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ISSUE

To consider the selection of a preferred developer for the redevelopment of
the Garden Street/Tanpits Car Park, Hebden Bridge.

NEED FOR A DECISION

Following Cabinet resolution on 14 February 2004 the Garden Street
(Manpits car parks were placed on the market, with the objective of securing
additional off street car parking, funded from a private sector development.
The agreed selection procedure has been followed and a preferred
developer is now recommended.

The proposal has proved to be controversial and some objections have
been received to the principle of any redevelopment.

RECOMMENDATION

The development company to be established by Studio BAAD, be
appointed as preferred developer for the site, subject to the conditions
listed in the report .

That negotiation proceed on heads of terms with Studio BAAD and a
valuation of the proposed transfer of land and resultant scheme be
prepared for further consideration by Cabinet
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BACKGROUND

One of the projects that has emerged from the Upper Calder Valley
Renaissance Initiative is to increase short stay car parking provision in
Hebden Bridge by developing a new multi-storey car park on the site of the
Garden Street car park. The idea has also been subject to public
consultation in the Hebden Bridge Traffic Review.

Garden Street (see attached plan) is a narrow area of land with access
from Victoria Street and Albert Street but with egress only through Croft Mill
yard on to Albert Street. The site is currently used as a surface level car
park with 55 spaces and a further six informal spaces on the ramped
access from Albert Street. Tanpits is an adjoining area of land currently
used for informal parking taking a maximum of 6 vehicles.

The site was marketed in May 2004 with an accompanying development
brief and Sales Particulars. The purpose of this exercise was to establish
whether or not the private sector would consider the redevelopment of this
restricted site would be feasible.

There has been a two stage process to developer selection. In the first
stage, expressions of interest were requested to allow a short list of
potential developers with good track records of delivery and evidence of an
understanding of the sites potential and constraints. By the deadline of
Friday 1st October 2004, four submissions were received. After scoring it
was agreed that all four would be invited to provide stage 2 submissions.

In stage 2, all 4 developers were invited to make a detailed presentation of
their track record, their approach to the development both in design terms
and delivery and financial offer to the Council. One developer withdrew
from the process at this stage. The remaining three are;

= Bradford Property Restoration Ltd, 3 Clare Road, Halifax

» |[nspired Developments, Hope Street Chapel, Sandbach, Cheshire

» Studio BAAD, Linden Mill, Hebden Bridge

The three draft schemes submitted and conceptual drawings were
displayed in the library in Hebden Bridge during a consultation period which
ran from 04/02/05 until 04/03/05. During this period 85 individuals plus 1
Residential Management group representing a number of residents
submitted comments on the proposals and comments were also received
from the Hebden Royd Town Council and the Hebden Royd Partnership.
Following the consultation period, a further 3 comments were received from
individuals and a letter of objection to all three schemes was received from
the local MP.

Although less than 100 representations were received, the large majority
did not support any of the proposals. (see appendix 1) The comments
received were presented to the three developers who were asked to
address the concerns in their presentations.
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The panel took the view that at this stage no detailed scheme had been
produced and hence many of the valid concerns of those making
representations had yet to be addressed. It was therefore decided to apply
a traffic lights system in appraising the submissions, with red representing a
scheme which does not appear adaptable to meet the requirements of the
brief, amber for a scheme which has not fully demonstrated it could meet
the brief but shows potential for development and green which
demonstrates it has met the brief. The reason for this approach was that
the ultimate test of whether or not a satisfactory scheme can be produced
will only be established when a planning application is submitted.
Whichever developer was selected at this stage would have a great deal of
work and hence cost to incur in developing their schemes to this stage, and
proving its viability.

A panel of officers was set up with representatives from the Regeneration
Section, Development Control Section, Engineering Services and Land and
Property Services of officers and a representative from the Hebden Royd
Town Council. The three companies were interviewed on 11 March 2005.

