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37 Hamilton Road - third application 19.08.08 EcoHomes Pre-Assessment

EcoHomes 2008 Pre-assessment Estimate on proposed development at

37 Hamilton Road, Twickenham

It should be noted that the following Pre-Assessment is based on the information available at the time of the
planning application, together with assumptions. The pre-assessment needs to be reviewed and developed
for full detailed design stages in order for the final scores and certification to be verified. This pre-
assessment confirms the following target certifications:

Conversion elements - Very Good
New Build elements - Excellent

Issues Score Pass|36
Energy Total 11.93 Good|48 |
Transport Total P OGRS 8 Very Good |58
Pollution Total _8.19 Excellent|70
Materials Total - 9.91 i
Water Total 5.00
Land use and Ecology 9.32
Health and Wellbeing 10.50
ﬂanagement Total 6.00 i
Total all sections = = | 67.85
GiisTopic D i seradits | 1 R petallg 110 AR SRS i Seore
Ene1 |Carbon Dioxide emissions:
< or=to 40 Mﬁ'{yr 0.92 = ]
< or = to 35 kg/m’/yr 1.83 ]
< or = to 32 kg/m*fyr 275
< or = to 30 kg/m*/yr 3.67

Gas condensing boiler in each flats coupled with high levels
< or =to 28 kg/m’/yr 458 |of insulation and energy efficent measures throughout to 458
minimise the CO2 emission levels as much as possible.

< or = to 26 kg/m®/yr 5.50 BLE JE
<or=to 24 jgg!rnzi’vr 6.42 - 1724
< or = to 22 kg/m®/yr 733 | B

< or = to 20 kg/m*lyr 825 |

< or = to 18 ka/m‘/yr T I

<or =to 15 kg/m®/yr 10.08 =i E:

<or = to 10 kg/m’/yr 11.00 |

< or = to 5 ka/m*fyr 11.92

<or=to 0 ka/m’fyr 12.83 i %
< or = to -10 kg/m®fyr 13.75

Ene2 |Building envelope

HLP = 1.3 to be achieved through high levels of insulation,

HLP < or = to 1.3 Wim“/K 0.92 |double glazing and high levels of air tightness throughout 092
the building.
HLP < or = to 1.1 W/im“/K 1.83 |Not possible for conversion

Ene3 |Drying space

Provision of drying space 0.92 |drying racks in bathrooms with permanent ventilation. 0.92

Ened4 |Ecolabelled white goods: e
A" rated fridges/freezers 0.92 |A" rated fridges/freezers 0.92
and, A rated washing machines,
either |dishwashers & B dryers

0.92 |A rated washing machines, dishwashers 0.92

Guidance to be provided to all occupants at handover

4 SGhiianet o inbesing e (possibly within the Home User Guide)

Ene5 |Internal Lighting

40% dedicated low energy

lights specified 082
| 75% dedicated low energy . ' ’ : |
lights specified 1.83 |75% dedicated low energy lights specified 1.83
Hamilton Lofts Ltd
Building Research Establishment Ltd 10f7




37 Hamilton Road - third

application

19.08.08

EcoHomes Pre-Assessment

- Topic :

% credits

Ene 6

External lighting:

Space lighting to
accommeodate only CFL or
fluorescent strip

0.82

lighting in the communal corridors/hallways/stairwells need
to be LEL fittings and be controlled with senors or push
button switches.

