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1. Executive Summary 
 
1.1 As part of the detailed planning application, Artworks 2 Limited (‘the Applicant’) has instructed U.L.L 

Property to assess and report on, the economic viability of providing affordable housing and Section 
106 financial contributions as part of the development proposal.  

 
1.2 The London Borough of Lewisham has policy targets for affordable housing provision as part of new 

residential developments, and these targets are not intended to restrain development, based on the 
outcome of economic viability testing.   

 
1.3 The site is currently occupied by a pub building (the ‘Bird’s Nest’) which incorporates living 

accommodation in the form of a hostel, alongside which is an area of commercial premises which take 
the form of shipping containers.   
 

1.4 The application seeks detailed planning permission for “demolition of the Bird’s Nest Pub with retained 
north and west façade and its redevelopment for a new public house (Sui Generis) and commercial 
units (Class E) at ground floor, and the delivery of residential units (Class C3) on all other floors, 
together with access, servicing / yard space, cycle parking, amenity space and refuse provision and 
associated works.” 

 
1.5 The Gross Development Value for the scheme is £15.25m (rounded) based on the residential sales 

value and commercial investment value. 
 
1.6 The Argus appraisal for the proposed development calculates a residual land value for the proposed 

development of £452,000 (rounded) 
 
1.7 The Benchmark Land Value is assessed as £2.09m (rounded), based on of the existing use. 
 
1.8 The residual land value is, therefore, showing a shortfall of £1,637,000 (rounded). 
 
1.9 We would, therefore, conclude that the proposed scheme cannot sustain further contributions 

towards affordable housing in addition to CIL payments and other planning contributions. 
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2. Instructions & Report Context 
 

2.1 Artworks 2 Limited (the ‘Applicant’) has submitted a planning application to the London Borough of 
Lewisham (the ‘Council’) in respect of the site known as 2 Creekside (‘the Site’).   

 
2.2 The application seeks application seeks detailed planning permission for “demolition of the Bird’s Nest 

Pub with retained north and west façade and its redevelopment for a new public house (Sui Generis) 
and commercial units (Class E) at ground floor, and the delivery of residential units (Class C3) on all 
other floors, together with access, servicing / yard space, cycle parking, amenity space and refuse 
provision and associated works.” 

 
2.3 As part of the planning application the Applicant has instructed ULL Property to assess, and report on, 

the economic viability of providing affordable housing and Section 106 financial contributions as part 
of the development proposal.  

 
U.L.L Property 

 
2.4 This viability assessment has been prepared with regard to the policies and guidance available at 

national, regional and local levels, and carried out in accordance with the Royal Institution of 
Chartered Surveyors (RICS) professional statement ‘Financial viability in planning: conduct and 
reporting” (1st edition, May 2019, effective from September 2019). 

 
2.5 ULL is a property services company specialising in development consultancy, affordable housing, 

economic viability and project management. The company aims to find viable solutions, which 
facilitate development, while at the same time supporting the reasonable mitigation of development 
impact.  In so doing, we operate at the centre of development economics; assisting developers and 
Local Planning Authorities reach effective solutions against a challenging financial background.  

 
2.6 This report has been prepared by prepared by Richard Ashdown who has in excess of 25 years 

experience in residential development and consultancy.  Richard held numerous senior positions in the 
industry before starting ULL Property where he is now Managing Director. ULL Property currently 
advises house builders and developers on property assets valued more than £4 billion.  

 
Limitations 

 
2.7 This report does not constitute a valuation and should not be relied upon for valuation purposes. 
 
2.8 It is provided for the sole use of the party to whom it is addressed.  It is confidential to the addressee 

and their professional advisors. ULL Property accepts no responsibility whatsoever to any person other 
than the client themselves.  

 
2.9 Neither the whole nor any part of the report nor any reference thereto may be included in any 

published document, circular, or statement, or published in any way, without the prior written 
approval of ULL Property. 

 
Information relied upon 

 
2.10 We have been provided with, and relied upon: 
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• Proposed plans and accommodation schedule prepared by MAITH Design Limited 
• Construction cost plan prepared by ECCE Consulting  
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3. Project Details 
 

Location 
 
3.1 The Site is situated on the corner of Deptford Church Street and Creekside (where the existing Birds 

Nest pub is situated), and extends eastwards along Creekside. The maps below identify the Site 
location. 
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3.2 The area immediately surrounding the Site is historically industrial, although has become a hub for 

creative businesses.  Opposite the Western end of the site, across Deptford Church Street, is low-rise 
residential, and Peabody Housing is constructing 209 new apartments on the former Tidemill Primary 
School site opposite the Birds Nest pub/hostel. It is understood 51 apartments will be for private sale 
although these have not yet been launched.  
 

3.3 The elevated DLR line runs across along the entire length of the South side of the site, and the 5-metre 
exclusion zone preventing building close to the line significantly restricts development on the Site. 
Deptford Creek forms the Site’s Southern boundary. Shipping containers converted for office/ creative 
uses occupy the length of the site to the East of the Birds Nest. 

 
Transport 

  
3.4 The Site is 7 minutes’ walk from Deptford station, which runs trains to London Bridge in 8 minutes.  

Deptford Bridge Overground and DLR station is 4 minutes’ walk to the South.  
 
3.5 The current Public Access Transport Level of the Site is PTAL 6a.  
 
 

Existing Site 
 
3.6 The Birds Nest pub/hostel which occupies the Western end of the site is  made up of a bar area at 

ground floor, with 17 bedrooms, together with shared bathrooms, living rooms and kitchens arranged 
over basement, first, second and third floors.  These measure a total of 338.6 sq m (3,645 sq ft). The 
bar area occupies the ground floor and measures 147.4 sq m (1,587 sq ft), making a total area for the 
building of 486 sq m (5,321 sq ft). 
 



2 Creekside - Economic Viability Appraisal Report, February 2022 
  
 

©2022 Upside London Limited. All Rights Reserved. 8 

3.7 The remainder of the site is occupied by 8 shipping containers and a converted London Bus which 
provide 3,109 sq ft of commercial floor space. 

 
Scheme Proposals 

 
3.8 It is proposed to develop the site while retaining the North and West façade of the Birds Nest, to 

provide the following accommodation: 
 
Residential 

  
 
Commercial 

  

Type Sq M Sq Ft
First Floor 1 bed 50.7 546

1 bed 56.9 612
1 bed 61.4 661
1 bed 58.0 624
1 bed 57.6 620
1 bed 51.3 552
2 bed 75.0 807
3 bed 95.5 1,028

Second floor 1 bed 50.7 546
1 bed 56.9 612
1 bed 61.4 661
1 bed 58.0 624
1 bed 57.6 620
1 bed 51.3 552
2 bed 75.0 807
3 bed 95.5 1,028

Third floor 1 bed 50.7 546
1 bed 56.9 612
1 bed 55.2 594
1 bed 54.2 583
1 bed 57.6 620
1 bed 51.3 552
2 bed 75.0 807
3 bed 95.5 1,028

Fourth floor 2 bed 62.9 677
1 bed 51.6 555
2 bed 72.9 785
1 bed 57.6 620
1 bed 51.3 552
2 bed 75.0 807
3 bed 86.0 926

1,966.5 21,168

Sq M Sq Ft
Bird's Nest Pub 262.6 2,827
Commercial 155.7 1,676
Commercial 93.3 1,004
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4. Planning Policy – Affordable Housing & Viability Methodology 
 
4.1 In this section we have reviewed the policies and guidance relevant to planning obligations under the 

Section 106 regime. 
 

National Planning Practice Guidance (NPPG)  
 
4.2 The NPPG seeks to ensure development is both sustainable and deliverable. In its revision dated 24 

July 2018 (paragraph 10), NPPG states: “In plan making and decision making viability helps to strike a 
balance between the aspirations of developers and landowners, and the aims of the planning system 
to secure maximum benefits in the public interest through the granting of planning permission.”  

 
4.3 The NPPG defines the key inputs for viability assessments: 

“Gross Development Value - Gross development value is an assessment of the value of development. For 
residential development, this may be total sales and/or capitalised net rental income from 
developments. Grant and other external sources of funding should be considered. For commercial 
development broad assessment of value in line with industry practice may be necessary…For viability 
assessment of a specific site or development, market evidence (rather than average figures) from the 
actual site or from existing developments can be used. Any market evidence used should be adjusted to 
take into account variations in use, form, scale, location, rents and yields, disregarding outliers. Under 
no circumstances will the price paid for land be a relevant justification for failing to accord with relevant 
policies in the plan. 

Costs - Assessment of costs should be based on evidence which is reflective of local market conditions. 
As far as possible, costs should be identified at the plan making stage. Plan makers should identify where 
costs are unknown and identify where further viability assessment may support a planning application.  
Costs include: 

a) build costs based on appropriate data, for example that of the Building Cost Information Service”; 
(in our opinion a site-specific elemental cost breakdown should be provided for site-specific viability 
assessment) 

b) “abnormal costs, including those associated with treatment for contaminated sites or listed 
buildings, or costs associated with brownfield, phased or complex sites. These costs should be taken 
into account when defining benchmark land value; 

c) site-specific infrastructure costs, which might include access roads, sustainable drainage systems, 
green infrastructure, connection to utilities and decentralised energy. These costs should be taken 
into account when defining benchmark land value; 

d) the total cost of all relevant policy requirements including contributions towards affordable housing 
and infrastructure, Community Infrastructure Levy charges, and any other relevant policies or 
standards. These costs should be taken into account when defining benchmark land value; 

e) general finance costs including those incurred through loans; 

f) professional, project management, sales, marketing and legal costs incorporating organisational 
overheads associated with the site. Any professional site fees should also be taken into account when 
defining benchmark land value; 
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g) explicit reference to project contingency costs should be included in circumstances where scheme 
specific assessment is deemed necessary, with a justification for contingency relative to project risk 
and developers return; 

Land Value - To define land value for any viability assessment, a benchmark land value should be 
established on the basis of the existing used value (EUV) of the land, plus a premium for the landowner. 
The premium for the landowner should reflect the minimum return at which it is considered a reasonable 
landowner would be willing to sell their land. The premium should provide a reasonable incentive, in 
comparison with other options available, for the landowner to sell land for development while allowing 
a sufficient contribution to comply with policy requirements. This approach is often called ‘existing use 
value plus’ (EUV+).  In order to establish benchmark land value, plan makers, landowners, developers, 
infrastructure and affordable housing providers should engage and provide evidence to inform this 
iterative and collaborative process. 

Competitive Return to Developers - Potential risk is accounted for in the assumed return for developers 
at the plan making stage. It is the role of developers, not plan makers or decision makers, to mitigate 
these risks. The cost of complying with policy requirements should be accounted for in benchmark land 
value. Under no circumstances will the price paid for land be relevant justification for failing to accord 
with relevant policies in the plan.  For the purpose of plan making an assumption of 15-20% of gross 
development value (GDV) may be considered a suitable return to developers in order to establish the 
viability of plan policies. Plan makers may choose to apply alternative figures where there is evidence to 
support this according to the type, scale and risk profile of planned development.  

A lower figure may be more appropriate in consideration of delivery of affordable housing in 
circumstances where this guarantees an end sale at a known value and reduces risk. Alternative figures 
may also be appropriate for different development types. 

Competitive Return to Landowners - The premium (or the ‘plus’ in EUV+) is the second component of 
benchmark land value. It is the amount above existing use value (EUV) that goes to the landowner. 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.  Plan makers 
should establish a reasonable premium to the landowner for the purpose of assessing the viability of 
their plan. This will be an iterative process informed by professional judgement and must be based 
upon the best available evidence informed by cross sector collaboration. For any viability assessment, 
data sources to inform the establishment of the landowner premium should include market evidence 
and can include benchmark land values from other viability assessments. Any data used should 
reasonably identify any adjustments necessary to reflect the cost of policy compliance (including for 
affordable housing), or differences in the quality of land, site scale, market performance of different 
building use types and reasonable expectations of local landowners. Local authorities can request data 
on the price paid for land (or the price expected to be paid through an option agreement)” 

 
The London Plan   

 
4.4 Policy 3.12 of the London (Regional) Plan states:  
  

A)  The maximum amount for affordable housing should be sought when negotiating on individual 
private residential and mixed-use schemes, having regard to:  

 
• Current and future requirements for affordable housing at local and regional levels  
• Affordable housing targets adopted in line with Policy 3.11   
• The need to encourage rather than restrain residential development  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• The need to promote mixed and balanced communities   
• The size and type of affordable housing needed in particular locations   
• The specific circumstances of individual sites   

 
B)  Negotiations on sites should take account of their individual circumstances including development 
viability, the availability of public subsidy, the implications of phased development including provisions 
for re-appraising the viability of schemes prior to implementation (‘contingent obligations’), and other 
scheme requirements.  

 
London Borough of Lewisham Planning Policy  
 
Lewisham Core Strategy 

 
4.5 Policy 1 of the Council’s Core Strategy states: 
 

 “Contributions to affordable housing will be sought on sites capable of providing 10 or more dwellings. 
The starting point for negotiations will be a contribution of 50% affordable housing on qualifying sites 
across the borough. This would be subject to a financial viability assessment.” 

 
4.6 With regards to the preferred tenure split of the affordable housing provision, the policy states,  

 
“the affordable housing component is to be provided as 70% social rented and 30% intermediate 
housing.”  

 
Lewisham Planning Obligations: Supplementary Planning Document (SPD) February 2015 
 

4.7 We have had further regard to the ‘Lewisham Planning Obligations: Supplementary Planning Document 
(SPD)’, adopted in February 2015. Paragraph 3.1.37 states that, “the proportion of affordable housing 
will be determined by the Council: 

 
• On a site by site basis; 
• On identified evidence of local need; and 
• Taking into consideration the financial viability of the development.” 