All the schemes were considered in the light of;
The requirements of the planning brief
Conservation issues

Scheme design

Car parking

Planning considerations

Highways and site access

Development and construction issues
General considerations;

extent of public support/objection
funding details and site offer

- ‘“benefits” over and above the requirements of the development brief

' VYV VYVYVYYVYYY

The presentations were inconclusive and a recommendation was deferred
pending the submission of additional information. The additional
information requested was;

« how to overcome the constraint of the close proximity of the Croft Mill
apartments and the need to ensure that the design can achieve the 12
metre minimum distance between the main aspect windows of the Croft
and the proposed development. Also, due to the height of the proposed
buildings, that design considerations could be introduced to minimise its
impact.

+ details of the programme of community consultation that each company
would expect to dedicate to this sensitive proposal prior to a planning
application being made and in particular how they would work with the
residents of the adjacent properties.

s clarification of how the development would be funded.
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As a result of this exercise, the conceptual plansf/ideas are now much
altered to those viewed by the public in the library. The table in the
appendix attempts to summarise the concepts and ideas behind the
schemes as they now stand.

In conclusion, it was considered that the Studio Baard proposal had the
best chance of being developed into a scheme which could secure planning
permission and the firm had the best understanding of the importance and
difficulties that will be involved with developing the scheme along with the
local community. The scheme demonstrated that;

o The company is offering the maximum number of car parking spaces
in its scheme

o The Company has given the greatest detail on measures to reduce
the impact of development on adjacent properties through design
features and layout

o The Company is offering incorporation of additional public space
design elements which will enhance the development and the area
in general through improved pedestrian environment and sense of
place.

o The Company has included the most comprehensive public
consultation programme in its proposals with a real understanding of
the local issues and constraints of the site.

It is essential that the concerns of local people are given weight and the
developer would thus have the task of working with the community to try to
come up with a satisfactory proposal. The ultimate success will be based
upon whether or not it can secure planning permission.

OPTIONS CONSIDERED

The procedure has allowed developers to suggest different options for the
site.

In view of the objections and likely challenge under Human Rights
legislation conceming potential loss of privacy to adjacent residential
properties, the other option would be to not proceed with any
redevelopment of the site at this time. This would mean that one of the only
apparent options for increasing short stay car parking in the centre of
Hebden Bridge would not be realised. Metro is investigating increasing
surface car parking at the station, although this would be for commuters
and long stay visitors.

CONSULTATION
The results of the consultation period, 04/02/05 until 04/03/05, were made

freely available to the community and interested parties and a reference
copy placed in the library. The consultation took two forms;
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Respondents were asked to answer set questions by ticking the yes/no/no

opinion option boxes on each of the following questions;

. Do you like the design of the development?

. Do you think the proposal reflects the character of Hebden Bridge
and its conservation area?

s Do you think the proposal relates well to its immediate surroundings
and neighbouring buildings?

o Do you think the proposal makes the best use of the site in general?

. Do you think the development will be of positive benefit to the town?

The results from these set questions are shown in Appendix 1

Some respondents chose to write their own personal comments on the -
proposals in addition to/instead of answering the set questions. An exact
transcript of all the comments made is available as a background
document.

A letter of objection to all three schemes was received from the MP on 13"
May 2005 with a request that Cabinet is made aware of this objection.

All responses and letters of objection received were made in relation to the
schemes as they were first submitted. Some of these concerns have
already been addressed through the submission of the required additional
information. Others will be addressed during the extensive community
planning exercise that the developers will be expected to enter into
following selection.

FINANCIAL IMPLICATIONS

Following selection, the next financial stage will be to negotiate the heads
of terms with the selected developer and a further report to Cabinet will be
made when full details have been negotiated and all implications
considered.

The General Disposal Consent 2003 allows Local Authorities to sell off
land, in certain circumstances, for less than its market value. However, the
Government considers that the Authority should not divest itself of
valuable public assets unless it is satisfied that the circumstances warrant
such action. Terms for the General Disposal Consent refer to such
disposals as “which the Authority considers will help it secure the
promotion or improvement of the economic, social or environmental well
being of the area"”.

It is considered that the unencumbered full market value of Site B would be
in the region of £350,000 to £450,000, assuming that the site would
achieve planning permission for residential development. A lower figure
may be appropriate in respect of a reduced site area.

Should the site be disposed of on the basis of the development brief, it is
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considered that financial offers would be at a lower level that that outlined
in 7.3 above. However, due to the complexities of this site and the precise
nature of the proposed development is currently unknown, a valuation is
not appropriate at this stage.

