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1.0 INTRODUCTION
1.1
This Statement has been prepared in order to provide an explanation of the Affordable housing that will be delivered by this proposal, and the planning policies that require and support this.  It sets out how the quantity has been determined, together with a justification thereof by a Three Dragons Toolkit Model.  The tenure and dwelling mix are then discussed, together with affordability, the amenity and sustainability of the proposal, and finally the timing and delivery.    

1.2      The detail of our Affordable housing proposal has been discussed with Council Officers, both prior to    

and during pre-application meetings, and has the support of the Housing Association that we have been working with.  

2.0 DESCRIPTION OF DEVELOPMENT
2.1
This proposal is for a development of 52 dwellings, which is achieved primarily through change of use and refurbishment, and part new build.  Within 146-162 Kilburn High Road (the main part of the site), it is proposed that 38 dwellings be created above the existing ground floor retail accommodation which will be retained substantially as existing, to create overall a 4 storey building.  The upper level existing office space will be converted to residential use, by means of limited demolition, major refurbishment and a new 3rd floor over part of the site.  The majority of the existing structure of the building is retained, together with the front façade facing Kilburn High Road.    

2.2       On the adjoining 4-10 Kingsgate Road, our proposal is very similar in terms of massing, layout and   

appearance to the approved scheme (as described below), but with an increase in the number of dwellings to 14, from the approved scheme of 11.  The rear section of the former supermarket, including both ground and basement are rebuilt similar to that which currently exists.  Above this there will be 3 floors of residential accommodation which will provide overall a building of part 3 and part 4 storeys, together with roof terrace and balconies.  Plans and elevations are enclosed in Appendix 5.
2.3
A full description of the existing buildings and the proposed development is contained within the Design & Access Statement.  See also the Location and Site Plan in Appendix 1.
3.0
EXTANT PLANNING PERMISSION
3.1
Planning permission reference 2005/2297/P was granted on the 8th September 2005.

3.2    This planning consent involves the total demolition of 146-162 Kilburn High Road, containing the upper floor office accommodation and the retail space on the ground floor and basement, to make way for a new 5 storey building.  This consent provides for 7 retail units on ground and basement, a sub basement for 30 car parking spaces, 56 private flats and 14 Intermediate tenure studio flats, balconies, covered atrium, refuse and cycle stores.    

3.3     On the adjoining land at 4-10 Kingsgate Road, the 2005 consent permits the demolition of the rear part of the ground floor supermarket and basement. In its place the permission provides for new ground and basement retail floor space and the erection of a part 2 and 3 storey residential block of apartments.   That block provides 11 General Needs Rented Affordable flats.  

3.4       The approved scheme provided 81 residential units in total, with an Affordable provision of 25 units.           

            Calculated on a floor area basis, the Affordable provision equates to 26.7% of the total.

4.0        THE QUANTITY OF AFFORDABLE HOUSING
4.1
A summary of the relevant policies of the Replacement Unitary Development Plan (RUDP) are set 

out and discussed in Planning Statement submitted with the planning application.  Reference in this Statement is also made to the Camden Planning Guidance 2006 (CPG 2006).  A copy of the relevant sections of the RUDP and the CPG 2006 referred to below are set out in Appendix 3   This Statement  deals only with those policies and planning guidance directly relating to Affordable housing.

4.2 This proposal exceeds the Council’s entry threshold for Affordable housing set out in Policy H2,          

            thus requiring Affordable housing on this site.  This policy states that the Council will seek to  

            negotiate on the basis of a target of 50% Affordable housing, but taking into account various factors  

            that it considers affect the suitability of the site.  The Council will take into account the following:-

· a guideline of 70% as the proportion of affordable housing sought as social housing for rent;

· a guideline of 30% as the proportion of affordable housing sought as intermediate housing;

· proximity of local services and facilities; access to public transport and parking;

· site size and the economics of provision;

· any particular costs associated with the development of the site;

· any other planning objectives which it considers to be a priority in the development of the site, including comprehensive development of related sites and an appropriate mix of uses.    

4.3
Paragraph 2.26 of the RUDP states that the Council will enter into negotiation with developers to seek the maximum contribution that can be achieved, but accepts that where the level of subsidy expected by the Council is not available, or there are particular planning objectives and costs that a development must meet, it may be necessary to accept a lower proportion of Affordable housing than 50%.  Set out in the following paragraphs is a discussion of the above issue.

4.4
Paragraph 3.20 of the CPG 2006 states that 50% Affordable housing is the Council’s target, but is also the starting point for negotiations on individual sites.    
4.5
Paragraph 3.22 of the CPG 2006 says that planning policy does not specify how the proportion of Affordable housing should be calculated, with Camden generally calculating this in terms of the number of units.  However, as the Council’s priority is to seek Social Rented family dwellings of 3 bedrooms or more, the Council can base the calculation on the amount of gross internal residential floor space. As a result of this, and at the request of Officers, the Applicant has calculated the Affordable housing provision on the basis of gross internal floor space.     