 
4.8 In summary, the forgoing local and national policies demonstrate that London Borough of Lewisham has 

policy targets for affordable housing provision as part of new residential developments, and that these 
targets are not intended to restrain development, based on the outcome of economic viability testing. 
 

4.9 In compliance with policy, the level of contribution can be reduced or waived to ensure that 
development remains viable; however the Council adopts rigorous testing of viability to identify land 
value increases arising from the grant of planning permission, to meet affordable housing and other 
objectives. 

 
Viability Methodology 

 
4.10 The purpose of this report is to provide an independent assessment of the viability of proposed 

development, and in so doing to assess the level of obligations which can be provided to the local 
planning authority, while sustaining an appropriate land value to the landowner and profit to the 
developer. Assessing the viability of a proposed development involves comparing the residual land 
value of the site, based on the proposed scheme, with an appropriate benchmark. 
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4.11 A viable development will support a residual land value at a level sufficiently above the site’s Existing 

Use Value (EUV) or Alternative Use Value (AUV), to support a land acquisition price acceptable to the 
landowner. As such, where a development proposal generates a residual value, which is higher than 
the appropriate benchmark value it is deemed financially viable and therefore likely to proceed. 
Conversely, if the residual value is lower than the benchmark, it is considered to be economically 
unviable and consequently unlikely to progress. 
 

4.12 A - B = Residual Land Value, based on inputs from the attached table: 
 

A:  Revenue B: Costs 
Private residential sales value Build Costs  
Commercial investment value Planning and Development Fees 
 Planning Contributions 
 Marketing Costs 
 Land Purchase Costs 
 Finance Costs 
 Developer’s Profit 

 

4.13 It need not be the land value that is the target residual. A fixed land price can be input as a cost, and a 
residual developer profit assessed. Alternatively, the residual target can be the planning contributions. 

 
4.14 An explanation for all the appraisal inputs is provided at Section 5 (Income Analysis) and 6 (Cost 

Assumptions). 
 
4.15 The next task is to arrive at an appropriate benchmark against which to compare the Residual Land 

Value of the proposed scheme, to determine whether the proposal is viable. This is assessed further in 
Section 7. 

 
4.16 The purpose of our analysis has been to understand the development economics of the site and to 

show the results of our analysis.  This incorporates appraisal of all costs and values, finance inputs and 
Section 106 contributions. 

 
4.17 The assumptions made in the development appraisal are a reflection of the development’s overall 

economics. Our assumptions are in some cases inter-related such that a change in one assumption can 
have an impact on other assumptions. 

 
4.18 Appendix 1 shows the financial appraisal incorporating the costs and values of the project.  We have 

used Argus Developer appraisal software, a standard appraisal tool used across the property industry, 
and recognised by local authorities in viability analysis.  The model is set up as a Residual Land Value 
appraisal, making fixed assumptions about costs, revenues and profit. 
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5. Income Analysis 
 
5.1 The revenue for the scheme is derived from the sale of the completed residential units and investment 

sale of the commercial space.  
 
Private residential sale values 

 
5.2 We have researched the local residential sales market to identify comparable evidence to support the 

sales rate adopted in the appraisal.   
 
5.3 While there is a considerable amount of development activity in the surrounding area, comparatively 

few are for sale into the private ownership market. No 1 Creekside, for example, is being developed by 
Lewisham Council as 100% affordable housing. The following sales evidence has been identified in 
respect of new build apartments within reasonable proximity of the Site: 

 
Valegro Apartments, Norman House, 110-114 Norman Road 

5.4 This site is located 7 minutes’ walk to the East of the subject site and is a 5-minute walk from 
Greenwich Station, and considered a superior location to 2 Creekside. Average asking prices at Valegro 
Apartments have been £435,000 for 1-beds; £618,000 for 2-beds and £665,000 for 3-beds. 
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Teulon House, 64-68 Blackheath Road. 
 

5.5 8 minutes‘ walk to the South East of the subject site is Teulon House, a development which includes 20 
apartments for private sale. 1-bed asking prices average £348,000, and 2-beds average £570,000, 
noticeably cheaper than Valegro Apartments. 
 
The Scene (Former Deptford Green School), Amersham Vale, SE14 

 
5.6 Located 12 minutes’ walk to the West of the subject site, this development by Peabody and 

Sherrygreen Homes includes 101 private apartments. The following list shows the most recent asking 
prices at an average £676/sq ft. 
 

Type Sq M Sq Ft
First Floor 1 bed 50.7 546 £435,000

1 bed 56.9 612 £435,000
1 bed 61.4 661 £435,000
1 bed 58.0 624 £435,000
1 bed 57.6 620 £435,000
1 bed 51.3 552 £435,000
2 bed 75.0 807 £618,000
3 bed 95.5 1,028 £665,000

Second floor 1 bed 50.7 546 £435,000
1 bed 56.9 612 £435,000
1 bed 61.4 661 £435,000
1 bed 58.0 624 £435,000
1 bed 57.6 620 £435,000
1 bed 51.3 552 £435,000
2 bed 75.0 807 £618,000
3 bed 95.5 1,028 £665,000

Third floor 1 bed 50.7 546 £435,000
1 bed 56.9 612 £435,000
1 bed 55.2 594 £435,000
1 bed 54.2 583 £435,000
1 bed 57.6 620 £435,000
1 bed 51.3 552 £435,000
2 bed 75.0 807 £618,000
3 bed 95.5 1,028 £665,000

Fourth floor 2 bed 62.9 677 £618,000
1 bed 51.6 555 £435,000
2 bed 72.9 785 £618,000
1 bed 57.6 620 £435,000
1 bed 51.3 552 £435,000
2 bed 75.0 807 £618,000
3 bed 86.0 926 £665,000

1,966.5 21,168 £15,503,000 £732.38

Valegro Apartments 
average unit pricing

£/Sq Ft2 Creekside proposal
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5.7 Based on the foregoing evidence we have adopted a residential GDV equivalent to £715/sq ft, 

reflecting the position and location of the site, the building typology and proximity to public transport 
in comparison with other local developments. 

 
Commercial revenue 

 
5.8 Commercial accommodation is proposed as follows: 
 

 
 
We have identified the following comparable lettings of commercial floor space: 

 
 The Atrium, 1 Little Thames Walk, SE8 3FB 
 
5.9 Urbanist Architecture took 1,385 sq ft on a 20-year lease in March 2018. The achieved rent was 

£18,000 per annum equating to £13.00/sq ft; a 3-month rent-free period was agreed. 
 
Washington Building, Deals Gateway, SE13 7SE 
 

5.10 In December 2020 Reed in Partnership signed a 6-year lease over 3,400 sq ft of office space.  The 
achieved rent was £21.50/sq ft with a 3-month rent-free period.  

 
 
  

 

Floor Bed Sq Ft Most recent price £PSF Date of price
1 2 1,076 £610,000 £567 Dec-21
2 2 828 £570,000 £688 Dec-21
2 2 785 £567,500 £723 Dec-21
2 1 570 £405,000 £711 Dec-20
2 2 785 £560,000 £713 Dec-21
2 2 871 £565,000 £649 Dec-21
2 1 570 £405,000 £711 Dec-20
3 2 828 £570,000 £688 Dec-21
4 1 559 £407,000 £728 Dec-20
4 2 785 £565,000 £720 Mar-21
4 2 785 £565,000 £720 Dec-20
4 1 559 £407,000 £728 Dec-20
G 2 914 £600,000 £656 Dec-21
G 2 1,054 £630,000 £598 Dec-21
G 2 914 £605,000 £662 Dec-21

11,883 £8,031,500 £676

Sq M Sq Ft
Bird's Nest Pub 262.6 2,827
Commercial 155.7 1,676
Commercial 93.3 1,004

Commercial accommodation
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 4 Deptford Broadway, Deptford, SE8 4PA 
 
5.11 Suya & Lobster Limited have taken 791 sq ft of retail space on a 15-year lease, signed in December 

2020.  The agreed rent is £23,000pa, equating to £29.08/sq ft. 
 
5.12 Given the wide range of achieved rents locally, we have assumed a rent for the commercial premises 

in the new scheme of £22.50/sq ft.  
 

5.13 In relation to the pub/bar area we have had regard to the following evidence of lettings: 
 

 
 
5.14 We have applied a rent of £20/sq ft to the new bar premises, on the basis of a new building in a new 

development. 
 
5.15 In relation to investment yield we have identified the following transactions of commercial property 

within reasonable proximity to the Site: 
 

 
 
5.16 Referring to above table, the properties at Creek Road and the 2 units at Greenwich High Road are 

new developments.  Based on these transactions we have applied a yield of 7.5% to the commercial 
elements in our appraisal at Appendix 1. 

 
 Affordable housing 
 
5.17 We understand the applicant intends to make a ‘Without Prejudice’ offer to provide affordable housing 

in the form of 2 London Affordable Rent and 1 Intermediate apartments.  The offer equates to 13% 
affordable housing measured by habitable rooms, with a tenure split of 70% London Affordable Rent 
and 30% Intermediate. 

  
London Affordable Rent 

 
5.18 We have applied the published 2021-22 London Affordable Rents and calculated the transfer pricing of 

the affordable housing as follows: 
 

Pub/bar address Sq Ft Rent pa £sq ft rent Comments
East Dulwich Tavern, 1 Lordship Lane, SE22 8EW 11,947 £210,000 £17.58 25 year lease since May 2019
Montague Arms, 289 queens Road, SE15 2PA 5,961 £50,000 £8.39 6 year lease from Nov 2017
White Horse, 704 Woolwich Road, SE7 8LQ 2,058 £40,000 £19.44 5 year lease from May 2021
The Henry Cooper (Club 701), 516 Kent Road, SE1 5BA 4,500 £78,000 £17.33 10 year lease from Jan 2019
87 Greenwich High Road, SE10 1,450 £30,000 £20.69 New development. Asking rent

Address Type Sq Ft Price £/sq ft Comments 
37 Greenwich High Road SE10 8LR Office/Retail 1,545 £475,000 £307.44 Asking price (on market 804 days)
258 Creek Road, SE10 9RG Office/Retail 2,304 £450,000 £195.31 Asking price.  Also asking £35,000 rent equating to 7.8% gross yield 
Unit 7 Greenwich Creekside, SE8 3FE Office/Retail 1,442 £430,000 £298.20 Sold May 2019. On market 274 days
87 Greenwich High Road, SE10 Retail/ restaurant 1,450 £362,500 £250.00 Sold September 2021. NI Yield 7.72%
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The revenue sum of £359,665 has been applied to the appraisal at Appendix 1. 
 
Intermediate housing 

 
5.19 The Intermediate housing is assumed to be First Homes tenure for the purposes of this assessment, 

however we would expect the Section 106 Agreement be flexible to enable these to be Intermediate 
Rented units in the event they are unsold. 

 
5.20 The Government’s First Homes initiative includes the following criteria: 

• Homes are to be discounted by at least 30% compared to market prices 
• Purchasers of First Homes must be first-time buyers and must have a household income not 

exceeding £80,000 and £90,000 in London (or lower if set by the local authority) 
• Post-discount price caps on first sale of the property of £250,000 across England and £420,000 in 

London (or lower if set by the local authority) 
• A First Home should be the buyers only home and a purchaser will need to use a mortgage or 

home purchase plan for at least 50% of the purchase price of the home 
• Local connections and/or key worker status as determined by the relevant local authority 

5.21 The 2-bedroom unit on the second floor has been identified as a First Home.  This measures 807 sq ft 
and as such we have ascribed a market price of £577,005.  Applying a 30% discount means the home 
can be available for £403,904. 

 
5.22 The revenue sum of £403,904 has been applied to the appraisal at Appendix 1. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

London Affordable Rent

2 bed £178.23 807 £900 £600 4.00% 4.25% £174,019 1 £174,019
3 bed £188.13 1,028 £900 £600 4.00% 4.25% £185,646 1 £185,646

£359,665

Net yield Price per unit
No. of 
units

Total price
Unit 
type

Weekly 
Rent

M & M
Major 
repairs

Voids & 
bad debts

Sq Ft
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6. Cost Assumptions 
 

Construction Costs 
 
6.1 We have relied upon a cost plan prepared by ECCE Consulting dated 14th February 2022. The cost plan 

is provided in Appendix 2 and provides a total construction cost of £9,630,000. 
 
6.2 ECCE has advised that these build costs are higher than would normally be reflective of a development 

of this nature.  The additional costs relate to: 
 

• High façade wall/floor ratio if 1.15 in lieu of typical 0.55-0.65, resulting from the geometry of 
the site 

• Façade retention works 
• Working next to live DLR train line. 

 
6.3 The cost plan includes a contingency of 5%. 
 

Other Costs 
 

6.4 Within the Argus Developer model at Appendix 1 we have made the following cost assumptions:  
 

Item Value Elements 
Land 

Stamp Duty UK SDLT Rates Residual Land Value 
Agents Fee 1.00% Residual Land Value 
Legal Fee 0.5% Residual Land Value 

Construction Costs 
Professional Fees 10.0% Build Cost Sum 

Lettings and Disposal Costs  
Marketing (Residential & Commercial) 1% Commercial Rent & Residential GDV 
Letting Agents Fees (Commercial) 10% Commercial Rent  
Lettings Legal Fees (Commercial) 5% Commercial Rent 
Sales Agent Fees (Residential Units) 1.5% Residential GDV 
Sales Agent Fee (Commercial units) 1% Commercial Investment GDV 
Legal Fees (Residential Units) £750/unit Residential GDV 
Legal Fees (Commercial Units) 0.5% Commercial GDV 
S.106 Costs 
 

We have been advised that Section 106 contributions in the sum of c. £148,000 will be applied to the new 
development. 
 