It is recommended that a valuation be prepared and submitted in a
subsequent report to Cabinet in due course, once scheme proposals and
financial offers have been submitted to the Council. At such time any
“under value", being the difference between unrestricted open market
value and a “less than best consideration”, can be confirmed.

Current annual income received from this site by the Council is around
£35,000 per year. The management and maintenance of the car parking
facility to be developed is to be negotiated between the developer and
Calderdale Council. The issue of liability for and future maintenance of the
retaining wall to the rear of the site must also be considered and resolved.

CORPORATE IMPLICATIONS

The development of Garden Street contributes to the council's corporate

vision and is in line with the following corporate priority:

= To promote sustainable economic growth, respect local heritage and
improve our towns, villages and neighbourhoods.

CONCLUSION

The proposal is being pursued to help address the shortage of car parking
provision in the town and forms part of the Hebden Bridge Traffic Review.
The purpose of selecting a preferred developer is to enable one company
to work up a scheme to a position where a planning application can be
submitted. The preferred developer will be expected to undertake a public
consultation exercise over several months to build up to the formal
planning application stage. It is recommended that this company be Studio
BAAD.

Any scheme that goes forward as a planning application will have to seek
to address many of the constraints and objections that have been raised
during the consuitation process so far. The final test of whether the scheme
goes ahead or not will be whether the scheme gets planning consent.

Reference: Janet Waggott
Date: 16 June 2005 Group Director, Regeneration & Development

FOR FURTHER INFORMATION ON THIS REPORT CONTACT:



Adrian Rose Telephone: Hx 392246

DOCUMENTS USED IN THE PREPARATION OF THE REPORT:

Conceptual designs and all supporting documents as received from the three
companies

Report of Consultation 04/02/05-04/03/05

Garden Street Redevelopment Brief

Calderdale Unitary Development Plan

DOCUMENTS ARE AVAILABLE FOR INSPECTION AT:

Planning Services, Northgate House, Halifax.

Twenty-four hours' notice (excluding holiday and weekends) may be required in
order to make material available.”

Please contact: Ext No 2240 to make arrangements for inspection.
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INTRODUCTION

In September 2001 Calderdale Borough Council through its consultants
Bertram Shepherd Ltd., commenced the Hebden Bridge District Centre
Review, which entailed the detailed examination of its traffic and transport
networks. The first stage of the review was completed in early 2002, The
second stage of the review has recently been completed and a public
consultation is currently underway. Part of the review, considered the
possibility of the construction of a ‘split level' car park on the current site of
the Garden Street Car Park. The aim of this proposal is to facilitate the
development of a split level car park accommodating three levels of car
parking spaces with terraced type accommodation above.

The site is within the Hebden Bridge conservation area, an area of special
architectural or historical interest, the character of which it is desirable to
preserve or enhance’ (Unitary Development Plan p65). Any
redevelopment of the site must reflect the character of this historic town
although this would allow for a contemporary design.

Historically there was six storeys’ of residential development on this site.
Hebden Bridge is famous for it's ‘double decker housing. These houses
feature “bottom houses” (2 storeys’ and a cellar) accessed from a street
below and “top house” (2 storeys' and an attic) accessed from a street at
a higher level on the hillside. Garden Street had a similar development
with up to six storeys’ of residential property accessed from Garden Street
and Commercial Street. Although this form of development is not
necessarily appropriate today, it does indicate the scope for imaginative
design solutions.

w1 L
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The community of Hebden Bridge has been heavily involved with the
Upper Calder Valley Rural Renaissance Market Towns Initiative. This is a
Yorkshire Forward initiative to develop a long term regeneration vision for
the valley, working with a team of regeneration experts and members of
the local community. Within this ‘visioning' process traffic congestion and
car parking have emerged as major concems within the valley and in
particular in Hebden Bridge.

The vision suggests that attempts should be made to reduce traffic levels
and to develop more integrated transport arrangements. The key aim is
to improve the quality of life in the Upper Calder Valley, to increase safety;
and reduce pollution and congestion by

= |ntroducing state of the art public transport system

= Tackle parking and traffic problems

» Improve attractiveness of walking, cycling and public transport use

John Thompson and Partners, the consultants commissioned to carry out
this exercise have voiced their support for a development of this kind in
Garden Street.