4.6
The Applicant is providing 20 Affordable dwellings.  On a unit basis, this equates to a 38%   provision.  If calculated on a floor area basis, this equates to a 36% provision.  See enclosed floor area schedule enclosed in Appendix 2.  The reason for this 2% difference, can be explained by the fact that the dwellings provided within 146-162 Kilburn High Road, are developed within an existing building and the structure imposes restrictions on the layout, resulting in the majority of these dwellings being significantly over sized, and larger than would be the case if this were a new structure.  The average size 1 bed unit is 59 sq m, 2 bed 81 sq m, and 3 bed 100 sq m.  Conversely, 4-10 Kingsgate Road, which contains all the Social Rented units, is a new building.  These units have been sized specifically to the requirements of the Housing Association and Camden policy guidance.      

5.0      THREE DRAGONS TOOLKIT MODEL AND EXECUTIVE SUMMARY
5.1
The Applicant instructed Framberg Ltd to undertaken an assessment of the financial viability of the 36% Affordable housing contribution to the scheme under the Three Dragons Toolkit Model.  This appraisal sets out the specific costs of this development, the majority of which (74% by floor area) is contained within an existing building above retained retail uses.  This model demonstrates that the provision of 20 Affordable dwellings is the maximum that can be provided for the scheme to be financially viable.    

5.2
The Three Dragons Model, together with the Executive Summary are enclosed in Appendix 4.

6.0
MIX OF AFFORDABLE TENURE 
6.1
Policy H2 of the RUDP as mentioned at paragraph 4.2 above, provides a guideline that 70% of the Affordable housing should be for Social Rent and 30% for Intermediate tenure.   

6.2       The Applicant’s proposal fulfils and exceeds these guidelines.  The floor area schedule in Appendix    

2 shows that the Social Rented units comprise 72.5% of the Affordable floor area and 27.5% for    the Intermediate tenure, which will be available as Shared Ownership.   

6.3       All of the Social Rented units are contained within 4-10 Kingsgate Road, as is also the case with 

the extant planning permission.  Locating all the Social Rented units within this building has been done to meet the requirements of the Housing Association and Camden officers who were contacted early during the design stage of the development.  

6.4        Paragraph 3.19 – Services and management charges of the CPG 2006, states that the Council     

does not seek Affordable and market dwellings on the same corridors or core circulation spaces, due to the need to limit service and management charges.  The Social Rented units are therefore planned in a self contained building.  The Shared Ownership units are incorporated within 146-162 Kilburn High Road, being pepper potted around the building, as is often the norm with new residential development.     

7.0      
MIX OF AFFORDABLE DWELLING SIZES
7.1
Policy H8 – Mix of units in the RUDP, states that the Council will only grant planning permission for residential development that provides an appropriate mix of units sizes, including large and small units, and will consider the mix and size of units best suited to the site conditions and the locality.   

7.2     Paragraph 3.43 of the CPG 2006 states that the precise mix of dwellings is to be negotiated with developers, housing managers etc, involved in each scheme.
7.3        Paragraph 3.45 of the CPG 2006 states that the Social Rented housing within a development      

             should ideally include 50% dwellings with 3 or more bedrooms, and 30% 2 bedrooms.  

7.4       This development exceeds both these requirements by providing 52% (by floor area) 3 bed room  

 family units, and 34% 2 bed units.  The floor area schedule is in Appendix 2.  This mix has been   

 agreed with Officers and the Housing Association.    

7.5       The 6 Shared Ownership units that are located in 146-162 Kilburn High Road provide a 50-50 mix    

between 1 and 2 bed units, pepper potted amongst the private for sale units.

8.0
RESIDENTIAL AMENITY
8.1
A detailed description of the development is contained within the Design And Access Statement submitted with the planning application.  A summary of the amenity issues are set out in the following paragraphs: 
8.2

INTERNAL SPACE REQUIREMENTS
8.2.1
Camden set out at paragraphs 40.15 and 40.16 of the CPG 2006, the minimum floor areas that should normally be satisfied for new dwellings and the minimum bedroom sizes respectively.  This guidance has been used from the early design stages.  Each Affordable dwelling is compliant in one or both respects, and has been discussed and agreed with Officers and the Housing Association.

8.2.2
Paragraph 2.61 of the RUDP states that where large units suitable for families are provided    above the ground floor and do not have access to a garden, units should be within 400m of public open space, or access to alternative external amenity space.   The 3 bedroom Social Rented family units provided at 4-10 Kingsgate Road all have balconies and access to a roof amenity space.  This building is located within 320 m of Kilburn Grange Park to the north, thus well within the maximum distance to public open space.

8.3       LIFETIME HOMES AND WHEELCHAIR HOUSING
8.3.1
Policy H7 – Lifetimes homes  and wheelchair housing of the RUDP encourages all new housing    developments, including conversions, to be accessible to all, be built to Lifetime Homes standards and 10% should be wheelchair accessible.

8.3.2    The Affordable dwellings will meet Lifetime Homes requirements. See copy of Lifetime Homes    
            Statement in Appendix 6.
8.3.3    Dwellings within 4-10 Kingsgate Road have been designed to be wheelchair accessible, thus       
meeting the 10% requirement on the Affordable units, comprising a 1 and a 2 bed unit.  These are units 40 and 41 on the first floor.  In the event of the passenger lift in 4-10 Kingsgate Road not working, wheelchair users will be able to use the lift in 146-162 Kilburn High Road (on the Kingsgate Road elevation), to gain access to the street, thus accommodating the requirement for 2 passenger lifts to be available to wheelchair users. 
8.4      SUSTAINABLE HOUSING
8.4.1
The Council sets out in the RUDP that all new development is sustainable, that it promotes a high  quality of life, that it contributes to sustainable land use patterns, that it does not harm local amenity, that it is compatible with existing resources and infrastructure, and that it does not harm the environment.  The planning policies relevant to this are set out in the Planning Statement submitted with the planning application.