 

CIL 
We have assumed that both Mayoral CIL2 and Borough CIL will be chargeable to the proposed development and is 
calculated on the net gain in floor space (sq m) on a Gross Internal Area (GIA) basis.  We have included a total CIL 
contribution of £388,855 within the appraisal, as advised by the planning consultant. 
 
This is an estimate for viability purposes only; the applicant/ developer should take specialist advice in relation to 
CIL from the local authority or a specialist adviser. Should this assumption change significantly, the viability appraisal 
will require updating.  
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Finance Costs 
 

The finance rate is assumed to be 6.75%. This reflects the average cost of capital to include debt interest (senior 
and mezzanine), and arrangement, exit and valuation fees. 
 
 

Developer Return 
The appraisal has been set up to show profit as a cost to the project, at 17.5% of GDV for the private residential 
units, and 15% on the commercial element.  6% has been applied to the affordable housing. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



2 Creekside - Economic Viability Appraisal Report, February 2022 
  
 

©2022 Upside London Limited. All Rights Reserved. 20 

7. Benchmark Land Value 
 
7.1 As explained at Section 2, viability is typically tested by comparing the residual land value of the 

proposed scheme with a Benchmark Land Value (BLV). The benchmark can be derived following an 
assessment of the value of the site in its Existing Use (EUV) or a reasonable Alternative Use Value 
(AUV).  
 

7.2 The Mayor of London’s Affordable Housing and Viability Supplementary Planning Guidance (SPG) 
(August 2017) states that, “a landowner should receive at least the value of the land in its ‘pre-
permission’ use, which would normally be lost when bringing forward land for development.”  

 
Existing Site 

 
7.3 The site is made up of 2 elements:  

• Commercial floor space comprising 8 studios, which is made up of former shipping 
containers 

• the Birds Nest building which incorporates a pub/bar area at ground floor, plus 17 
bedrooms forming a large HMO. 

 
 Shipping containers 
 
7.4 The shipping containers are let as commercial space including creative uses. The accommodation is 

single storey and configured as 8 separate buildings: 
 

  
 

7.5 The Big Red Bus is a London Bus converted for use as commercial space. The shipping containers 
benefit from a temporary planning permission however we understand renewed permission for the 
current use is likely to be granted, in the absence of a redevelopment scheme coming forward. 

 
7.6 The passing rent equates to £19.59/sq ft.  We have not been able to identify other shipping container 

sites in the vicinity of Creekside, however we have identified other non-traditional space, to seek to 
demonstrate a market rent level for these premises. At the Titan Business Estate in Ffinch Street in 
Deptford, railway arches are currently being let in unit sizes of 1,045 – 2,441 sq ft, at asking rents of 
£14.22 - £19.00/sq ft. Similarly at Resolution Way SE8 4NT, a refurbished railway arch measuring 1,324 
sq ft is advertised for an annual rent of £40,000, equating to £30.21/sq ft.  Our experience on a project 
in another London Borough, where the proposal is for new commercial space including offices and 
café/bar area made up of shipping containers, supports a rent of £20/sq ft. 

Unit Rent pa Sq Ft NIA Lease End Date Notice period Comments
Studio 1 £3,840 280 24/06/2022 1 month
Studio 2 £9,360 280 13/07/2022 1 month
Studio 3 (front) £2,711 120 13/03/2022 1 month
Studio 3 (rear) £2,910 160 30/09/2021 1 month Holding over
Studio 4 £7,500 280 11/05/2022 1 month
Studio 5 (front) £3,336 120 02/05/2022 1 month
Studio 5 (rear) £3,906 141 02/05/2022 1 month
Studio 6 (front) £3,600 120 07/03/2022 1 month
Studio 7 £6,240 280 12/10/2021 1 month Holding over
Studio 8 £5,500 280 10/01/2022 1 month Holding over
Big Red Bus £12,000 1,048 01/05/2027 3 months

£60,903 3,109
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7.7 We have considered the investment value by reference to a discounted cash flow, by which we have  

assessed the present value of income over 20 years.  Discounted at 4.5% gives a capital value of 
£765,731, assuming operating costs of 25%.   From this figure we would deduct purchaser’s costs of 
6.8% to give an existing use value of £713,662, which represents a gross yield of 8.53%. 

 
7.8 In considering whether a gross yield of 8.53% represents a market rate, we have considered the CBRE 

commercial yield report for Q4 2021. CBRE suggest Secondary offices are 10% and Good Secondary are 
7%.  The yield we suggest of 8.53% sits in the middle of this range. 

 
7.9  On a pure net income basis (after deduction of operating expenditure) the investment represents a 6% 

return over 20 years. 
 

The Bird’s Nest 
 
7.10 The 17 bedrooms, together with shared bathrooms, living rooms and kitchens, are arranged over 

basement, first, second and third floors.  These measure a total of 338.6 sq m (3,645 sq ft). The bar 
area occupies the ground floor and measures 147.4 sq m (1,587 sq ft), making a total area for the 
building of 486 m (5,321 sq ft). 

 
7.11 There is a current lease in place, signed in December 2019 and which expires in December 2024.  

Under the terms of the Lease, the Landlord may end the Term by giving 4 months’ notice after 
December 2020.  The passing rent is £67,020, equating to £12.81/sq ft.  It would appear likely that 
without the clause enabling the Landlord to end the tenancy at any time after December 2020, the 
rent would be higher. 

 
7.12 The rent also equates to £3,942 per room per annum, or £328 per month per room, which is not a 

market rent; however the property is managed as a budget hostel and therefore the operational costs 
will be a significant deduction to the headline charge. 

 
7.13 In addition the bar area would attract a market rent in the region of £18 per sq ft per annum, based on 

the examples shown at 5.11 above (shown again here). 
  

 
 
7.14 This would give a market rent for the pub area of £28,566pa. We would therefore consider a minimum 

market rent for the Birds Next to be £28,566 + £67,020 = £95,586. 
 
7.15 In relation to the market yield to apply, our research indicates a lack of property transactions of this 

nature (i.e. HMO/hostel investment properties) at the present time in London.  We have identified the 
following properties for sale: 

 

Pub/bar address Sq Ft Rent pa £sq ft rent Comments
East Dulwich Tavern, 1 Lordship Lane, SE22 8EW 11,947 £210,000 £17.58 25 year lease since May 2019
Montague Arms, 289 queens Road, SE15 2PA 5,961 £50,000 £8.39 6 year lease from Nov 2017
White Horse, 704 Woolwich Road, SE7 8LQ 2,058 £40,000 £19.44 5 year lease from May 2021
The Henry Cooper (Club 701), 516 Kent Road, SE1 5BA 4,500 £78,000 £17.33 10 year lease from Jan 2019
87 Greenwich High Road, SE10 1,450 £30,000 £20.69 New development. Asking rent
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 7.16 The foregoing table indicates an average gross yield of 8.08%.  Applying this yield to the income at the 

the Birds Nest) gives a capital value of £1,183,000 (rounded); this equates to approximately £222/sq ft. 
Deduction of purchasers costs gives an existing use value of £1,102,556. 

 
 Benchmark Land Value 
 
7.17 The existing use values of the combined uses is £1,816,218.  In consideration of the landowner 

premium we refer to the Mayor of London’s Affordable Housing and Viability SPG which suggests a 
range of 10%-30%.  Both sites are functioning assets and there would be a level of income foregone in 
bringing the sites forward for development.  We consider a 15% premium to be appropriate, giving a 
Benchmark Land Value of £2,088,651. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Address HMO type Asking price Annual rent Gross yield
Belgrave Road, Ilford 16 bedrooms £1,500,000 £119,520 7.97%
Turpin Avenue, Romford 7 bedrooms £550,000 £48,000 8.73%
HMO 3-property portfolio South West London 20 bedrooms £2,332,500 £186,480 7.99%
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8. Summary of the Appraisal 
 
8.1 For ease of reference we provide here a summary of the Argus appraisals relating to this project, 

demonstrating the viability position: 
 

 
 
8.2 The fact that the Net Residual is negative indicates the project is unable to sustain any further 

contributions to affordable housing or other financial contributions. 
  

Costs
£

Construction costs 9,630,000
Fees 963,000
CIL/S106 537,000

488,000
26,000

Total finance costs 611,000
Profit 2,544,000

Total costs 14,799,000

Revenue

Residential Sales 12,984,000
Affordable housing 764,000
Commercial 1,503,000

Total sales 15,251,000

452,000

2,089,000

-1,637,000

2 Creekside

Residual Land Value

Benchmark Land Value

RLV - EUV (net residual)

Summary Appraisal 

Marketing, letting, disposal & legals 
Site purchase costs 
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9. Summary and Conclusions 
 
9.1 In compiling the appraisals, we have applied the site-specific construction costs and property values 

relating to the proposed development, alongside market assumptions concerning other development 
costs such as finance and profit.  This is in line with the principles of an economic viability assessment 
of this nature. 

 
9.2 Accounting for the inputs explained above, the Argus Developer appraisal for the proposed 

development calculates a residual land value of £452,000 (rounded). A summary of the Argus 
Developer appraisal is included in Appendix 1. 

 
9.3 The benchmark land value of the existing property has been demonstrated to be £2,089,000 

(rounded) - as per Section 7 of this report.  Having completed the viability appraisal, we conclude that 
the net residual is -£1,637,000  (rounded/negative).  

 
9.4 We would therefore conclude that the proposed scheme cannot support a further contribution 

towards affordable housing, in addition to other anticipated planning costs associated with the 
development.  

 
9.5 The Council’s policy makes clear that the affordable housing contribution is subject to viability testing, 

and this report has been compiled in compliance with this policy, National Planning Policy Framework 
and RICS Guidance.  

 
9.6 Should the Council require further information from ULL Property to consider the above, we would be 

happy to provide it, and our contact details can be found at the end of this report. 
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Appendix 1 – Argus Developer Appraisal  
 
 
  



 2 Creekside 
 Confidential - Not a Valuation 

 Development Appraisal 
 ULL Property 

 February 25, 2022 



 APPRAISAL SUMMARY  ULL PROPERTY 
 2 Creekside 
 Confidential - Not a Valuation 

 Appraisal Summary for Phase 1  

 Currency in £ 

 REVENUE 
 Sales Valuation  Units  ft²  Sales Rate ft²  Unit Price  Gross Sales 

 Private residential  27  18,160  715.00  480,904  12,984,400 
 London Affordable Rent  2  1,835  196.00  179,832  359,665 
 Intermediate  1  807  500.50  403,904  403,904 
 Totals  30  20,802  13,747,969 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV 

 Commercial  1  2,680  22.50  60,300  60,300  60,300 
 Pub  1  2,827  20.00  56,540  56,540  56,540 
 Totals  2  5,507  116,840  116,840 

 Investment Valuation 

 Commercial 
 Market Rent  60,300  YP @  7.5000%  13.3333 
 (6mths Rent Free)  PV 6mths @  7.5000%  0.9645  775,446 

 Pub 
 Market Rent  56,540  YP @  7.5000%  13.3333 
 (6mths Rent Free)  PV 6mths @  7.5000%  0.9645  727,094 

 Total Investment Valuation  1,502,540 

 GROSS DEVELOPMENT VALUE  15,250,509 

 NET REALISATION  15,250,509 

 OUTLAY 

 ACQUISITION COSTS 
 Residualised Price  452,086 

 452,086 
 Stamp Duty  12,104 
 Effective Stamp Duty Rate  2.68% 
 Agent Fee  2.00%  9,042 
 Legal Fee  1.00%  4,521 

 25,667 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Construction Costs  31,621  304.54  9,630,000 
 S106  148,000 
 CIL (Lewisham)  254,483 
 MCIL2  134,372 

 10,166,855 

 PROFESSIONAL FEES 
 Professional Fees  10.00%  963,000 

 963,000 
 MARKETING & LETTING 

 Marketing  1.00%  131,012 
 Letting Agent Fee  10.00%  11,684 
 Letting Legal Fee  5.00%  5,842 

 148,538 
 DISPOSAL FEES 

 Purchaser's Costs  6.80%  102,173 
 Effective Purchaser's Costs Rate  6.80% 

  Project: \\Client\H$\Dropbox (ULL Property)\ULL Property Team Folder\Jobs\RA Jobs\Creekside 2\Report February 2022\2 Creekside Appraisal 220221.wcfx 
  ARGUS Developer Version: 8.30.001  Date: 2/25/2022  



 APPRAISAL SUMMARY  ULL PROPERTY 
 2 Creekside 
 Confidential - Not a Valuation 

 Sales Agent Fee - Private Resi  1.50%  194,766 
 Sales Agent Fee - Commercial  1.00%  15,025 
 Sales Legal Fee - Private Resi            27 un  750.00 /un  20,250 
 Sales Legal Fee - Commercial  0.50%  7,513 

 339,727 

 TOTAL COSTS BEFORE FINANCE  12,095,873 

 FINANCE 
 Timescale  Duration  Commences 
 Pre-Construction  3  Feb 2022 
 Construction  15  May 2022 
 Sale  3  Aug 2023 
 Total Duration  21 

 Debit Rate 6.75%, Credit Rate 0.00% (Nominal) 
 Land  47,538 
 Construction  465,487 
 Other  97,827 
 Total Finance Cost  610,851 

