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Financial viability
The table below summarises the financial viability status of 
the final two final options.

Option Summary appraisal Assessment results

Option 5(2)

• Overall, this option now makes a financial surplus of +£1.1 million
• Previously, this Option made a final loss of -£9.1 million so the financial 

position is now significantly better
• The financial performance of the scheme has been improved through 

revising the layouts and mix of the private homes for sale, increasing the 
number of homes for sale, including an allowance for funding from the 
Mayor which is available to support affordable housing, and reducing 
the number of new, additional affordable homes but still complying with 
policy requirements

• In this option 124 new homes are being built (86 for sale) which brings in 
some cash to pay for the construction and improvement works, including 
the refurbishment of Starboard Way

+£1.1 million

Option 6

• Overall, this option now makes a marginal loss of -£0.35 million
• Previously, this Option made a final loss of -£24.6 million so the financial 

position is now significantly better
• The financial performance of the scheme has been improved through 

revising the layouts and mix of the private homes for sale, increasing the 
number of homes for sale, including an allowance for funding from the 
Mayor which is available to support affordable housing, and reducing 
the number of new, additional affordable homes but still complying with 
policy requirements

• There is potential to refine the scheme still further to eliminate the 
viability gap

• In this option 208 new homes are being built (137 for sale) which brings 
in some cash to pay for the construction and improvement works

£-0.35 million
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Conclusion
This report presents the progress over the past 18-months 
in relation to the future of the KSW estate, with a 
comprehensive overview of:

• The estate and surrounding area
• The national, strategic and local planning context
• A series of options and scenarios ranging from 

‘business as usual’ to ‘full redevelopment’
• The assessment of all options across a range of 

criteria
• The extensive, on-going programme of resident 

engagement
• The selection and justification of a preferred option

The preferred option is ‘full redevelopment’ and involves 
the demolition of all existing buildings and construction 
of 280 new homes with car parking, bicycle storage, 
landscaping, open space and play features.

Next steps
It is important to note that nothing will happen immediately; 
selection of a preferred option is an important milestone 
but there is lots more work to do before any details can be 
confirmed and works could start.
The Options Appraisal process is an exercise aimed at 
consulting residents and assessing a range of options 
for the future of the KSW estate, with a view to identify a 
preferred option(s).  Once this has taken place the Options 
Appraisal process is complete. 
However, One Housing will continue to engage with 
residents, capturing their views and keeping everyone 
informed on any future developments.  Some of the next 
steps include:

• Consulting residents on this Options Appraisal 
document to seek views on the details and outputs

• Engaging with residents to help develop the 
preferred option in more detail, which will be led by 
the Resident Steering Group.  This is subject to a 
detailed programme being worked up 

• Holding a resident ballot on the final preferred option, 
as required by the Greater London Authority

• Considering if a delivery partner is required to help 
deliver the scheme

• Reviewing housing options with residents in more 
detail

Conclusions and next steps

It is hoped that selection of a preferred option gives 
people some clarity on the way forward for the estate. 
However, residents shouldn’t start making plans as further 
consultation is needed before a firm programme is agreed.
If the ballot result is not in favour of the regeneration 
proposals, One Housing will continue to manage and 
maintain the existing homes and the estate.  We would 
consult with residents to fully understand why they voted 
‘No’ against regeneration.  There are maintenance and 
structural issues affecting Kedge House which still need to 
be resolved so a decision would then be taken on whether 
to revise the proposals and the landlord offer and go to 
vote again.
One Housing will work closely with residents to keep them 
informed, help address any concerns and ensure a smooth 
process. Ultimately the preferred option will be able to 
offer everyone a new home that meets their needs, in an 
environment which has been designed in conjunction with 
residents. The full Options Appraisal report and supporting 
appendices can be downloaded at the address below:
https://www.onehousing.co.uk/about-us/what-we-do/
development-and-regeneration/isle-of-dogs *
*select ‘Kedge House, Starboard Way and Winch House’ from the drop 
down menu and scroll to ‘useful links’



Appendices

12



Appendix 1: Illustrative 
masterplan development



168 169

 KSW Options Appraisal

Appendix 1: Illustrative masterplan development

Since the fourth exhibition event held with residents 
in August 2020, there have been a handful of pre-
application workshops with the project team and officers 
at London Borough of Tower Hamlets (LBTH). During 
these workshops One Housing and PRP introduced the 
estate and Options Appraisal process, before presenting 
illustrative plans for their review and comment. Given 
the feedback that had been received from residents to 
date and the narrowing down to a preferred option of full 
redevelopment, this was the scheme that was primarily 
presented and discussed. 
Feedback indicated that LBTH officers were in favour of 
the regeneration option to deliver high-quality new homes, 
including affordable homes, and the general design 
principles. Some suggestions were made in relation to the 
design that were subsequently addressed and presented 
in the updated illustrative scheme as shown below 
(illustration 2).  

The updated illustrative scheme maintains the same 
design principles as agreed by the residents during the 
consultation and provides the same number of homes to 
the previous design, while also meeting all the objectives 
as agreed by the residents through the Options Appraisal 
process. 
The updated illustrative design (illustration 2 below) was 
fed back to the Resident Steering Group (RSG), along with 
the Independent Advisor and Residents Advocate, and is 
the indicative scheme that is included in the Landlord Offer 
document.  
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Illustration 1: Existing illustrative masterplan of Option 6 full 
redevelopment as shown at residents consultation

Illustration 2: Updated Illustrative masterplan of Option 
6 including suggestions from LBTH officers. This is the 
indicative plan included in the Landlord Offer document

Illustrative street view of the updated proposal, showing residents’ secure new play and green areas, new homes and parking.

Westferry Printworks 
Development Site

Westferry Printworks 
Development Site

Tiller Road Tiller Road

Tiller 
Leisure 
Centre

Tiller 
Leisure 
Centre

Omega 
Close

Omega 
Close

Illustrative aerial view of the updated proposal
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Appendix 2: Landlord Offer document




