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Birmingham WPV Stakeholder Consultation  

Feedback and Analysis  
 
The comments have been grouped for ease of reference. 

 

Item Comment Feedback Consultee AspinallVerdi comments 

Comments made in 
the Workshop 

   

Resi Values Market 
Research Paper 

Question of when the resi paper was 
dated – does it include COVID statements 
etc? 

Jacob Bonehill (1/3/2024) Report is dated February 2024, although evidence has been 
ongoing since November 2023. Majority of sold price captured 
between June 2021 – September 2023. Asking prices up to 
February 2024.  

Value Zones Would like the data for the value zones 
and is unhappy with a week to get 
comments back to AspinallVerdi 

Jacob Bonehill (1/3/2024) Will feedback comments to BCC 



Birmingham City Whole Plan Viability Assessment Consultation 

Feedback Matrix 
March 2024 

 

 

  
2 

 
 

OFFICIAL 

Item Comment Feedback Consultee AspinallVerdi comments 

BTR – selective 
licensing 

BTR charge refers to all landlords across 
the borough 

Jacob Bonehill (1/3/2024) As above.  

BNG Can you be explicit on BNG costs initially 
and the maintenance costs and the land 
take costs? 

Rachel Danemann 
(1/3/2024) 

Used DEFRA metric – conscious it may need some adjustments 
but there is a lack of studies at the moment. Evidence is 
welcome.  

Urban Greening 
costs 

Local nature recovery strategy with 
combined authority are we taking this into 
consideration. 

Jacob Bonehill (1/3/2024) Noted  

Affordable Housing Arguing that AH for market should be 
different risk profile than AH sold to an RP  

Rachel Danemann 
(1/3/2024) 

Send examples to us and we can incorporate this into our study 

Strategic Site 
Allocations 

Will you be considering strategic sites on 
an individual basis 

Jacob Bonehill (1/3/2024) Decision has not been finalised – we can individually assess 
sites. Typologies look at sites that come in and consider 
potential strategic allocations. 

Co-living Are you considering co-living as a 
separate typology? 

Jacob Bonehill (1/3/2024) Will feedback to the Council on whether they should consider 
this emerging market? Asks Jacob to provide any evidence/ 
details of how these typologies could look. 

Build costs for city 
centre core 

City core costs using BCIS c. £160-£165 
psf seems to low. Recommends costs are 
considered in line with comparable.  

Nigel Simkin (1/3/2024) Noted 

Build Costs  Their evidence suggests c. £250 psf for 
build costs. 

 

Adam Connor (1/3/2024) Noted 
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Item Comment Feedback Consultee 
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Item Comment Feedback Consultee AspinallVerdi comments 

Affordable Housing 
Mix / Transfer 
Values  

   

Social Rent Tenure Social rental tenue has a value of circa 
45% -50% of MV possibly higher 
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Item Comment Feedback Consultee AspinallVerdi comments 

Build Costs 6+ 
Storey 

BCIS costs are considered too low.  MODA Group As above. 

Build Costs Flats 6+ 
Storey  

£2,153 - £2,475 per sq m are more 
commonplace. 

Savills (On behalf of St 
Philips) 

As above. 

Cost Assumptions The £1,667 per sq m (£154.87 per sq ft) 
applied by Aspinall Verdi which I believe is 
based upon ‘lower quartile’ BCIS costs for 
flats of over six storeys in the City Core 
Zone is insufficient.  As discussed on the 
stakeholder workshop, costs for apartment 
buildings throughout the City Centre are 
now at least £200 per sq ft and anything of 
significant scale/height or complex 
construction (etc). is now in the order of 
£250 per sq ft in my experience 

Nigel Simpkin - Highate 
Land and Development 

As above. 
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Item Comment Feedback Consultee AspinallVerdi comments 

Externals and 
Infrastructure. 

We disagree that such external 
allowances extend to cover Site 
infrastructure Costs. The externals 
allowance essentially represents the 
external costs which a housebuilder would 
need to incur when acquiring an entirely 
efficient serviced parcel of land, but does 
not cover the delivery of site wide 
infrastructure / abnormal costs. 