PURPOSE OF THE BRIEF

The purpose of this brief is to provide a framework of policies and
development constraints, within which developers and architects can
develop their own imaginative solutions.

There will be a two stage process towards the selection of a developer.
The first stage will be to invite developers with an interest in the proposal,
A short list will be selected, based upon track record of delivery and the
understanding of the site and its context. It is proposed to short list no
more than four to proceed to the second stage. The second stage for the
short-listed developers will involve the preparation of detailed schemes
and a financial offer for the site.

THE SITE

The site of the possible development is shown on the enclosed map.

There are currently 42 public car-parking spaces within the thick black
lined boundary line. The proposal is to try to increase the provision of
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public car parking up to 180 spaces, as part of a comprehensive mixed
use scheme. The feasibility of achieving this figure will have to be
investigated in greater detail by the developer.

The site is subject to a Parking Places Order for public car parking. This
order would need to be revoked as appropriate at the Developer's
expense.

There is currently no evidence to suggest that the route through the
Garden Street Car Park from either end of Albert Street is a vehicular
highway. There are no definitive rights of way through the car park and
currently no claims to suggest that public rights might have been acquired.
Claims on both issues cannot however be precluded at some future date
and would have to be assessed in detail on their merits at that time.

STRATEGIC OBJECTIVES FOR GARDEN STREET

The objectives of this development aims to work in collaboration and in
parallel to the strategic visioning process of the Rural Renaissance work
going on in the Upper Calder Valley.

Hebden Royd Partnership Action Plan identifies that there is a need to
“increase...off-street car parking for visitors, local businesses and
residents”. Increasing this provision would be used to withdraw more on-
street parking, thus creating more public space and a better environment.

Currently Hebden Bridge looks to its distinctive environmental features to
attract visitors to the area. The investment gained by these visitors is
extremely important to the town and it is therefore essential that Hebden
Bridge continues to attract these visitors 1o ensure vibrant and successful
businesses and consequently a successful town economy.

PROPOSED DEVELOPMENT

The proposed development would consist of multi- storey car park,
comprising of the existing surface parking on Garden Street plus at least
two levels provided within a split level car park structure. At a top level,
above the highest level of the car park, residential or other developments
would be considered.

Consideration needs to be given to the access to the development for both
vehicles and pedestrians. Initial thoughts suggest that site access should
generally be from Garden Street at the lower level, using the one way vehicular
access to Garden Street from the northern end of Albert Street and the two way
access to the site from the southern end of Albert Street.
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Higher level access to the site from Commercial Street would be
problematical because of highway considerations, and proposals for this
would have to be carefully considered by the Council. Individual vehicular
or pedestrian access would not be acceptable but it might be a possibility
for a 'in' only access for vehicles/ pedestrian at a single point, depending
on the proposal.

Any intensification of the use of the Tanpits access onto Albert Street
would not be advised, in view of its proximity to the junction with New
Road.

The Developer needs to consider the current Hebden Bridge Traffic
Review in terms of its 'public’ car parking requirements

The form and style of the development would be a matter for the
Developer to propose.

DEVELOPMENT PLAN POLICIES

Whilst taking into account the provisions of the Unitary Development Plan
adopted in April 1987 (first bracket) and the Replacement Unitary
Development Flan (second bracket) as a whole, particular regard should
be given to the following policies:

(i) Conservation Area ( N37) (GBE1, BE1,BE20,BE21)
Any development proposal in a conservation area must
preserve or enhance the character or appearance of that
area.

(i) Town Centre Designation (S1) ( GS1, GS2)
The site lies within a ‘town centre designation’, typical town
centre uses such as retail, business/employment and car
parking are appropriate.

(iii) Housing (GH1, H12)
The council will seek to ensure.. that these (Districts housing
requirement) offer a wide range of housing types as required
by the district; including low cost housing for local needs,
and special housing accommodation for disadvantage
groups.

Although there are few opportunities, Hebden Bridge is a
high priority area within the Borough in terms of housing
need. It is the Council's normal policy to require a
contribution to affordable housing under policies H12 of the



7.0

7

UDP. For this requirement to be waived, the developer
would be required to demonstrate the abnormal
development costs involved with the redevelopment of the
site. It is suggested that if residential is considered within the
development there needs to be collaboration with the local
Registered Social Landlord to ensure the inclusion of
affordable mixed residential units.