8.4.2 
The Applicant has also submitted with the planning application, and Energy, Services and          Sustainability Statement which sets out all the measures that have been incorporated into the design and functioning of the development to meet the Council’s high standards.  
8.43     The Applicant will achieve a Code For Sustainable Homes Assessment Level 3.
8.5      SECURE BY DESIGN
8.5.1
Following a meeting with the Council’s Crime Prevention Design Officer, the Applicant has written a   
            Crime Impact Assessment, which is incorporated into the Design & Access Statement, which has  

            been submitted with the planning application.  
8.52      The Affordable Housing will achieve Secure By Design accreditation.
8.6       PARKING, CYCLE STORAGE AND SERVICING
8.6.1
Reference should be made to the Planning Statement, which sets out the Council’s policies on    
            transport.  Reference should also be made to the Transport Assessment and Servicing  

            Management Plan submitted with the planning application.    
8.6.2 The site is located in a designated town centre, and is accessible by walking, cycle and public    
transport.  The site is extremely well served by public transport, ie bus, tube and rail and has a PTAL value of 6b, the highest score possible.  There are 4 railway stations within walking distance of the site.  
8.6.3 The development will have no off street parking provision.  A city car club will be made available to    
            all residents of the development and 2 on-street parking bays will be available on Kingsgate Road,  

            for the exclusive use of the car club.
8.6.4 Secure cycle storage is provided on the development and meets the Council’s design standards.
8.6.5 The Servicing Management Plan sets out how the ground floor and basement commercial retail    
uses will be serviced by commercial vehicles.  Both 146-162 Kilburn High Road and 4-10 Kingsgate Place will be serviced by 2 loading bays in Kingsagte Place, leaving the Kingsgate Road frontage in residential use.      
9.0      TIMING AND DELIVERY OF AFFORDABLE HOUSING
9.1
Due to the shape of the site and the configuration of the existing and proposed buildings, the 38 dwellings at 146-162 Kilburn High Road will comprise the main and first phase of the development.  This will contain the private for sale units and the 6 Shared Ownership dwellings.  The second phase will comprise the 14 Social Rented units.  

9.2       This latter part of the site is where the site compound and materials store will be located during the  

            majority of the construction period, a consequence of the site being 100% covered by buildings.  

For those reasons the practical completion of the Social Rented housing in 4-10 Kingsgate Road will take place 3 months later than the first phase, rather than prior to or at the same time as 146-162 Kilburn High Road, as would usually be the case.

9.3       A full explanation of the demolition, construction and phasing of the development is set out within  

            the Construction Management Plan submitted with the planning application.  

9.4       The applicant is therefore willing to enter into an agreement with the Council to regulate and 

guarantee the practical completion and handover of the Social Rented units, to facilitate the phasing.

10.0      SUMMARY

10.1
This proposed development delivers 20 Affordable dwellings, which on a unit basis equals 38%, or 36% if assessed by floor area, well above the 26.7% provision of the extant planning permission.  The Applicant has clearly demonstrated through the 3 Dragons Toolkit Model, that this is the maximum  Affordable housing provision that can be provided for the scheme to be financially viable.

.    

10.2      Approximately 72% of the Affordable dwellings are Social Rented and located in a self contained           

            block, with the remaining 27% Shared Ownership tenure, pepper potted around the scheme.

10.3     A mix of 1, 2 and 3 bed dwellings are provided, with over 50% of the Social Rented units being 3    

           bed family units.

10.4      The scheme offers a highly sustainable development providing a Level 3 Code For Sustainable    

            Homes Assessment, a very accessible town centre location with excellent public transport  

            connections, 2 Wheelchair accessible units, and access to nearby public open space. 

10.5
We conclude that this high quality development, is significantly superior to the existing planning permission, and compliant with policy.  
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APPENDIX   2

SCHEDULE OF FLOOR AREAS
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Schedule Of Accommodation With 36% Affordable Floor Area

