimal level of profit, then any benchmarking using these transactions would produce unreliable and misleading results. 

	■ 
	■ 
	Developers often build assumptions of growth in sales values into their appraisals, which provides a higher gross development value than would actually be achieved today.  Given that our appraisals are based on current values, using prices paid would result in an inconsistent comparison (i.e. current values against the developer’s assumed future values).  Using these transactions would produce unreliable and misleading results.     

	3.18 
	3.18 
	These issues are evident from a recent BNP Paribas Real Estate review of evidence submitted in viability assessments where the differences between the value ascribed to developments by applicants and the amounts the sites were purchased for by the same parties.  The prices paid exceeded the value of the consented schemes by between 52% and 1,300%, as shown in Figure 

	3.18.1. 
	3.18.1. 
	This chart compares the residual value of four central London development proposals to the sites’ existing use values and the price which the developers paid to acquire the sites (all the data is on a per unit basis).  

	Figure 3.18.1: Comparison of residual values to existing use value and price paid for site 
	Figure
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	3.19 
	3.19 
	For the reasons set out above, the approach of using current use values is a more reliable indicator of viability than using market values or prices paid for sites, as advocated by certain observers.  Our assessment follows this approach, as set out in Section 4. 

	3.20 
	3.20 
	The NPPG indicates that planning authorities should adopt benchmark land values based on existing use values.  It then goes on to suggest that the premium above existing use value can be informed by land transactions.  This would in effect simply level benchmark land values up to market value, with all the issues associated with this (as outlined above).  The NPPG does temper this approach by indicating that “the landowner premium should be tested and balanced against emerging policies” and that “the premiu
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	4 Appraisal assumptions 
	4.1 
	4.1 
	We have appraised 55 development typologies on sites across the borough to represent the types of sites that the Council expects to come forward over the life of the new Local Plan.  The development typologies are identified in Table 4.1.1 overleaf.  Typologies 1 to 26 are hypothetical or generic typologies, while typologies 27 to 55 reflect actual development sites where developments have been brought forward, or are expected to be brought forward.  Floor areas for commercial uses are gross internal areas 

	Residential sales values  
	4.2 
	4.2 
	Residential values in the area reflect national trends in recent years but do of course vary between different sub-markets, as noted in Section 2.  We have considered comparable evidence of new build schemes in the borough to establish appropriate values for testing purposes.  This exercise indicates that developments in the borough will attract average sales values ranging from circa £6,250 per square metre (£583 per square foot) to £8,250 per square metre (£765 per square foot), as shown in Figure 2.17.1.

	4.3 
	4.3 
	We have also tested the impact of the provision of private units as rented by discounting the market value for these units by 20%, which reflects the discount we have seen on live developments when units are provided as Private Rented Sector stock.  As noted in Section 2, this discount is offset to a degree by a reduction in profit margin of circa 5%, so the net reduction in value is 15%.   

	4.4 
	4.4 
	As noted earlier in the report, Savills predict that sales values will increase over the medium term 

	(i.e.
	(i.e.
	 the next five years). Whilst this predicted growth cannot be guaranteed, we have run a series of sensitivity analyses assuming growth in sales values accompanied by cost inflation as summarised in Table 4.4.1.  While these growth scenarios are based on a number of forecasts, they cannot be guaranteed and the results which these scenarios produce must be viewed as indicative only.   

	Table 4.4.1: Growth scenario  
	Year 1 2 3 4 5 6 2019 2020 2021 2022 2023 2024 and each year thereafter 
	Values 
	Values 
	Values 
	0.0% 
	3.5% 
	4.0% 
	4.0% 
	4.0% 
	4.0% 

	Costs  
	Costs  
	2.0% 
	2.0% 
	2.5% 
	2.5% 
	2.5% 
	2.5% 


	Affordable housing tenure and values 
	4.5 
	4.5 
	Adopted Core Strategy Policy 1 requires schemes capable of providing 10 or more units to provide 50% affordable housing with a tenure mix of 70% rent and 30% intermediate.  There is currently no requirement for schemes providing fewer than 10 units to contribute towards affordable housing.  With increased emphasis in the Draft New London Plan on small sites contributing towards annual housing targets, the Council is considering seeking affordable housing contributions from sites providing fewer than 10 unit

	4.6 
	4.6 
	For the purposes of testing potential levels of affordable housing to inform the new plan policy approach, our appraisals assume that the rented housing is let at rents that do not exceed London Affordable Rents, as shown in Table 4.6.1. These rents are broadly equivalent to social/target rents and are therefore the lowest rents that the Council is considering in terms of its policy options.  
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	Table 4.1.1: Development typologies tested in the study (all areas are square metre gross internal areas)  
	Table 4.1.1: Development typologies tested in the study (all areas are square metre gross internal areas)  
	Figure
	No Description Site area HA Units Ave GIA sqm per unit Residential floorspace A use Super market B1 B2 B8 C1 Hotel C2 D1 D2 Gross floor space No of floors 
	1 
	1 
	1 
	Very small residential (house) 
	0.03 
	1 
	108 
	108 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	108 
	2 

	2 
	2 
	Small residential developments (houses, backland, infill etc) 
	0.05 
	5 
	96 
	478 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	478 
	3 

	3 
	3 
	Small residential developments (flats, backland, infill etc) 
	0.05 
	5 
	82 
	408 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	408 
	3 

	4 
	4 
	Small residential developments (houses, backland, infill etc) 
	0.10 
	11 
	79 
	868 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	868 
	3 

	5 
	5 
	Small residential developments (flats - backland, infill etc) 
	0.10 
	11 
	82 
	903 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	903 
	3 

	6 
	6 
	Small residential developments 
	0.15 
	25 
	83 
	2,063 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	2,063 
	4 

	7 
	7 
	Residential development 
	0.25 
	50 
	84 
	4,188 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	4,188 
	5 

	8 
	8 
	Small scale mixed use, local centres 
	0.02 
	5 
	82 
	408 
	50 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	458 
	3 

	9 
	9 
	Small scale mixed use, local centres 
	0.02 
	5 
	82 
	408 
	0 
	0 
	50 
	0 
	0 
	0 
	0 
	0 
	0 
	458 
	3 

	10 
	10 
	Small mixed use 
	0.15 
	25 
	83 
	2,063 
	200 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	2,263 
	6 

	11 
	11 
	Small mixed use 
	0.20 
	30 
	82 
	2,470 
	0 
	0 
	300 
	0 
	0 
	0 
	0 
	0 
	0 
	2,770 
	6 

	12 
	12 
	Mixed use 
	0.30 
	70 
	82 
	5,755 
	100 
	0 
	700 
	0 
	0 
	0 
	0 
	0 
	0 
	6,555 
	8 

	13 
	13 
	Mixed use 
	0.70 
	150 
	82 
	12,338 
	100 
	0 
	700 
	0 
	0 
	0 
	0 
	200 
	0 
	13,338 
	10 

	14 
	14 
	Mixed use incl community facility 
	0.56 
	118 
	83 
	9,793 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	1,650 
	11,443 
	12 
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	No Description Site area HA Units Ave GIA sqm per unit Residential floorspace A use Super market B1 B2 B8 C1 Hotel C2 D1 D2 Gross floor space No of floors 
	15 
	15 
	15 
	Mixed use incl health facility 
	0.40 
	60 
	82 
	4,940 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	800 
	5,740 
	4 

	16 
	16 
	Mixed use incl leisure facility 
	0.70 
	150 
	83 
	12,413 
	300 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	2,500 
	15,213 
	10 

	17 
	17 
	Mixed use 
	0.42 
	88 
	83 
	7,323 
	600 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	7,923 
	8 

	18 
	18 
	Large mixed use (employment led) 
	0.80 
	300 
	82 
	24,675 
	300 
	0 
	4,500 
	0 
	0 
	0 
	0 
	200 
	0 
	29,675 
	15 

	19 
	19 
	Estate regeneration (small infill -houses) 
	0.20 
	10 
	98 
	975 
	100 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	1,075 
	3 

	20 
	20 
	Estate regeneration (small infill -flats) 
	0.20 
	10 
	82 
	815 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	0 
	815 
	3 

	21 
	21 
	Estate regeneration (large) 
	4.00 
	200 
	82 
	16,450 
	100 
	0 
	0 
	0 
	0 
	0 
	0 
	250 
	0 
	16,800 
	10 

	22 
	22 
	Student housing 
	0.30 
	-
	25 
	-
	150 
	0 
	400 
	0 
	0 
	0 
	3,000 
	0 
	0 
	3,550 
	5 

	23 
	23 
	Hotels 
	0.20 
	67 
	30 
	2,000 
	250 
	0 
	0 
	0 
	0 
	2,000 
	0 
	0 
	0 
	4,250 
	6 

	24 
	24 
	Commercial 
	0.60 
	0 
	0 
	-
	0 
	0 
	500 
	0 
	0 
	0 
	0 
	0 
	0 
	500 
	3 

	25 
	25 
	Storage 
	0.20 
	0 
	0 
	-
	0 
	0 
	1,000 
	0 
	1,500 
	0 
	0 
	0 
	0 
	2,500 
	2 

	26 
	26 
	Residential care home (7 units) 
	0.03 
	7 
	0 
	-
	0 
	0 
	0 
	0 
	0 
	0 
	250 
	0 
	0 
	250 
	3 

	27 
	27 
	Carpet Right 
	0.28 
	242 
	82 
	19,885 
	2,880 
	0 
	960 
	-
	0 
	0 
	0 
	960 
	960 
	25,645 
	30 

	28 
	28 
	Lewisham Retail Park 
	1.14 
	536 
	82 
	44,086 
	2,171 
	0 
	700 
	-
	0 
	0 
	0 
	2,000 
	-
	48,957 
	24 

	29 
	29 
	Convoys Wharf 
	23.60 
	3514 
	82 
	289,027 
	17,755 
	0 
	15,500 
	32,200
	 0 
	27,070 
	0 
	6,500 
	6,500 
	394,552 
	30 

	30 
	30 
	Timber Yard, Oxestalls Road 
	4.60 
	1582 
	82 
	129,980 
	1,870 
	0 
	6,268 
	-
	0 
	0 
	0 
	374 
	374 
	138,866 
	20 

	31 
	31 
	New Bermondsey, Surrey Canal Triangle 
	10.56 
	3500 
	82 
	286,125 
	6,300 
	0 
	15,000 
	-
	0 
	0 
	0 
	15,800 
	10,000 
	333,225 
	30 

	32 
	32 
	Lewisham Gateway 
	5.52 
	649 
	73 
	47,588 
	7,560 
	0 
	880 
	-
	0 
	5,960 
	0 
	3,900 
	880 
	66,768 
	20 
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	No Description Site area HA Units Ave GIA sqm per unit Residential floorspace A use Super market B1 B2 B8 C1 Hotel C2 D1 D2 Gross floor space No of floors 
	33 
	33 
	33 
	Heathside and Lethbridge 
	6.06 
	443 
	51 
	22,380 
	-
	0 
	-
	-
	0 
	0 
	0 
	-
	768 
	23,148 
	17 

	34 
	34 
	Creekside Village East, Thanet Wharf 
	0.77 
	393 
	80 
	31,468 
	752 
	0 
	752 
	-
	0 
	0 
	0 
	-
	7,983 
	40,955 
	16 

	35 
	35 
	Conington Road Tesco’s Island Site 
	0.30 
	365 
	76 
	27,878 
	3,024 
	0 
	1,512 
	-
	0 
	0 
	0 
	-
	-
	32,414 
	25 

	36 
	36 
	Land at Conington Road and Lewisham Road (Tesco) 
	0.6 
	585 
	82 
	48,116 
	4,820 
	0 
	2,410 
	-
	0 
	0 
	0 
	-
	-
	55,346 
	15 

	37 
	37 
	Leegate Shopping Centre 
	1.68 
	393 
	82 
	32,253 
	5,305 
	0 
	805 
	-
	0 
	0 
	0 
	1,122 
	321 
	39,806 
	11 

	38 
	38 
	Hatcham Works 
	3.59 
	1,020 
	82 
	83,895 
	13,382 
	0 
	4,061 
	-
	0 
	0 
	0 
	-
	400 
	101,738 
	20 

	39 
	39 
	Goodwood Road and New Cross Road 
	0.61 
	260 
	82 
	21,385 
	200 
	0 
	-
	-
	0 
	0 
	0 
	-
	-
	21,585 
	12 

	40 
	40 
	New Cross Gate NDC scheme, Besson Street 
	1.01 
	324 
	82 
	26,649 
	572 
	0 
	-
	-
	0 
	0 
	0 
	-
	934 
	28,155 
	8 

	41 
	41 
	Plassy Island 
	2.23 
	636 
	82 
	52,311 
	9,308 
	0 
	3,103 
	-
	0 
	0 
	0 
	-
	-
	64,722 
	12 

	42 
	42 
	Catford Shopping Centre and Milford Towers 
	3.41 
	1080 
	82 
	88,830 
	11,175 
	0 
	4,725 
	-
	0 
	0 
	0 
	2,000 
	1,000 
	107,730 
	20 

	43 
	43 
	Wickes and Halfords 
	2.06 
	918 
	82 
	75,506 
	4,160 
	0 
	4,780 
	2,000 
	0 
	0 
	0 
	-
	500 
	86,946 
	20 

	44 
	44 
	Laurence House and Civic Centre 
	1.91 
	300 
	82 
	24,675 
	5,017 
	0 
	12,033 
	-
	0 
	0 
	0 
	-
	1,000 
	42,725 
	15 

	45 
	45 
	Engate Street 
	0.81 
	299 
	82 
	24,593 
	2,615 
	0 
	2,615 
	-
	0 
	0 
	0 
	-
	-
	29,823 
	10 

	46 
	46 
	Lewisham Shopping Centre 
	6.37 
	1186 
	82 
	97,549 
	59,402 
	0 
	16,601 
	-
	0 
	0 
	0 
	5,000 
	2,000 
	180,552 
	20 

	47 
	47 
	PLACE Ladywell 
	0.93 
	274 
	82 
	22,537 
	2,151 
	0 
	1,225 
	-
	0 
	0 
	0 
	-
	300 
	26,213 
	10 
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	No Description Site area HA Units Ave GIA sqm per unit Residential floorspace A use Super market B1 B2 B8 C1 Hotel C2 D1 D2 Gross floor space No of floors 
	48 
	48 
	48 
	Ravensbourne Retail Park 
	2.46 
	1029 
	82 
	84,635 
	7,974 
	0 
	4,237 
	-
	0 
	0 
	0 
	500 
	-
	97,346 
	6 

	49 
	49 
	Lower Creekside LSIS 
	1.1 
	352 
	82 
	28,952 
	-
	0 
	12,370 
	-
	0 
	0 
	0 
	-
	-
	41,322 
	6 

	50 
	50 
	Bell Green Gas Holders 
	0.77 
	277 
	82 
	22,783 
	2,426 
	0 
	2,426 
	-
	0 
	0 
	0 
	-
	-
	27,635 
	10 

	51 
	51 
	Bell Green Retail Park 
	7.35 
	2219 
	82 
	182,513 
	14,270 
	0 
	9,135 
	-
	0 
	0 
	0 
	3,000 
	1,000 
	209,918 
	10 

	52 
	52 
	Sainsbury's Bell Green 
	5.4 
	1818 
	82 
	149,531 
	19,861 
	0 
	7,954 
	-
	0 
	0 
	0 
	3,000 
	1,000 
	181,346 
	10 

	53 
	53 
	Stanton Square LSIS 
	0.96 
	283 
	82 
	23,277 
	-
	0 
	9,771 
	-
	0 
	0 
	0 
	-
	-
	33,048 
	6 

	54 
	54 
	Worsley Bridge LSIS 
	1.26 
	245 
	82 
	20,151 
	-
	0 
	8,455 
	-
	0 
	0 
	0 
	-
	-
	28,606 
	6 

	55 
	55 
	Homebase/Argos, Bromley Road 
	1.7 
	255 
	82 
	20,974 
	2,234 
	0 
	2,234 
	-
	0 
	0 
	0 
	-
	-
	25,442 
	6 
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	Table 4.6.1: Affordable housing rents (per week) 
	Rent type 1 bed 2 bed 3 bed 4 bed 
	London Affordable Rent (2019/20) 
	London Affordable Rent (2019/20) 
	London Affordable Rent (2019/20) 
	£155.13 
	£164.24
	 £173.37
	 £182.49 

	Affordable Rent (not exceeding LHA)13  
	Affordable Rent (not exceeding LHA)13  
	£170.83 
	£210.17 
	£257.16 
	£322.15 

	London Living Rent (intermediate tenure)14 
	London Living Rent (intermediate tenure)14 
	£164.36 
	£182.62
	 £200.88
	 £219.14 


	4.7 
	4.7 
	RPs are permitted to increase rents by CPI plus 1% per annum which we have reflected in our assessment.     