 TOTAL COSTS  12,706,724 

 PROFIT 
 2,543,785 

 Performance Measures 
 Profit on GDV%  16.68% 

  Project: \\Client\H$\Dropbox (ULL Property)\ULL Property Team Folder\Jobs\RA Jobs\Creekside 2\Report February 2022\2 Creekside Appraisal 220221.wcfx 
  ARGUS Developer Version: 8.30.001  Date: 2/25/2022  



 CASH FLOW REVENUE AND COST SUMMARY  ULL PROPERTY 
 2 Creekside 
 Confidential - Not a Valuation 

 Heading  %  Total  At Date  To Date 

 Phase1 
 Cap - Commercial  775,446  Aug 2023  Aug 2023 
 Cap - Pub  727,094  Aug 2023  Aug 2023 
 Sale - Intermediate  403,904  Aug 2023  Aug 2023 
 Sale - London Affordable Rent  359,665  Aug 2023  Aug 2023 
 Sale - Private residential  12,984,400  Aug 2023  Oct 2023 
 Purchaser's Costs  6.80%  (102,173)  Aug 2023  Aug 2023 
 Sales Agent Fee - Private Resi  1.50%  (194,766)  Aug 2023  Oct 2023 
 Sales Agent Fee - Commercial  1.00%  (15,025)  Aug 2023  Aug 2023 
 Sales Legal Fee - Private Resi  0.00%  (20,250)  Aug 2023  Aug 2023 
 Sales Legal Fee - Commercial  0.50%  (7,513)  Aug 2023  Aug 2023 
 Residualised Price  (452,086)  Feb 2022  Feb 2022 
 Stamp Duty  0.00%  (12,104)  Feb 2022  Feb 2022 
 Agent Fee  2.00%  (9,042)  Feb 2022  Feb 2022 
 Legal Fee  1.00%  (4,521)  Feb 2022  Feb 2022 
 Con. - Construction Costs  (9,630,000)  May 2022  Jul 2023 
 S106  (148,000)  May 2022  May 2022 
 CIL (Lewisham)  (254,483)  May 2022  May 2022 
 MCIL2  (134,372)  May 2022  May 2022 
 Professional Fees  10.00%  (963,000)  May 2022  Jul 2023 
 Marketing  1.00%  (131,012)  Aug 2023  Oct 2023 
 Letting Agent Fee  10.00%  (11,684)  Aug 2023  Aug 2023 
 Letting Legal Fee  5.00%  (5,842)  Aug 2023  Aug 2023 

 Project: \\Client\H$\Dropbox (ULL Property)\ULL Property Team Folder\Jobs\RA Jobs\Creekside 2\Report February 2022\2 Creekside Appraisal 220221.wcfx 
 ARGUS Developer Version: 8.30.001  Report Date: 2/25/2022 



 CASH FLOW REVENUE AND COST SUMMARY  ULL PROPERTY 
 2 Creekside 
 Confidential - Not a Valuation 

 Distribution 

 Single 
 Single 
 Single 
 Single 
 Custom (Editor) 
 Related: Cap - Commercial to Pub 
 Related: Sale - Private residential 
 Related: Cap - Commercial to Pub 
 Related: 750.00/un to Selected Total Units of 27 
 Related: Cap - Commercial to Pub 
 Single 
 Related: UK Non-residential from 17.03.2016 
 Related: Residualised Price 
 Related: Residualised Price 
 S-Curve 
 Single 
 Single 
 Single 
 Related: : Curve Related from Con. - Construction Costs to Other Construction Costs 
 Related: Sale - Private residential to Pub 
 Related: MRV - Commercial to Pub 
 Related: MRV - Commercial to Pub 

 Project: \\Client\H$\Dropbox (ULL Property)\ULL Property Team Folder\Jobs\RA Jobs\Creekside 2\Report February 2022\2 Creekside Appraisal 220221.wcfx 
 ARGUS Developer Version: 8.30.001  Report Date: 2/25/2022 
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Appendix 2 – Build Cost Estimate  
 
 
  



Artworks Creekside 2 LLP

2 Creekside Deptford
Residential Development

High Level Cost Plan

Revision 3, 17th February 2022



Contents

Section 1 Executive Summary 

Section 2 Basis, Assumptions and Exclusions

Section 3 Floor Areas 

Section 4 Construction Cost Breakdown

4.1 Shell & Core

4.2 Apartment Fit Out - 1B2P

4.3 Apartment Fit Out - 2B3P

4.4 Apartment Fit Out - 2B4P

4.5 Apartment Fit Out - 3B5P

4.6 Apartment Fit Out - 3B6P

4.7 External Works & Services

Section 5 Comparison of Cost Plan Rev 2 to BCIS

Document Control

Date Revision Description of Revision Prepared By Reviewed By ECCE Consulting Ltd
30th July 2021 0 High level Cost Plan TP/EO EO Regus House, Victory Way 
11th Feb 2022 1 High level Cost Plan TP/EO EO Admirals Park, Dartford 
14th Feb 2022 2 High level Cost Plan TP/EO EO Kent DA2 6QD
17th Feb 2022 3 High level Cost Plan TP/EO EO www.ecce-consulting.co.uk

2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022

Page 2



Costs £/ft 2  GIA £/Unit
Shell & Core £6,720,000 £213 £216,774
1B2P Apartment Fit Out £1,350,000 £43 £43,548
2B4P Apartment Fit Out £80,000 £3 £2,581
2B4P Apartment Fit Out £420,000 £13 £13,548
3B5P Apartment Fit Out £90,000 £3 £2,903
3B6P Apartment Fit Out £290,000 £9 £9,355
Building Costs £8,950,000 £283 £288,710
Adjustment for 15% Affordable (£80,000) (£3) (£2,581) Fit out

£8,870,000 £281 £286,129
External Works & Services £301,000 £10 £9,710

£9,170,000 £291 £295,839
Contingency @ 5% £460,000 £15 £14,839
Inflation to Start on Site etc Excluded Excluded Excluded
Professional Fees & VAT Excluded Excluded Excluded

£9,630,000 £306 £310,678

1.3 Floor Area Summary 

Levels Residential Commercial Pub NIA GIA Net:Gross 1B2P 2B3P 2B4P 3B5P 3B6P
Ground Floor 0 m² 249 m² 263 m² 512 m² 595 m² 86% 0.0 m² 0.0 m² 0.0 m² 0.0 m² 0.0 m²

First Floor 506 m² 0 m² 0 m² 506 m² 601 m² 84% 335.9 m² 0.0 m² 75.0 m² 0.0 m² 95.5 m²
Second Floor 506 m² 0 m² 0 m² 506 m² 601 m² 84% 335.9 m² 0.0 m² 75.0 m² 0.0 m² 95.5 m²

Third Floor 496 m² 0 m² 0 m² 496 m² 591 m² 84% 325.9 m² 0.0 m² 75.0 m² 0.0 m² 95.5 m²
Fourth Floor 457 m² 0 m² 0 m² 457 m² 550 m² 83% 160.5 m² 62.9 m² 147.9 m² 86.0 m² 0.0 m²

Metric 1,967 m² 249 m² 263 m² 2,478 m² 2,938 m² 84% 1,158 m² 63 m² 373 m² 86 m² 287 m²
Imperial 21,167 ft² 2,680 ft² 2,827 ft² 26,674 ft² 31,621 ft² 84% 12,467 ft² 677 ft² 4,014 ft² 926 ft² 3,084 ft²

Units 31 2 1 Units 21 1 5 1 3
Avg Size 683 ft² 1,340 ft² 2,827 ft² Avg Size 594 ft² 677 ft² 803 ft² 926 ft² 1,028 ft²

The narrow plot size and shape of the building is showing a high 
wall/floor ratio and façade costs. The average un. it size of 648sqft 
is adding circa 10% premium to the fit out costs.

The market apartment fit out cost is based on a blended rate of 
£105/sqft NIA and the remaining 20% affordable at £85/sqft NIA

1.0 Executive Summary 

Buildings / Description 

Total Current Day Fixed Price

Estimated Fluctuating Price

Building Costs Total

1.1 Construction Cost Summary 1.2 Key Headlines

The estimated costs is current day fluctuating price at 1st Quarter 
2022 and excludes Prestart Inflation, Fees, VAT and Section 3.3. 
Contractor's preliminaries 14%, OH&P 4% and D&B risk 2.0%

2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022

We have made some assumptions on structure, facades, services 
and fit out, pending design and specialist input.

The cost plan assumes a design and build procurement route using 
a Tier 3-5 Contractor and Supply Chain.



1.0 Executive Summary 

2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022

Shell & Core 1B2P 2B3P 2B4P 3B5P 3B6P Total £/ft2 GIA
Enabling Works £269,000 £0 £0 £0 £0 £0 £269,000 £9
Substructure £316,000 £0 £0 £0 £0 £0 £316,000 £10
Frame, Upper Floors & Stairs £890,000 £0 £0 £0 £0 £0 £890,000 £28
Roof £318,000 £0 £0 £0 £0 £0 £318,000 £10
External Walls, Doors & Windows £2,412,000 £0 £0 £0 £0 £0 £2,412,000 £76
Internal Walls & Doors £208,000 £132,300 £10,400 £52,000 £12,200 £36,600 £451,500 £14
Floor, Wall & Ceiling Finishes £88,000 £224,700 £13,300 £75,500 £16,700 £54,600 £472,800 £15
Fittings and Fixtures £10,000 £132,300 £8,000 £40,000 £9,500 £28,500 £228,300 £7
MEP Services and BWIC £932,000 £625,800 £36,500 £183,500 £40,000 £122,700 £1,940,500 £61
Lifts and BWIC £113,000 £0 £0 £0 £0 £0 £113,000 £4
Preliminaries, OH&P & D&B Risk £1,163,000 £233,100 £14,200 £73,500 £16,500 £50,700 £1,551,000 £49

£6,720,000 £1,350,000 £80,000 £420,000 £90,000 £290,000 £8,960,000 £283

1.5 Key Specifications 

■ Product:

■ Structure:

■ Envelope: Wall Area: 3,390 m²
Wall/Floor 1.15

■ Finishes:

■ Fixtures & Fittings:

■ MEP service:

■ External Works:

■ Utilities:

Building Cost (Excludes External Works & Services and Contingency)

Estimated Building Cost

31 Residential units (85% market residential and 15% Affordable) with Commercial and Pub at Ground Floor

Refurbish retained façade, handset brickwork (£600/1000), glazing, windows and balcony £6000 each

Blended £150/m2 landscaping plus external lighting, surface water drainage, bike stands etc 

Incoming services connections - power, water, telecomms, surface water drainage and foul water drainage. Gas Excluded

Laminate to living, tiles to bathrooms, carpet to bedrooms, painted plasterboard ceilings and walls

Kitchens £4,500 each in 1B & 2B and £6,000 each in 3B, Good quality sanitaryware. Wardrobes, Joinery and FF&E Excluded

Piled foundations, RC Columns and transfer slab to first floor slab, RC lift core to roof and lightweight steel frame, slabs and stairs

All electric, air source heat pump, Zehnder ComfoCool MVHR unit, radiator heating, hot water cylinder, LED lighting, etc. Excludes 
full cooling system, AV, lighting control, home automation, BMS and exclusions in cost breakdown sections.

1.4 Elemental Cost Summary - Building Cost (Excludes External Works & Services and Contingency)



The following items are the design information upon which this report is based and a schedule of items that are excluded from the content of this report.

Document reference and description Revision ■ Inflation - Precommencement and Construction Period over 2 years
■ AL(00)001-CS02-Existing-Location Plan A ■ Fees - design, professional, statutory, third parties, asset protection etc
■ AL(00)002-CS02-Existing-Block Plan A ■ VAT including non-recoverable VAT
■ AL(00)100-CS02-Proposed-Site Plan C ■ Works outside of the site boundary including offsite reinforcements etc
■ AL(00)101-CS02-Proposed-Block Plan A ■ Financing costs
■ AL(00)200-CS02-Proposed-Ground Floor F ■ Out of hours working
■ AL(00)201-CS02-Proposed-First Floor H ■ Latent defects insurance
■ AL(00)202-CS02-Proposed-Second Floor H ■ Development Appraisal contingency
■ AL(00)203-CS02-Proposed-Third Floor H ■ BREEAM, LEED and NABERS assessment costs
■ AL(00)204-CS02-Proposed-Fourth Floor I ■ Section 38 / 106 / 278 works 
■ AL(00)205-CS02-Proposed-Roof Layout I ■ Impact of Brexit, COVID-19 and related matters upon costs and contracts
■ AL(00)210-CS02-Proposed-SectionAA BB C ■ Removal of asbestos, contaminations, dealing with archaeology and UXO
■ AL(00)211-CS02-Proposed-Section CC C ■ Japanese knotweed or hogweed
■ AL(21)01 to 04-CS02-Proposed-Storey Rod Rev B ■ Utilities reinforcement, diversion and new substation
■ AL(00)300 to 303-CS02-Existing-Elevations Rev - ■ Sprinklers, cooling, AV,  MVHR, lighting/blind control, home automation, 
■ AL(00)310 to 313-CS02-Proposed-Elevations Rev G ■ Data hub, 5A socket, energy monitoring panel, BMS, grey water, etc
■ Area & Accomodation Schedule 19/11/21 B ■ Fit out of commercial units and pub
■ Document Issue Register 19.11.2021 5 ■ Internal planting, loose furniture, operating supplies and equipment

■ We have made a number of assumptions as set out in various sections of this document pending design and specialist input.
■
■ Total vacant possession at start on site and works undertaken during normal hours in single continuous phase
■
■
■ Lightweight steel frame 50kg/m2 and lightweight slabs to upper floors. Reinforced concrete structures at ground, first floor slab and lift structure
■
■ Allowance for sealer to floors and soffit of commercial units and pub.
■ Allowance for passenger lift, assume 8 persons, 630kg, 1.0m/s 
■ Wardrobes, fitted joinry and FF&E omitted
■ The schedule forms the basis of the cost plan/model only and should not be relied upon for any other purpose.
■ The floor areas used are the Architect areas and assumed to be measured in accordance with RICS Code of Measuring Practice 6th Edition. 