PLOT  FLOORTENURE BEDS SIZE SIZE HABITABLE

SQ FT  SQ M ROOMS

146-162 KILBURN HIGH ROAD

FIRST FLOOR

1 1 PD 2 949                 88                 3

2 1 PD 2 1,008              94                 3

3 1 PD 1 635                 59                 2

4 1 PD 3 1,099              102               4

5 1 SO 1 702                 65                 2

6 1 SO 1 629                 58                 2

7 1 PD 3 1,077              100               4

8 1 PD 2 871                 81                 3

9 1 SO 2 687                 64                 3

10 1 PD 2 844                 78                 3

11 1 SO 2 815                 76                 3

12 1 PD 2 906                 84                 3

13 1 PD 2 1,016              94                 3

FIRST FLOOR MEZZANINE 

14 1 PD 2 1,051              98                 3

15 1 PD 2 991                 92                 3

16 1 PD 1 619                 58                 2

SECOND FLOOR  

17 2 PD 2 1,051              98                 3

18 2 PD 2 991                 92                 3

19 2 PD 1 619                 58                 2

20 2 PD 3 1,112              103               4

21 2 PD 1 722                 67                 2

22 2 SO 1 639                 59                 2

23 2 PD 3 1,077              100               4

24 2 PD 2 871                 81                 3

25 2 SO 2 687                 64                 3

26 2 PD 2 916                 85                 3

27 2 PD 2 830                 77                 3

28 2 PD 2 906                 84                 3

29 2 PD 2 1,016              94                 3



[image: image4.emf]THIRD FLOOR

30

3 PD 3 1,059              98                 4

31

3 PD 1 690                 64                 2

32

3 PD 1 543                 50                 2

33

3 PD 1 576                 54                 2

34

3 PD 1 554                 52                 2

35

3 PD 1 630                 59                 2

36

3 PD 2 714                 66                 3

37

3 PD 2 707                 66                 3

38

3 PD 2 798                 74                 3

TOTAL 31,606            2,936           

4-10 KINGSGATE ROAD

39 1 SR 3

952                 88                 4

40 1 SR 2

749                 70                 3

41 1 SR 1

498                 46                 2

42 1 SR 3

1,009              94                 4

43 1 SR 2

793                 74                 3

44 2 SR 3

952                 88                 4

45 2 SR 2

725                 67                 3

46 2 SR 1

498                 46                 2

47 2 SR 3

1,009              94                 4

48 2 SR 2

793                 74                 3

49 3 SR 3

952                 88                 4

50 3 SR 2

725                 67                 3

51 3 SR 1

498                 46                 2

52 3 SR 3

971                 90                 4

TOTAL 11,125            1,034            152

GRAND TOTAL 42,731           



 EMBED Excel.Sheet.8  [image: image5.emf]PD 27,448     sq ft 64.23              % 3

1 BED

AH 15,283     sq ft 35.77              % 5 2 BED 

TOTAL 42,731     sq ft 100.00            %

6 3 BED

14

 SR 11,125     sq ft 72.79              %

 SO 4,158       sq ft 27.21              % SO

15,283     100.00            %

3 1 BED

3

2 BED 

0 3 BED

3 BEDS 5,843       sq ft 53                   %

6

2 BEDS

3,787       

sq ft 34                   %

SR 11,125     sq ft 100                 %     TOTAL

20

KEY

SR = Shared Ownership

SO = Shared Ownership

PD = Private Development


APPENDIX 3

EXTRACTS FROM THE LONDON BOROUGH OF CAMDEN REPLACEMENT UNITARY DEVELOPMENT PLAN JUNE 2006 AND CAMDEN PLANNING 

GUIDANCE 2006.
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APPENDIX 4

THREE DRAGONS TOOLKIT MODEL* AND 

EXECUTIVE SUMMARY

*For Three Dragons Model see seperate file.
13.September 2007
146-162 High Road & 4-10 Kingsgate Place Kilburn London NW6

An Executive Summary of the financial appraisal using the Three Dragons Toolkit Model
1
Introduction 

1.1 
The Three dragons Model was used to assess the financial viability of a 36% (by floor area) affordable housing contribution, (38% by unit number), from the scheme.  The proposals is to refurbish and partially to extend the existing commercial buildings having a frontage to the High Road and to construct a new ‘all-affordable’ rented block of apartments to the rear of the site. The following summary has been presented in order of 3 Dragons Model headings:

2
Basic Site Information
2.1
Camden’s UDP policies have been followed in the style, density and mix of uses for the proposed scheme. However, as the retail units are being retained by the current owners these cannot be used as a cross subsidy towards the residential scheme and have not been referred to financially or otherwise in  appraisal.
2.2
Fifty two residential units are proposed in this scheme. The net site area is 0.24 hectares, (0.59 acre), which produces a density of 629 habitable rooms per hectare/217 dwellings per hectare. This is within the UDP guidance for residential density in this location. The UDP also seeks to retain all commercial floor space in retail frontages. Kilburn High Road is considered to be a primary shopping frontage within the UDP. Although the existing building has no Listed Status it is considered to have architectural merit and for this reason it is to be retained and converted to residential use on its upper floors. 

2.3
Unit Types and Details

Of the 52 units included in the scheme there are five basic apartment types:

15 X 1 bed 2 person, 

26 X 2 bed 4 person, 

7 X 3 bed 4 person, 

4   X 3 bed 5 person

2.4
The values (as provided by an established firm of London-based estate agents and property managers) accorded the unit types by tenure are as follows:

General Needs Rent

1 bed 2 person, 98K

2 bed 4 person, 120K

3 bed 4 person, 145K

3 bed 5 person
n/a

Shared-Ownership

1 bed 2 person, 272K

2 bed 4 person, 349K

3 bed 4 person, n/a

3 bed 5 person, n/a




    Sales

1 bed 2 person, 272K

2 bed 4 person, 349K

3 bed 4 person, 390K      

3 bed 5 person, 399K

2.5
Build costs, Open Market Values and Rents have been appraised at current value only and no projections have been made. 

Overall costs for the project have been provided by an established firm of quantity surveyors and these have been used as guidance for the data entries in the model.