	4.8 
	4.8 
	The key issue for development viability is the capital value that each tenure will generate in terms of receipt from the acquiring RPs, as this will be one of the inputs that constitutes the Gross Development Value of a development.  Table 4.8.1 summarises the capital values that each tenure would generate, using a mix of 25% one beds, 25% two beds, 42% three beds and 8% four beds for rented units and 50% one beds and 50% two beds for London Living Rent and Shared Ownership. 

	Table 4.8.1: Capital values of affordable housing (per square foot Net Internal Area) 
	Tenure 1 bed 2 bed 3 bed 4 bed Blended value 
	London Affordable Rent 
	London Affordable Rent 
	London Affordable Rent 
	£277
	 £207
	 £177 
	£161
	 £189 

	Affordable Rent (not exceeding LHA) 
	Affordable Rent (not exceeding LHA) 
	£287 
	£253 
	£257 
	£289 
	£251 

	London Living Rent  
	London Living Rent  
	£273 
	£211 
	-
	-
	£225 

	Shared ownership15 
	Shared ownership15 
	£423 
	£390 
	-
	-
	£383 


	4.9 
	4.9 
	The CLG/HCA ‘Shared Ownership and Affordable Homes Programme 2016-2021: Prospectus’ document clearly states that Registered Providers will not receive grant funding for any affordable housing provided through planning obligations on developer-led developments. Consequently, all our appraisals which we rely upon for testing potential CIL rates assume nil grant.  Clearly if grant funding does become available over the plan period, it should facilitate an increase in the provision of affordable housing when de

	Rents and yields for commercial development 
	4.10 
	4.10 
	Our assumptions on rents and yields for the retail, office and industrial floorspace are summarised in Table 4.10.1. These assumptions are informed by lettings of similar floorspace in the area over the past year. Our appraisals assume a 12-month rent-free period for both retail and office floorspace.     

	Table 4.10.1: Commercial rents (£s per square metre) and yields 
	Commercial floorspace Rent per square metre Investment yield Rent free period (months) 
	Retail 
	Retail 
	Retail 
	North: £325 Mid-borough-: £325 South: £325 
	5.00% 5.00% 5.00% 
	12 12 12 

	Office 
	Office 
	North: £375 Mid-borough-: £375 South: £375 
	6.00% 6.00% 6.00% 
	12 12 12 


	Based on Outer South East London Broad Rental Market Area LHAs 
	13 

	Based on GLA benchmark rents for Downham Ward, which is at the lower end of the range in Lewisham 
	14 

	One beds targeted at households with gross incomes not exceeding £53,000 per annum and two beds not exceeding 
	15 

	£70,000 per annum.  
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	Commercial floorspace Rent per square metre Investment yield Rent free period (months) 
	Industrial and warehousing 
	Industrial and warehousing 
	Industrial and warehousing 
	North: £160 Mid-borough-: £160 South: £160 
	6.00% 6.00% 6.00% 
	12 12 12 

	Hotel 
	Hotel 
	North: £425 Mid-borough-: £425 South: £425 
	5.00% 5.00% 5.00% 
	12 12 12 


	Build costs 
	4.11 
	4.11 
	We have sourced build costs from the RICS Building Cost Information Service (BCIS), which is based on tenders for actual schemes (see Appendix 2).  Base costs (adjusted for local circumstances by reference to BICS multiplier) are as follows: 

	Table 4.11.1: BCIS build costs 
	Type of development BCIS cost Base cost External works Total (before policy costs) 
	Houses  
	Houses  
	Houses  
	810.13 Estate housing terraced 2-storey 
	£1,545  
	15% 
	£1,777 

	Flats – fewer than 6 storeys  
	Flats – fewer than 6 storeys  
	816 Flats -3-5 storeys 
	£1,749 
	10% 
	£1,924 

	Flats – 6-25 storeys  
	Flats – 6-25 storeys  
	816 Flats – 6 or more storeys 
	£2,342
	 10% 
	£2,576 

	Flats – 26+ storeys 
	Flats – 26+ storeys 
	816 Flats – 6 or more storeys plus 15% 
	£2,693 
	10% 
	£2,962 

	Retail 
	Retail 
	345 Shops  
	£1,841 
	10% 
	£2,025 

	Offices 
	Offices 
	320 Offices air conditioned generally 
	£2,284 
	10% 
	£2,512 

	B2 industrial 
	B2 industrial 
	282 Factories generally 
	£1,134
	 10% 
	£1,247 

	B8 storage and warehousing  
	B8 storage and warehousing  
	284 Warehouses/ stores 
	£1,040 
	10% 
	£1,144 

	Hotels 
	Hotels 
	852 Hotels  
	£2,865 
	10% 
	£3,152 

	D1 / D2 floorspace 
	D1 / D2 floorspace 
	532 Community centres brick construction 
	£1,549 
	10% 
	£1,704 

	Student housing  
	Student housing  
	856.2 Students’ residences 
	£2,268
	 10% 
	£2,495 

	Older person’s housing  
	Older person’s housing  
	816 Flats – 3-5 storeys 
	£1,749 
	10% 
	£1,924 


	4.12 
	4.12 
	As noted in Table 4.11.1, the base costs above are increased by 15% for houses, 10% for flats and 10% for commercial to account for external works (including car parking spaces).  Residential costs are also increased by 6% for the costs of meeting the energy requirements now embedded into Part L of the Building Regulations.    

	Zero carbon and BREEAM  
	4.13
	4.13
	 The ‘Greater London Authority Housing Standards Review: Viability Assessment’ estimates that the cost of achieving zero carbon standards is 1.4% of base build costs.  We have applied this uplift in costs to the base build costs outlined above. 

	4.14 
	4.14 
	For commercial developments, we have increased base build costs by 2% to allow for the extra-over 
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	costs of achieving BREEAM ‘excellent’ standard. This is assumed to also address the ‘excellent;’ standard in relation to water efficiency, for which no clear data is available. 
	16

	Accessibility standards 
	4.15 
	4.15 
	Our appraisals assume that all units are constructed to meet wheelchair accessibility standards (Category 2) apply to all dwellings at an average cost of £521 per house and £924 per unit for flats.  In addition, we have assumed that Category 3 standard applies to 10% of dwellings at a cost of £22,694 per house and £7,908 per flat. These costs address both parts A and B of the requirements (i.e. that the communal areas are designed and fitted out to allow wheelchair access and also that the dwellings themsel
	17


	Professional fees 
	4.16 
	4.16 
	In addition to base build costs, schemes will incur professional fees, covering design and valuation, highways consultants and so on. Our appraisals incorporate a 10% allowance, which is at the middle to higher end of the range for most schemes. 

	Development finance 
	4.17 
	4.17 
	Our appraisals assume that development finance can be secured at a rate of 6%, inclusive of arrangement and exit fees, reflective of current funding conditions.     

	Marketing costs 
	4.18 
	4.18 
	Our appraisals incorporate an allowance of 3% for marketing costs, which includes show homes and agents’ fees, plus 0.5% for sales legal fees.       

	Mayoral CIL 
	4.19 
	4.19 
	Mayoral CIL 2 is payable on most developments that receive planning consent from 1 April 2019.   Lewisham falls within Band 2, where a CIL of £60 per square metre is levied.  The Mayoral CIL takes precedence over Borough requirements, including affordable housing.  Our appraisals take into account Mayoral CIL. 

	Lewisham CIL   
	4.20 
	4.20 
	As previously noted, the Council approved its CIL Charging Schedule on 25 February 2015 and it came into effect on 1 April 2015.  Table 4.20.1 below summarises the prevailing rates of CIL and the rates after indexation. For residential developments, the borough is divided into two zones; for developments in the north of the borough (New Cross Gate, Deptford and Lewisham), the adopted rate is £100 per square metre; in all other parts of the borough, the rate for residential developments in £70 per square met
	18


	4.21 
	4.21 
	In July 2018, the Council issued a Preliminary Draft Charging Schedule proposing revised CIL rates, which are also shown in Table 4.20.1.     

	Based on ‘Delivering Sustainable Buildings: savings and payback’, BREEAM and Sweett Group Research 2014, which identified an increase of between 0.87% to 1.71% of build costs Based on DCLH ‘Housing Standards Review: Cost Impacts’ September 2014 
	16 
	17 

	As per the CIL regulations, indexation applies to rates from the point of introduction to the current date by reference to the BCIS All-In Tender Price Index.  April 2015: 283; February 2018: 318.  Change is 12.37%.  The indexed rates are used in the appraisals. 
	18 
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	Table 4.20.1: CIL rates per net additional square metre in the Charging Schedule 
	Development  type  Zone Adopted rate Indexed rate  July 2018 PDCS rate 
	Residential C3 use class 
	Residential C3 use class 
	Residential C3 use class 
	Zone 119 
	£100 
	£112 
	£200 

	Zone 220 
	Zone 220 
	£70 
	£79 
	£125 

	B uses 
	B uses 
	Whole borough 
	£0 
	£0 
	£0 

	Retail, Hotels, Student Housing 
	Retail, Hotels, Student Housing 
	Whole Borough 
	£80 
	£90 
	£160 


	4.22 
	4.22 
	The amended CIL Regulations specify that if any part of an existing building is in lawful use for 6 months within the 36 months prior to the time at which planning permission first permits development, all of the existing floorspace will be deducted when determining the amount of chargeable floorspace. This is likely to be the case for many development sites in Lewisham but not all existing floorspace will qualify.  Therefore, for the purposes of our appraisals, we have assumed that there is no deduction fo

	Section 106 costs 
	4.23 
	4.23 
	To account for residual Section 106 requirements, we have included an allowance of up to £20 per square metre for non-residential development and up to £1,500 per unit for residential development.  The actual amounts will of course be subject to site-specific negotiations when schemes are brought forward through the development management process.    

	4.24 
	4.24 
	In addition to the allowances above, our appraisals include an allowance for Section 278 works of £1,000 per residential unit and £15 per square metre for commercial developments.    

	Student housing – affordable student housing provision 
	4.25 
	4.25 
	The new draft London Plan policy H17A4 requires that student housing makes provision for affordable student accommodation, which we have applied using the £155 per week benchmark rent.  In our appraisals, the percentage of affordable student accommodation is applied at the same rate as other residential schemes (i.e. 50% or 35%). 

	Workspace and affordable workspace 
	4.26 
	4.26 
	The Council is interested in delivering new employment floorspace in designated industrial locations and town centres.  We have tested new development of employment floorspace on a standalone basis, but also with an element of residential floorspace to provide cross-subsidy.  

	4.27 
	4.27 
	The Council also is seeking to secure affordable workspace in commercial developments.  We have tested provision of 10% and 20% affordable workspace at discounts of 20% to market rent and 50% of market rent. 

	Development and sales periods 
	4.28 
	4.28 
	Development and sales periods vary between type of scheme.  However, our sales periods are based on an assumption of a sales rate of 6 units per month, with an element of off-plan sales reflected in the timing of receipts.  This is reflective of current market conditions, whereas in improved markets, a sales rate of up to 8 units per month might be expected.  We also note that many schemes in London have sold entirely off-plan, in some cases well in advance of completion of construction.  Clearly markets ar

	Post code sectors SE3, SE8, SE10 and SE16 Post code sectors BR1, BR3, SE4, SE9, SE12, SE13, SE14, SE15, SE23 and SE26 
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	that units are sold over varying periods after completion, which is a conservative approach that ensures that the proposed CIL rates are viable for most developments.  The price points achieved by schemes in Lewisham are in the lower end of the London-wide range, which is still achieving good rates of sale.   
	Developer’s profit 
	4.29 
	4.29 
	Developer’s profit is closely correlated with the perceived risk of residential development.  The greater the risk, the greater the required profit level, which helps to mitigate against the risk, but also to ensure that the potential rewards are sufficiently attractive for a bank and other equity providers to fund a scheme.  In 2007, profit levels were at around 13-15% of GDV.  However, following the impact of the credit crunch and the collapse in interbank lending and the various government bailouts of th

	4.30 
	4.30 
	The views of the banks which fund development are more important; if the banks decline an application by a developer to borrow to fund a development, it is very unlikely to proceed, as developers rarely carry sufficient cash to fund it themselves.  Consequently, future movements in profit levels will largely be determined by the attitudes of the banks towards development proposals.   