2.3 Exclusions 

Maith Design Ltd
Maith Design Ltd
Maith Design Ltd
Maith Design Ltd
Maith Design Ltd
Maith Design Ltd

Maith Design Ltd

Maith Design Ltd
Maith Design Ltd
Maith Design Ltd

Maith Design Ltd

Foundation cost assumes normal ground condition and assume site is free from contamination, asbestos, knotweed/hogweeg, UXO etc

Windows in retained façade to be refurbished and reglazed. New handset brickwork facade (bricks £600 per 1000) including SFS internal liner and insulation

Maith Design Ltd

2.2 Basis & Assumptions

The estimated costs is based on a Tier 3-5 Contractor and supply chain undertaking the works; competitively tendered project following completion of Stage 3/4 design. 

Foundation based on 450mm diameter piles 12m deep; 4 columns per 7 x 7m grid, 2 piles per columns plus 6 piles per lift with 750mm pile caps and 200mm Slab
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High Level Cost plan
Revision 3, 17th February 2022

Maith Design Ltd
Maith Design Ltd

Author
Maith Design Ltd
Maith Design Ltd

Maith Design Ltd

2.0 Basis, Assumption & Exclusions

2.1 Information Used
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3.0 Floor Areas

Location Residential Commercial  Pub Plant Risers Structure
Corridors Stairs Lift

m2 m2 m2 m2 m2 m2 m2 m2 m2 m2 m2 m2

Ground -                249                263                512          -         45           6             20            -           12            595          86%
Level 01 506                -                -                506          45           25           6             -           3              16            601          84%
Level 02 506                -                -                506          45           25           6             -           3              16            601          84%
Level 03 496                -                -                496          45           25           6             -           3              16            591          84%
Level 04 457                -                -                457          45           25           6             -           3              15            550          83%
Total 1,967             249                263                2,478       179         145         31           20            11            74            2,938       84%

Location  Residential   Commercial   Pub  Plant  Risers  Structure 
Corridors Stairs Lift

ft2 ft2 ft2 ft2 ft2 ft2 ft2 ft2 ft2 ft2 ft2 ft2

Ground -                2,680             2,827             5,507       -         489         65           216          -           126          6,402       86%
Level 01 5,451             -                -                5,451       480         268         66           -           29            173          6,467       84%
Level 02 5,451             -                -                5,451       481         269         67           -           28            171          6,467       84%
Level 03 5,343             -                -                5,343       481         269         67           -           28            174          6,361       84%
Level 04 4,922             -                -                4,922       481         269         67           -           28            156          5,923       83%
Total 21,167           2,680             2,827             26,674     1,924      1,562      331         216          114          799          31,621     84%

 ■ The areas are measured in accordance with RICS Code of Measuring Practice 6th Edition.
 ■ All areas are approximate; a conversion of 10.7639 has been used for imperial areas (sqft).
 ■ Net Internal Areas (NIA) do not necessarily equate to net rentable or net saleable areas. 
 ■ We have made no deductions from the NIA's as a contingency against core enlarging during design development.
 ■ The schedule forms the basis of the cost plan/model only and should not be relied upon for any other purpose.

Basis of measured floor areas:-

Circulation

Circulation

  ■ The NIA and GIA are based on the Maith Design Ltd Area Schedule Revision B dated 19th November 2021. The remaining areas have been measured from the 
Maith Design floor plans referenced in Section 2.1.

NIA 

NIA 

GIA 

Metric Areas 

Imperial Areas

GIA  Net:Gross 

 Net:Gross 
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4.1 Shell & Core
GIA 31,621 m²

Element / Description £ / ft2 GIA Commentary

Enabling Works £269,000 £9
Allowance for site clearance and site preparation 689     m2 £5 £3,000
Allowance to break out existing hardstanding, assume building footprint area 689     m2 £25 £17,000
Allowance to remove existing single storey containers and dispose off site 139     m2 £50 £7,000
Demolish existing south and east façades including temporary works 517     m2 £125 £65,000
Allowance for façade retention system to existing north and west facades and 
chimneys including protection and temporary works

295     m2 £500 £147,000

Allowance for stripping out existing pub 740     m2 £40 £30,000

Substructures £316,000 £10
Allowance for piling mat, assume 750mm thick including removal 689     m2 £45 £31,000
Allowance for CFA piles, say 450mm diameter 12m deep 50       nr £1,800 £90,000
Allowance for pile cap 600mm deep reinforced @ 150kg/m3 incl blinding etc 47       m2 £530 £25,000
Allowance for lift pits 2         nr £8,500 £17,000
Allowance for reinforced concrete ground floor slab, assume 200mm thick 
reinforced @ 150kg/m3 including floor build-ups and waterproofing 

504     m2 £265 £133,000 Excludes retained pub floor

Allowance for below ground drainage 504     m2 £40 £20,000

Frame & Upper Floors £890,000 £28
Concrete walls to lift cores, assume 200mm thick reinforced @ 150kg/m3 310     m2 £260 £80,000
Allowance for columns to ground floor 75       m £180 £14,000
Lightweight steel frame, assume 50kg/m2 from first to upper floors 2,343  m2 £170 £398,000
First floor transfer slab, assume 300mm thick reinforced @ 200kg/m3 416     m2 £240 £100,000 Excludes retained pub floors
Allowance for lightweight upper floor slab 1,372  m2 £130 £178,000 Excludes retained pub floors
Allowance for precast concrete stairs with balustrade, nosing and finishes 8         nr £15,000 £120,000

Roof £318,000 £10
Allowance for lightweight roof slab 623     m2 £150 £93,000
Allowance for single ply membrane, waterproofing and insulation 623     m2 £180 £112,000
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4.1 Shell & Core
GIA 31,621 m²

Element / Description £ / ft2 GIA Commentary

Allowance for pitched roofing and structure 53       m2 £450 £24,000 Area measured on plan
Allowance for 800mm high parapet and coping 190     m £150 £29,000
Plant screening and supporting structure, assume 25m long x 1.8m high 45       m2 £650 £29,000
Allowance for mansafe system 1         item £20,000 £20,000
Allowance for AOV 2         nr In MEP
Allowance for Access hatch 2         nr £1,500 £3,000
Allowance for lift overrun 2         nr £4,000 £8,000

External Walls, Window & External Doors £2,412,000 £76
Allowance for ground floor glazing 235     m2 £675 £158,000
Refurbish existing window and ironmongery to retained façade and reglazing 68       m2 £350 £24,000
Allowance for glazed aluminium window and ironmongery to new extensions 364     m2 £575 £209,000
Work to retained solid façade with insulation and lining to both faces 227     m2 £250 £57,000
New solid façade, assume handset brickwork (bricks £600 per 1000) including 
SFS internal liner and insulation

2,497  m2 £450 £1,124,000

Extra over for feature banding to solid façade 2,724  m2 £25 £68,000
Extra over for acoustic treatment o south, west and east elevations 1,695  m2 £50 £85,000
Allowance for external access (scaffolding, mast climber etc) 3,390  m2 £75 £254,000
Allowance for glazed aluminium double door and ironmongery to pub 2         nr £5,000 £10,000
Allowance for glazed aluminium single door and ironmongery to commercial 7         nr £3,000 £21,000
Allowance for glazed aluminium single door and ironmongery to balconies 20       nr £3,000 £60,000
Allowance for glazed aluminium double door and ironmongery to balconies 24       nr £5,000 £120,000
Allowance for fire escape single door and ironmongery to commercial units 6         nr £2,000 £12,000
Allowance for single door and ironmongery to stairs, plantroom, entrances 5         nr £2,000 £10,000
Allowance for steel balcony structure, decking finishes and metal balustrade 31       nr £6,000 £186,000
Allowance for privacy screen to balconies, say 1.8m high 8         nr £1,800 £14,000
Allowance for AOV 12       nr In MEP
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4.1 Shell & Core
GIA 31,621 m²

Element / Description £ / ft2 GIA Commentary

Internal Walls and Doors £208,000 £7
Allowance for blockwork to ground floor 110     m2 £100 £11,000
Allowance for jumbo stud party walls and corridor walls 1,511  m2 £110 £166,000
Allowance for drylining to 3 sides of lift walls 116     m2 £45 £5,000
Allowance for single timber doors and ironmongery to staircases 12       nr £900 £11,000
Allowance for single timber riser doors and ironmongery 8         nr £650 £5,000
Allowance for double timber riser doors and ironmongery 8         nr £1,300 £10,000

Floor, wall and ceiling finishes £88,000 £3

Floor Finishes
Allowance for sealer to commercial units 249     m2 £10 £2,000
Allowance for floor screed and insulation to make up existing levels in pub 263     m2 £35 £9,000
Allowance for epoxy paint to plantrooms 20       m2 £10 £200
Allowance for mesh grille to risers 11       m2 £250 £3,000
Allowance for floor screed or timber lightweight system to circulation areas 324     m2 £35 £11,000
Allowance for hard wearing floor finishes to circulation areas 324     m2 £60 £19,000

Wall Finishes
Allowance for enhanced wall finishes to main entrance at ground 149     m2 £60 £9,000
Allowance for emulsion paint to plantroom and risers 242     m2 £10 £2,000
Allowance for emulsion paint to plasterboard walls to circulation areas 1,216  m2 £10 £12,000

Ceiling Finishes
Allowance for sealer to commercial units and pub floors 512     m2 £10 £5,000
Allowance for emulsion paint to plantroom and risers 31       m2 £10 £300
Allowance for painted plasterboard ceiling to circulation areas 324     m2 £45 £15,000
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4.1 Shell & Core
GIA 31,621 m²

Element / Description £ / ft2 GIA Commentary

Fittings & Fixtures £10,000 £0
Allowance for post boxes 32       nr £150 £5,000
Allowance for sundry fixtures and fittings 1         item £5,000 £5,000

MEP Services £932,000 £29 Excludes full cooling system, AV, 
Home Automation, BMS etc

Sanitary Appliances
Allowance for cleaner's sink, tap and installation 2         nr £550 £1,100 Assume required at ground only

Disposal Installation
Rainwater disposal 2,938  m² £5 £14,700
Soil and waste stacks collecting from apartments 31       nr £1,500 £46,500
Greywater tank, filtration equipment and stacks Excluded Assume not required
Pumped drainage to ground 595     m² £15 £8,900
Soil waste vent from cleaners sink to local SVP stacks 2         nr £600 £1,200
Condensate drainage 2,938  m² £3 £8,800

Water Installation
Incoming MCWS, tank, pumps, booster, meter, pipework, insulation etc 1         item £60,000 £60,000
Boosted cold water distribution, risers & connection 31       nr £1,300 £40,300
Allowance for GWS to washdown points 1         nr £2,500 £2,500
CWS to landlords cleaners sinks 2         nr £600 £1,200
Electric hot water heater to cleaners sink 2         nr £1,000 £2,000
Allowance for external standing tap for courtyard irrigation 1         nr £6,000 £6,000
Miscellaneous water points to plantroom 1         item £3,000 £3,000

Space Heating & Air Treatment
Air source heat pumps and associated plant and distribution 2,938  m² £44 £129,300 providing heating and hot water 
Heating to landlord areas 460     m² £5 £2,300
Cooling to comms room and landlords lift lobbies Excluded Assume not required
Allowance for supply and extract ductwork to apartment MVHR 2,938  m² £22 £64,600
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4.1 Shell & Core
GIA 31,621 m²

Element / Description £ / ft2 GIA Commentary

Ventilation Installation
Mechanical ventilation to plant area Excluded Assume natural ventilation 
Mechanical ventilation to landlords corridor 179     m² £40 £7,100
Allowance for fire lobby ventilation Excluded Assume natural ventilation 
AOV at the top of escape staircases 2         nr £3,000 £6,000
Allowance for AOV at the end of corridor 12       nr £3,000 £36,000
Allowance for smoke vent to lift 1         nr £3,000 £3,000

Electrical Installation
HV distribution Excluded Assumed not required
LV distribution incl switchgear, cable, rising busbars 2,938  m² £28 £82,300
Life safety generator, associated flue and Static UPS Excluded Building below 18m
Power to mechanical services 2,938  m² £5 £14,700
Power and switch to AOVs 14       nr £300 £4,200
Landlords small power Installations 460     m² £10 £4,600
Landlords LED lighting incl emergency battery packs 460     m² £35 £16,100
Landlords lighting control 460     m² £15 £6,900
External lighting Excluded See external works
External electric charging point Excluded See external works
PV cells to roof including mounting framing 50       m² £400 £20,000 As shown on roof plan
Containment systems 2,938  m² £8 £23,500
Earthing & Bonding 2,938  m² £3 £8,800

Protective Installation
Dry risers Excluded Building below 18m
Sprinkler heads within apartment, say 1 per 12m2 38       nr £200 £7,600 From cold water feedback.Tank is part 

of combined cold water tank
Fire suppression to switch rooms Excluded Assumed not required
Lightning protection 2,938  m² £3 £8,800
Allowance for fire hydrant Excluded Assumed not required
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4.1 Shell & Core
GIA 31,621 m²