(IV) Residential Amenity (N6) (BE1,BE2)

Protecting the residential amenity of adjacent residential
properties is a major design consideration The development
needs to take into account the impact on the apartments that
have windows overlooking the site at close quarters. It is the
Councils normal standard to allow building no closer than 12
meters from main aspect windows to a blank gable, although
in this instance a tall blank gable would not be acceptable,
requiring an imaginative design solution.

OTHER DESIGN CONSIDERATIONS

The site requires a high quality design. There is the opportunity to create
a dramatic, contemporary development whilst retaining the traditional
flavours of the town. The following issues however will need to be
addressed.

Access to Existing Premises

It would be the responsibility of the developer to identify the access needs
and requirements to the rear of the properties fronting Albert Road and to
take them into account in the detailed design.

Public Utility Services

Details of utilities running through the site have been requested and a
copy of the responses is available on request. However, it will be the
responsibility of the developer to verify the exact position of the services
and to establish the capacity available for supplying the proposed
development.

Building Control

The venting of the car park will require to comply with ‘Approved
Document B3 section 12' of the Building Regulations 2000 enacted under
the provisions of the Building Act 1984.

Car Parking
The proposal is to maximise the amount of public car parking on the site,
to be funded from the private sector development. There are 42 spaces at



present and developers will be asked to present options for increasing this
figure up to 1B0. Proposals to specifically allocate parking places to
certain elements of associated development would have to be carefully
considered in the light of the findings of the Hebden Bridge Traffic Review
and government and local planning guidance.

Conservation Area

(i) Scale of development - The development must take full account of the
character of Hebden Bridge town centre, which tends to have been
developed with small and medium sized buildings. The overall height,
form and scale of the proposed development should not dominate either
when viewed from within the town of from surrounding hillsides. The
position of the site, adjacent a high retaining wall, with no property on the
opposite side of Commercial Street, does provide the scope for an
unusually high building. The appearance of any proposal from the
adjacent hillside will be of crucial importance.

(ii) Style/design - could incorporate a modern design to reflect a building
of its time but should not detract from the character of the Conservation
Area.

(iii) Materials - should be dominated by natural coursed stone to fit in with
the area. Other materials may be considered such as the use of glass.
The roof material should fit in with the area i.e. natural blue slate or stone
slate.

(iv) Design details - wood windows are recommended rather than plastic
that requires thicker sections. Windows and doors should be recessed
from the front face of the wall. Consideration should be given to
construction of chimneys, use of quoins, stone window and door
surrounds.

Sustainable Development — materials

Lighting — appropriately controlled (time and light sensitive) in order to
save energy and reduce COZ2 emissions. Low energy and low grade.
Materials — locally sourced stone and stone slate to be used where
possible.

Secured by Design

The design should be of high quality with considerations given to the
safety and security of visitors and vehicles. The entrances and exits
should be in line with the criteria of Secured Car Parks, as should the car
park iiself (www.securedcarparks.com). Any proposed residential or
commercial should incorporate the standards within Secured by Design
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(www.securedbydesign.com).

Highways

The safeguarding of the structural integrity and giving appropriate
consideration to future maintenance of retaining structures for
Commercial Street will be a fundamental aspect in any design proposals.
Future maintenance liability to ensure the support of Commercial Street is
retained will be the responsibility of the Developer and it will need to be
made clear as to how this will be provided.

Disabled access - needs to be considered under the Disability
Discrimination Act for buildings to the public to comply by 2004,

Pollution and noise — The Developer needs to take into account issues
that may be raised during the construction of the development. The
Developer needs to consider these and ensure the least disruption is
caused.

Construction Period

It is considered that the construction of this possible development would
cause some disruption on Garden Street, Commercial Street and possibly
Albert Street. In their submission (stage 2) to the Council the Developer
should give an indication as to the level and duration of such disruption, in
particular what land they would require for the construction of the possible
development.The developer will also need to submit details of how the
development will be constructed so that traffic flows can be satisfactorily
managed on A6033 Commercial Street during the construction phase.