	4.31 
	4.31 
	The near collapse of the global banking system in the final quarter of 2008 is resulting in a much tighter regulatory system, with UK banks having to take a much more cautious approach to all lending.  In this context, and against the backdrop of the current sovereign debt crisis in the Eurozone, the banks were for a time reluctant to allow profit levels to decrease.  However, perceived risk in the in the UK housing market is receding, albeit there is a degree of caution in prime central London markets as a

	4.32 
	4.32 
	Our assumed return on the affordable housing GDV is 6%.  A lower return on the affordable housing is appropriate as there is very limited sales risk on these units for the developer; there is often a presale of the units to an RP prior to commencement.  Any risk associated with take up of intermediate housing is borne by the acquiring RP, not by the developer.   
	-


	Exceptional costs 
	4.33 
	4.33 
	Exceptional costs can be an issue for development viability on previously developed land.  These costs relate to works that are ‘atypical’, such as remediation of sites in former industrial use and that are over and above standard build costs.  However, in the absence of details site investigations, it is not possible to provide a reliable estimate of what exceptional costs might be.  Our analysis therefore excludes exceptional costs, as to apply a blanket allowance would generate misleading results.  An ‘a

	Benchmark land value 
	4.34 
	4.34 
	Benchmark land value, based on the existing use value of sites is a key consideration in the assessment of development economics for testing planning policies and tariffs. Clearly, there is a point where the Residual Land Value (what the landowner receives from a developer) that results from a scheme may be less than the land’s existing use value.  Existing use values can vary significantly, depending on the demand for the type of building relative to other areas.  Similarly, subject to planning permission,
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	4.35 
	4.35 
	We have arrived at a broad judgement on the likely range of benchmark land values. On previously developed sites, the calculations assume that the landowner has made a judgement that the current use does not yield an optimum use of the site; for example, it has fewer storeys than neighbouring buildings; or there is a general lack of demand for the type of space, resulting in low rentals, high yields and high vacancies (or in some cases no occupation at all over a lengthy period). We would not expect a build

	4.36 
	4.36 
	Redevelopment proposals that generate residual land values below current use values are unlikely to be delivered. While any such thresholds are only a guide in ‘normal’ development circumstances, it does not imply that individual landowners, in particular financial circumstances, will not bring sites forward at a lower return or indeed require a higher return. If proven current use value justifies a higher benchmark than those assumed, then appropriate adjustments may be necessary. As such, current use valu

	4.37 
	4.37 
	For the generic development typologies, we have reviewed the MHCLG’s ‘Land Value Estimates for Policy Appraisal; May 2017 Values’. This study indicates that the value of industrial land for south east London is £4 million per hectare.  The study also shows that land values of offices in non-core office locations is up to £3.7 million per hectare.  For the purposes of establishing a benchmark land value for the generic typologies, we have applied a value of £4 million per gross hectare. As this is the value 

	4.38 
	4.38 
	For the typologies based on actual development sites, we have assessed the rateable values of these sites (where available and not deleted following extinguishment of the existing buildings by redevelopment).  Rateable values are the Valuation Office Agency’s market rent for the properties including any open storage and car parking areas.  We have then capitalised the notional rent using a 6.5% investment yield and then adding a 20% premium.  Where rateable values are not available, we have either applied t
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	5 Appraisal outputs 
	5.1 
	5.1 
	The full inputs to and outputs from our appraisals of the various developments are set out in Section 6 and appendices 4 and 5.  We have appraised 55 development typologies, reflecting different densities and types of development across the Borough.  These typologies include non-residential uses, including offices, hotels and retail floorspace.    

	5.2 
	5.2 
	Each appraisal incorporates (where relevant) the following levels of affordable housing in line with adopted Core Strategy Policy 1:  

	■ 
	■ 
	0% affordable to 50% affordable; 70% London Affordable Rent and 30% Shared Ownership;  

	■ 
	■ 
	0% affordable to 50% affordable; 70% Affordable Rent and 30% Shared Ownership; 

	■ 
	■ 
	0% affordable to 50% affordable; 70% London Affordable Rent and 30% London Living Rent; 

	■ 
	■ 
	0% affordable to 50% affordable; 70% Affordable Rent and 30% London Living Rent.   

	5.3 
	5.3 
	For small sites that fall below the 10-unit threshold, we have factored in the affordable housing requirement as on-site units to test their ability to make a potential affordable housing requirement.  In practical terms, it is likely that the Council will need to secure payments in lieu of on-site delivery, but the method of calculation reflects our approach for viability testing. 
	21


	5.4 
	5.4 
	For each development typology, we have tested a range of sales values, reflecting the spread identified in the previous section. Where the residual land value of a typology exceeds the benchmark land value, we show the result shaded green, to indicate that the Scheme is viable.  Where the residual land value is either negative or lower than the benchmark land value, the result is shaded red, to indicate that it is unviable.   

	5.5 
	5.5 
	For other policy requirements (provision of employment space; affordable workspace; and impact of alternative CIL rates), we have used selected data from the results to test the impact of emerging policies.    

	5.6 
	5.6 
	Finally, all the scenarios are tested with the growth and inflation rates summarised in Table 4.3.1.  These results are attached at Appendix 5. 

	This approach involves calculating a payment that is the financial equivalent on on-site affordable housing delivery. 
	21 
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	6 Assessment of appraisal results 
	Local Plan policies 
	6.1 
	6.1 
	This section sets out the results of our appraisals with the residual land values calculated for scenarios with sales values and capital values reflective of market conditions across the Borough.  We have tested the impact of emerging plan policies to assist the Council in its decision making on potential options.   

	Affordable workspace 
	6.2 
	6.2 
	The Council’s Local Economic Assessment (2018) identifies that a lack of provision of low-cost and affordable workspace is a key barrier to business development in the borough.  Consequently, the Council is considering adopting policies that will require element of affordable workspace in new employment developments.  For testing purposes, we have assumed that this will be in the form of B1 floorspace let at a discount to market rent.  We have tested the following discounts.   

	Table 6.2.1: Affordable workspace options tested  
	Option % of floorspace discounted Discount to market rents 
	1 
	1 
	1 
	10% 
	20% 

	2 
	2 
	10% 
	30% 

	3 
	3 
	10% 
	40% 

	4 
	4 
	10% 
	50% 

	5 
	5 
	20% 
	20% 

	6 
	6 
	20% 
	30% 

	7 
	7 
	20% 
	40% 

	8 
	8 
	20% 
	50% 


	6.3 
	6.3 
	34 of the 55 development typologies incorporate an element of B1 floorspace.  We have applied the various discounts in Table 6.2.1 to all of these developments and the results are summarised in Table 6.3.1, which shows the starting residual value with no discount and then the residual values with the discounts applied.  Where these schemes include residential, we have assumed that affordable housing is applied at 35% and the residential values for the market housing are at the upper end of the range (£8,250

	6.4 
	6.4 
	Some of the residual values generated by the typologies are lower than the sites’ benchmark land values. This is not of particular relevance for testing the affordable workspace requirement, as the aim of the testing is to establish the impact of the discount relative to a ‘no-discount’ outcome. 

	6.5 
	6.5 
	The imposition of an affordable workspace requirement only tips the balance of viable schemes to unviable in a handful of cases (i.e. schemes 25, 46 and 55).  In all other cases, schemes that were viable with no affordable workspace applied remain viable after the highest level of discount is applied 

	(i.e.
	(i.e.
	 20% of floorspace discounted with a 50% discount).   

	6.6 
	6.6 
	The results are summarised in Table 6.6.1, showing the starting residual value (before any discount is applied) and the residual values after the varying levels of discount have been applied.  Table 6.6.2 then shows the change in residual values resulting from the discounts as a percentage of the starting (pre-discount) residual values.  As can be noted, the impact of the workspace discount on the residual land values is relatively modest in most cases.  The impact of the discount is higher where the B1 com
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	Table 6.6.1: Impact of affordable workspace requirement on developments including B1 floorspace 
	Figure
	34 

	PageRoot
	Figure
	Table 6.6.2: Impact of affordable workspace requirement on developments including B1 floorspace – percentage change in residual land values  
	Figure
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	6.7 
	6.7 
	The results of the appraisals indicate that a discount of 20% to market rent on 10% of floorspace has the lowest impact on viability, as would be expected, but it may be possible to increase the discount to 50% on 20% of the floorspace in most cases, depending on the precise contents of the overall scheme. 

	6.8 
	6.8 
	Much in the same way as affordable housing requirements, the affordable workspace requirement may need to be applied flexibly in some circumstances.  Any policy adopted should therefore provide clarity on the flexible nature of the policy and that lower discounts (or quanta of floorspace to which a discount is applied) may be accepted on the basis of a proven viability case.   

	6.9 
	6.9 
	As an alternative to affordable workspace, the Council may also wish to consider requiring a proportion of B1 floorspace to be provided as ‘collaborative’ or ‘shared’ workspace which is a model that developers are increasingly bringing forward.  This provides flexible workspace at lower rents than traditional office floorspace.  However, the rents for this type of space are not protected by a planning obligation and can increase over time. 

	New employment development  
	6.10 
	6.10 
	The Council is considering adopting policies that will stimulate investment and economic growth in the borough by encouraging the delivering of new mixed-use, employment led development in designated industrial locations and town centres.  If new employment development is not viable in its own right, the Council is considering permitting an element of residential development to facilitate or crosssubsidise new and replacement floorspace. 
	-


	6.11 
	6.11 
	We have tested three development typologies which the Council has designated as Local Significant Industrial Sites (‘LSIS’); Site 49 (Lower Creekside LSIS); Site 53 (Stanton Square LSIS); and Site 54 (Worsley Bridge LSIS).  Each site will provide a significant quantum of industrial floorspace (12,370 square metres, 9,771 square metres and 8,455 square metres respectively), alongside residential units. A summary of the floorspace in each typology is provided in Table 6.11.1. 

	Table 6.11.1: Summary of employment-led developments on sites with LSIS designation 
	Site Location Site area (hectares)  Square metres of B1 employment floorspace No of residential units 
	49 
	49 
	49 
	Lower Creekside LSIS  
	1.10 
	12,370 
	352 

	53 
	53 
	Stanton Square LSIS  
	0.96 
	9,771 
	283 

	54 
	54 
	Worsley Bridge LSIS  
	1.26 
	8,455 
	245 


	6.12 
	6.12 
	The draft New London Plan requires 50% of residential units development on industrial land to be provided as affordable in order to qualify for the ‘Fast Track’ route.  This presents a challenge when the purpose of providing residential development is to cross-subsidise the delivery of employment floorspace, which may not be viable in its own right. 

	6.13 
	6.13 
	This is certainly the case here, as our appraisals excluding the residential component indicate that the residual land values will either be negative or marginally positive and considerably lower than the benchmark land value.  As summarised in Table 6.13.1, sites 49 and 56 generate negative residual land values of -£1,013,644 and -£131,793 respectively, while Site 54 generates a positive residual land value of only £340,677 (or £355,000 per hectare). 

	6.14 
	6.14 
	Table 6.13.1 also summarises the residual land values generated by the development typologies with incorporating a residential component, modelled with 50%, 35%, 15% and 10% affordable housing (provided as 70% London Affordable Rent and 30% Shared Ownership in all cases).  With 50% affordable housing, the residual land values increase but they would be lower than the sites’ benchmark land values.  The requirement to provide 50% affordable housing would be taking a significant proportion of the value require
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	Table 6.13.1: Summary of appraisal results for employment-led mixed use schemes 
	Site BLV Residual no residential  Residential – with residential (50% AH) Residual with residential (35% AH) Residual with residential (25% AH) Residual with residential (10% AH) 
	49
	49
	49
	 £5,280,000 
	-£1,013,644
	 £3,207,328 
	£5,008,175 
	£6,208,739
	 £8,009,585 

	53 
	53 
	£4,608,000 
	£340,677 
	£3,946,887 
	£5,489,619 
	£6,518,106 
	£8,059,770 

	54
	54
	 £6,048,000 
	-£131,793
	 £2,820,226 
	£4,095,568 
	£4,945,795
	 £6,209,472 


	6.15 
	6.15 
	Nevertheless, despite the varying outcomes in terms of the viable affordable housing percentage, the results demonstrate that the delivery of new employment floorspace can be facilitated by incorporating a residential element in the developments.   

	Student housing  
	6.16 
	6.16 
	London Plan policy H17A(4) requires that 35% of units should be provided at affordable rent levels.  For the purposes of the policy, ‘affordable’ is defined as 55% of the maximum loan income that a new full-time student studying in London and living away from home could receive from the government’s maintenance loan.  This currently equates to a rent of £155 per week. 

	6.17 
	6.17 
	With no affordable housing requirement, the student housing scheme we have tested (site 22) generates a residual land value of £5.48 million, which is higher than the benchmark land value of £1.44 million. 

	6.18 
	6.18 
	With a 35% affordable housing requirement, the residual value falls from £5.48 million to £3.66 million, which remains well above the benchmark land value and can therefore be considered viable.   

	Affordable housing 
	6.19 
	6.19 
	As noted in Section 5, we have tested a series of tenure scenarios, as follows:  

	■ 
	■ 
	70% London Affordable Rent and 30% shared ownership;  

	■ 
	■ 
	70% Affordable Rent and 30% shared ownership;  

	■ 
	■ 
	70% London Affordable Rent and 30% London Living Rent; and 

	■ 
	■ 
	70% Affordable Rent and 30% London Living Rent.   

	6.20 
	6.20 
	The results for the appraisals with 70% London Affordable Rent and 30% shared ownership are summarised in tables 6.12.1 to 6.12.8.  Each table shows the results with different sales values, ranging from £6,500 per square metre to £8,250 per square metre.  The results for the other tenure splits are attached at Appendix 4.  The appraisals assume an affordable housing unit mix of 25% one beds, 25% two beds, 42% three beds and 8% three beds. 

	6.21 
	6.21 
	There are significant differences in the viability of schemes and the level of affordable housing that can be viably provided.  These differences manifest themselves both on an area basis and also between schemes located in the same value. 

	6.22 
	6.22 
	Where sales values are at the lower end of the range (£6,500 per square metre), many schemes are unviable are unviable at zero affordable housing, indicating that they would not come forward until market values increase.  However, many of the smaller schemes can viably provide up to 50% affordable housing and some of the larger schemes can deliver varying percentages of affordable housing. 

