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1. Introduction 

1.1 The following provides a summary of the elements of the stakeholder engagement 

process for the Calderdale Economic Viability Assessment: 

• Consultees 

• Responses to the Engagement Process 

• Subsequent Amendments to the Study 

Consulted Stakeholders 

1.2 In total 44 key stakeholders were invited to attend the Calderdale Strategic Housing 

Market Assessment and Economic Viability Assessment Stakeholder Event held on 08 July 

2010 at Elsie Whiteley Innovation Centre, Halifax. 

1.3 The list of stakeholders was created from a list of GVA Grimley known contacts, which was 

supplemented by Calderdale Council to form a combined and agreed list.    

1.4 In total 20 persons attended the event representing 12 different stakeholder organisations 

alongside representatives from the GVA Grimley consultancy team and the Calderdale 

Council project team. A full list of consultees is provided in the following figure. 
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Figure 1.1: List of Consultees 

 

 

Company Business Focus Attendee 

Jephson Homes Registered Social Landlord Alison Day 

Philip S Ryley & Co Surveying &  Planning  Consultancy Marilyn Brichard 

Philip S Ryley & Co Surveying &  Planning  Consultancy Paul Nutton 

Britannia Private Developer Tim Thomson 

St. Vincent’s HA Registered Social Landlord Paul Gerrard 

Home HA Registered Social Landlord David Shireby 

Transpennine Housing Registered Social Landlord Hilary Brady 

Southdale Homes Private Developer Declan McHugh 

MDA Cost Consultancy Russell Holmes 

Barratt David Wilson Homes Private Developer Rebecca Wasse 

Martin Walsh Associates Architectural Consultancy Marcus Walsh 

David Storrie Associates Planning Consultancy David Storrie 

Younger Homes Private Developer Bill Ibbertson 

Younger Homes Private Developer Terry Martin 

Skipton Properties Private Developer Andy Colls 

Calderdale MBC Local Authority Philip Ratcliffe 

Calderdale MBC Local Authority John Houston 

Calderdale MBC Local Authority Margaret Hutton 

Calderdale MBC Local Authority Gillian West 

Calderdale MBC Local Authority Gill Ritchie 

GVA  Planning, Development & 

Regeneration Consultancy 

Matthew Spilsbury 

GVA  Planning, Development & 

Regeneration Consultancy 

Anthony Pollard 

GVA  Planning, Development & 

Regeneration Consultancy 

Stuart Cook 
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Figure 1.2: List of Invited Stakeholder Organisations Not Attending 

 

Company Business Focus 

Miller Homes  Private Developer 

Strata Homes Private Developer 

St Modwen Private Developer 

St Pauls Developments Private Developer 

Persimmon Homes Private Developer 

Bovis Homes Private Developer 

Genr8 Private Developer 

Bellway Homes Private Developer 

Commercial Estate Group Private Developer 

Keepmoat  Private Developer 

Lowry Homes Private Developer 

Walker Singleton Local Property Agent 

Home Group Housing Association 

Yorkshire Housing Housing Association 

Id Ltd (Seddon Group) Private Developer 

Niche Homes Private Developer 

Zen Private Developer 

Nigel Tapp & Co Local Property Agent 

Michael Steel Local Property Agent 

CBRE Surveying & Planning Consultant 

Federation of Master Builders National Agency  

Miller Homes Private Developer 

Wilkinson Woodward Legal Advisors 

Hawdon Russell Architectural Consultancy 

Michael Denton Associates Construction Consultancy 

Storah Architecture 

 

Architectural Consultancy 

Farrar Bamforth Associates  Architectural Consultancy 

Mark Hide Associates Architectural Consultancy 

Studio BAAD Architectural Consultancy 

Hebdenbridge.net Local Agency 

The Land & Development Practice Construction Consultancy 
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2. Stakeholder Responses 

2.1 A workshop session was conducted during the event and stakeholders were invited to 

follow up their views on the day with further feedback. 