3
Tenure

3.1
The unit breakdown by tenure is as follows:

	Type
	Tenure
	Occupancy
	Area M2
	Type
	Nos

	1Bed 
	SO
	2
	61
	Flat
	3

	1Bed
	PD
	2
	58
	Flat
	9

	1Bed
	GNR
	2
	46
	Flat
	3

	2Bed
	SO
	4
	68
	Flat
	3

	2Bed
	PD
	4
	84
	Flat
	18

	2Bed
	GNR
	4
	70
	Flat
	5

	3Bed
	PD
	4
	98
	Flat
	1

	3Bed
	PD
	5
	101
	Flat
	4

	3Bed
	GNR
	4
	91
	Flat
	6

	
	
	
	
	
	

	
	
	
	
	
	52


3.2
Fourteen apartments have been dedicated to General Needs Rental, (26%) which includes all of the larger family type units proposed in the scheme.  All of these units will be provided within the new block. 

3.3
Six units are dedicated to Shared Ownership tenure (10%)  These are to be provided within the converted building.

3.4
Thirty two units are for sale by the developer, (64%), using a similar valuation to the RSL, S/O units.

4
Development Costs

4.1
Lift access and stairs will be provided in the converted block.

4.2
Because the existing building was originally designed to a commercial specification and does not lend itself readily to current residential specification, allowances have had to be made within the redesigns which, allow for the configuration and floor layouts of the existing building. This has resulted in a significant number of over-sized apartments than would normally be desirable, for a standard developer return on investment. This does not take account of the additional costs of the external restoration of the existing building.

4.3
For the development costs: an allowance of £1950 PSM has been made for the building contract, (accounting for higher than normal prelims costs in this case).  Ten percent (10%) of build-costs have been attributed to professional fees and a twelve percent (12%) against build-costs, for scheme overheads. 

4.4
Finance costs are at: 8% for the developers’ borrowing requirements and 6% for the RSL’s borrowing needs. Marketing fees are unchanged.  A developer return of 20% on the GDV for the sales units has been allowed reflecting the higher risk nature of this refurbishment scheme. The contractors return has been reduced to eight percent (8%). 

4.5
The build-cost values as entered in the toolkit appraisal represent actual costs currently being experienced in Design and Build contracts across London.

5
Social Rent & Intermediate Rent Costs & Capitalisation

Social Rents

5.1
Management and Maintenance allowances have been pegged at £250.00 and £600.00 respectively to mirror costs being experienced by larger London based RSLs at June 2007.

5.2
Voids and bad debts allowances have been marginally reduced alongside service charges to represent ‘norms’ within the London sub-region.

5.3
The capitalisation factor has been raised marginally to reflect current annuities being raised by RSL’s on the financial markets.

New-Build Homebuy

5.4
All shared-ownership rents are fixed at 2% PA against the unsold equity in accordance with LB Camden’s Housing Department requirement on S106 units in order to comply with Camden’s affordability quotient. For general needs rental units the values have been determined through the capitalisation of the Camden rents for 2007-08 as generated by the Three Dragons model.

5.5
The capitalisation factor has been raised marginally to reflect current annuities being raised by RSL’s on the financial markets.
Intermediate Rents

5.6
No changes have been made to the model’s assumptions.

6
Planning Obligations

6.1
Costs of £230,000 have been estimated by the Planning Authority and have been entered into the model.

7
Capital Contributions from Other Sources

7.1
There are no capital contributions from the commercial part of the scheme for the reasons given at 2.1 above.

8
Scheme Revenue from Affordable Housing

8.1
Based upon payment by the RSL to the Developer with an assumed grant level.

8.2
Grant level assumptions differ by tenure.

9
Grant

9.1
Grant has been assumed at £119,642 per General Needs Rented Unit and £52,500 per S/O unit. These are RPI’d uplifts against the average payment made at the last Housing Corporation Bid Round.  

10
On-Costs

10.1
On cost assumptions have been revised from those pre-entered in order to reflect actual costs currently being experienced by London-based RSL’s. . They are: 15.5% for Social rent; 18% for New Build Homebuy and 17% for Intermediate Rent, (NB: no Intermediate Rents are proposed within this scheme). This gives a total figure of £357,000  for the Twenty (20) affordable units.

11
Scheme results

11.1
Using the above assumptions the model has produced the following results:

· Total scheme revenue of £12,305,000

· Total scheme costs of £10,294,000

· This would provide a residual valuation of £2,011,000 for the land against an actual cost to the developer of £4,150,000 when revenues and costs are balanced. 

· The shortfall against the land cost is therefore £2,139,000

· Total grant subsidy of £1,945,000 is proposed for the scheme

· When the grant subsidy is introduced against this residual value this leaves a funding shortfall of £128,000 across the scheme. 

11.2
The Alternative Use Value and the Existing Use Value produce a negative return against the residual valuation.

11.3
This is considered to be at the outer limit of acceptable risk to the developer on a scheme of this size. The deficit would be set against the calculated developer profit, accounted for within the scheme costs.

SIB – Framberg REV’D’ 14.09.2007

Framberg is a Surveying and Planning Practice formed four years ago specialising in advising the public and private sectors on affordable housing and urban regeneration.  Stefan Bobolecki heads up a team of four, qualified in areas of valuation, design and planning and development. It works with a number of national and London-based RSL’s in addition to regional developers and international investors.
APPENDIX 5

FLOOR PLANS AND ELEVATIONS*
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APPENDIX 6

LIFE TIME HOMES STATEMENT
LIFETIME HOMES & WHEELCHAIR HOUSING STATEMENT

Lifetime Homes Standards

1 & 2
Car Parking


Not applicable to this development.