0.92

Intruder lighting max.150W
with PIR Security lighting to
accommodate CFL or
fluorescent strips with sensors
or timers

0.92

any security lighting must be fitted with PIR and daylight cut
off devices and have max wattage no greater than 150W

0.92

Energy Total (maximum 22.00)

11.93

Tra1

Public Transport

URBAN & SUBURBAN

80% of development within:

1000m of a 30 min peak &
hourly off peak service

1.00

500m of a 15 min peak & half
hourly off peak service

2.00

ES within S00m and satisfying the frequency criteria

2.00

RURAL

80% of development within:

1000m of an hourly service
OR a community bus service

1.00

500m of an hourly service OR
community bus service

2.00

Tra2

Cycle storage

Provision of cycle storage for:

50% of dwellings

1.00

18 spaces for 27 units - therefore 50%+ (not greater than
95% however)

1.00

95% of dwellings

2.00

Local amenities

500m of food shop & post-box

1.00

1.00

1000m of 5 from:

"1.00

1.00

Food shop if not claimed above|

Postal facility

Bank/cash machine

Pharmacy

Primary School

Medical centre

Leisure centre

Community centre

Public house

Children's play area

Place of worship

QOutdoor open access public
area

Safe pedestrian access

v

1.00

_Tra4

Home Office

Space & services for home

office

All provisions - separate phone line and power points at

desk position - to be shown on the plans

1.00

Transport Total (Maximum 8.00)

7.00

Building Research Establishment Ltd
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37 Hamilton Road - third

application

19.08.08

EcoHomes Pre-Assessment

£ TopiC" e

| % credits | -

Details

Score

Pol 1

Insulation ODP and GWP

Insulating materials with
Ozone Depleting Potential of
zero & Global Warming
Potential of < 5 in either
manufacture or composition

Roof (incl. roof hatch)

Wall - internal & external
(incl.doors & window lintels)

Floor (incl. Foundations)

Hot water cylinder (incl. Pipe
insulation & other thermal
store)

0.91

0.91

Pol 2

NOx emissions

95% of dwellings must be
|served by heating & hot water
systems with average NOx
emission rate :

< or =to 100 mg/kWh

0.91

< or =to 70 mg/kWh

1.82

High efficient boilers are to specified -

1.82

< or = to 40 mg/kWh

2.73

Pol 3

Reduction of surface runoff

Reducing peak surface runoff
rates to either natural or
municipal systems by 50% in
low risk areas, 75% in medium
risk areas, 100% in high risk
areas for:

See FRA

Hard surfaces

0.91

Roofs

0.91

Awaiting details, achieved in accordance with the EA.

091 |

0.91

Pol 4

Zero emission energy source

Carry out & act on feasibility
study considering low
emission & renewable energy

local renewable or low
emission sources

10% total energy demand from|

091

091

Study only

091

OR

15% total energy demand from
local renewable or low
emission sources

1.82

091

Pol 5

Flood Risk Mitigation

Development in zone with low
annual probability of flooding

1.82

See FRA

(o]

A2

Development in zone with
medium annual probability of
flooding & ground level of
building, car parking and
access is above design flood
level.

0.91

Pollution Total (Maximum 10.01)