2.2 The feedback received from stakeholders at the event, and thereafter, is presented in the 

following table alongside the related amendment made to the Viability Study assumptions 

or model (if applicable) as a result. 

2.3 The table presents the key issues for consideration within the study process and 

methodology. This is followed by consideration of wider affordable housing delivery issues 

within Calderdale raised by consultees. 
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Key Issues 

Figure 2.1: Summary of Responses & Amendments  

Issue Topic Comments GVA Grimley Response 

Build costs are too low across all 

Code levels. BCIS data should be 

used for build costs e.g. £928 sqm 

3-4 bed town house. 

Apartment costs are low. 

 

 

 

 

 

 

 

Build costs for abnormals appear 

light as there is lot of unstable 

ground, remediation requirements 

for brownfield and sites typography 

in Calderdale. Cost should increase 

5-10% to reflect abnormals 

associated with brownfield 

development.  

 

 

 

Purchasers costs will need to 

increase slightly next year to reflect 

VAT increasing from 17.5% to 20% 

 

Build costs have been revisited i.e. latest 

BCIS data and a number of recent 

schemes GVA are appraising on behalf 

of developers. The quoted BCIS figure 

appears to be the highest cost per sqm 

recorded on BCIS rather than an 

average cost which has been 

proposed. In light of this review we are 

comfortable with the build costs 

proposed.  

 

 

Abnormal costs – two stakeholders have 

submitted development appraisals of 

schemes within the borough which 

highlight the high levels of abnormal 

costs associated with their sites. These 

appraisals have been analysed and the 

results have been used (see Figure 3.2 

below) to inform an increase in 

abnormal costs.  

 

Purchaser costs remain unchanged as 

VAT change does not ‘bite’ until next 

year 

A
p
p
ra
is
a
l 
A
ss
u
m
p
ti
o
n
s 

Development 

Cost 

Assumptions 

Contingency costs need to be 

reflected on Greenfield sites as 

need to account for ‘unknowns’ 

e.g Drainage strategy for SUDS can 

be costly. 

 

 

Contingency for Greenfield has been 

included at 3% 
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Contingencies should not be 

limited to 5% but should reflect 

individual sites. 

The sample of 50 sites has been taken 

from the SHLAA to ensure the sites tested 

within the EVA area true representation 

of the sites available within the borough. 

Using the ‘characteristics’ of the site 

sampled, reasonable assumptions are 

applied to test for viability. Part of the 

assumption is the industry ‘norm’ for 

contingency which is between 3 – 5%. 

Without very detailed analysis of each 

of the 50 sites it would be impossible to 

apply individual contingency rates to 

each of the sites. Therefore, the industry 

norm rate is deemed appropriate for 

the purposes of the model.   

Land Value Residential land values should be 

split into: large, small and; 2 plot 

sites 

 

 

 

 

 

 

 

 

 

Employment land values should be 

considered, as the option to 

redevelop an existing employment 

sites is unlikely to yield a higher 

enough value to make the 

landowner bring it forward for 

development. 

 

Suggested land values without 

affordable housing contributions 

are: 

Very hot - £1m 

Hot - £850k 

Moderate - £700k 

Cold - £350k  

The feedback from the stakeholder 

event indicates that the smaller housing 

plots are distorting the average 

residential land values proposed as 

people will pay a premium for these. 

Therefore, average land values have 

been adjusted into bands for small sites,  

less than 0.5ha, and large sites, above 

0.5ha.   

 

The proposed values have been 

benchmarked against comparables 

evidence used. 
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New build apartments are being 

down valued to £60k - £80k  

 

Apartment values are too high he 

highest value areas should be 

limited to £100,000. Apartment 

value in Zone 9 should be £60,000 

based on recent sales. 

These comments have been noted and 

values on the apartments have been 

lowered. 

Residential 

Property Value 

Some of the values of the 4/5 beds 

appear to be high especially when 

compared to the differences with 

the smaller units i.e. the price jump 

is too high 

 

Values in ‘medium’ areas should 

be reduced by 5-10% across all 

property types 

 

Medium zone house prices should 

be £190k.  