	6.23 
	6.23 
	A sales values increase, the extent to which schemes can provide affordable housing increases, but to varying degrees, with a range of outcomes at the highest sales values in the range (£8,250 per square metre). 
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	Table 6.12.1: Appraisal results – 70% London Affordable Rent and 30% Shared ownership (values of £6,500 per square metre) 
	Figure
	Table 6.12.2: Appraisal results – 70% London Affordable Rent and 30% Shared ownership (values of £6,750 per square metre) 
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	Figure
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	Table 6.12.3: Appraisal results – 70% London Affordable Rent and 30% Shared ownership (values of £7,000 per square metre) 
	Figure
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	Table 6.12.4: Appraisal results – 70% London Affordable Rent and 30% Shared ownership (values of £6,250 per square metre) 
	Figure
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	Table 6.12.5: Appraisal results – 70% London Affordable Rent and 30% Shared ownership (values of £6,500 per square metre) 
	Figure
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	Table 6.12.6: Appraisal results – 70% London Affordable Rent and 30% Shared ownership (values of £7,750 per square metre) 
	Figure
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	Table 6.12.7: Appraisal results – 70% London Affordable Rent and 30% Shared ownership (values of £8,000 per square metre) 
	Figure
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	Table 6.12.8: Appraisal results – 70% London Affordable Rent and 30% Shared ownership (values of £8,250 per square metre) 
	Figure
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	6.24 
	6.24 
	As can be noted from the results in tables 6.12.1 to 6.12.8, there is no uniform level of affordable housing where it can be said most schemes are viable.  Setting any percentage below the current policy target of 50% would, in principle, mean that some schemes that could have delivered 50% would no longer be required to do so if the Council adopted a lower percentage target. 

	6.25 
	6.25 
	There is therefore a clear choice between two potential options.  The first is to adopt a relatively low target that most schemes could viably deliver, but this would have two disadvantages; firstly, schemes that could have delivered more than the reduced target will no longer be required to do so; and secondly, even if the target is reduced, it is likely that some viability testing of individual schemes would still be required for those schemes that cannot viably deliver even the reduced percentage target.

	6.26 
	6.26 
	Our appraisals also test the impact of different approaches to tenure mixes.  These results are attached as Appendix 4.  If the Council sought Affordable Rent (not exceeding Local Housing Allowance levels) in place of London Affordable Rent (which is close to social rents), the results indicate that there would be marginal gains in terms of increased levels of affordable.  This tenure mix would typically facilitate an increase of between 5% to 10% affordable housing.  However, clearly the Council would need

	6.27 
	6.27 
	We have also tested providing the 30% intermediate housing element as London Living Rent in place of shared ownership.  The capital values for London Living Rent (£225 per square foot) are significantly lower than shared ownership (£383 per square foot) and furthermore are lower than Affordable Rent (£251 per square foot).  The results are attached as Appendix 4.  This change in tenure would reduce the viable level of affordable housing to varying degrees, typically 5% lower in comparison to the appraisals 

	6.28 
	6.28 
	If 30% London Living Rent is combined with 70% Affordable Rent, the impact of lower capital values of the former tend to be compensated by the higher values of the latter, with similar outputs to the 70% London Affordable Rent and 30% shared ownership combination.  These results are attached as Appendix 4. 

	Affordable housing on small sites  
	6.29 
	6.29 
	The Council’s existing Core Strategy Policy 1 seeks affordable housing from schemes providing 10 or more units and small schemes are not required to make any contribution, either on-site or through payments in lieu.  For its new Local Plan, the Council is considering applying its affordable housing to smaller schemes, in light of the importance of such schemes to meeting the housing targets in the London Plan. 

	6.30 
	6.30 
	The development typologies we have tested include 5 schemes which provide fewer than 10 units, as follows: 

	■ Site 1: 1 house; 
	■ Site 2: 5 houses; 
	■ Site 3: 5 flats; 
	■ 
	■ 
	Site 8: 5 flats in small-scale mixed use scheme (with retail);  

	■ 
	■ 
	Site 9: 5 flats in small-scale mixed use scheme (with office).      

	6.31 
	6.31 
	The appraisal results in tables 6.12.1 to 6.12.8 incorporate these sites and the results indicate that they can viably provide between 35% and 50% affordable housing.  However, in practical terms it will be difficult for very small schemes (9 units or fewer) to accommodate on-site affordable housing.  Consequently, councils that seek affordable housing on sites providing fewer than 10 units typically 
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	seek payments in lieu which are then used to deliver affordable housing on larger sites. 
	6.32 
	6.32 
	There are two main approaches to calculating payments in lieu.  The first is to run a hypothetical appraisal of the scheme incorporating the required level of affordable housing provided as on-site units, which is then compared to an appraisal of the same scheme, but with all units provided as private housing.  The difference between the two residual land values would equate to the payment in lieu, leaving the Applicant no better and no worse off in comparison to on-site delivery. 

	6.33 
	6.33 
	The second approach is to adopt a formulaic approach to calculating a payment in lieu which does not require any appraisals of the development proposal.  The formula determines the uplift in value arising from the affordable housing not being physically provided on-site, in the same way as the first approach, but the calculations are more high level.  The formula would be as follows:   

	Formula for calculating payments in lieu  X = ((A – B) x C) – ((A x C) x D) where X = the Payment in lieu A = The market value of a square metre of floorspace in the development B = The value of affordable housing per square metre of floorspace (reflecting the blend between affordable rent and shared ownership) C = the number of square metres that would be required on-site to meet the Policy target     D = Additional developer costs (the difference between the profit applied to market housing and affordable
	6.34 
	6.34 
	If it is established to the Council’s satisfaction that a development proposal could not viably provide 50% of unitson site as affordable, the agreed affordable housing percentage would be used when calculating the formula above.  For example, the payment in lieu for an 8-unit development would normally require 4 units to be provided as affordable housing to meet the policy target.  If it is agreed that only 25% affordable housing could be viably provided on site, then the calculation is based on an assumpt
	23 


	Build for rent schemes 
	6.35 
	6.35 
	London Plan policy H13 (C) requires build for rent schemes to provide 35% affordable housing.  Build to rent schemes are required to remain as rented housing for at least 15 years; developers are required to enter into a covenant that requires a clawback payment in the event of early sale. 

	6.36 
	6.36 
	Affordable housing on build for rent schemes is typically provided as London Living Rent and this is identified as the preferred tenure in the Mayor’s Affordable Housing and Viability SPG (2017).  This enables the operator to manage the entire development without the need to involve a Registered Provider for the affordable housing element.    

	6.37 
	6.37 
	As noted earlier, build for rent is an immature sector of the market with little information on viability metrics. As a consequence, there is little agreement on appropriate inputs for viability assessments, arising from uncertainty on operating costs and forward funding arrangements.  However, it is generally accepted that build for rent units trade at a 20% discount to market value, but profits are lower than developments built for sale due to lower risk associated with a pre-sale to the operator or inves

	Developer’s profit it typically applied at between 17-20% of GDV on private housing and 6% on the affordable housing, so the increased profit arising from converting a unit from private to affordable housing would be 11% to 14% (i.e. 17% or 20% less 6%). Or other relevant target the Council may adopt. 
	22 
	23 
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	6.38 
	6.38 
	We have re-tested the development typologies to determine whether they can meet the London Plan requirement to provide 35% affordable housing.  It should be noted that schemes are required by London Plan policy H13 (C) to provide the maximum reasonable proportion of affordable housing if the 35% requirement is unviable.  The results are attached as Appendix 6.  

	6.39 
	6.39 
	Clearly there are significant differences in outcomes between build for sale and build for rent schemes, with the latter generating lower residual values and lower affordable housing levels as a consequence.  There are many circumstances where 35% affordable housing is viable, but many schemes can only provide lower levels of affordable housing.  The results indicate that some build to rent schemes will need to opt to use the viability route in the Mayor’s SPG and will not be able to utilise the 35% thresho

	6.40 
	6.40 
	The Mayor of London’s SPG on viability indicates that build for rent schemes should provide affordable housing for a minimum of 15 years.  If units are sold earlier then the owner will be liable to pay a penalty equivalent to the difference between the unrestricted market value of the sold unit and the value of the unit as rented housing. 

	6.41 
	6.41 
	If the covenant period were extended to a longer period, say 25 years, it would simply defer the time when any uplift in value can be realised.  The value of the development as a rented housing scheme would be unchanged as a result of any extension to the covenant period, as valuation approaches would simply reflect the value of the ongoing rental income stream.  The main effect of any extension would be on potential investor appetite for purchasing build to rent units due to the deferred ‘exit’ from the in

	Other draft Local Plan and draft London Plan policies 
	6.42 
	6.42 
	As noted in Section 2, our appraisals reflect the requirements of the following policies:   

	■ 
	■ 
	For specialist housing for older people (C3 use class), we have tested the impact of London Plan policy H15 B (1) which applies the affordable housing policy approach for general needs housing to this sector. 

	■ 
	■ 
	Accessibility standards set out in Policy D5 of the draft London Plan (at least 10% of dwellings to meet Building Regulations Part M(3) ‘wheelchair accessible dwellings’ and all other dwellings to meet Part M4(2) requirements). 

	■ 
	■ 
	Low carbon requirements in draft London Plan policy SI2 (C) for developments to achieve a 35% reduction on carbon emissions beyond Building Regulations requirements. 

	6.43 
	6.43 
	Specific cost allowances are incorporated into the appraisals for accessibility standards and low carbon requirements, as set out in Section 4.  The floor areas and bulk of development in our appraisals have been set at levels which are capable of accommodating the requirements of draft New London Plan policies D4 and T6.1.  We have not tested these policies individually as their impact is de-minimis but they are reflected in the analyses of the policies which have a greater individual impact in the precedi

	Impact of alternative CIL rates on affordable housing output  
	6.44 
	6.44 
	In July 2018, the Council consulted on a set of revised CIL rates to replace its adopted Charging Schedule.  The changes are summarised as follows:   

	■ 
	■ 
	Residential zone 1: Increase from £100 (£112 with indexation) to £200 per square metre;  

	■ 
	■ 
	Residential zone 2: increase from £70 (£79 with indexation) to £125 per square metre;  

	■ 
	■ 
	B use classes: Nil – no change; 

	■ 
	■ 
	All other uses: increase from £80 (£90 with indexation) to £160 per square metre. 
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	6.45 
	6.45 
	We have tested the development typologies which include residential development (and are thus required to provide affordable housing) with both the adopted CIL rates (after indexation) in combination with Mayoral CIL.  For each scheme, we have calculated the maximum level of affordable housing that can be delivered alongside the required CIL contribution.   

	6.46 
	6.46 
	We have then repeated this exercise but incorporating the rates in the Council’s July 2018 Preliminary Draft Charging Schedule and have again calculated the maximum level of affordable housing. The results of these appraisals are summarised in Table 6.32.1.   

	6.47 
	6.47 
	The impact of increasing the CIL rates from the adopted rates to the proposed rates is relatively modest in most cases and typically a reduction of 2% to 3%.  A reduction of this scale is clearly more important where the percentage of affordable housing is low. 

	6.48 
	6.48 
	CIL typically equates to a relatively modest proportion of overall development costs and in this context it is unsurprising that its impact on the viable levels of affordable housing is also modest in most cases.  However, if the Council is seeking to maximise affordable housing provision any increase in other policy requirements, including CIL, will have an adverse impact. 
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	7 Conclusions and recommendations  
	7.1 
	7.1 
	The NPPF states that “Plans should set out the contributions expected in association with particular sites and types of development. This should include setting out the levels and types of affordable housing provision required, along with other infrastructure (such as that needed for education, health, transport, green and digital infrastructure). Such policies should not undermine the delivery of the plan”. This report and its supporting appendices test the ability of development typologies in Lewisham to 

	7.2 
	7.2 
	We have tested the impact of the main emerging policies which may have an impact on viability: 

	■ 
	■ 
	Affordable housing: We have appraised residential schemes with a range of affordable housing from 0% to 50% in line with adopted Core Strategy Policy 1.  The tenure mix of the affordable housing also has a bearing on viability and we have tested both London Affordable Rent and Affordable Rent for the 70% rented element, and Shared Ownership and London Living Rent for the 30% intermediate element.  There are significant variations in the percentages of affordable housing that can be provided, depending on pr

	■ 
	■ 
	Build for rent schemes: we have tested the London Plan requirement in H13C for build to rent schemes to provide 35% affordable housing in the form of London Living Rent.  In general, the appraisals indicate that the viability of build to rent schemes is challenging.  Although Build to Rent schemes are generally less viable than Build for Sale scheme, there is no uniform percentage at which most schemes can be regarded as viable.  We therefore recommend that the 50% affordable housing target is applied to th

	■ 
	■ 
	Student housing:  we have tested the viability of purpose build student housing incorporating London Plan policy H17A4 which requires 35% of units to be provided at affordable rent levels (defined as no more than 55% of the maximum maintenance loan of a student studying in London).  Although this requirement reduces residual land values of the schemes tested, they remain above relevant benchmark land values used in the study and will not prevent schemes from coming forward. 

	■ 
	■ 
	Affordable housing on sites providing 9 or fewer units: our appraisals indicate that the is no significant difference in the viability of schemes providing 9 of fewer units than those of 10 units or more. However, providing affordable housing on small sites gives rise to practical difficulties and consequently, most councils operating a small sites affordable policy seek payments in lieu.  We have provided an overview of the two main approaches to seeking payments in lieu which are broadly financially neutr

	■ 
	■ 
	Affordable workspace: we have tested emerging requirements on schemes which provide new or replacement B1 floorspace at 10% and 20% of floorspace with the discounts of 20%, 30%, 40% and 50% of market rent. The results of our analysis indicate that a requirement for 20% of floorspace discounted by up to 50% of market does not have a significant bearing on the viability of the schemes tested.  However, the precise impact on individual schemes will depend on scheme-specific composition, including the extent of

	■ 
	■ 
	Delivering new employment floorspace with cross-subsidy from residential: the Council is seeking to deliver new employment floorspace to enhance economic growth in the borough.  However, this is unlikely to be viable on a purely commercial basis without cross-subsidy from 
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	other uses.  We have tested the impact of cross-subsidy of new employment floorspace development and this can make such developments viable.  However, where residential is being used to cross-subsidise employment floorspace, the level of affordable housing may need to be reduced to avoid a ‘double-call’ on the value generated by the private housing component.  This may cause some issues with the Mayoral policy approach of seeking 50% affordable housing on sites in industrial use.    
	■ 
	■ 
	Cumulative impact of policies: In addition to the specific policies above, our appraisals have regard to the cumulative impact of other plan policies which may have cost implications.  In this regard, our appraisals therefore comply with the requirement in national guidance for a comprehensive assessment of all relevant plan policies in the viability assessment.  

	Potential Impact of the emerging CIL rates on affordable housing delivery 
	7.3 
	7.3 
	The Council's adopted CIL rates (£100 per square metre in residential zone 1; £70 per square metre in residential zone 2; Nil on B use classes; and £90 per square metre on all other uses) have been in place since 1 April 2015 and there has been no demonstrable adverse impact on the supply of housing land or upon the viability of developments coming forward across the Borough.  Since the evidence base for the adopted CIL was prepared in 2012, there have been increases to sales values and build costs.  In 201

	7.4 
	7.4 
	There is clearly a need to balance the need to deliver affordable housing with the need to secure contributions to fund community infrastructure that will support development and growth.  The Council cannot seek to prioritise securing affordable housing to the exclusion of securing funding for infrastructure and vice versa.  However, if the Council’s first priority is to maximise affordable housing delivery, any increase in CIL rates would detract from this to a degree. 