8.19

Building Research Establishment Ltd
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37 Hamilton Road - third application 19.08.08 EcoHomes Pre-Assessment
Topic % credits Detail Score
Mat 1 Envir(‘mmental Impact of
Materials A
A rating from Green Guide for
Housing for:
Roof 1.35 |new construction 1.35
I External walls ~ 1.35 |Recycled brick 1.35
:::::::: ::izor:ny W & _ 1.35 |new construction _“1A35
Floors el 1.35 |new construction 1.35
Windows 0.90 | TBC with Crittal 0.90
External surfacing 0.45 |A' rated surfacing 0.45
Boundary protection 045 |Closed boarded pre-treated fencing 0.45
Responsible sourcing of
Mat2 |Materials: Basic building 84808
elements %3 135 |
1.81, |All timber should be sourced sustainably (awaiting
Majority of materials 2.26, 2.71 |certificate) and any other material, where feasible. If all
responsibly sourced in: timber is sustainably sourced it is not necessarily the case
any credit will be achieved.
1|Frame 3 2
2|Ground floor <
3 Upper floors (including loft
boarding) E | This credit depends upon the materials' suppliers having |———
4 E;frﬁi?u“g:;ﬁ:‘;r;::g) an accredited Environmental Management System in place |-
5 : at the process and extraction stages. Currently there are
cladding) : .
" _|internal walls (including —| _ Wabwiuchagiies, e msiviby ey ——
6 i certification and chain of custody are well established.
partitions)
7 |Foundations/substructure L=
Staircase (including tread,
rises & stringers)
Responsible sourcing of
Mat3 |Materials: Finishing
element
0'1552'9' All timber should be sourced sustainably (awaiting
Majority of materials ] certificate) and any other material, where feasible. If all
responsibly sourced in: timber is sustainably sourced it is not necessarily the case
any credit will be achieved.
Stair (including handrails,
1 |balustrades, banisters but
excluding staircase)
2 Window (including sub-
frames, frames, boards, sills)
External & internal door .
3 F(_ln_-:ludlng sub-frames, frames, This credit depends upon the materials' suppliers having
EI‘:::::L?: t:::::lt: e e —————an accredited Environmental Management System in place |————]
4 oki rtingg board & rgils) % at the process and extraction stages. Currently there are
Penieling (hcluding any olher very few such suppliers, except for imber where R —
5 trim) certification and chain of custody are well established.
6 Furniture (including fitted:
kitchen, bedroom & bathroom)
Fascias (soffit boards, 7
bargeboards, gutter boards) he e
8|Any other significant use
Hamilton Lofts Ltd

Building Research Establishment Ltd
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37 Hamilton Road - third application

19.08.08

EcoHomes Pre-Assessment

‘Topic

% credits

Details

. Score

Mat 4

Recycling Facilities

Storage of recyclable waste

Full credits should be achieved here.

Internal storage only

0.90

External storage (or LA
collection) only

0.90

Internal & external (or LA
collection) storage

2.1

Internal bins should be provided, in a dedicated position
(under the sink) for at least 3 types of recyclables. This
should be 3 bins, with overall capacity no less than 30L. An
LA collection scheme is in place, but should be for 3 types of
recyclables. The bins need to be within S0m of the front door
to the flats.

2.7

9.91

Wat 1

Internal water use

< 52 m*/bedspacelvr

1.67

< or = to 47 m*/bedspace/yr

3.33

No information on the internal water use. However, shower
rates to no more than SL/min, restricted taps, 6/4L flush
WC's.

333

<or=to 42 mafb_e_d,;ggg;_e{yg,___

< or = to 37 m/bedspacefyr

5.00

6.66

< or = to 32 m*/bedspacelv

8.33

Wat 2

External water use

Rain water collection system
for watering gardens &
landscaped areas

1.67

Needs to be shown with tank

1.67

Water Total (Maximum 10.00)

5.00

Eco1

Ecological value of site

Building on land of inherently
low ecological value

133

Brownfield site, old factory. No eco value

1.33

Eco 2

Ecological enhancement

Enhancing the ecological
value of site through
consultation with an accredited
expert

1.33

Require a report, from suitably qualified ecologist with all
Key recommendations and 30% of Additional
recommendations to be adopted into scheme

133

Eco3

Protection of ecological
features

Ensuring the protection of any
existing ecological features on
site

133

No features to protect

1.33

Eco4d

Change in ecological value
of site

Between - 9 & - 3 species

1.33

Between - 3 & + 3 species

2.76

Between + 3 & + 9 species

4.00

I would assume that due to the site having no ecological
value, and quite | high propertion of planting the species per
ha will be between +3 & +9

4.00

Greater than + 9 species

5.33

Eco 5

Building footprint

Total combined Floor area to
Footprint ratio for all houses is
> 251

AND Total combined Floor
area to Footprint ratio for all
flats is > 3.5:1

1.33

Needs to be checked

1.33

Total combined Floor area to
Footprint ratio for all dwellings
is > 3.5:1

267

|Land Use and Ecology Total (Maximum 11.99)

9.32

Building Research Establishment Ltd
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37 Hamilton Road - third application

19.08.08

EcoHomes Pre-Assessment

- Topic

% credits

-~ Details

Score

Hea 1

Daylighting

Provision of adequate
daylighting, according to BS
8206 part 2

Required to-scale drawings to be able to measure the
lenghts and calculate areas. However, | have assumed that
the living room 1.5% D.F. will be achieved.