 

Lenders are instructing valuers to 

consider re-sale values of second 

hand stock when valuing new 

build.  

 

No longer a premium associated 

with new build, in some cases 

actually valued below existing 

stock values 

These comments have been noted and 

values on the larger units have been 

lowered. The new analysis has ignored 

the very upper house prices for large 

properties.  

 

Sub-market 

Value 

Typology 

A number of the proposed zones 

should be changed  

As the sales values have been revisited, 

as stated above, the zones by default 

have changed in a number of 

circumstances  

Housing Mix Housing mix - there should be no 

detached houses in zones 7, 8 and 

9 and nearly all detached Zone 1 

 

The toolkit needs to be future proof 

therefore it is proposed that detached 

housing should remain in all zones as 

part of the housing mix.  

S
tr
a
te
g
ic
 I
ss
u
e
s 

Affordable Not viable to deliver affordable 

housing in the current market. 

The sensitivity analysis within the toolkit 

will test affordable housing thresholds 
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Housing 

 

 

Concerns that consents which 

have the previous policy of 20% are 

currently unviable to develop. 

 

Trigger for affordable housing 

should be 100 units. 

 

Of all the S.106 obligations the 

priority from the council, according 

to developers, is the affordable 

housing requirement. 

with 5% increments, from 0% - 50%, to 

assess the impact affordable housing 

has on viability across the borough.  This 

will be tested on all site sizes to establish 

the impact the varying threshold has on 

viability.  

 

S.106 

Obligations  

The council should be flexible on all 

S.106 obligations. Any S.106 

contributions at this moment in the 

economy cannot be sustained. 

The toolkit allows for a flexible policy ‘on’ 

and policy ‘off’ position to assess the 

impact S.106 contributions have on 

viability in the current and potential 

future scenario conditions. 
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3. Wider Considerations  

3.1 Some stakeholders commented that land in Calderdale is owned by local land owners 

who have kept sites in the family for many years, therefore there is no impetus to release 

the sites in the current market where values are depressed. 

3.2 Other stakeholders suggested that there is limited demand for 2 and 4 bedroom 

properties in the current market. 3 bedroom properties are in the greatest demand. 

3.3 There was widespread recognition that limited mortgage availability is constraining 

demand. Falling rents in the private rented sector are also now competing with costs in 

the intermediate and social rental market. 

Analysis of Submitted Appraisals  

3.4 Following the Stakeholder event two parties submitted development appraisals for 

schemes (brownfield developments) they are currently proposing in the borough. The two 

development appraisals have been analysed to assist in informing abnormal costs within 

the EVA. The analysis is outlined in Figure 3.1: 

Figure 3.1 Analysis of Submitted Appraisals  

Cost Item Developer A 

(% of build) 

Developer B 

(% of build) 

Contamination/Remediation 3.65% 2.11% 

Demolition 1.54% 1% 

Infrastructure (including pilling, 

retaining walls) 

22.78% 12.37% 

 

3.5 It is clear from the analysis of the two appraisals that infrastructure costs are accounting 

for a large portion of abnormals.  



Calderdale Council  Appendix A: Stakeholder Consultation Summary 

 

 

 

April  2011 gva.co.uk           10 

3.6 Developer A appraisal indicates that abnormal costs are 16.3% of build costs. However, 

caution needs to be applied to the appraisal submitted as the abnormals included S.106 

obligation costs and car park costs but excluded external works. Once the S.106 and car 

park costs were deducted and external works added back the abnormals equate to 

27.97% of build costs.  

3.7 Analysis of Developer’s B appraisal shows that abnormals on their site are at 13.34%. 

Developer B also stated that the land value included in their appraisal is at a level 

attractive enough for the vendor to treat, but once they applied affordable housing, 

public open space and employment contributions the site is unviable to develop.  

 