3
Approach to Entrances


All entrances will be level, or gently sloping, as defined in Standard 2.

4
Entrances


All entrances will be illuminated and have level access over the 
threshold; the main entrances will be covered.

5
Communal Stairs & Passenger Lift


The new communal stairs, from the principal entrance in Kingsgate 
Place, and the secondary entrance in Kilburn High Road adjacent to No. 
164, will provide easy access; the lift in the Kingsgate Place entrance 
will be fully wheelchair accessible; the new communal stairs and lift 
will be designed to satisfy the requirements of AD Part M Section 9.


The communal stair from the secondary entrance on Kilburn High Road, 
adjacent to No. 144, is an existing stair and does not satisfy the 
standard.


The new communal stairs and lift from the principal entrance in 
Kingsgate Road will provide easy access and the lift will be fully 
wheelchair accessible; the new communal stairs and lift will be 
designed to satisfy the requirements of AD Part M Section 9.

6
Width of Internal Doorways


*All flats will have corridors wider than 900mm, all doorways will have 
an 800mm clear opening, where necessary; all doors will have 300mm 
to the 
pull side of the leading edge.

7
Wheelchair turning.


*All flats have space for turning a wheelchair in the dining areas and 
living rooms; there will be adequate circulation space for wheelchair 
users elsewhere.

8
Living Room at Entrance Level


All flats have a living room at entrance level.

9
Entrance Level Bedspace in Houses


Not applicable to this development; all flats have entrance level 
bedrooms.

10
Wheelchair Accessible Entrance Level WC


*All flats will have a wheelchair accessible entrance level WC to satisfy 
the requirements of AD Part M Section 10, Diagrams 31 &32.

11
Adaptations in Bathrooms and Toilets


Wall reinforcements will be provided in all bathrooms and toilets to 
accommodate adaptations such as handrails and grab rails.

12
Provision for Future Lift



Not applicable to this development; all flats are on a single storey.

13
Hoist Route Between Bedroom and Bathroom


Flat Nos. 4, 8, 11, 12, 13, 20, 24, 27, 28, 37 & 38:


have en-suite bathrooms.


Flat Nos. 7, 10, 23, 26, 33, 34, 35, 36, 40, 41, 43, 45, 46, 48, 50 & 51: 
could 
accommodate a removable panel between the bathroom and 
bedroom.


Flat Nos. 5, 6, 9, 21, 22, 25, 29, 39, 42, 44, 47, 49 & 52:


could accommodate a ceiling track-mounted hoist, with suitable


room-to-room transfer units on the bedroom and bathroom doors to 
maintain the integrity of the protected lobby.

14
Ease of Access in Bathrooms


All bathrooms will be designed for ease of access and use.

15
Living room Window Glazing


All new windows to living rooms, in all flats, will be glazed from min. 
800mm above floor level.


*All living room window fittings will be operable by wheelchair users.


NB. The cill heights of existing window openings on the Kilburn High 
Road frontage, to be confirmed.

16
Switches, Sockets, Service Controls, etc.


All switches, sockets, service controls, etc., in all flats will be in 
accordance with the provisions of AD Part M, Section 8.

Affordable & Shared Ownership Housing

Flat Nos. 5, 6, 9, 11, 22 & 25 are the shared ownership housing; Flat Nos. 39 to 52 inclusive, comprise the rented affordable housing. 

All of these flats satisfy the Lifetime Homes Standards.  

Wheelchair Accessible Housing

Flat Nos. 40 & 41 have been designed to be wheelchair accessible.

The design and layout of these flats has been informed by the requirements and recommendations of the Wheelchair Housing Design Guide, 2nd Edition, by Stephen Thorpe & Habinteg Housing Association.
Notes

*
Flat Nos. 1, 2, 3, 14, 15 & 16 are in the existing first floor and first floor 
mezzanine levels of the former Prosper House, these floors are split-
level from the courtyard access deck. Site constraints dictate that 
access to these flats is via short flights of stairs; whilst these are 
private stairs, the flights will be designed for the use of ambulant 
disabled persons in accordance with the provisions of AD Part M, 
Section 9. Consequently, Standards 6, 7, 10, 12 & 13 will not be 
achieved in these flats.

*
Flat Nos. 17, 18 & 19 are in the existing second floor of the former 
Prosper House, this floor is split level between the general first and 
second floor levels. These flats are accessed via a sloping link bridge 
from the general first floor access balcony. Site constraints therefore 
dictate the gradient of the bridge; the gradient is in excess of the 
maximum permissible for a wheelchair accessible ramp. Consequently, 
Standards 6, 7, 10, 12 & 13 will not be achieved in these flats.