Element / Description £ / ft2 GIA Commentary

Communication, Security & Controls Installation
Fire detection and alarm system to landlord areas 2,938  m² £18 £52,900
Fire alarm interface to apartments 31       nr £150 £4,700
Telephone cabling to apartments 31       nr £400 £12,400
Television / satellite system 31       nr £500 £15,500
Basic landlord's telephone system to lifts only 1         item £4,000 £4,000
Wi-Fi boosting system only Excluded Assumed not required
Security installation to landlord areas 1         item £10,000 £10,000
Video entry system to apartments 31       nr £500 £15,500
Access control system to apartment doors 31       nr £250 £7,800
Combined disabled refuge alarm / fire telephone 1         item £10,000 £10,000
Central Building management system Excluded Assumed not required
Allowance for meters to apartments 31       nr £300 £9,300 Assume cold water and power only

MEP Contractor's On-costs and BWIC
MEP testing & commissioning 3% % £784,100 £23,500
MEP trade contractors preliminaries 12% % £807,600 £96,900
Allowance for BWIC 3% % £904,500 £27,100

Lift £113,000 £4
Allowance for passenger lift, assume 8 persons, 630kg, 1.0m/s 2         nr £55,000 £110,000 Excludes destination control/hall call
Extra over for fire fighting Excluded Building below 18m
Lift car internal finishes allowance to passenger lifts only Included Exclude enhanced architraves/doors
Allowance for builders work in connection with lift services 3% £3,000

Measured Works Total £5,556,000 £176
Main Contractor's preliminaries 14.0% 778,000    £25
Main Contractor's overheads & profit 4.0% 253,000    £8
Main Contractor's design & build risk 2.0% 132,000    £4

£6,719,000 £212Estimated Costs (Excludes contingency, VAT, Fees, Inflation and exclusion list)
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4.2 Apartment Fit Out - 1B2P
Resi NIA 594 ft²

Element / Description £ / ft2 NIA Commentary
Internal Walls & Doors £6,300 £11
Internal partitions generally 50   m2 £60 £3,000
Front entrance door and ironmongery 1     nr £1,250 £1,300
Single timber door and ironmongery generally 2     nr £700 £1,400
Single riser doors and ironmongery 1     nr £600 £600
Double riser doors and ironmongery -  nr £1,400 £0
Floor, Walls & Ceiling Finishes £10,700 £18
Floor screed or timber lightweight system including insulation 55   m2 £35 £1,900
Floor finishes to open plan living and hallways, PC sum £35/m2 laminate 38   m2 £80 £3,000
Floor finishes to bathroom floors and utility, PC sum £25/m2 ceramic tiles 6     m2 £80 £400
Floor finishes to bedrooms, PC sum £20/m2 carpet 12   m2 £50 £600
Wall finishes to bathroom walls, PC sum £25/m2 ceramic tiles, 60% wall area 13   m2 £80 £1,000
Wall finishes to walls elsewhere, emulsion paint finish 151 m2 £10 £1,500
Ceiling finishes to bathrooms, moisture resistance plasterboard ceiling & paint 6     m2 £45 £300
Ceiling finishes to soffits elsewhere, plasterboard ceiling and paint 50   m2 £40 £2,000
Fixtures & Fittings £6,300 £11
Sanitaryware, fittings and fitted furniture to bathrooms 1     nr £1,700 £1,700 Good quality finish
Fitted kitchen with appliances, worktop, sink, tap and splashback 1     nr £4,500 £4,500 Good quality finish
Wardrobes, fitted joinery and FF&E 1     nr Excluded
Shelving to utility cupboard 1     nr £100 £100 Good quality finish
MEP Services £29,800 £50 Excludes full cooling system, AV, 

lighting/blind control, home 
automation, data hub, 5A socket, 
energy monitoring panel, BMS etc

Plumbing connections to sanitaryware and sink 4     nr £300 £1,200
Cold water services to sanitaryware and sink 4     nr £300 £1,200
Hot water services to sanitaryware and sink 3     nr £300 £900
Hot water cylinder complete with pump and controls 1     nr £1,400 £1,400
Electric radiators to all rooms incl trench heater 4     nr £400 £1,600
Heated towel rail to bathrooms 1     nr £400 £400

 Cost Per Apartment 
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4.2 Apartment Fit Out - 1B2P
Resi NIA 594 ft²

Element / Description £ / ft2 NIA Commentary Cost Per Apartment 
Heat interface unit 1     nr £1,400 £1,400
Zehnder ComfoCool MVHR unit ref Q600 MVHR / Comfocool Q incl trickle vent, 
ductwork etc

1     nr £5,000 £5,000 Recirculating to all areas 

Consumer unit 1     nr £1,000 £1,000
Cooker unit 1     nr £100 £100
Small power outlets; metal finish 25   nr £20 £500
Shaver socket outlets; metal finish 1     nr £20 £0
Install outlets and power wiring (twin and earth cabling) 27   nr £65 £1,800
Allowance for light fittings, PC sum £45 each 30   nr £50 £1,500
Lighting to balcony 1     nr £200 £200
Lighting installation and wiring (twin and earth cabling) 31   nr £65 £2,000
Allowance for dimmer switches including wiring and install 8     nr £40 £300
Allowance for power to mechanical 7     nr £150 £1,100
Earthing and bonding 55   m2 £3 £200
Fire alarm smoke detector/sounder 3     nr £225 £700
Heat detector to kitchen 1     nr £225 £200
Sprinkler heads within apartment, say 1 per 12m2 5     nr £185 £900 From cold water feed
Data outlets 7     nr £75 £500
Television / satellite outlets 4     nr £100 £400
Video door entry system 1     nr £500 £500
Programmable time clock/central controller and adjustable thermostat 1     nr £200 £200
Allowance for MEP Subcontractor's Preliminaries 12.0% 3,000        
Allowance for testing & commissioning 3.0% 800           
Allowance for builders work in connection with services 3.0% 800           

Measured Works Total £53,100 £89
Main Contractor's preliminaries 14.0% 7,400        £12
Main Contractor's overheads & profit 4.0% 2,400        £4
Main Contractor's design & build risk 2.0% 1,300        £2

£64,200 £108
Total Cost of Apartment Type 21 units £64,200 £1,350,000
Cost per Apartment Type
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4.3 Apartment Fit Out - 2B3P
Resi NIA 677 ft²

Element / Description £ / ft2 NIA Commentary
Internal Walls & Doors £10,400 £15
Internal partitions generally 72   m2 £60 £4,300
Front entrance door and ironmongery 1     nr £1,250 £1,300
Single timber door and ironmongery generally 4     nr £700 £2,800
Single riser doors and ironmongery 1     nr £600 £600
Double riser doors and ironmongery 1     nr £1,400 £1,400
Floor, Walls & Ceiling Finishes £13,300 £20
Floor screed or timber lightweight system including insulation 63   m2 £35 £2,200
Floor finishes to open plan living and hallways, PC sum £35/m2 laminate 31   m2 £80 £2,400
Floor finishes to bathroom floors and utility, PC sum £25/m2 ceramic tiles 9     m2 £80 £700
Floor finishes to bedrooms, PC sum £20/m2 carpet 23   m2 £50 £1,200
Wall finishes to bathroom walls, PC sum £25/m2 ceramic tiles, 60% wall area 25   m2 £80 £2,000
Wall finishes to walls elsewhere, emulsion paint finish 219 m2 £10 £2,200
Ceiling finishes to bathrooms, moisture resistance plasterboard ceiling & paint 9     m2 £45 £400
Ceiling finishes to soffits elsewhere, plasterboard ceiling and paint 54   m2 £40 £2,200
Fixtures & Fittings £8,000 £12
Sanitaryware, fittings and fitted furniture to bathrooms 2     nr £1,700 £3,400 Good quality finish
Fitted kitchen with appliances, worktop, sink, tap and splashback 1     nr £4,500 £4,500 Good quality finish
Wardrobes, fitted joinery and FF&E 1     nr Excluded
Shelving to utility cupboard 1     nr £100 £100 Good quality finish
MEP Services £36,500 £54 Excludes full cooling system, AV, 

lighting/blind control, home 
automation, data hub, 5A socket, 
energy monitoring panel, BMS etc

Plumbing connections to sanitaryware and sink 7     nr £300 £2,100
Cold water services to sanitaryware and sink 7     nr £300 £2,100
Hot water services to sanitaryware and sink 5     nr £300 £1,500
Hot water cylinder complete with pump and controls 1     nr £1,500 £1,500
Electric radiators to all rooms incl trench heater 5     nr £400 £2,000
Heated towel rail to bathrooms 2     nr £400 £800

 Cost Per Apartment 
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4.3 Apartment Fit Out - 2B3P
Resi NIA 677 ft²

Element / Description £ / ft2 NIA Commentary Cost Per Apartment 
Heat interface unit 1     nr £1,400 £1,400
Zehnder ComfoCool MVHR unit Q600 MVHR / Comfocool Q incl trickle vent, 
ductwork etc

1     nr £5,000 £5,000 Recirculating to all areas 

Consumer unit 1     nr £1,000 £1,000
Cooker unit 1     nr £100 £100
Small power outlets; metal finish 31   nr £20 £600
Shaver socket outlets; metal finish 2     nr £20 £0
Install outlets and power wiring (twin and earth cabling) 34   nr £65 £2,200
Allowance for light fittings, PC sum £60 each 40   nr £50 £2,000
Lighting to balcony 1     nr £200 £200
Lighting installation and wiring (twin and earth cabling) 41   nr £65 £2,700
Allowance for dimmer switches including wiring and install 11   nr £40 £400
Allowance for power to mechanical 9     nr £150 £1,400
Earthing and bonding 63   m2 £3 £200
Fire alarm smoke detector/sounder 3     nr £225 £700
Heat detector to kitchen 1     nr £225 £200
Sprinkler heads within apartment, say 1 per 12m2 5     nr £185 £900 From cold water feed
Data outlets 9     nr £75 £700
Television / satellite outlets 5     nr £100 £500
Video door entry system 1     nr £500 £500
Programmable time clock/central controller and adjustable thermostat 1     nr £200 £200
Allowance for MEP Subcontractor's Preliminaries 12.0% 3,700     
Allowance for testing & commissioning 3.0% 1,000     
Allowance for builders work in connection with services 3.0% 900        

Measured Works Total £68,200 £101
Main Contractor's preliminaries 14.0% 9,500     £14
Main Contractor's overheads & profit 4.0% 3,100     £5
Main Contractor's design & build risk 2.0% 1,600     £2

£82,400 £122
Total Cost of Apartment Type 1 units £82,400 £80,000
Cost per Apartment Type
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4.4 Apartment Fit Out - 2B4P
Resi NIA 803 ft²

Element / Description £ / ft2 NIA Commentary
Internal Walls & Doors £10,400 £13
Internal partitions generally 72   m2 £60 £4,300
Front entrance door and ironmongery 1     nr £1,250 £1,300
Single timber door and ironmongery generally 4     nr £700 £2,800
Single riser doors and ironmongery 1     nr £600 £600
Double riser doors and ironmongery 1     nr £1,400 £1,400
Floor, Walls & Ceiling Finishes £15,100 £19
Floor screed or timber lightweight system including insulation 75   m2 £35 £2,600
Floor finishes to open plan living and hallways, PC sum £35/m2 laminate 42   m2 £80 £3,400
Floor finishes to bathroom floors and utility, PC sum £25/m2 ceramic tiles 9     m2 £80 £700
Floor finishes to bedrooms, PC sum £20/m2 carpet 23   m2 £50 £1,200
Wall finishes to bathroom walls, PC sum £25/m2 ceramic tiles, 60% wall area 25   m2 £80 £2,000
Wall finishes to walls elsewhere, emulsion paint finish 219 m2 £10 £2,200
Ceiling finishes to bathrooms, moisture resistance plasterboard ceiling & paint 9     m2 £45 £400
Ceiling finishes to soffits elsewhere, plasterboard ceiling and paint 66   m2 £40 £2,600
Fixtures & Fittings £8,000 £10
Sanitaryware, fittings and fitted furniture to bathrooms 2     nr £1,700 £3,400 Good quality finish
Fitted kitchen with appliances, worktop, sink, tap and splashback 1     nr £4,500 £4,500 Good quality finish
Wardrobes, fitted joinery and FF&E 1     nr Excluded
Shelving to utility cupboard 1     nr £100 £100 Good quality finish
MEP Services £36,700 £46 Excludes full cooling system, AV, 

lighting/blind control, home 
automation, data hub, 5A socket, 
energy monitoring panel, BMS etc

Plumbing connections to sanitaryware and sink 7     nr £300 £2,100
Cold water services to sanitaryware and sink 7     nr £300 £2,100
Hot water services to sanitaryware and sink 5     nr £300 £1,500
Hot water cylinder complete with pump and controls 1     nr £1,500 £1,500
Electric radiators to all rooms incl trench heater 5     nr £400 £2,000
Heated towel rail to bathrooms 2     nr £400 £800

 Cost Per Apartment 
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4.4 Apartment Fit Out - 2B4P
Resi NIA 803 ft²

Element / Description £ / ft2 NIA Commentary Cost Per Apartment 
Heat interface unit 1     nr £1,400 £1,400
Zehnder ComfoCool MVHR unit Q600 MVHR / Comfocool Q incl trickle vent, 
ductwork etc