COST OF THE PROPOSED DEVELOPMENT AND ONGOING
MANAGEMENT

All costs associated with the development would be the sole responsibility
of the developer. There are no current sources of grant aid for the
development.

It is for the developer to consider whether or not they wish to take
responsibility of the management and maintenance of the car park. A
condition would be attached to ensure that the pricing structure for the site
is to be kept in line with the Council's parking policy.

All public car parking provided within the split -level car park and at
surface level must be available for at least 8.00am to 6.00pm all week.



8.4 Further details of the proposals for the management and maintenance of
the car park would be required at stage 2.

CONTACTS

[ Calderdale Council CONTACTS

Adrian Rose — Regeneration Manger
Regeneration Section 01422 392246

Sheena Campbell - Conservation Officer
01422 392252

Development Control Caroline Howarth
01422 392215

Engineering Services Allen Green — Team Leader (Traffic)
01422 392124

Property Services Chris Bruhn
01422 392073




Garden Street Car Park Redevelopment, Hebden Bridge
Report on Public Consultation 04/02/05 — 04/03/05

The Council has received comments from 85 individuals plus 1 Residential
Management group representing a number of residents. All respondents
supplied their name and signed the comment form. Name and address details
are not being made available in this report to ensure the confidentiality of the
respondents.

Section 1 : the set questions

Some respondents just answered the set questions by ticking the yes/no/no
opinion option boxes on each of the following questions;
« Do you like the design of the development?
« Do you think the proposal reflects the character of Hebden Bridge and
its conservation area?
« Do you think the proposal relates well to its immediate surroundings
and neighbouring buildings?
« Do you think the proposal makes the best use of the site in general?
« Do you think the development will be of positive benefit to the town?

The results from these set questions are shown in Table 1
Section 2 : Personal Comments

Some respondents chose to write their own personal comments on the
proposals in addition tofinstead of answering the set questions.

An exact transcript of all the comments made is given in Table 2.
Please note : these comments are faithfully transcribed from the

questionnaires returned by members of the public. These are not the views of
Calderdale Council and the Council bears no responsibility for their contents.
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Garden Streel - from Philip Bintliff

F'age_ :I_

From: <xhx7@aol.com>

To: <Adrian.Rose@calderdale gov.uk>
Date: 15/09/2005 14:40:22

Subject: Garden Street - from Philip Bintliff
Dear Adrian

Attached are copies of the two documents drawn up by Paul Willan of Linder

Myers following our meeting at your offices. These contain minor

modifications but are substantially the same as the draft versions you have already seen.
Please let me have any comments or require further information.

Regards

Philip Bintliff

The CAD image will be available tomorrow morning if you feel it would be
useful,

fidrreed
This e-mail message has been scanned for Viruses and Content and cleared
by MailMarshal, the Council's Content Scanner
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Dear Adrian Aftached are copies of the two documents drawn up by Paul Willan of Linder Myers
following our meeting at your offices. These contain minor modifications but are substantially the
same as the draft versions you have already seen. Please let me have any comments or require
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HEADS OF TERMS

THE PROPOSED PURCHASE OF LAND AT GARDEN STREET,
HEBDEN BRIDGE

FOR DEVELOPMENT

1. The Property

“The Property” is all the land owned by the Local Authority, referred to
as Site A and Site B in the sales particulars, at Garden Street, Hebden
Bridge, Yorkshire shown [edged red on the attached plan] which is
offered for sale for a freehold estate.

2, The Price

It is perceived that development land has a maximum value being the
residual value dependent upon the total costs of a development. The
developers are content that the Local Authority should receive the
maximum possible price for the land based upon the outcome of the
development and a detailed assessment of the development costs.
Accordingly, it is proposed that in a development agreement the Local
Authority should agree to sell the land for the actual net residual value,
having allowed for the actual total costs of development. This would
be tightly defined in the agreement so as to include all the actual costs
of construction, site clearance, preliminaries, financial charges,
professional fees and all other costs whatsoever. Included in these
costs would be a fixed profit for the developer of 20% of the costs.
The development agreement would require, wherever possible, fixed
price contracts to be entered into so as to contain the costs.
Effectively this means that the price would be dependent upon the
profit of the development project and that can only be known at the
end of the process. To maximise the price and the return to the Local
Authority therefore it is proposed that the payment of the price should
(except in relation to agreed instalment payments) be deferred until
completion of the development and secured by a legal charge (as to
which see below).