Kitchen

1.75

Living rooms, dining rooms &
studies

1.75

View of sky in all above rooms

This will be achieved

Hea 2

Sound Insulation

Pre-completion testing for all
units in a group

Testing approx. 50% of
walls/floors

1.75

Testing approx. 66% of
walls/floors

350

Testing approx. 66% of
walls/floors AND exceed Part E
by 3dB

525

A 3dB hi—gher and lower on Part E should be achieved for
the right number of tests. 18 wall airborne, 18 floor impact
and 18 floor airborne - 54 tests

5.25

Testing approx. 66% of
walls/floors AND exceed Part E
by 5dB

7.00

Hea 3

Private space

Provision of private or semi
private space

1.75

Communal gardens to be used, provided they are secure
and only accessible to the residents. Should be
1m2/bedspace

1.75

|Health and Wellbeing Total (Maximum

14.00)

10.50

Man 1

Home User Guide

Provision of 'non-technical’
guide to occupiers on:

Environmental performance of
homes

200

Amend the HUG to satisfy the full criteria (see attached
management section)

2.00

Information about site &
surroundings

1.00

Amend the HUG to satisfy the full criteria

1.00

Man 2

Considerate Constructors

Demonstrate commitment to
comply with best practice site
management principles

1.00

ATW to join "Considerate Contractor” scheme

Demonstrate commitment to
go significantly beyond best
practice site management

principles

2.00

Building Research Establishment Ltd
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37 Hamilton Road - third

application

19.08.08

EcoHomes Pre-Assessment

— Topic : :

- | % credits

- Details

Score

Man 3

Construction Site Impacts

Strategy to monitor, sort &
recycle construction waste on
site

1.00

Evidence that 2 or more shown
below are achieved

1.00

No info

OR

|below are achieved

Evidence that 4 or more shown

2.00

Monitor & report CO;, or energy
arising from site activities

o

Monitor & report CO, or energy
arising from transport to & from
site activities

(2]

Monitor & report water
consumption from site
activities

o

Adopt best practice policies in
respect of air pollution arising
from the site

Adopt best practice policies in
respect of water (ground &
surface) pollution occurring on
the site

-

80% of site timber is
reclaimed, reused or
responsibly sourced

Man 4

Security

Commit to work with
Architectural Liaison Officer &
achieve Secured by Design
award.

1.00

Need details, and confirmation of appointment

1.00

Security standards for external
doors & windows to achieve
minimum of either:

1.00

MNeed details, and product spec’s

LPR1175SR1 or

1.00

PAS24-1

Manageme!

nt Total (Maximum 10.00)

6.00

I

ar|

1

The EcoHomes name and logo are registered trademarks of the Building Research
Establishment Ltd. Copyright exists on EcoHomes and it may not be used or reproduced in
fany form for any purpose without prior written consent of BRE.

The Assessor (for itself and as an agent for its staff) and its staff shall not be liable whether in|
contract or in tort or otherwise for any loss or damage sustained as a result of using or relying
on the information given in this report.

[

Building Research Establishment Ltd
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37 Hamilton Road, Twickenham GLA Affordable Housing Toolkit Assumptions

Hamilton Road, Twickenham

Greater London Authority
“Three Dragons” Affordable Housing Toolkit

Report on Assumptions

Introduction

This report sets out the assumptions used for data entry in the GLA Affordable
Housing Toolkit appraisal for the site at 37 Hamilton Road, Twickenham.

The following sections follow the order and headings of the Toolkit.
Basic Site Information
With data entry on the size of the site, the number of dwellings (27 units) and

the number of habitable rooms (60), the Toolkit calculates the density of the
site at 116 units per hectare.