1     nr £5,000 £5,000 Recirculating to all areas 

Consumer unit 1     nr £1,000 £1,000
Cooker unit 1     nr £100 £100
Small power outlets; metal finish 31   nr £20 £600
Shaver socket outlets; metal finish 2     nr £20 £0
Install outlets and power wiring (twin and earth cabling) 34   nr £65 £2,200
Allowance for light fittings, PC sum £60 each 40   nr £50 £2,000
Lighting to balcony 1     nr £200 £200
Lighting installation and wiring (twin and earth cabling) 41   nr £65 £2,700
Allowance for dimmer switches including wiring and install 11   nr £40 £400
Allowance for power to mechanical 9     nr £150 £1,400
Earthing and bonding 75   m2 £3 £200
Fire alarm smoke detector/sounder 3     nr £225 £700
Heat detector to kitchen 1     nr £225 £200
Sprinkler heads within apartment, say 1 per 12m2 6     nr £185 £1,100 From cold water feed
Data outlets 9     nr £75 £700
Television / satellite outlets 5     nr £100 £500
Video door entry system 1     nr £500 £500
Programmable time clock/central controller and adjustable thermostat 1     nr £200 £200
Allowance for MEP Subcontractor's Preliminaries 12.0% 3,700     
Allowance for testing & commissioning 3.0% 1,000     
Allowance for builders work in connection with services 3.0% 900        

Measured Works Total £70,200 £87
Main Contractor's preliminaries 14.0% 9,800     £12
Main Contractor's overheads & profit 4.0% 3,200     £4
Main Contractor's design & build risk 2.0% 1,700     £2

£84,900 £106
Total Cost of Apartment Type 5 units £84,900 £420,000
Cost per Apartment Type
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2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022

4.5 Apartment Fit Out - 3B5P
Resi NIA 926 ft²

Element / Description £ / ft2 NIA Commentary
Internal Walls & Doors £12,200 £13
Internal partitions generally 99   m2 £60 £6,000
Front entrance door and ironmongery 1     nr £1,250 £1,300
Single timber door and ironmongery generally 5     nr £700 £3,500
Single riser doors and ironmongery -  nr £600 £0
Double riser doors and ironmongery 1     nr £1,400 £1,400
Floor, Walls & Ceiling Finishes £16,700 £18
Floor screed or timber lightweight system including insulation 86   m2 £35 £3,000
Floor finishes to open plan living and hallways, PC sum £35/m2 laminate 40   m2 £80 £3,200
Floor finishes to bathroom floors and utility, PC sum £25/m2 ceramic tiles 4     m2 £80 £300
Floor finishes to bedrooms, PC sum £20/m2 carpet 42   m2 £50 £2,100
Wall finishes to bathroom walls, PC sum £25/m2 ceramic tiles, 60% wall area 24   m2 £80 £2,000
Wall finishes to walls elsewhere, emulsion paint finish 256 m2 £10 £2,600
Ceiling finishes to bathrooms, moisture resistance plasterboard ceiling & paint 4     m2 £45 £200
Ceiling finishes to soffits elsewhere, plasterboard ceiling and paint 82   m2 £40 £3,300
Fixtures & Fittings £9,500 £10
Sanitaryware, fittings and fitted furniture to bathrooms 2     nr £1,700 £3,400 Good quality finish
Fitted kitchen with appliances, worktop, sink, tap and splashback 1     nr £6,000 £6,000 Good quality finish
Wardrobes, fitted joinery and FF&E 1     nr Excluded
Shelving to utility cupboard 1     nr £100 £100 Good quality finish
MEP Services £40,000 £43 Excludes full cooling system, AV, 

lighting/blind control, home 
automation, data hub, 5A socket, 
energy monitoring panel, BMS etc

Plumbing connections to sanitaryware and sink 7     nr £300 £2,100
Cold water services to sanitaryware and sink 7     nr £300 £2,100
Hot water services to sanitaryware and sink 5     nr £300 £1,500
Hot water cylinder complete with pump and controls 1     nr £1,600 £1,600
Electric radiators to all rooms incl trench heater 6     nr £400 £2,400
Heated towel rail to bathrooms 2     nr £400 £800

 Cost Per Apartment 
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2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022

4.5 Apartment Fit Out - 3B5P
Resi NIA 926 ft²

Element / Description £ / ft2 NIA Commentary Cost Per Apartment 
Heat interface unit 1     nr £1,400 £1,400
Zehnder ComfoCool MVHR unit Q600 MVHR / Comfocool Q incl trickle vent, 
ductwork etc

1     nr £5,000 £5,000 Recirculating to all areas 

Consumer unit 1     nr £1,000 £1,000
Cooker unit 1     nr £100 £100
Small power outlets; metal finish 38   nr £20 £800
Shaver socket outlets; metal finish 2     nr £20 £0
Install outlets and power wiring (twin and earth cabling) 41   nr £65 £2,700
Allowance for light fittings, PC sum £60 each 47   nr £50 £2,400
Lighting to balcony 1     nr £200 £200
Lighting installation and wiring (twin and earth cabling) 48   nr £65 £3,100
Allowance for dimmer switches including wiring and install 13   nr £40 £500
Allowance for power to mechanical 10   nr £150 £1,500
Earthing and bonding 86   m2 £3 £300
Fire alarm smoke detector/sounder 3     nr £225 £700
Heat detector to kitchen 1     nr £225 £200
Sprinkler heads within apartment, say 1 per 12m2 7     nr £185 £1,300 From cold water feed
Data outlets 11   nr £75 £800
Television / satellite outlets 6     nr £100 £600
Video door entry system 1     nr £500 £500
Programmable time clock/central controller and adjustable thermostat 1     nr £200 £200
Allowance for MEP Subcontractor's Preliminaries 12.0% 4,100     
Allowance for testing & commissioning 3.0% 1,100     
Allowance for builders work in connection with services 3.0% 1,000     

Measured Works Total £78,400 £85
Main Contractor's preliminaries 14.0% 11,000   £12
Main Contractor's overheads & profit 4.0% 3,600     £4
Main Contractor's design & build risk 2.0% 1,900     £2

£94,900 £103
Total Cost of Apartment Type 1 units £94,900 £90,000
Cost per Apartment Type
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2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022

4.6 Apartment Fit Out - 3B6P
Resi NIA 1,028 ft²

Element / Description £ / ft2 NIA Commentary
Internal Walls & Doors £12,200 £12
Internal partitions generally 99   m2 £60 £6,000
Front entrance door and ironmongery 1     nr £1,250 £1,300
Single timber door and ironmongery generally 5     nr £700 £3,500
Single riser doors and ironmongery -  nr £600 £0
Double riser doors and ironmongery 1     nr £1,400 £1,400
Floor, Walls & Ceiling Finishes £18,200 £18
Floor screed or timber lightweight system including insulation 96   m2 £35 £3,300
Floor finishes to open plan living and hallways, PC sum £35/m2 laminate 50   m2 £80 £4,000
Floor finishes to bathroom floors and utility, PC sum £25/m2 ceramic tiles 4     m2 £80 £300
Floor finishes to bedrooms, PC sum £20/m2 carpet 42   m2 £50 £2,100
Wall finishes to bathroom walls, PC sum £25/m2 ceramic tiles, 60% wall area 24   m2 £80 £2,000
Wall finishes to walls elsewhere, emulsion paint finish 256 m2 £10 £2,600
Ceiling finishes to bathrooms, moisture resistance plasterboard ceiling & paint 4     m2 £45 £200
Ceiling finishes to soffits elsewhere, plasterboard ceiling and paint 92   m2 £40 £3,700
Fixtures & Fittings £9,500 £9
Sanitaryware, fittings and fitted furniture to bathrooms 2     nr £1,700 £3,400 Good quality finish
Fitted kitchen with appliances, worktop, sink, tap and splashback 1     nr £6,000 £6,000 Good quality finish
Wardrobes, fitted joinery and FF&E 1     nr Excluded
Shelving to utility cupboard 1     nr £100 £100 Good quality finish
MEP Services £40,900 £40 Excludes full cooling system, AV, 

lighting/blind control, home 
automation, data hub, 5A socket, 
energy monitoring panel, BMS etc

Plumbing connections to sanitaryware and sink 7     nr £300 £2,100
Cold water services to sanitaryware and sink 7     nr £300 £2,100
Hot water services to sanitaryware and sink 5     nr £300 £1,500
Hot water cylinder complete with pump and controls 1     nr £1,600 £1,600
Electric radiators to all rooms incl trench heater 6     nr £400 £2,400
Heated towel rail to bathrooms 2     nr £400 £800

 Cost Per Apartment 
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2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022

4.6 Apartment Fit Out - 3B6P
Resi NIA 1,028 ft²

Element / Description £ / ft2 NIA Commentary Cost Per Apartment 
Heat interface unit 1     nr £1,400 £1,400
Zehnder ComfoCool MVHR unit Q600 MVHR / Comfocool Q incl trickle vent, 
ductwork etc

1     nr £5,000 £5,000 Recirculating to all areas 

Consumer unit 1     nr £1,000 £1,000
Cooker unit 1     nr £100 £100
Small power outlets; metal finish 40   nr £20 £800
Shaver socket outlets; metal finish 2     nr £20 £0
Install outlets and power wiring (twin and earth cabling) 43   nr £65 £2,800
Allowance for light fittings, PC sum £60 each 50   nr £50 £2,500
Lighting to balcony 1     nr £200 £200
Lighting installation and wiring (twin and earth cabling) 51   nr £65 £3,300
Allowance for dimmer switches including wiring and install 14   nr £40 £600
Allowance for power to mechanical 10   nr £150 £1,500
Earthing and bonding 96   m2 £3 £300
Fire alarm smoke detector/sounder 3     nr £225 £700
Heat detector to kitchen 1     nr £225 £200
Sprinkler heads within apartment, say 1 per 12m2 8     nr £185 £1,500 From cold water feed
Data outlets 11   nr £75 £800
Television / satellite outlets 6     nr £100 £600
Video door entry system 1     nr £500 £500
Programmable time clock/central controller and adjustable thermostat 1     nr £200 £200
Allowance for MEP Subcontractor's Preliminaries 12.0% 4,100     
Allowance for testing & commissioning 3.0% 1,200     
Allowance for builders work in connection with services 3.0% 1,100     

Measured Works Total £80,800 £79
Main Contractor's preliminaries 14.0% 11,300   £11
Main Contractor's overheads & profit 4.0% 3,700     £4
Main Contractor's design & build risk 2.0% 1,900     £2

£97,700 £95
Total Cost of Apartment Type 3 units £97,700 £290,000
Cost per Apartment Type
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2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022

4.7 External Works & Services
GIA 31,621 m²

Element / Description £ / ft2 GIA Commentary
Site Area (redline boundary) 1,273 m2

Less Ground Floor GEA (689) m2

External Works Area 584 m2

Allowance for site clearance and site preparation 584  m2 £5 £3,000

Allowance to break out existing hardstanding, assume building footprint area 584  m2 £25 £15,000

Allowance for external paving, residential garden and tidy up external areas 584  m2 £150 £88,000

Allowance for boundary wall and boundary treatment to 4 Creekside 46    m2 £200 £9,000 Assume 2.1m high 

Allowance for double leaf metal vehicle entrance gate, posts and ironmongery 1      nr £10,000 £10,000

Allowance for double leaf metal pedestrian gate, posts and ironmongery 2      nr £10,000 £20,000

Allowance for cycle stands and bases 7      nr £300 £2,000

Allowance for sundry bike enclosure 1      item £5,000 £5,000

Allowance for sundry bin enclosure 1      item £5,000 £5,000

Allowance for electric vehicle charging points nr Excluded Assume no parking on site

Allowance for surface water drainage 584  m2 £25 £15,000

Allowance for external lighting 584  m2 £25 £15,000

Allowance for incoming services; power, water, comms, drainage etc 31    nr £2,000 £62,000 Excludes renewables

Measured Works Total £249,000 £8
Main Contractor's preliminaries 14.0% 35,000   £1
Main Contractor's overheads & profit 4.0% 11,000   £0
Main Contractor's design & build risk 2.0% 6,000     £0

£301,000 £10Estimated Costs (Excludes contingency, VAT, Fees, Inflation and exclusion list)
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5.1 Building Only Cost Comparison Average Lowest Highest 
£ / m² GIA £ / m² GIA £ / m² GIA

.1 BCIS cost data for 3-5 storey apartments as below extract £2,583 £1,099 £4,067

.2 ECCE Cost Plan Revision 1 (Building Only) £3,019 £3,019 £3,019 Excludes External works, utilities & Contingency 

.3 Uplift Compared to BCIS Average Cost £436

5.2 Reasons for Cost Variance £ / m² GIA
.1 High façade wall/floor ratio of 1.15 in lieu of typical 0.55-0.65, 

resulting from the geometry of the site 
£320

.2 Façade Retention Works and working next to live DLR line £117
Total £436

5.0 Comparison of Cost Plan Rev 2 to BCIS

2 Creekside Deptford - Residential Development
High Level Cost plan
Revision 3, 17th February 2022
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	1. Executive Summary
	1.1 As part of the detailed planning application, Artworks 2 Limited (‘the Applicant’) has instructed U.L.L Property to assess and report on, the economic viability of providing affordable housing and Section 106 financial contributions as part of the...
	1.2 The London Borough of Lewisham has policy targets for affordable housing provision as part of new residential developments, and these targets are not intended to restrain development, based on the outcome of economic viability testing.  
	1.3 The site is currently occupied by a pub building (the ‘Bird’s Nest’) which incorporates living accommodation in the form of a hostel, alongside which is an area of commercial premises which take the form of shipping containers.
	1.4 The application seeks detailed planning permission for “demolition of the Bird’s Nest Pub with retained north and west façade and its redevelopment for a new public house (Sui Generis) and commercial units (Class E) at ground floor, and the delive...
	1.5 The Gross Development Value for the scheme is £15.25m (rounded) based on the residential sales value and commercial investment value.
	1.6 The Argus appraisal for the proposed development calculates a residual land value for the proposed development of £452,000 (rounded)
	1.7 The Benchmark Land Value is assessed as £2.09m (rounded), based on of the existing use.
	1.8 The residual land value is, therefore, showing a shortfall of £1,637,000 (rounded).
	1.9 We would, therefore, conclude that the proposed scheme cannot sustain further contributions towards affordable housing in addition to CIL payments and other planning contributions.