In TM’s experience, it is normal at the 
Local Plan/ CIL testing stage for 
infrastructure costs to be included on an 
assumed rate per dwelling basis. TM note 
that this is an approach which AV 
themselves have adopted elsewhere. For 
example, within their December 2020 
Local Plan Viability Study for Swale 
Borough Council, they included Site 
prep/infrastructure costs at £17k/plot 
(£22m161.81 482.59 199.49 23.544 re

W* n

BT

/F4 10.08 Tf

1 0 0 1 167.09 490.75 Tm.8e7(a)8(t)] TJ./plot68 Tf

1 0 0 1 167.09 .92 Tf

1 0 0 1 746.38 545.26 T/4.1 199.49 248.02 re

W* n

BT

/F1 10.08 Tf

1 0 0 1 167.09 345.74 Tm

0 G

[(L)e1 234.1 199.49o4.1 f*V

Qil,V

Qi80 G

[(1 23437.09 345.74 Tm
 p02 re

W* n

BT

/F1 Tm

0 G

[(p)8(re)8(p)4.95 386.33 Tm

p)4.95 386.33 T( )] TJ cng G

[(1 2343c2)] TJ

ET

Q
M TJ

8( )-34.1 1
Q
� 0 0 1 167.09 



Birmingham City Whole Plan Viability Assessment Consultation 

Feedback Matrix 
March 2024 

 

 

  
10 

 
 

OFFICIAL 

Item Comment Feedback Consultee AspinallVerdi comments 

Contingency  It is also noted from the AV Presentation 
(Page 32) that AV have applied a 
contingency of just 3% to Greenfield sites, 
and 5% on Brownfield sites. TM would 
consider this to be too low and 
recommend 5% is applied to all sites. TM 
generally see a 5% allowance referenced 
within other area wide viability 
assessments of this nature. 

Turner Morum (on behalf 
of Taylor Wimpey) 

Greenfield typologies are a small proportion of the site 
allocations and we are content that 3% contingency is 
appropriate (in line with other Local Plan viability studies).   

Contingency We typically adopt a minimum 5% 
contingency on greenfield sites as do 
many of our peers within the industry. 

•  Generally, we adopt between 5-10% on 
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Item Comment Feedback Consultee AspinallVerdi comments 

Build to Rent    

BTR Management 
Rate 

The BtR management rate at 20% is too 
low. We are seeing 24% plus and with the 
introduction of Selective Licensing this is 
now close to 25% 

LSH We have incorporated a management rate of 25% within our 
Build to Rent appraisals, up from the 20% presented in the 
stakeholder workshop. 

Management Costs Aspinall Verdi’s assumption relating to 
Management Costs e.g. OPEX and Void 
does not reflect reality in our view 

MODA Group We have increased our management cost assumptions from 
20% - 25% which also includes the allowance for selective 
licencing.  

Management Costs 20% considered low, 25% recommended. Nigel Simpkin - Highate 
Land and Development 

We have increased our management cost assumptions from 
20% - 25% which also includes the allowance for selective 
licencing. 

Selective Licencing 
Cost 

Aspinall Verdi will also need to take into 
account BCC’s recent introduction of 
‘selective licensing’ into their BtR 
appraisal, which is a recent increased 
development cost for BtR schemes 
throughout the City 

Nigel Simpkin - Highate 
Land and Development 

An allowance for selective licencing is incorporated into our 
management cost assumption of 25%. 

3-bed BTR Comment on why we have not included 3 
bed BTR 

BCC – Area Planning 
Manager 

The unit mix has been agreed by BCC based on the SHMA 
requirements.  

Comment on sample 
size for BTR 

Questioned why a sample size of 142 
rental properties is so small. 

BCC – Area Planning 
Manager 

We have assessed asking values individually from Rightmove as 
rents are not tracked on Land Registry like sales.  
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Item Comment Feedback Consultee AspinallVerdi comments 

BTR Yields An investment yield of 4.5% is assumed, 
and in our experience, this is now at least 
5 to 5.25% on a ‘forward funding’ basis in 
the current market, with less riskier 
stabilised assets (i.e. when completed and 
let) now being available on the market 
across the country for approximately 
4.25% to 4.5% (as confirmed by the yield 
indexes published by Knight Frank etc.).   