Tenure and Types of Units — By Quantity

The affordable housing has been set at 8 Equity Share units, which is 30% of
the number of units.

To satisfy planning policy requirements, it has been advised that a 30%
threshold needs to be achieved. However, the results of the Toolkit show
negative residual value for the scheme against its existing use value at this
level of affordable provision, indicating that the scheme is unviable.

Wheelchair Units

In compliance with Policy HSG8 of the UDP, 10% of all dwellings will be
wheelchair units.

10f3




37 Hamilton Road, Twickenham GLA Affordable Housing Toolkit Assumptions

Market values

Market values have been set in line with 2008 prices achieved in the local
area.

Size of units

The bold figures are the relevant data entries and represent scheme specific
averages for each dwelling type.

Development costs

It is estimated that the build costs specific to the applicant site are £1,525 p sq
m. This higher build cost results from:

Conversion rather than new build
Complying with Life-time Homes Standards in all flats
Recycling the existing bricks from the walls to be demolished

Installing district heating and other measures to achieve Code 3 of the
Code for Sustainable Homes

There are also exceptional development costs totalling £365,000. Expanding
on the breakdown allowed in the Toolkit, this includes:

Soil testing £20,000
Remediation strategy £30,000
Asbestos removal £20,000
Oil tanks removal £15,000
Ground water disposal £15,000
Disposal of excavated contaminated material:

- allow 300m3 at £95/m3, say £30,000
Sub-total site remediation £130,000
Demolition/ Working alongside BTM £25,000
Working adjacent to railway £50,000
Working with EDF high voltage electricity cables £25,000
Working with deep sewer £25,000
Sub-total site working £125,000
Extra-over costs of brick repairs and replacement £70,000
Window replacements to match existing £40,000
Sub-total specialist building repair & replacement £110,000
Grand Total £365,000

Reflecting these costs and the complexity of developing this brownfield site,
professional fees are 14%, rather than the Toolkit's 12%. This is made up as
follows; architect 6%, structural engineer 2%, M&E engineer 2%, QS 2%; and
0.5% each is allowed for landscape architect, sound engineer, remediation
consultant, and ecological consultant. Finance costs are set at 8% to reflect

20f3




37 Hamifton Road, Twickenham GLA Affordable Housing Toolkit Assumptions

prevailing rates in the market. In all other respects, default Toolkit values are
used.

Planning Obligations

The level of contributions is set using Richmond Council’s formula
spreadsheet. The only variation is the transport contribution, where the level
indicated by the formula is offset by the value of the vehicular turning head
(which the scheme will provide for public use at the entrance to the site),
resulting in a nil contribution for that element.

The results of the Toolkit show negative residual value for the scheme against
its existing use value, indicating that the scheme cannot support planning
obligations at the level shown by the formula spreadsheet.

Known payment for affordable housing
The pro-rata payment offer for the affordable housing is £1,150,000.
Comparison with other site values

The site extends to approximately 0.6 acres upon which there are currently
various buildings totalling a gross floor area of approximately 11,000 sq ft.

The Existing Use Value was a key item of contention at the Public Inquiry, at
which an EUV of ¢.£335,000 - £350,000 was established, on the basis of the
most recent rent paid by the outgoing tenant of £33,500 p.a. at a yield of 10%.
To be conservative, the Toolkit takes £335,000 as the EUV.

Scheme Results

This shows that the scheme has a residual value of £250,000.This figure
represents the amount that the land is worth as a development scheme and
should be compared to the EUV (and/or how much was actually paid for the
land by the developer).

In conclusion, having allowed for the maximum possible planning contribution
and allocation for affordable housing, the residual value is lower than the
existing use value of the site. In other words, it is marginal whether it is worth
developing the proposed scheme or retaining the site in its existing use. Either
way, there is no further value that can be extracted from the scheme, for
affordable housing provision or planning contributions, without the scheme
becoming unviable for development.

20" August 2008
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