*
Flat Nos. 30, 31 & 32 are in the new third floor extension to the Kilburn 
High Road frontage of the former Banderway House. To reduce the 
visual impact of the addition on the Kilburn high Road frontage the floor 
level of the new extension is lower than the general third floor level. 
Access to the flats is via short flights of steps from the general access 
deck. The flights will be designed for the use of ambulant disabled 
persons in accordance with the provisions of AD Part M, Section 9. 
Consequently, Standards 6, 7, 10, 12 & 13 will not be achieved in these 
flats.
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Sheet1

		146-162 Kilburn High Street & 4-10 Kingsgate Road, London NW6

		Schedule Of Accommodation With 36% Affordable Floor Area

		PLOT		FLOOR		TENURE		BEDS		SIZE		SIZE		HABITABLE

										SQ FT		SQ M		ROOMS

		146-162 KILBURN HIGH ROAD

		FIRST FLOOR

		1		1		PD		2		949		88		3

		2		1		PD		2		1,008		94		3

		3		1		PD		1		635		59		2

		4		1		PD		3		1,099		102		4

		5		1		SO		1		702		65		2

		6		1		SO		1		629		58		2

		7		1		PD		3		1,077		100		4

		8		1		PD		2		871		81		3

		9		1		SO		2		687		64		3

		10		1		PD		2		844		78		3

		11		1		SO		2		815		76		3

		12		1		PD		2		906		84		3

		13		1		PD		2		1,016		94		3

		FIRST FLOOR MEZZANINE

		14		1		PD		2		1,051		98		3

		15		1		PD		2		991		92		3

		16		1		PD		1		619		58		2

		SECOND FLOOR

		17		2		PD		2		1,051		98		3

		18		2		PD		2		991		92		3

		19		2		PD		1		619		58		2

		20		2		PD		3		1,112		103		4

		21		2		PD		1		722		67		2

		22		2		SO		1		639		59		2

		23		2		PD		3		1,077		100		4

		24		2		PD		2		871		81		3

		25		2		SO		2		687		64		3

		26		2		PD		2		916		85		3

		27		2		PD		2		830		77		3

		28		2		PD		2		906		84		3

		29		2		PD		2		1,016		94		3

		THIRD FLOOR

		30		3		PD		3		1,059		98		4

		31		3		PD		1		690		64		2

		32		3		PD		1		543		50		2

		33		3		PD		1		576		54		2

		34		3		PD		1		554		52		2

		35		3		PD		1		630		59		2

		36		3		PD		2		714		66		3

		37		3		PD		2		707		66		3

		38		3		PD		2		798		74		3

								TOTAL		31,606		2,936

				4-10 KINGSGATE ROAD

		39		1		SR		3		952		88		4

		40		1		SR		2		749		70		3

		41		1		SR		1		498		46		2

		42		1		SR		3		1,009		94		4

		43		1		SR		2		793		74		3

		44		2		SR		3		952		88		4

		45		2		SR		2		725		67		3

		46		2		SR		1		498		46		2

		47		2		SR		3		1,009		94		4

		48		2		SR		2		793		74		3

		49		3		SR		3		952		88		4

		50		3		SR		2		725		67		3

		51		3		SR		1		498		46		2

		52		3		SR		3		971		90		4

								TOTAL		11,125		1,034		152

				GRAND TOTAL						42,731

														SR

				PD		27,448		sq ft		64.23		%		3		1 BED

				AH		15,283		sq ft		35.77		%		5		2 BED

				TOTAL		42,731		sq ft		100.00		%		6		3 BED

														14

				SR		11,125		sq ft		72.79		%

				SO		4,158		sq ft		27.21		%		SO

						15,283				100.00		%		3		1 BED

														3		2 BED

														0		3 BED

				3 BEDS		5,843		sq ft		53		%		6

				2 BEDS		3,787		sq ft		34		%

				SR		11,125		sq ft		100		%     TOTAL		20

				KEY

				SR = Shared Ownership

				SO = Shared Ownership

				PD = Private Development
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Sheet1