Nigel Simpkin - Highate 
Land and Development 

We have adopted a yield of 4.5% for the core in line with knight 
franks yield index (January 2024) for prime regional centres.  We 
have cross checked this with other yield guides from JLL, CBRE 
etc. 

Yields Aspinall Verdi’s assumption around 
current market funding yields does not 
reflect reality in our view. 

Aspinall Verdi’s funding yield assumptions 
does not align with actual funding yields 
we’ve experienced across several 
projects, including our £302m Great 
Charles Street scheme in the Jewellery 
Quarter, which was funded by Harrison 
Street, Apache Capital and NFU Mutual in 
2023. 
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Item Comment Feedback Consultee AspinallVerdi comments 

Debit Interest and 
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Item Comment Feedback Consultee AspinallVerdi comments 

Sales periods – 
Older persons 

As discussed in the RHG Briefing Note, 
sales periods of older persons’ housing 
schemes are typically longer for retirement 
and extra care housing than general 
needs housing. There is a typical 18 
month build period before sales can 
commence. Sheltered and Extra care 
schemes cannot be phased but must be 
fully operational and completed from 
month 1 of sales / occupation. As detailed 
within the RHG  

Briefing Note, once sales commence a 
rough guide is that 40% of units will be 
sold at the end of  

the first year of sales, 30% during the 
second year of sales and 30% during the 
third period. This should be considered 
within the viability modelling. These sales 
periods should therefore be incorporated 
into the Viability Study. 

The Planning Bureau 
Limited 

To be incorporated in appraisals. 

Empty Property 
Costs 

£5k per unit 

£10k per unit for extra care 

The Planning Bureau 
Limited 

To be incorporated in appraisals.  

Sales Values     
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Item Comment Feedback Consultee AspinallVerdi comments 

Sales Values Sales values particularly for 3- and 4-
bedroom houses appear to be high for 
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Item Comment Feedback Consultee AspinallVerdi comments 

BNG Costs 
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Item Comment Feedback Consultee AspinallVerdi comments 

Typologies Suggested that further typologies should 
be included that incorporate strategic level 
sites.  

Turner Morum (on behalf 
of Taylor Wimpey) 

AspinallVerdi has been instructed to inlude strategic level sites 
within the typologies. (at time of the stakeholder workshop, the 
strategic sites were still in discussion) 

Unit sizes Some of these area sizes, particularly for 
the 2, 3 and 4 bedroom houses are on the 
higher end of the range that we would 
anticipate (particularly if these are 
averages across the scheme for each 
typology).  We believe that this may be 
artificially enhancing the overall capital 
values assumed for each house (as set 
out above).  Please can Aspinall Verdi 
review this, along with the overall sales 
values applied. 

Nigel Simpkin - Highate 
Land and Development 

The sizes for units are evidenced based on EPC matched land 
registry data and are in line with the Nationally Described Space 
Standards (NDSS). Absolute values are calculated multiplying 
the appropriate price psm(£) by the size (sqm).  We do not 
consider that a change is needed to the unit sizes. Note also that 
the construction costs are also based on the same unit floor 
areas.  

Misc. Costs    

Professional Fees Professional fees we consider at least 7% 
up to 10% for complex and/or Listed 
buildings 

LSH Aspinallverdi to adopt 7.5% within the larger core typologies, this 
is in line with multiple LSH reviewed FVA assessments within 
the city centre.   

Sales Legal Sales legal is generally 0.35% LSH AspinallVerdi to increase sales legal from 0.25% – 0.35% 

First Homes Profit We would request that First Homes are 
treated in the same way as open market in 
terms of profit, as the risk for building them 
and selling direct to the customer is the 
same as for open market housing- need 
for mortgage finance, qualification etc 

Home Builders Federation First Homes are 
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Jessica Nevin 
Joanne M Rosa 
John Baggott 