3. The Purchaser

The Purchaser/Developer is to be a new company. The board of
directors will comprise David Fletcher MBE (developer) Philip Bintliff
(architect) Paul N. di C. Willan (solicitor) as company secretary and
chartered banker or other suitably qualified individual to be confirmed
as finance director.

The company is a special purpose vehicle company set up for the



purposes of this development alone and will be supported by the
following professional team:-

{i) Studio BAAD Architects of Hebden Bridge;
(i)  Linder Myers Solicitors of Manchester;

(i) HSBC - Commercial Banking Division, Blackpool (Andrew
Walker dealing) - Bankers;

(iv)  Bio-Regional Development Group - Environmental lssues;
(v)  DP2 Limited - Structural Engineers;

(vi)  Nigel Rose & Partners - Chartered Quantity Surveyors;
(vii)  Whitelaw & Turkington - Landscape Design.

(vii) Mitchell Charlesworth — accountants/auditors

Security

The Local Authority will forthwith upon conveyance of the Property to
the Purchaser take a legal charge to secure the payment of the
deferred consideration. At a later stage and when (pursuant to the
development agreement following the appropriate approvals from the
Local Authority) the development funding falls into place from the
Purchaser's bankers it will be necessary for the legal charge to be
postponed to the bank's interest. The bank will require a first legal
charge and there will at that point also be a necessary deed of
priorities in the usual way to regulate the position as between the Local
Authority and the bank. However, the Purchaser is prepared to grant
the Local Authority a debenture over its assets as well, as additional
security.

The proposals from the Purchaser as to the intended security to be
given to the Local Authority are flexible. Depending on the way that
the deal is structured (and partly this is a matter of legal drafting style)
that the appropriate provisions could be contained either in the legal
charge document by itself or, in the alternative, in the development
agreement, or even possibly in both. To give additional security to the
Local Authority and to ensure delivery of completion of the
development, the Local Authority will have the power to approve the
development appraisals, at the detailed development appraisal phase
and the adequacy of the funding package. The intention is to provide
the Local Authority with control over whether the development is
allowed to proceed in the first place dependent upon the adequacy of
funding and deliverability.

In addition, there will be an option (again either in the development



iy

(i)

(i)

agreement or the legal charge or both} that tha Local Authaority shall,
having reviewed the development appraisal and the adaquacy of the
furding be entitied to call for such performance bond as |t shall require.
The cost of the performance bond will of course be part of the 1oial
development cost utilised in the price formula and consequently will
heve an impact upon both parties,

Payment Proposals

The Price can be paid firstly by means of instalments upon the
eompletion of the sale of each of the flats &s the development
proceeds, the proportion to be paid to the Local Authonty to be based
upon the agread development appraisal, Thus, if there are 50 flats as
thay are sold one by ona there would be 50 instalment paymenis, each
of 1/50 of the estimate of the value of the Local Authority’s interest in
the land based upon the development appraisal.

The final payment, however, would be based upon the actual total
development costs and the resultant residual value of the land and
could be either positive or negative, le. a potential refund of
instalments pravieusly paid if it is & negative figure. Otherwise it would
be a balancing payment representing the profit at the end of the
process. The point is that only once one gets to the end of the
development does one know whether contingencies, provisions and
other pc figures in any development appraisal are under or over
gstimales.

Conditlions

Lock Out Agreement

There will be heavy costs involved in the process for all parties and
therefore at an sarly stage a lock cut agreement will be nacessary
assuming that the Purchaser intended by this submission s
successiul, 1o ensura that it can move forward with the process and
incur fees withou! the fear of losing exclusivity on the project.

Transfer of Land

The transfer of the land to the Purchaser subject to the development
agreement and legal charge is required to be effected as quickly as
possible as this will accelerate all other elements of the project

Redaining Wall

The retaining wall i @ major  [m@bility issue affecting the potential
viability of the entire project. It needs to have a clean structural
enginear's report indicating that all necessary works have been
attended to, that the structure is stable and is expected to have a life of
say, 30-50 years without major maintenance pxpanditure,  Withou!