	2. Instructions & Report Context
	2.1 Artworks 2 Limited (the ‘Applicant’) has submitted a planning application to the London Borough of Lewisham (the ‘Council’) in respect of the site known as 2 Creekside (‘the Site’).
	2.2 The application seeks application seeks detailed planning permission for “demolition of the Bird’s Nest Pub with retained north and west façade and its redevelopment for a new public house (Sui Generis) and commercial units (Class E) at ground flo...
	2.3 As part of the planning application the Applicant has instructed ULL Property to assess, and report on, the economic viability of providing affordable housing and Section 106 financial contributions as part of the development proposal.
	2.4 This viability assessment has been prepared with regard to the policies and guidance available at national, regional and local levels, and carried out in accordance with the Royal Institution of Chartered Surveyors (RICS) professional statement ‘F...
	2.5 ULL is a property services company specialising in development consultancy, affordable housing, economic viability and project management. The company aims to find viable solutions, which facilitate development, while at the same time supporting t...
	2.6 This report has been prepared by prepared by Richard Ashdown who has in excess of 25 years experience in residential development and consultancy.  Richard held numerous senior positions in the industry before starting ULL Property where he is now ...
	2.7 This report does not constitute a valuation and should not be relied upon for valuation purposes.
	2.8 It is provided for the sole use of the party to whom it is addressed.  It is confidential to the addressee and their professional advisors. ULL Property accepts no responsibility whatsoever to any person other than the client themselves.
	2.9 Neither the whole nor any part of the report nor any reference thereto may be included in any published document, circular, or statement, or published in any way, without the prior written approval of ULL Property.
	2.10 We have been provided with, and relied upon:

	3. Project Details
	3.1 The Site is situated on the corner of Deptford Church Street and Creekside (where the existing Birds Nest pub is situated), and extends eastwards along Creekside. The maps below identify the Site location.
	3.2 The area immediately surrounding the Site is historically industrial, although has become a hub for creative businesses.  Opposite the Western end of the site, across Deptford Church Street, is low-rise residential, and Peabody Housing is construc...
	3.3 The elevated DLR line runs across along the entire length of the South side of the site, and the 5-metre exclusion zone preventing building close to the line significantly restricts development on the Site. Deptford Creek forms the Site’s Southern...
	3.4 The Site is 7 minutes’ walk from Deptford station, which runs trains to London Bridge in 8 minutes.  Deptford Bridge Overground and DLR station is 4 minutes’ walk to the South.
	3.5 The current Public Access Transport Level of the Site is PTAL 6a.
	3.6 The Birds Nest pub/hostel which occupies the Western end of the site is  made up of a bar area at ground floor, with 17 bedrooms, together with shared bathrooms, living rooms and kitchens arranged over basement, first, second and third floors.  Th...
	3.7 The remainder of the site is occupied by 8 shipping containers and a converted London Bus which provide 3,109 sq ft of commercial floor space.
	3.8 It is proposed to develop the site while retaining the North and West façade of the Birds Nest, to provide the following accommodation:
	Residential
	Commercial

	4. Planning Policy – Affordable Housing & Viability Methodology
	4.1 In this section we have reviewed the policies and guidance relevant to planning obligations under the Section 106 regime.
	4.2 The NPPG seeks to ensure development is both sustainable and deliverable. In its revision dated 24 July 2018 (paragraph 10), NPPG states: “In plan making and decision making viability helps to strike a balance between the aspirations of developers...
	4.3 The NPPG defines the key inputs for viability assessments:
	4.4 Policy 3.12 of the London (Regional) Plan states:
	Lewisham Core Strategy

	4.5 Policy 1 of the Council’s Core Strategy states:
	4.6 With regards to the preferred tenure split of the affordable housing provision, the policy states,
	“the affordable housing component is to be provided as 70% social rented and 30% intermediate housing.”
	Lewisham Planning Obligations: Supplementary Planning Document (SPD) February 2015

	4.7 We have had further regard to the ‘Lewisham Planning Obligations: Supplementary Planning Document (SPD)’, adopted in February 2015. Paragraph 3.1.37 states that, “the proportion of affordable housing will be determined by the Council:
	4.8 In summary, the forgoing local and national policies demonstrate that London Borough of Lewisham has policy targets for affordable housing provision as part of new residential developments, and that these targets are not intended to restrain devel...
	4.9 In compliance with policy, the level of contribution can be reduced or waived to ensure that development remains viable; however the Council adopts rigorous testing of viability to identify land value increases arising from the grant of planning p...
	4.10 The purpose of this report is to provide an independent assessment of the viability of proposed development, and in so doing to assess the level of obligations which can be provided to the local planning authority, while sustaining an appropriate...
	4.11 A viable development will support a residual land value at a level sufficiently above the site’s Existing Use Value (EUV) or Alternative Use Value (AUV), to support a land acquisition price acceptable to the landowner. As such, where a developmen...
	4.12 A - B = Residual Land Value, based on inputs from the attached table:
	4.13 It need not be the land value that is the target residual. A fixed land price can be input as a cost, and a residual developer profit assessed. Alternatively, the residual target can be the planning contributions.
	4.14 An explanation for all the appraisal inputs is provided at Section 5 (Income Analysis) and 6 (Cost Assumptions).
	4.15 The next task is to arrive at an appropriate benchmark against which to compare the Residual Land Value of the proposed scheme, to determine whether the proposal is viable. This is assessed further in Section 7.
	4.16 The purpose of our analysis has been to understand the development economics of the site and to show the results of our analysis.  This incorporates appraisal of all costs and values, finance inputs and Section 106 contributions.
	4.17 The assumptions made in the development appraisal are a reflection of the development’s overall economics. Our assumptions are in some cases inter-related such that a change in one assumption can have an impact on other assumptions.
	4.18 Appendix 1 shows the financial appraisal incorporating the costs and values of the project.  We have used Argus Developer appraisal software, a standard appraisal tool used across the property industry, and recognised by local authorities in viab...

	5. Income Analysis
	5.1 The revenue for the scheme is derived from the sale of the completed residential units and investment sale of the commercial space.
	5.2 We have researched the local residential sales market to identify comparable evidence to support the sales rate adopted in the appraisal.  
	5.3 While there is a considerable amount of development activity in the surrounding area, comparatively few are for sale into the private ownership market. No 1 Creekside, for example, is being developed by Lewisham Council as 100% affordable housing....
	Valegro Apartments, Norman House, 110-114 Norman Road
	5.4 This site is located 7 minutes’ walk to the East of the subject site and is a 5-minute walk from Greenwich Station, and considered a superior location to 2 Creekside. Average asking prices at Valegro Apartments have been £435,000 for 1-beds; £618,...
	Teulon House, 64-68 Blackheath Road.
	5.5 8 minutes‘ walk to the South East of the subject site is Teulon House, a development which includes 20 apartments for private sale. 1-bed asking prices average £348,000, and 2-beds average £570,000, noticeably cheaper than Valegro Apartments.
	The Scene (Former Deptford Green School), Amersham Vale, SE14
	5.6 Located 12 minutes’ walk to the West of the subject site, this development by Peabody and Sherrygreen Homes includes 101 private apartments. The following list shows the most recent asking prices at an average £676/sq ft.
	5.7 Based on the foregoing evidence we have adopted a residential GDV equivalent to £715/sq ft, reflecting the position and location of the site, the building typology and proximity to public transport in comparison with other local developments.
	We have identified the following comparable lettings of commercial floor space:
	The Atrium, 1 Little Thames Walk, SE8 3FB
	5.9 Urbanist Architecture took 1,385 sq ft on a 20-year lease in March 2018. The achieved rent was £18,000 per annum equating to £13.00/sq ft; a 3-month rent-free period was agreed.
	Washington Building, Deals Gateway, SE13 7SE
	5.10 In December 2020 Reed in Partnership signed a 6-year lease over 3,400 sq ft of office space.  The achieved rent was £21.50/sq ft with a 3-month rent-free period.
	4 Deptford Broadway, Deptford, SE8 4PA
	5.11 Suya & Lobster Limited have taken 791 sq ft of retail space on a 15-year lease, signed in December 2020.  The agreed rent is £23,000pa, equating to £29.08/sq ft.
	5.12 Given the wide range of achieved rents locally, we have assumed a rent for the commercial premises in the new scheme of £22.50/sq ft.
	5.13 In relation to the pub/bar area we have had regard to the following evidence of lettings:
	5.17 We understand the applicant intends to make a ‘Without Prejudice’ offer to provide affordable housing in the form of 2 London Affordable Rent and 1 Intermediate apartments.  The offer equates to 13% affordable housing measured by habitable rooms,...
	London Affordable Rent

	The revenue sum of £359,665 has been applied to the appraisal at Appendix 1.
	Intermediate housing
	5.19 The Intermediate housing is assumed to be First Homes tenure for the purposes of this assessment, however we would expect the Section 106 Agreement be flexible to enable these to be Intermediate Rented units in the event they are unsold.
	5.20 The Government’s First Homes initiative includes the following criteria:
	5.21 The 2-bedroom unit on the second floor has been identified as a First Home.  This measures 807 sq ft and as such we have ascribed a market price of £577,005.  Applying a 30% discount means the home can be available for £403,904.
	5.22 The revenue sum of £403,904 has been applied to the appraisal at Appendix 1.

	6. Cost Assumptions
	6.1 We have relied upon a cost plan prepared by ECCE Consulting dated 14th February 2022. The cost plan is provided in Appendix 2 and provides a total construction cost of £9,630,000.
	6.2 ECCE has advised that these build costs are higher than would normally be reflective of a development of this nature.  The additional costs relate to:
	 High façade wall/floor ratio if 1.15 in lieu of typical 0.55-0.65, resulting from the geometry of the site
	 Façade retention works
	 Working next to live DLR train line.
	6.3 The cost plan includes a contingency of 5%.
	6.4 Within the Argus Developer model at Appendix 1 we have made the following cost assumptions:

	7. Benchmark Land Value
	7.1 As explained at Section 2, viability is typically tested by comparing the residual land value of the proposed scheme with a Benchmark Land Value (BLV). The benchmark can be derived following an assessment of the value of the site in its Existing U...
	7.2 The Mayor of London’s Affordable Housing and Viability Supplementary Planning Guidance (SPG) (August 2017) states that, “a landowner should receive at least the value of the land in its ‘pre-permission’ use, which would normally be lost when bring...
	7.3 The site is made up of 2 elements:
	 Commercial floor space comprising 8 studios, which is made up of former shipping containers
	 the Birds Nest building which incorporates a pub/bar area at ground floor, plus 17 bedrooms forming a large HMO.
	Shipping containers
	7.4 The shipping containers are let as commercial space including creative uses. The accommodation is single storey and configured as 8 separate buildings:
	7.5 The Big Red Bus is a London Bus converted for use as commercial space. The shipping containers benefit from a temporary planning permission however we understand renewed permission for the current use is likely to be granted, in the absence of a r...
	7.6 The passing rent equates to £19.59/sq ft.  We have not been able to identify other shipping container sites in the vicinity of Creekside, however we have identified other non-traditional space, to seek to demonstrate a market rent level for these ...
	7.7 We have considered the investment value by reference to a discounted cash flow, by which we have  assessed the present value of income over 20 years.  Discounted at 4.5% gives a capital value of £765,731, assuming operating costs of 25%.   From th...
	7.8 In considering whether a gross yield of 8.53% represents a market rate, we have considered the CBRE commercial yield report for Q4 2021. CBRE suggest Secondary offices are 10% and Good Secondary are 7%.  The yield we suggest of 8.53% sits in the m...
	7.9  On a pure net income basis (after deduction of operating expenditure) the investment represents a 6% return over 20 years.
	The Bird’s Nest
	7.10 The 17 bedrooms, together with shared bathrooms, living rooms and kitchens, are arranged over basement, first, second and third floors.  These measure a total of 338.6 sq m (3,645 sq ft). The bar area occupies the ground floor and measures 147.4 ...
	7.11 There is a current lease in place, signed in December 2019 and which expires in December 2024.  Under the terms of the Lease, the Landlord may end the Term by giving 4 months’ notice after December 2020.  The passing rent is £67,020, equating to ...
	7.12 The rent also equates to £3,942 per room per annum, or £328 per month per room, which is not a market rent; however the property is managed as a budget hostel and therefore the operational costs will be a significant deduction to the headline cha...
	7.13 In addition the bar area would attract a market rent in the region of £18 per sq ft per annum, based on the examples shown at 5.11 above (shown again here).
	7.14 This would give a market rent for the pub area of £28,566pa. We would therefore consider a minimum market rent for the Birds Next to be £28,566 + £67,020 = £95,586.
	7.15 In relation to the market yield to apply, our research indicates a lack of property transactions of this nature (i.e. HMO/hostel investment properties) at the present time in London.  We have identified the following properties for sale:
	7.16 The foregoing table indicates an average gross yield of 8.08%.  Applying this yield to the income at the the Birds Nest) gives a capital value of £1,183,000 (rounded); this equates to approximately £222/sq ft. Deduction of purchasers costs gives...
	Benchmark Land Value
	7.17 The existing use values of the combined uses is £1,816,218.  In consideration of the landowner premium we refer to the Mayor of London’s Affordable Housing and Viability SPG which suggests a range of 10%-30%.  Both sites are functioning assets an...

	8. Summary of the Appraisal
	8.1 For ease of reference we provide here a summary of the Argus appraisals relating to this project, demonstrating the viability position:
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