	7.5 
	7.5 
	The April 2019 changes to Mayoral CIL rates (as set out in the MCIL2 Charging Schedule) have been reflected in our appraisals.  The increase in Mayoral CIL will reduce the capacity of schemes in the borough to contribute towards essential supporting infrastructure at a local level and will also result in a downwards pressure on affordable housing.    

	Additional observations  
	7.6 
	7.6 
	Viability measured in present value terms is only one of several factors that determine whether a site is developed.  Developers need to maintain a throughput of sites to ensure their staff are utilised and they can continue to generate returns for their shareholders.  Consequently, small adjustments to residual land values resulting from changes in policy can be absorbed in most all circumstances by developers taking a commercial view on the impact.  However, in most cases the impact on land value is suffi

	7.7 
	7.7 
	In considering the outputs of the appraisals, it is important to recognise that some developments will be unviable regardless of the Council's requirements.  In these cases, the value of the existing building will be higher than a redevelopment opportunity over the medium term.  However, this situation should not be taken as an indication of the viability (or otherwise) of the Council's policies and requirements. 

	7.8 
	7.8 
	It is critical that developers do not over-pay for sites such that the value generated by developments is paid to the landowner, rather than being used to provide affordable housing and to meet other planning policy requirements.  The Council should work closely with developers to ensure that landowners' expectations of land value are appropriately framed by the local policy context.  There 
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	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.  This flexibility is allowed for by the adoption of the Mayor of London’s ‘threshold’ approach to affordable housing.   
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	Policy Number Policy Name Summary of Requirement Cost Analysis 
	Core Strategy Policy 1 
	Core Strategy Policy 1 
	Core Strategy Policy 1 
	Housing provision, mix and affordability 
	No net loss of housing. 50% affordable housing from all sources. 70% social rented and 30% intermediate. Provision of 3 bed plus units including 42% of affordable housing. Built to lifetime homes standard and 10% provided as wheelchair housing. 
	Key policy tested for viability. Tested at 0% to 100% affordable in 10 increments plus 35% AH. AH tested with 70/30 and 60/40 tenure split.   

	Core Strategy Policy 2 
	Core Strategy Policy 2 
	Gypsies and Travellers 
	Assess and provide for the identified needs of gypsies and travellers. 
	N/A 

	Core Strategy Policy 3 
	Core Strategy Policy 3 
	Strategic Industrial Locations and Local Employment Locations 
	Sets out that the Council will protect Strategic Industrial Locations for uses within the B use Class and also appropriate sui generis uses. Protect Local Employment Locations for a range of uses within the B use classes. 
	N/A 

	Core Strategy Policy 4 
	Core Strategy Policy 4 
	Mixed Use Employment Locations 
	TD
	Comprehensive development 
	TD
	TD
	Provision of B uses, 
	TD

	of Mixed Use Employment 
	of Mixed Use Employment 
	affordable housing and 

	Locations. B use class 20% of 
	Locations. B use class 20% of 
	environmental 

	floor space, proportion of 
	floor space, proportion of 
	improvements required to 

	affordable housing, 
	affordable housing, 
	bring schemes forward will 

	improvements to 
	improvements to 
	have an impact on the 

	environmental quality and 
	environmental quality and 
	viability of development of 

	social cultural and leisure 
	social cultural and leisure 
	MELs. Only applies to 

	facilities of the area. Enable 
	facilities of the area. Enable 
	some sites. Covered by 

	continued employment 
	continued employment 
	other specific policies e.g. 

	functioning of the areas. 
	functioning of the areas. 
	Affordable housing. 

	Require a Master plan. 
	Require a Master plan. 
	TD

	Core Strategy Policy 5 
	Core Strategy Policy 5 
	Other employment locations 
	Protects the scattering of employment locations outside SILs, LELs, and MUELs. Employment land in town centres which has potential to contribute to a Major town centre, District Hub, Local Hub or other cluster of businesses uses should be recommended for retention. Other uses supported if certain conditions show that the site should not be retained in employment use. 
	Only relevant to some sites. Viability of redevelopment is one of several considerations in the policy for allowing other uses. 

	Core Strategy Policy 6 
	Core Strategy Policy 6 
	Retail hierarchy and location of retail development 
	TD
	Sets out retail hierarchy. 
	TD
	No additional costs. 

	Expect major retail leisure, 
	Expect major retail leisure, 

	arts, cultural and 
	arts, cultural and 

	entertainment facilities to be 
	entertainment facilities to be 

	located in major and district 
	located in major and district 

	centres. Designate primary 
	centres. Designate primary 

	and secondary frontages to 
	and secondary frontages to 

	ensure essential services are 
	ensure essential services are 

	maintained. Protect local 
	maintained. Protect local 

	shopping facilities from change 
	shopping facilities from change 

	of use where there is a 
	of use where there is a 

	demand for services. In 
	demand for services. In 

	neighbourhood local centres 
	neighbourhood local centres 

	and parades, consider change 
	and parades, consider change 

	of use only in certain 
	of use only in certain 

	circumstances. Support retail 
	circumstances. Support retail 

	hierarchy through markets etc. 
	hierarchy through markets etc. 
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	Policy Number Policy Name Summary of Requirement Cost Analysis Core Strategy Policy 7 Climate change and adapting to the effects Partnership approach to implement the principles of avoidance, mitigation and adaptation to reduce CO2 emissions. Applying London Plan policies relevant to Climate Change. Development required to be air quality neutral. London Housing SPG (Standard 35) requires zero carbon home which will have an additional cost. Core Strategy Policy 8 Sustainable design and construction and energ
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	Policy Number Policy Name Summary of Requirement Cost Analysis 
	Core Strategy Policy 13 
	Core Strategy Policy 13 
	Core Strategy Policy 13 
	Addressing Lewisham’s waste management requirements 
	Major developments to submit a SWMP. Design in waste management and disposal. Require integrated recycling facilities 
	Standard requirements. No additional costs 

	Core Strategy Policy 14 
	Core Strategy Policy 14 
	Sustainable movement and transport 
	Car parking standards, submission of travel plans, provision of cycle parking. 
	Most TA/TS/TP are standard. Some additional costs through specific S.278 works or through planning obligations. 

	Core Strategy Policy 15 
	Core Strategy Policy 15 
	High quality design for Lewisham 
	Highest quality design. Housing densities as outlined in the London Plan. Achieve ‘central’ density levels within the Lewisham Town Centre.  Achieve ‘urban’ density levels in the Catford Town Centre.  New development in Lewisham and Catford town centres should result in a radical upgrading of the social and physical environment. Building for Life standards. 
	Standard requirement. No additional costs. 

	Core Strategy Policy 16 
	Core Strategy Policy 16 
	Conservation areas, heritage assets and the historic environment. 
	Value and significance monitored, reviewed, enhanced and conserved. 
	Only relevant to some sites. Depends on mitigation required. 

	Core Strategy Policy 17 
	Core Strategy Policy 17 
	The protected vistas the London panorama and local views, land marks and panoramas 
	Ensure new development does not impede or detract from local views or obscure local landmarks. 
	Some site layouts and design would need to reflect the need to safeguard views but otherwise no additional cost to development. 

	Core Strategy Policy 18 
	Core Strategy Policy 18 
	The location and design of tall buildings 
	May be appropriate in specific locations identified in Lewisham Tall Building Study. Highest design quality. 
	No additional costs aside from the inherent additional cost of building a tall building. 

	Core Strategy Policy 19 
	Core Strategy Policy 19 
	Provision and maintenance of community and recreational facilities 
	No net loss of facilities and needs of current and future populations are met. 
	No additional costs. 

	Core Strategy Policy 20 
	Core Strategy Policy 20 
	Delivering education achievements, healthcare provision and promoting healthy lifestyles 
	Support implementation of the School Implementation Plan and NHS Lewisham Commissioning Strategy Plan. 
	No additional costs. 

	Core Strategy Policy 21 
	Core Strategy Policy 21 
	Planning obligations 
	Sets out basis for seeking planning obligations. 
	Key policy to be assessed. Additional costs to development. 

	DM Policy 1 
	DM Policy 1 
	Presumption in favour of sustainable development 
	Presumption in favour of sustainable development as set out in NPPF. 
	No additional costs. 

	DM Policy 2 
	DM Policy 2 
	Prevention of loss of existing housing 
	The Council will only grant planning permission for the loss of housing by demolition, redevelopment or change of use in particular circumstances. 
	Only relevant to some sites. No additional costs. 

	DM Policy 3 
	DM Policy 3 
	Conversion of a single family house to two or more dwellings 
	TD
	Refuse planning permission 
	TD
	Only relevant to some sites. No additional costs.

	for the conversion of a single 
	for the conversion of a single 

	family house into flats except 
	family house into flats except 

	where environmental 
	where environmental 

	conditions mean that the 
	conditions mean that the 

	single family house is not 
	single family house is not 

	suitable for family 
	suitable for family 

	accommodation. 
	accommodation. 
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	Policy Number Policy Name Summary of Requirement Cost Analysis DM Policy 4 Conversions of office space and other B Use Class space into flats The Council will support the conversion of office space and other B Use Class space into self-contained flats in certain circumstances. Overtaken somewhat by other policies (PD rights). Only relevant to some developments. No additional costs. DM Policy 5 Specialist accommodation for older people Support proposals for specialist accommodation for older people provided 
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	Policy Number Policy Name Summary of Requirement Cost Analysis 
	DM Policy 12 
	DM Policy 12 
	DM Policy 12 
	Hotels 
	Sets out criteria for when hotel development would be considered appropriate including provision of 10% wheelchair accessible bedrooms, high quality design, transport and sustainability considerations. 
	Only relevant to certain sites. Standard. No additional costs. 

	DM Policy 13 
	DM Policy 13 
	Location of main town centre uses 
	TD
	Location of main town centre 
	TD
	Only relevant to certain sites. No cost implications apart from the possibility of planning obligations being imposed. 

	uses in accordance with Core 
	uses in accordance with Core 

	Strategy Policy 6. P proposals 
	Strategy Policy 6. P proposals 

	including 1,000 m2 of retail 
	including 1,000 m2 of retail 

	floor space on the edge or 
	floor space on the edge or 

	outside of the major and 
	outside of the major and 

	district centres require an 
	district centres require an 

	impact assessment and only 
	impact assessment and only 

	considered subject to certain 
	considered subject to certain 

	criteria including the possible 
	criteria including the possible 

	need for planning obligations. 
	need for planning obligations. 

	DM Policy 14 
	DM Policy 14 
	District centres shopping frontages 
	Sets out criteria for acceptable change of use within district centres 
	Only relevant to certain sites. No additional costs. 

	DM Policy 15 
	DM Policy 15 
	Neighbourhood local centres 
	TD
	Change of use only acceptable 
	TD
	Only relevant to certain sites. Standard. No additional costs. 

	subject to certain criteria 
	subject to certain criteria 

	including highest quality 
	including highest quality 

	design and that adequate 
	design and that adequate 

	provision for access for people 
	provision for access for people 

	with disabilities is made. 
	with disabilities is made. 

	DM Policy 16 
	DM Policy 16 
	Local shopping parades and corner shops 
	Retention of A1 shops unless certain criteria are met. Change of use to residential ground floor use only acceptable subject to certain criteria. 
	N/A 

	DM Policy 17 
	DM Policy 17 
	Restaurants and cafés (A3 uses) and drinking establishments (A4 uses) 
	TD
	Sets out when the Council will 
	TD
	Only relevant to certain sites. Standard. No additional costs. 

	consider proposals for 
	consider proposals for 

	restaurants, cafes and drinking 
	restaurants, cafes and drinking 

	establishments and issues to 
	establishments and issues to 

	be addressed such refuse and 
	be addressed such refuse and 

	litter, odour and provision of 
	litter, odour and provision of 

	sound proofing when located 
	sound proofing when located 

	living accommodation. 
	living accommodation. 

	DM Policy 18 
	DM Policy 18 
	Hot food take-away shops (A5 uses) 
	Sets out when the Council will consider proposals for hot food take-away shops and issues to be addressed such refuse and litter, odour and provision of sound proofing when located living accommodation. 
	Only relevant to certain sites. Standard. No additional costs. 

	DM Policy 19 
	DM Policy 19 
	Shop fronts, signs and hoardings 
	Shop fronts should be designed to a high quality and reflect and improve the character and Quality of their surroundings. 
	Only relevant to certain sites. No additional costs. 

	DM Policy 20 
	DM Policy 20 
	Public houses 
	Sets out criteria for change of use or redevelopment of public houses including possible retention of the building with a D use on the ground floor as part of a redevelopment. 
	Only relevant to certain sites. No additional costs. 

	DM Policy 21 
	DM Policy 21 
	Mini cab or taxi offices 
	Sets out criteria for when they will be acceptable 
	Only relevant to certain sites. No additional costs. 
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	Policy Number Policy Name Summary of Requirement Cost Analysis 
	DM Policy 22 
	DM Policy 22 
	DM Policy 22 
	Sustainable design and construction 
	All developments to maximise the incorporation of design measures to maximise energy efficiency, manage heat gain and deliver cooling and nonresidential development to meet BREEAM excellent. 
	-

	Most are standard policy requirements. BREEAM Excellent could be an additional cost to the scheme. 

	DM Policy 23 
	DM Policy 23 
	Air Quality 
	Requires submission of an Air Quality Impact Assessment and set out mitigation measures. 
	Will vary from site to site. Addressed as part of scheme or through planning obligations. 

	DM Policy 24 
	DM Policy 24 
	Biodiversity, living roofs and artificial playing pitches 
	Applications must take into account biodiversity and geodiversity in design. When providing living roofs ensure extensive substrate base where possible. Locate artificial playing pitches on hard surfaces or previously developed land where possible and consider drainage and surface flooding. 
	Costs dependent on site. Can also be considered standard requirement. 

	DM Policy 25 
	DM Policy 25 
	Landscaping and trees 
	All major developments and some minor to provide a landscape scheme including a 5-year management plan. Trees to be retained or replaced. 
	Standard. No additional costs. 

	DM Policy 26 
	DM Policy 26 
	Noise and vibration 
	Noise and or vibration generating development to be located in certain areas. Studies to be undertaken to assess impact of new noise and or vibration generating development. 
	Only relevant to certain sites. Standard. No additional costs. 

	DM Policy 27 
	DM Policy 27 
	Lighting 
	TD
	Protect surrounding area from 
	TD
	Standard. No additional costs.

	light pollution and nuisance. 
	light pollution and nuisance. 