		146-162 Kilburn High Street & 4-10 Kingsgate Road, London NW6

		Schedule Of Accommodation With 36% Affordable Floor Area

		PLOT		FLOOR		TENURE		BEDS		SIZE		SIZE		HABITABLE

										SQ FT		SQ M		ROOMS

		146-162 KILBURN HIGH ROAD

		FIRST FLOOR

		1		1		PD		2		949		88		3

		2		1		PD		2		1,008		94		3

		3		1		PD		1		635		59		2

		4		1		PD		3		1,099		102		4

		5		1		SO		1		702		65		2

		6		1		SO		1		629		58		2

		7		1		PD		3		1,077		100		4

		8		1		PD		2		871		81		3

		9		1		SO		2		687		64		3

		10		1		PD		2		844		78		3

		11		1		SO		2		815		76		3

		12		1		PD		2		906		84		3

		13		1		PD		2		1,016		94		3

		FIRST FLOOR MEZZANINE

		14		1		PD		2		1,051		98		3

		15		1		PD		2		991		92		3

		16		1		PD		1		619		58		2

		SECOND FLOOR

		17		2		PD		2		1,051		98		3

		18		2		PD		2		991		92		3

		19		2		PD		1		619		58		2

		20		2		PD		3		1,112		103		4

		21		2		PD		1		722		67		2

		22		2		SO		1		639		59		2

		23		2		PD		3		1,077		100		4

		24		2		PD		2		871		81		3

		25		2		SO		2		687		64		3

		26		2		PD		2		916		85		3

		27		2		PD		2		830		77		3

		28		2		PD		2		906		84		3

		29		2		PD		2		1,016		94		3

		THIRD FLOOR

		30		3		PD		3		1,059		98		4

		31		3		PD		1		690		64		2

		32		3		PD		1		543		50		2

		33		3		PD		1		576		54		2

		34		3		PD		1		554		52		2

		35		3		PD		1		630		59		2

		36		3		PD		2		714		66		3

		37		3		PD		2		707		66		3

		38		3		PD		2		798		74		3

								TOTAL		31,606		2,936

				4-10 KINGSGATE ROAD

		39		1		SR		3		952		88		4

		40		1		SR		2		749		70		3

		41		1		SR		1		498		46		2

		42		1		SR		3		1,009		94		4

		43		1		SR		2		793		74		3

		44		2		SR		3		952		88		4

		45		2		SR		2		725		67		3

		46		2		SR		1		498		46		2

		47		2		SR		3		1,009		94		4

		48		2		SR		2		793		74		3

		49		3		SR		3		952		88		4

		50		3		SR		2		725		67		3

		51		3		SR		1		498		46		2

		52		3		SR		3		971		90		4

								TOTAL		11,125		1,034		152

				GRAND TOTAL						42,731

														SR

				PD		27,448		sq ft		64.23		%		3		1 BED

				AH		15,283		sq ft		35.77		%		5		2 BED

				TOTAL		42,731		sq ft		100.00		%		6		3 BED

														14

				SR		11,125		sq ft		72.79		%

				SO		4,158		sq ft		27.21		%		SO

						15,283				100.00		%		3		1 BED

														3		2 BED

														0		3 BED

				3 BEDS		5,843		sq ft		53		%		6

				2 BEDS		3,787		sq ft		34		%

				SR		11,125		sq ft		100		%     TOTAL		20

				KEY

				SR = Shared Ownership

				SO = Shared Ownership

				PD = Private Development
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Sheet1

		146-162 Kilburn High Street & 4-10 Kingsgate Road, London NW6

		Schedule Of Accommodation With 36% Affordable Floor Area

		PLOT		FLOOR		TENURE		BEDS		SIZE		SIZE		HABITABLE

										SQ FT		SQ M		ROOMS

		146-162 KILBURN HIGH ROAD

		FIRST FLOOR

		1		1		PD		2		949		88		3

		2		1		PD		2		1,008		94		3

		3		1		PD		1		635		59		2

		4		1		PD		3		1,099		102		4

		5		1		SO		1		702		65		2

		6		1		SO		1		629		58		2

		7		1		PD		3		1,077		100		4

		8		1		PD		2		871		81		3

		9		1		SO		2		687		64		3

		10		1		PD		2		844		78		3

		11		1		SO		2		815		76		3

		12		1		PD		2		906		84		3

		13		1		PD		2		1,016		94		3

		FIRST FLOOR MEZZANINE

		14		1		PD		2		1,051		98		3

		15		1		PD		2		991		92		3

		16		1		PD		1		619		58		2

		SECOND FLOOR

		17		2		PD		2		1,051		98		3

		18		2		PD		2		991		92		3

		19		2		PD		1		619		58		2

		20		2		PD		3		1,112		103		4

		21		2		PD		1		722		67		2

		22		2		SO		1		639		59		2

		23		2		PD		3		1,077		100		4

		24		2		PD		2		871		81		3

		25		2		SO		2		687		64		3

		26		2		PD		2		916		85		3

		27		2		PD		2		830		77		3

		28		2		PD		2		906		84		3

		29		2		PD		2		1,016		94		3

		THIRD FLOOR

		30		3		PD		3		1,059		98		4

		31		3		PD		1		690		64		2

		32		3		PD		1		543		50		2

		33		3		PD		1		576		54		2

		34		3		PD		1		554		52		2

		35		3		PD		1		630		59		2

		36		3		PD		2		714		66		3

		37		3		PD		2		707		66		3

		38		3		PD		2		798		74		3

								TOTAL		31,606		2,936

				4-10 KINGSGATE ROAD

		39		1		SR		3		952		88		4

		40		1		SR		2		749		70		3

		41		1		SR		1		498		46		2

		42		1		SR		3		1,009		94		4

		43		1		SR		2		793		74		3

		44		2		SR		3		952		88		4

		45		2		SR		2		725		67		3

		46		2		SR		1		498		46		2

		47		2		SR		3		1,009		94		4

		48		2		SR		2		793		74		3

		49		3		SR		3		952		88		4

		50		3		SR		2		725		67		3

		51		3		SR		1		498		46		2

		52		3		SR		3		971		90		4

								TOTAL		11,125		1,034		152

				GRAND TOTAL						42,731

														SR

				PD		27,448		sq ft		64.23		%		3		1 BED

				AH		15,283		sq ft		35.77		%		5		2 BED

				TOTAL		42,731		sq ft		100.00		%		6		3 BED

														14

				SR		11,125		sq ft		72.79		%

				SO		4,158		sq ft		27.21		%		SO

						15,283				100.00		%		3		1 BED

														3		2 BED

														0		3 BED

				3 BEDS		5,843		sq ft		53		%		6

				2 BEDS		3,787		sq ft		34		%

				SR		11,125		sq ft		100		%     TOTAL		20

				KEY

				SR = Shared Ownership

				SO = Shared Ownership

				PD = Private Development
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