	Sensitive, energy efficient 
	Sensitive, energy efficient 

	lighting where possible. 
	lighting where possible. 

	Consideration of hours of use. 
	Consideration of hours of use. 

	DM Policy 28 
	DM Policy 28 
	Contaminated land 
	Ensure contaminated land is fully investigated and remediated. Submission of a preliminary risk assessment, remediation plan and verification report. 
	Only relevant to some specific sites. Should be taken into account as part of the land price. 

	DM Policy 29 
	DM Policy 29 
	Car parking 
	TD
	Provision of car parking in 
	TD
	Standard. No additional costs.

	accordance with core strategy 
	accordance with core strategy 

	policy 14. Limited car parking 
	policy 14. Limited car parking 

	only acceptable in certain 
	only acceptable in certain 

	circumstances. Electric car 
	circumstances. Electric car 

	charging points required to be 
	charging points required to be 

	provided in line with London 
	provided in line with London 

	Plan 
	Plan 

	DM Policy 30 
	DM Policy 30 
	Urban design and local character 
	All development proposals to obtain a high standard of design. Sets out detailed matters to be addressed by schemes. 
	Standard. No additional costs. 

	DM Policy 31 
	DM Policy 31 
	Alterations and extensions to existing buildings including residential extensions 
	TD
	Sets out requirements for 
	TD
	Standard. No additional costs.

	alterations and extensions.  
	alterations and extensions.  

	New rooms provided by 
	New rooms provided by 

	extensions required to meet 
	extensions required to meet 

	the space standards in DM 
	the space standards in DM 

	Policy 32. 
	Policy 32. 
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	Policy Number Policy Name Summary of Requirement Cost Analysis 
	DM Policy 32 
	DM Policy 32 
	DM Policy 32 
	Housing design, layout and space standards 
	Attractive, functional and accessible providing external space, children’s play space, and be safe and secure. Meet the London Plan space standards. Should be dual aspect. Family units should have a separate dining and living room. Sufficient storage space. 
	Standard. No additional costs. 

	DM Policy 33 
	DM Policy 33 
	Development on infill sites, back land sites, back gardens and amenity areas 
	Only acceptable subject to certain criteria. 
	Restrictive policy which may need to change in light of recent policy changes. No additional costs. 

	DM Policy 34 
	DM Policy 34 
	Thames Policy Area and Deptford Creekside 
	New development to improve the relationship of the River Thames with the local context including maintaining views or physical links, provide a mix of uses and public uses on ground floor, encourage river related uses, maintain and enhance the river or creek corridor and maintain the stability of the flood defences and examine opportunities to retreat flood defences . 
	Only relevant to certain sites. Costs dependent on site specific opportunities and constraints. 

	DM Policy 35 
	DM Policy 35 
	Public realm 
	TD
	Well designed, generously 
	TD
	Standard policy requirement.

	sized public realm using high 
	sized public realm using high 

	quality material and provision 
	quality material and provision 

	of trees where possible. In 
	of trees where possible. In 

	Conservation Areas ensure 
	Conservation Areas ensure 

	that street furniture and paving 
	that street furniture and paving 

	is compatible with the 
	is compatible with the 

	character of the area. 
	character of the area. 

	DM Policy 36 
	DM Policy 36 
	New development, changes of use and alterations affecting designated heritage assets and their setting: conservation areas, listed buildings, schedule of ancient monuments and registered parks and gardens 
	Requires a statement on the significance of the asset and the impact of the development.  Encourages adaption of historic buildings to be more energy efficient.  Will only grant planning permission in Conservation Areas in certain circumstances. Will only grant consent for alterations and extensions to Listed Buildings which relate sensitively to the building's significance and sustain and enhance its significance and integrity. 
	Costs dependent on mitigation required. Only relevant to certain developments. 

	DM Policy 37 
	DM Policy 37 
	Non designated heritage assets including locally listed buildings, areas of special local character and areas of archaeological interest 
	TD
	Protect the local 
	TD
	Only relevant to certain developments.

	distinctiveness of the borough. 
	distinctiveness of the borough. 

	Requires heritage reports for 
	Requires heritage reports for 

	non-designated heritage 
	non-designated heritage 

	assets. 
	assets. 

	Retain and enhance locally 
	Retain and enhance locally 

	listed buildings and resist 
	listed buildings and resist 

	demolition. 
	demolition. 

	Resist demolition of unlisted 
	Resist demolition of unlisted 

	buildings in areas of special 
	buildings in areas of special 

	local character. 
	local character. 
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	Policy Number Policy Name Summary of Requirement Cost Analysis 
	Table
	TR
	TH
	DM Policy 38 
	Demolition or substantial harm to designated and non-designated heritage assets 
	Applications refused for demolition or harm to designated heritage assets unless proven necessary to achieve substantial public benefit that outweighs the harm or loss. Where demolition is proposed on the grounds that a building’s condition is beyond repair, a structural survey is required. 
	Only relevant to certain developments. 

	DM Policy 39 
	DM Policy 39 
	Domestic satellite dishes and telecommunications equipment and Radio and telecommunications masts and infrastructure 
	Consider design and siting.  
	Normally no additional cost and only relevant to certain schemes. 

	DM Policy 40 
	DM Policy 40 
	Public conveniences 
	Expect new developments which attract large numbers of visitors/customers to make adequate provision for public conveniences, which are well located and signed in relation to pedestrian flows, car parks, public transport and other public places and are accessible for all. 
	Normally no additional cost and only relevant to certain schemes. 

	DM Policy 41 
	DM Policy 41 
	Innovative community facility provision 
	Encourages, where appropriate, the use of innovative solutions to the provision of community meeting space including in schools or unused buildings 
	No additional costs. 

	DM Policy 42 
	DM Policy 42 
	Nurseries and childcare 
	Consider loss of existing use, accessibility, traffic congestion, noise impacts and outdoor space provision 
	N/A 

	DM Policy 43 
	DM Policy 43 
	Art, culture and entertainment facilities 
	TD
	Encourages new or extended 
	TD
	N/A 

	art, culture and entertainment 
	art, culture and entertainment 

	uses where there is no 
	uses where there is no 

	unacceptable impact on local 
	unacceptable impact on local 

	amenity.  Protecting existing 
	amenity.  Protecting existing 

	uses. 
	uses. 

	DM Policy 44 
	DM Policy 44 
	Places of worship 
	Sets out acceptable locations, high design quality, and consideration of noise and traffic impacts. Provision of a travel plan. 
	N/A 

	1 
	1 
	TD
	TD
	TD
	TD
	TD
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	LONDON BFloor areas - proposed (sqm) CIL (rate per sqm) - INCL MAYORAL CIL 
	Table
	TR
	TH
	TH
	TH
	Note: B1 office inlcudes B1(b) 
	TH
	TH
	TH
	TH
	Total resi 
	Total resi FS 
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH

	Site ref 
	Site ref 
	Retail A1-A5 
	Retail S'Mark 
	B1 office 
	B2 industria 
	B8 storage 
	C1 Hotel 
	C2 resi inst 
	D1
	 D2 
	units 
	TH
	Retail A1-A 
	Retail S'Ma 
	B1 office 
	B2 industria 
	B8 storage 
	C1 Hotel 
	C2 resi inst 
	D1
	TH
	 D2 
	TH
	Resi 

	1 
	1 
	-
	-
	-
	-
	-
	-
	-
	-
	-
	1 
	108 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	2 
	2 
	-
	-
	-
	-
	-
	-
	-
	-
	-
	5 
	478 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	3 
	3 
	-
	-
	-
	-
	-
	-
	-
	-
	-
	5 
	408 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	4 
	4 
	-
	-
	-
	-
	-
	-
	-
	-
	-
	11 
	868 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	5 
	5 
	-
	-
	-
	-
	-
	-
	-
	-
	-
	11 
	903 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	6 
	6 
	-
	-
	-
	-
	-
	-
	-
	-
	-
	25 
	2,063 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	7 
	7 
	-
	-
	-
	-
	-
	-
	-
	-
	-
	50 
	4,188 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	8 
	8 
	50 
	-
	-
	-
	-
	-
	-
	-
	-
	5 
	408 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	9 
	9 
	-
	-
	50 
	-
	-
	-
	-
	-
	-
	5 
	408 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	10 
	10 
	200 
	-
	-
	-
	-
	-
	-
	-
	-
	25 
	2,063 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	11 
	11 
	-
	-
	300 
	-
	-
	-
	-
	-
	-
	30 
	2,470 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	12 
	12 
	100 
	-
	700 
	-
	-
	-
	-
	-
	-
	70 
	5,755 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	13 
	13 
	100 
	-
	700 
	-
	-
	-
	-
	200 
	-
	150 
	12,338 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	14 
	14 
	-
	-
	-
	-
	-
	-
	-
	-
	1,650 
	118 
	9,793 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	15 
	15 
	-
	-
	-
	-
	-
	-
	-
	-
	800 
	60 
	4,940 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	16 
	16 
	300 
	-
	-
	-
	-
	-
	-
	-
	2,500 
	150 
	12,413 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	17 
	17 
	600 
	-
	-
	-
	-
	-
	-
	-
	-
	88 
	7,323 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	18 
	18 
	300 
	-
	4,500 
	-
	-
	-
	-
	200 
	-
	300 
	24,675 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	19 
	19 
	100 
	-
	-
	-
	-
	-
	-
	-
	-
	10 
	975 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	20 
	20 
	-
	-
	-
	-
	-
	-
	-
	-
	-
	10 
	815 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	21 
	21 
	100 
	-
	-
	-
	-
	-
	-
	250 
	-
	200 
	16,450 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	22 
	22 
	150 
	-
	400 
	-
	-
	-
	3,000 
	-
	-
	-
	-
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	23 
	23 
	250 
	-
	-
	-
	-
	2,000 
	-
	-
	-
	67 
	2,010 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	24 
	24 
	-
	-
	500 
	-
	-
	-
	-
	-
	-
	-
	-
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	25 
	25 
	-
	-
	1,000 
	-
	1,500 
	-
	-
	-
	-
	-
	-
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	26 
	26 
	-
	-
	-
	-
	-
	-
	250 
	-
	-
	7 
	-
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	27 
	27 
	2,880 
	-
	960 
	-
	-
	-
	-
	960 
	960 
	242 
	19,885 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	28 
	28 
	2,171 
	-
	700 
	-
	-
	-
	-
	2,000 
	-
	536 
	44,086 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	29 
	29 
	17,755 
	-
	15,500 
	32,200 
	-
	27,070 
	-
	6,500 
	6,500 
	3,514 
	289,027 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	30 
	30 
	1,870 
	-
	6,268 
	-
	-
	-
	-
	374 
	374 
	1,582 
	129,980 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	31 
	31 
	6,300 
	-
	15,000 
	-
	-
	-
	-
	15,800 
	10,000 
	3,500 
	286,125 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	32 
	32 
	7,560 
	-
	880 
	-
	-
	5,960 
	-
	3,900 
	880 
	649 
	47,588 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	33 
	33 
	-
	-
	-
	-
	-
	-
	-
	-
	768 
	443 
	22,380 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	34 
	34 
	752 
	-
	752 
	-
	-
	-
	-
	-
	7,983 
	393 
	31,468 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	35 
	35 
	3,024 
	-
	1,512 
	-
	-
	-
	-
	-
	-
	365 
	27,878 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	36 
	36 
	4,820 
	-
	2,410 
	-
	-
	-
	-
	-
	-
	585 
	48,116 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	37 
	37 
	5,305 
	-
	805 
	-
	-
	-
	-
	1,122 
	321 
	393 
	32,253 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	38 
	38 
	13,382 
	-
	4,061 
	-
	-
	-
	-
	-
	400 
	1,020 
	83,895 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	39 
	39 
	200 
	-
	-
	-
	-
	-
	-
	-
	-
	260 
	21,385 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	40 
	40 
	572 
	-
	-
	-
	-
	-
	-
	-
	934 
	324 
	26,649 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	41 
	41 
	9,308 
	-
	3,103 
	-
	-
	-
	-
	-
	-
	636 
	52,311 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	42 
	42 
	11,175 
	-
	4,725 
	-
	-
	-
	-
	2,000 
	1,000 
	1,080 
	88,830 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	43 
	43 
	4,160 
	-
	4,780 
	2,000 
	-
	-
	-
	-
	500 
	918 
	75,506 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	44 
	44 
	5,017 
	-
	12,033 
	-
	-
	-
	-
	-
	1,000 
	300 
	24,675 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	45 
	45 
	2,615 
	-
	2,615 
	-
	-
	-
	-
	-
	-
	299 
	24,593 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	46 
	46 
	59,402 
	-
	16,601 
	-
	-
	-
	-
	5,000 
	2,000 
	1,186 
	97,549 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	47 
	47 
	2,151 
	-
	1,225 
	-
	-
	-
	-
	-
	300 
	274 
	22,537 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	48 
	48 
	7,974 
	-
	4,237 
	-
	-
	-
	-
	500 
	-
	1,029 
	84,635 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	49 
	49 
	-
	-
	12,370 
	-
	-
	-
	-
	-
	-
	352 
	28,952 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	50 
	50 
	2,426 
	-
	2,426 
	-
	-
	-
	-
	-
	-
	277 
	22,783 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	51 
	51 
	14,270 
	-
	9,135 
	-
	-
	-
	-
	3,000 
	1,000 
	2,219 
	182,513 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	52 
	52 
	19,861 
	-
	7,954 
	-
	-
	-
	-
	3,000 
	1,000 
	1,818 
	149,531 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	53 
	53 
	-
	-
	9,771 
	-
	-
	-
	-
	-
	-
	283 
	23,277 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	54 
	54 
	-
	-
	8,455 
	-
	-
	-
	-
	-
	-
	245 
	20,151 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 

	55 
	55 
	2,234 
	-
	2,234 
	-
	-
	-
	-
	-
	-
	255 
	20,974 
	149.896 
	149.896 
	60 
	60 
	60 
	149.896 
	138.659 
	TD
	£60 
	TD
	£60 
	138.659 
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	Table
	TR
	TH
	E&T 
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH

	Site ref 
	Site ref 
	cost
	TH
	 Retail A1-A 
	Retail S'Ma 
	B1 office 
	B2 industria 
	B8 storage 
	C1 Hotel 
	C2 resi inst 
	D1
	TH
	 D2 
	TH
	Resi 
	Retail A1-A 
	Retail S'Ma 
	B1 office 
	B2 industria 
	B8 storage 
	C1 Hotel 
	C2 resi inst 
	D1
	TH
	 D2 
	TH
	Resi 
	Retail A1-A 
	Retail S'Ma 
	B1 office 

	1 
	1 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	2 
	2 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	3 
	3 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	4 
	4 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	5 
	5 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	6 
	6 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	7 
	7 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	8 
	8 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	9 
	9 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	10 
	10 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	11 
	11 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	12 
	12 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	13 
	13 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	14 
	14 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	15 
	15 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	16 
	16 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	17 
	17 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	18 
	18 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	19 
	19 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	20 
	20 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	21 
	21 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	22 
	22 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	23 
	23 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	24 
	24 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	25 
	25 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	26 
	26 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	27 
	27 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	28 
	28 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	29 
	29 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	30 
	30 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	31 
	31 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	32 
	32 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	33 
	33 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	34 
	34 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	35 
	35 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	36 
	36 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	37 
	37 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	38 
	38 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	39 
	39 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	40 
	40 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	41 
	41 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	42 
	42 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	43 
	43 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	44 
	44 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	45 
	45 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	46 
	46 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	47 
	47 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	48 
	48 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	49 
	49 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	50 
	50 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	51 
	51 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	52 
	52 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	53 
	53 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	54 
	54 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 

	55 
	55 
	TH
	-
	35 
	35 
	35 
	35 
	35 
	35 
	35 
	TD
	35 
	TD
	35 
	2,500 
	325 
	250 
	325 
	160 
	160 
	425 
	390 
	TD
	250 
	TD
	250 
	7,250 
	5.00% 
	5.00% 
	6.00% 



	1 72737475767778 7980 8182838485868788 899091 9293 94 LONDON B n/a Build costs 
	1 72737475767778 7980 8182838485868788 899091 9293 94 LONDON B n/a Build costs 
	Net to gross 
	Table
	TR
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	NOT USED 
	TH
	TH
	TH
	TH
	TH
	TH
	TH

	Site ref 
	Site ref 
	B2 industria 
	B8 storage 
	C1 Hotel 
	C2 resi inst 
	D1 
	D2 
	Resi 
	Retail A1-A5 
	Retail S'Ma 
	B1 office 
	B2 industria 
	B8 storage 
	C1 Hotel 
	C2 resi inst 
	D1
	 D2 
	TH
	Retail A1-A5 
	Retail S'Ma 
	B1 office 
	B2 industrial 
	B8 storage 
	C1 Hotel 
	TH

	1 
	1 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	2 
	2 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	3 
	3 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	4 
	4 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	5 
	5 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	6 
	6 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	7 
	7 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	8 
	8 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	9 
	9 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	10 
	10 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	11 
	11 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	12 
	12 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	13 
	13 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	14 
	14 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	15 
	15 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	16 
	16 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	17 
	17 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	18 
	18 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	19 
	19 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	20 
	20 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	21 
	21 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	22 
	22 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	23 
	23 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	24 
	24 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	25 
	25 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	26 
	26 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	1,784 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	27 
	27 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	28 
	28 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	29 
	29 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	30 
	30 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	31 
	31 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	32 
	32 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	33 
	33 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	34 
	34 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	35 
	35 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	36 
	36 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	37 
	37 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	38 
	38 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	39 
	39 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	40 
	40 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	41 
	41 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	42 
	42 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	43 
	43 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	44 
	44 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	45 
	45 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	46 
	46 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	47 
	47 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	48 
	48 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	49 
	49 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	50 
	50 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	51 
	51 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	52 
	52 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	53 
	53 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	54 
	54 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 

	55 
	55 
	6.00% 
	6.00% 
	5.00% 
	6.00% 
	7.00% 
	7.00% 
	TD
	1,878 
	1,878 
	2,486 
	1,157 
	1,061 
	2,922 
	2,313 
	1,580 
	1,580 
	TD
	85% 
	85% 
	85% 
	85% 
	85% 
	TD
	85% 
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	LONDON B Build start (QUARTERS) Build period (QUARTERS) 
	Table
	TR
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	Total new floorspace 
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH

	Site ref 
	Site ref 
	C2 resi inst 
	D1
	TH
	 D2 
	TH
	Resi 
	Highways/S278 
	Retail A1-A 
	Retail S'Ma 
	B1 office 
	B2 industria 
	B8 storage 
	C1 Hotel 
	C2 resi inst 
	D1
	TH
	 D2 
	TH
	Resi 
	TH
	Retail A1-A 
	Retail S'Ma 
	B1 office 
	B2 industria 
	B8 storage 
	C1 Hotel 

	1 
	1 
	85% 
	TD
	85% 
	TD
	85% 
	100% 
	108 
	-
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	4 
	4 
	4 

	2 
	2 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	478 
	-
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	4 
	4 
	4 

	3 
	3 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	408 
	-
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	4 
	4 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	868 
	11,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	4 
	4 
	4 

	5 
	5 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	903 
	11,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	6 
	6 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	2,063 
	25,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	7 
	7 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	4,188 
	50,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	8 
	8 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	458 
	5,750 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	9 
	9 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	458 
	5,750 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	10 
	10 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	2,263 
	28,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	11 
	11 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	2,770 
	34,500 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	12 
	12 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	6,555 
	82,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	13 
	13 
	85% 
	TD
	85% 
	TD
	85% 
	78% 
	13,338 
	165,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	8 
	8 
	8 
	8 
	8 
	8 

	14 
	14 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	11,443 
	142,750 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	8 
	8 
	8 
	8 
	8 
	8 

	15 
	15 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	5,740 
	72,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	16 
	16 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	15,213 
	192,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	8 
	8 
	8 
	8 
	8 
	8 

	17 
	17 
	85% 
	TD
	85% 
	TD
	85% 
	78% 
	7,923 
	97,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	18 
	18 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	29,675 
	375,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	10 
	10 
	10 
	10 
	10 
	10 

	19 
	19 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	1,075 
	10,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	20 
	20 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	815 
	10,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	21 
	21 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	16,800 
	205,250 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	8 
	8 
	8 
	8 
	8 
	8 

	22 
	22 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	3,550 
	53,250 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	23 
	23 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	4,260 
	33,750 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	24 
	24 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	500 
	7,500 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	25 
	25 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	2,500 
	37,500 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	4 
	4 
	4 

	26 
	26 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	250 
	7,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	6 
	6 
	6 
	6 
	6 
	6 

	27 
	27 
	85% 
	TD
	85% 
	TD
	85% 
	70% 
	25,645 
	328,400 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	8 
	8 
	8 
	8 
	8 
	8 

	28 
	28 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	48,957 
	609,065 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	10 
	10 
	10 

	29 
	29 
	85% 
	TD
	85% 
	TD
	85% 
	70% 
	394,552 
	5,096,875 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	30 
	30 
	30 
	30 
	30 
	30 

	30 
	30 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	138,866 
	1,715,290 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	20 
	20 
	20 
	20 
	20 
	20 

	31 
	31 
	85% 
	TD
	85% 
	TD
	85% 
	70% 
	333,225 
	4,206,500 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	30 
	30 
	30 
	30 
	30 
	30 

	32 
	32 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	66,768 
	936,700 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	11 
	11 
	11 

	33 
	33 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	23,148 
	454,520 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	10 
	10 
	10 

	34 
	34 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	40,955 
	535,305 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	10 
	10 
	10 

	35 
	35 
	85% 
	TD
	85% 
	TD
	85% 
	73% 
	32,414 
	433,040 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	9 
	9 
	9 

	36 
	36 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	55,346 
	693,450 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	10 
	10 
	10 

	37 
	37 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	39,806 
	506,295 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	9 
	9 
	9 

	38 
	38 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	101,738 
	1,287,645 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	15 
	15 
	15 

	39 
	39 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	21,585 
	263,000 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	8 
	8 
	8 

	40 
	40 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	28,155 
	346,590 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	9 
	9 
	9 

	41 
	41 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	64,722 
	822,165 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	11 
	11 
	11 

	42 
	42 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	107,730 
	1,363,500 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	15 
	15 
	15 

	43 
	43 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	86,946 
	1,089,600 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	14 
	14 
	14 

	44 
	44 
	85% 
	TD
	85% 
	TD
	85% 
	70% 
	42,725 
	570,750 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	9 
	9 
	9 

	45 
	45 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	29,823 
	377,450 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	8 
	8 
	8 

	46 
	46 
	85% 
	TD
	85% 
	TD
	85% 
	75% 
	180,552 
	2,431,045 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	15 
	15 
	15 

	47 
	47 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	26,213 
	329,140 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	8 
	8 
	8 

	48 
	48 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	97,346 
	1,219,665 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	15 
	15 
	15 

	49 
	49 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	41,322 
	537,550 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	10 
	10 
	10 
	10 
	10 
	10 

	50 
	50 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	27,635 
	349,780 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	9 
	9 
	9 

	51 
	51 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	209,918 
	2,630,075 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	24 
	24 
	24 

	52 
	52 
	85% 
	TD
	85% 
	TD
	85% 
	80% 
	181,346 
	2,295,225 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	20 
	20 
	20 

	53 
	53 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	33,048 
	429,565 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	9 
	9 
	9 

	54 
	54 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	28,606 
	371,825 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	8 
	8 
	8 

	55 
	55 
	85% 
	TD
	85% 
	TD
	85% 
	85% 
	25,442 
	322,020 
	2 
	2 
	2 
	2 
	2 
	2 
	2 
	TD
	2 
	TD
	2 
	TD
	2 
	4 
	4 
	4 
	8 
	8 
	8 



	1 138 139 140 141 142 143 144 145 146 147 148 149 150 151 152 153 154 155 156 157 
	1 138 139 140 141 142 143 144 145 146 147 148 149 150 151 152 153 154 155 156 157 
	LONDON B Investment sale (QUARTERS) Resi sales period (qtrs) Sales period start Area On-site AH % AH rented 
	Table
	TR
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	TH
	% of PRS 
	TH
	TH

	Site ref 
	Site ref 
	C2 resi inst 
	D1
	TH
	 D2 
	TH
	Resi 
	TH
	Retail A1-A 
	Retail S'Ma 
	B1 office 
	B2 industria 
	B8 storage 
	C1 Hotel 
	C2 resi inst 
	D1
	TH
	 D2 
	TH
	Resi 
	Resi 
	TH
	Resi 
	TH
	TH
	units 
	TH
	TD

	1 
	1 
	4 
	TD
	4 
	TD
	4 
	TD
	4 
	6 
	6 
	6 
	6 
	6 
	6 
	6 
	TD
	6 
	TD
	6 
	TD
	TD
	1 
	TD
	6 
	TD
	100.00% 
	50% 
	0% 

	2 
	2 
	4 
	TD
	4 
	TD
	4 
	TD
	4 
	6 
	6 
	6 
	6 
	6 
	6 
	6 
	TD
	6 
	TD
	6 
	TD
	TD
	1 
	TD
	6 
	TD
	100.00% 
	50% 
	0% 

	3 
	3 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	4 
	4 
	4 
	TD
	4 
	TD
	4 
	TD
	4 
	6 
	6 
	6 
	6 
	6 
	6 
	6 
	TD
	6 
	TD
	6 
	TD
	TD
	1 
	TD
	6 
	TD
	100.00% 
	50% 
	0% 

	5 
	5 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	6 
	6 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	2 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	7 
	7 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	4 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	8 
	8 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	9 
	9 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	10 
	10 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	2 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	11 
	11 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	2 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	12 
	12 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	4 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	13 
	13 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	10 
	10 
	10 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	14 
	14 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	10 
	10 
	10 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	4 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	15 
	15 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	4 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	16 
	16 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	10 
	10 
	10 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	17 
	17 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	5 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	18 
	18 
	10 
	TD
	10 
	TD
	10 
	TD
	10 
	12 
	12 
	12 
	12 
	12 
	12 
	12 
	TD
	12 
	TD
	12 
	TD
	TD
	6 
	TD
	12 
	TD
	100.00% 
	50% 
	0% 

	19 
	19 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	20 
	20 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	21 
	21 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	10 
	10 
	10 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	22 
	22 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	0% 
	0% 

	23 
	23 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	4 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	24 
	24 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	0% 
	0% 

	25 
	25 
	4 
	TD
	4 
	TD
	4 
	TD
	4 
	6 
	6 
	6 
	6 
	6 
	6 
	6 
	TD
	6 
	TD
	6 
	TD
	TD
	1 
	TD
	6 
	TD
	100.00% 
	0% 
	0% 

	26 
	26 
	6 
	TD
	6 
	TD
	6 
	TD
	6 
	8 
	8 
	8 
	8 
	8 
	8 
	8 
	TD
	8 
	TD
	8 
	TD
	TD
	1 
	TD
	8 
	TD
	100.00% 
	50% 
	0% 

	27 
	27 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	10 
	10 
	10 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	28 
	28 
	10 
	TD
	10 
	TD
	10 
	TD
	10 
	6 
	6 
	6 
	12 
	12 
	12 
	12 
	TD
	12 
	TD
	12 
	TD
	TD
	12 
	TD
	6 
	TD
	100.00% 
	50% 
	0% 

	29 
	29 
	30 
	TD
	30 
	TD
	30 
	TD
	30 
	32 
	32 
	32 
	32 
	32 
	32 
	32 
	TD
	32 
	TD
	32 
	TD
	TD
	30 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	30 
	30 
	20 
	TD
	20 
	TD
	20 
	TD
	20 
	22 
	22 
	22 
	22 
	22 
	22 
	22 
	TD
	22 
	TD
	22 
	TD
	TD
	15 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	31 
	31 
	30 
	TD
	30 
	TD
	30 
	TD
	30 
	32 
	32 
	32 
	32 
	32 
	32 
	32 
	TD
	32 
	TD
	32 
	TD
	TD
	20 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	32 
	32 
	11 
	TD
	11 
	TD
	11 
	TD
	11 
	6 
	6 
	6 
	13 
	13 
	13 
	13 
	TD
	13 
	TD
	13 
	TD
	TD
	8 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	33 
	33 
	10 
	TD
	10 
	TD
	10 
	TD
	10 
	6 
	6 
	6 
	12 
	12 
	12 
	12 
	TD
	12 
	TD
	12 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	34 
	34 
	10 
	TD
	10 
	TD
	10 
	TD
	10 
	6 
	6 
	6 
	12 
	12 
	12 
	12 
	TD
	12 
	TD
	12 
	TD
	TD
	12 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	35 
	35 
	9 
	TD
	9 
	TD
	9 
	TD
	9 
	6 
	6 
	6 
	11 
	11 
	11 
	11 
	TD
	11 
	TD
	11 
	TD
	TD
	11 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	36 
	36 
	10 
	TD
	10 
	TD
	10 
	TD
	10 
	6 
	6 
	6 
	12 
	12 
	12 
	12 
	TD
	12 
	TD
	12 
	TD
	TD
	12 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	37 
	37 
	9 
	TD
	9 
	TD
	9 
	TD
	9 
	6 
	6 
	6 
	11 
	11 
	11 
	11 
	TD
	11 
	TD
	11 
	TD
	TD
	7 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	38 
	38 
	15 
	TD
	15 
	TD
	15 
	TD
	15 
	6 
	6 
	6 
	17 
	17 
	17 
	17 
	TD
	17 
	TD
	17 
	TD
	TD
	17 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	39 
	39 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	6 
	6 
	6 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	40 
	40 
	9 
	TD
	9 
	TD
	9 
	TD
	9 
	6 
	6 
	6 
	11 
	11 
	11 
	11 
	TD
	11 
	TD
	11 
	TD
	TD
	7 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	41 
	41 
	11 
	TD
	11 
	TD
	11 
	TD
	11 
	6 
	6 
	6 
	13 
	13 
	13 
	13 
	TD
	13 
	TD
	13 
	TD
	TD
	35 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	42 
	42 
	15 
	TD
	15 
	TD
	15 
	TD
	15 
	6 
	6 
	6 
	17 
	17 
	17 
	17 
	TD
	17 
	TD
	17 
	TD
	TD
	17 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	43 
	43 
	14 
	TD
	14 
	TD
	14 
	TD
	14 
	6 
	6 
	6 
	16 
	16 
	16 
	16 
	TD
	16 
	TD
	16 
	TD
	TD
	17 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	44 
	44 
	9 
	TD
	9 
	TD
	9 
	TD
	9 
	6 
	6 
	6 
	11 
	11 
	11 
	11 
	TD
	11 
	TD
	11 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	45 
	45 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	6 
	6 
	6 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	46 
	46 
	15 
	TD
	15 
	TD
	15 
	TD
	15 
	6 
	6 
	6 
	17 
	17 
	17 
	17 
	TD
	17 
	TD
	17 
	TD
	TD
	17 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	47 
	47 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	6 
	6 
	6 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	48 
	48 
	15 
	TD
	15 
	TD
	15 
	TD
	15 
	6 
	6 
	6 
	17 
	17 
	17 
	17 
	TD
	17 
	TD
	17 
	TD
	TD
	17 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	49 
	49 
	10 
	TD
	10 
	TD
	10 
	TD
	10 
	12 
	12 
	12 
	12 
	12 
	12 
	12 
	TD
	12 
	TD
	12 
	TD
	TD
	8 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	50 
	50 
	9 
	TD
	9 
	TD
	9 
	TD
	9 
	6 
	6 
	6 
	11 
	11 
	11 
	11 
	TD
	11 
	TD
	11 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	51 
	51 
	24 
	TD
	24 
	TD
	24 
	TD
	24 
	6 
	6 
	6 
	26 
	26 
	26 
	26 
	TD
	26 
	TD
	26 
	TD
	TD
	26 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	52 
	52 
	20 
	TD
	20 
	TD
	20 
	TD
	20 
	6 
	6 
	6 
	22 
	22 
	22 
	22 
	TD
	22 
	TD
	22 
	TD
	TD
	22 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	53 
	53 
	9 
	TD
	9 
	TD
	9 
	TD
	9 
	6 
	6 
	6 
	11 
	11 
	11 
	11 
	TD
	11 
	TD
	11 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	54 
	54 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	6 
	6 
	6 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 

	55 
	55 
	8 
	TD
	8 
	TD
	8 
	TD
	8 
	6 
	6 
	6 
	10 
	10 
	10 
	10 
	TD
	10 
	TD
	10 
	TD
	TD
	6 
	TD
	10 
	TD
	100.00% 
	50% 
	0% 



	1 158 159 160 161 162 163 164 165 166 167 LONDON B Existing floorspace 5.80% Purchasers costs 
	1 158 159 160 161 162 163 164 165 166 167 LONDON B Existing floorspace 5.80% Purchasers costs 
	Table
	TR
	TD
	TD
	TD
	TD
	TD
	TD
	TD
	TD
	TD
	TD
	TD
	Site areas 
	TD

	Site ref 
	Site ref 
	Total sqm 
	Rent 
	Yield 
	EUV 
	TD
	EUV uplift 
	BLV 
	TD
	Existing use 
	Classification 
	Gross 
	Net 

	1 
	1 
	TD
	TD
	6.50% 
	TD
	120,000 
	20% 
	TD
	144,000 
	Industrial land @ £4m per ha 
	TD
	0.03 
	TD

	2 
	2 
	TD
	TD
	6.50% 
	TD
	200,000 
	20% 
	TD
	240,000 
	Industrial land @ £4m per ha 
	TD
	0.05 
	TD

	3 
	3 
	TD
	TD
	6.50% 
	TD
	200,000 
	20% 
	TD
	240,000 
	Industrial land @ £4m per ha 
	TD
	0.05 
	TD

	4 
	4 
	TD
	TD
	6.50% 
	TD
	400,000 
	20% 
	TD
	480,000 
	Industrial land @ £4m per ha 
	TD
	0.10 
	TD

	5 
	5 
	TD
	TD
	6.50% 
	TD
	400,000 
	20% 
	TD
	480,000 
	Industrial land @ £4m per ha 
	TD
	0.10 
	TD

	6 
	6 
	TD
	TD
	6.50% 
	TD
	600,000 
	20% 
	TD
	720,000 
	Industrial land @ £4m per ha 
	TD
	0.15 
	TD

	7 
	7 
	TD
	TD
	6.50% 
	TD
	1,000,000 
	20% 
	TD
	1,200,000 
	Industrial land @ £4m per ha 
	TD
	0.25 
	TD

	8 
	8 
	TD
	TD
	6.50% 
	TD
	80,000 
	20% 
	TD
	96,000 
	Industrial land @ £4m per ha 
	TD
	0.02 
	TD

	9 
	9 
	TD
	TD
	6.50% 
	TD
	80,000 
	20% 
	TD
	96,000 
	Industrial land @ £4m per ha 
	TD
	0.02 
	TD

	10 
	10 
	TD
	TD
	6.50% 
	TD
	600,000 
	20% 
	TD
	720,000 
	Industrial land @ £4m per ha 
	TD
	0.15 
	TD

	11 
	11 
	TD
	TD
	6.50% 
	TD
	800,000 
	20% 
	TD
	960,000 
	Industrial land @ £4m per ha 
	TD
	0.20 
	TD

	12 
	12 
	TD
	TD
	6.50% 
	TD
	1,200,000 
	20% 
	TD
	1,440,000 
	Industrial land @ £4m per ha 
	TD
	0.30 
	TD

	13 
	13 
	TD
	TD
	6.50% 
	TD
	2,800,000 
	20% 
	TD
	3,360,000 
	Industrial land @ £4m per ha 
	TD
	0.70 
	TD

	14 
	14 
	TD
	TD
	6.50% 
	TD
	2,240,000 
	20% 
	TD
	2,688,000 
	Industrial land @ £4m per ha 
	TD
	0.56 
	TD

	15 
	15 
	TD
	TD
	6.50% 
	TD
	1,600,000 
	20% 
	TD
	1,920,000 
	Industrial land @ £4m per ha 
	TD
	0.40 
	TD

	16 
	16 
	TD
	TD
	6.50% 
	TD
	2,800,000 
	20% 
	TD
	3,360,000 
	Industrial land @ £4m per ha 
	TD
	0.70 
	TD

	17 
	17 
	TD
	TD
	6.50% 
	TD
	1,680,000 
	20% 
	TD
	2,016,000 
	Industrial land @ £4m per ha 
	TD
	0.42 
	TD

	18 
	18 
	TD
	TD
	6.50% 
	TD
	3,200,000 
	20% 
	TD
	3,840,000 
	Industrial land @ £4m per ha 
	TD
	0.80 
	TD

	19 
	19 
	TD
	TD
	7.00% 
	TD
	800,000 
	20% 
	TD
	960,000 
	Industrial land @ £4m per ha 
	TD
	0.20 
	TD

	20 
	20 
	TD
	TD
	6.50% 
	TD
	800,000 
	20% 
	TD
	960,000 
	Industrial land @ £4m per ha 
	TD
	0.20 
	TD

	21 
	21 
	TD
	TD
	6.50% 
	TD
	16,000,000 
	20% 
	TD
	19,200,000 
	Industrial land @ £4m per ha 
	TD
	4.00 
	TD

	22 
	22 
	TD
	TD
	6.50% 
	TD
	1,200,000 
	20% 
	TD
	1,440,000 
	Industrial land @ £4m per ha 
	TD
	0.30 
	TD

	23 
	23 
	TD
	TD
	6.50% 
	TD
	800,000 
	20% 
	TD
	960,000 
	Industrial land @ £4m per ha 
	TD
	0.20 
	TD

	24 
	24 
	TD
	TD
	6.50% 
	TD
	2,400,000 
	20% 
	TD
	2,880,000 
	Industrial land @ £4m per ha 
	TD
	0.60 
	TD

	25 
	25 
	TD
	TD
	6.50% 
	TD
	800,000 
	20% 
	TD
	960,000 
	Industrial land @ £4m per ha 
	TD
	0.20 
	TD

	26 
	26 
	TD
	TD
	6.50% 
	TD
	120,000 
	20% 
	TD
	144,000 
	Industrial land @ £4m per ha 
	TD
	0.03 
	TD

	27 
	27 
	TD
	TD
	6.50% 
	TD
	1,120,000 
	20% 
	TD
	1,344,000 
	Industrial land @ £4m per ha 
	TD
	0.28 
	TD

	28 
	28 
	4790.32 
	£1,277,500 
	6.50% 
	TD
	18,513,923 
	20% 
	TD
	22,216,708 
	Retail 
	Based on RV 
	1.14 
	TD

	29 
	29 
	TD
	TD
	6.50% 
	TD
	94,400,000 
	20% 
	TD
	113,280,000 
	Industrial land @ £4m per ha 
	TD
	23.60 
	TD

	30 
	30 
	TD
	TD
	6.50% 
	TD
	18,400,000 
	20% 
	TD
	22,080,000 
	Industrial land @ £4m per ha 
	TD
	4.60 
	TD

	31 
	31 
	TD
	TD
	6.50% 
	TD
	42,240,000 
	20% 
	TD
	50,688,000 
	Industrial land @ £4m per ha 
	TD
	10.56 
	TD

	32 
	32 
	TD
	TD
	6.50% 
	TD
	52,263,882 
	20% 
	TD
	62,716,658 
	Retail 
	TD
	5.52 
	TD

	33 
	33 
	TD
	TD
	6.50% 
	TD
	-
	20% 
	TD
	-
	Council housing estates - nil value 
	TD
	6.06 
	TD

	34 
	34 
	TD
	TD
	6.50% 
	TD
	3,080,000 
	20% 
	TD
	3,696,000 
	Industrial land @ £4m per ha 
	TD
	0.77 
	TD

	35 
	35 
	TD
	TD
	6.50% 
	TD
	1,200,000 
	20% 
	TD
	1,440,000 
	Retail 
	Car parking 
	0.30 
	TD

	36 
	36 
	TD
	TD
	6.50% 
	TD
	5,680,857 
	20% 
	TD
	6,817,028 
	Retail 
	TD
	0.60 
	TD

	37 
	37 
	4949.71 
	£485,900 
	6.50% 
	TD
	7,041,812 
	20% 
	TD
	8,450,175 
	Retail 
	Based on RV 
	1.68 
	TD

	38 
	38 
	TD
	TD
	6.50% 
	TD
	33,990,459 
	20% 
	TD
	40,788,551 
	Retail 
	TD
	3.59 
	TD

	39 
	39 
	TD
	TD
	6.50% 
	TD
	5,775,538 
	20% 
	TD
	6,930,645 
	Retail 
	TD
	0.61 
	TD

	40 
	40 
	TD
	TD
	6.50% 
	TD
	-
	20% 
	TD
	-
	Industrial land @ £4m per ha 
	Vacant derelict brownfield 
	1.01 
	TD

	41 
	41 
	TD
	TD
	6.50% 
	TD
	21,113,851 
	20% 
	TD
	25,336,621 
	Retail 
	TD
	2.23 
	TD

	42 
	42 
	10434.75 
	£1,139,150 
	6.50% 
	TD
	16,508,912 
	20% 
	TD
	19,810,695 
	Retail 
	Based on RV 
	3.41 
	TD

	43 
	43 
	6111.05 
	£1,011,000 
	6.50% 
	TD
	14,651,723 
	20% 
	TD
	17,582,068 
	Retail 
	Based on RV 
	2.06 
	TD

	44 
	44 
	9343.2 
	£1,130,000 
	6.50% 
	TD
	16,376,308 
	20% 
	TD
	19,651,569 
	Public land - policy presumption for 50% AH impacts on land value 
	1.91 
	TD

	45 
	45 
	TD
	TD
	6.50% 
	TD
	3,240,000 
	20% 
	TD
	3,888,000 
	Industrial land @ £4m per ha 
	TD
	0.81 
	TD

	46 
	46 
	TD
	TD
	6.50% 
	TD
	60,311,762 
	20% 
	TD
	72,374,114 
	Retail 
	TD
	6.37 
	TD

	47 
	47 
	TD
	TD
	6.50% 
	TD
	8,805,328 
	20% 
	TD
	10,566,393 
	Retail 
	TD
	0.93 
	TD

	48 
	48 
	TD
	£1,790,000 
	6.50% 
	TD
	25,941,231 
	20% 
	TD
	31,129,477 
	Retail 
	Based on RV 
	2.46 
	TD

	49 
	49 
	TD
	TD
	6.50% 
	TD
	4,400,000 
	20% 
	TD
	5,280,000 
	Industrial land @ £4m per ha Industrial land @ £4m per ha 
	TD
	1.10 
	TD

	50 
	50 
	TD
	TD
	6.50% 
	TD
	3,080,000 
	20% 
	TD
	3,696,000 
	TD
	0.77 
	TD

	51 
	51 
	11469.34 
	£2,293,868 
	6.50% 
	TD
	33,243,447 
	20% 
	TD
	39,892,137 
	Floorspace from Completelyretail.co.uk 
	7.35 
	TD

	52 
	52 
	12718.6 
	£3,630,000 
	6.50% 
	TD
	52,607,077 
	20% 
	TD
	63,128,492 
	Supermarket 
	TD
	5.40 
	TD

	53 
	53 
	TD
	TD
	6.50% 
	TD
	3,840,000 
	20% 
	TD
	4,608,000 
	Industrial land @ £4m per ha Industrial land @ £4m per ha 
	TD
	0.96 
	TD

	54 
	54 
	TD
	TD
	6.50% 
	TD
	5,040,000 
	20% 
	TD
	6,048,000 
	TD
	1.26 
	TD

	55 
	55 
	3025.2 
	£695,000 
	6.50% 
	TD
	10,072,154 
	20% 
	TD
	12,086,585 
	Retail 
	Based on RV 
	1.70 
	TD
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