(iv)

(i)

(ii)

(iif)

such a clean report, the perception of potential purchasers of flats will
be that there will be an unacceptable risk of high service charge
expenditure in the future, it being axiomatic that the continuing
obligation of the maintenance of the retaining wall will be passed to the
maintenance company running the flats and dealing with the common
parts issues. To get to that point an initial survey including full bore
hole tests by structural engineers will be needed to assess the
condition of the wall and what remedial works need to be done to it.
The results of that initial survey are needed urgently as the costs
considerations of the preliminaries associated with that study are prime
factors in the development appraisal and affect the viability of the
project as a whole.

Planning Permission

It is assumed that planning permission will be granted substantially for
the major elements of the plans already submitted by Studio Baad
although if the designs need modification, then a frank exchange of
views would be welcomed and if the plans can be enhanced, again an
open discussion of what could be included within the development plan
would be welcomed. The present perception, however, is that the
existing scheme is broadly acceptable. The development agreement
and all other legal documents contemplated will be conditional upon
the successful planning permission.

Risk Factors and Controls

The Purchaser is to be a special purpose vehicle company and will
therefore not be affected by risk of commercial failure caused by any
other developments on other sites and accordingly the risk analysis in
relation to this development stands on its own feet. It is thought that
the skills and experience of the members of the company are
equivalent to any skills of any competing development team.

The scale of development has been cut down by handling it in 3 phases
and hence the risk exposure reduced to one third. Each of the three
stages will have an approximate contract value of £2-2.5M as follows:
Phase 1: Tanpits site (Site B)(leaving existing car park operational) —
approx 45 spaces available during construction

Phase 2: the north west end of Garden Street (Site A) developed. SE
end plus Tanpits (Site A) to remain operational — approx 20 + 24 = 44
spaces available during construction

Phase 3: South East end of Garden Street (Site B) developed —
20+17+17 = 54 spaces available during construction.

Deliverability will be assured by the performance bond at the
Authority’s option.



TIME LINE/FLOW CHART

Mumbe

Estimated Time
for Step

Current tender Stage

Acceptance of Studio BAAD's proposal

End October

Pre-Contract Stage

Simultaneously to deal with:-

Formation of the new special vehicle purpose
company;

Draft and sign lock out agreement

14 days

Land Contract Stage

Deal simultaneously with the following:-

(i) | Detailed work upon the development
agreement/legal charge to the Local
Authority/transfer of the land leading to
completion of all three documents.

(i) | Structural engineers appointed to review
the retaining wall and report.

(iii) | Studio BAAD to commence final
consultations with the planners and
consultations with the public leading
finalisation of the drawings and the
submission of the planning application.

Planning Approval Stage




(i)

(if)
(iii)
(iv)

Detailed specification of works.

Detailed drawings.

Detailed costings from Quantity Surveyor
Stage 1 development appraisal (by
Berkeley Brown Surveyors) resulting in

the best estimate of total development
costs.

Funding Stage

(i)

(ii)

(i)

(iv)

Bank facility letter and securities package
based upon the costs as at 4(iv) above.

Local Authority review of the same and
consents (as required by the legal
charge/ development agreement).

Local Authority option for performance
bond.

Funding in place.

Construction Coniracts Stage

(i)

(i)
(i)
(iv)

Contracts out to tender

Contracts placed

Start of construction

Stage 2 development reappraisal
(utilising fixed costs from known contracts

so as to crystallise instalment payments
to Local Authority under legal charge)

Construction Stage




(i)

(i)

(iif)

(iv)

(v)

Immediate start of marketing of units with
sales off plan being achieved if possible.

Phased completion of construction
Phase 1: Tanpits site (Site B)
Cevelopment to New Road frontage
(leaving existing car park operational) —
approx 45 spaces available during
construction

Phase 2: the north west end of Garden
street developed. SE end plus Tanpits to
remain operational — approx 20 + 24 = 44
spaces available during construction
Phase 3: South East end of Garden
Street developed — 20+17+17 = 54
spaces available during construction.
Subject to safety issues phased
introduction of further car parking up to
the planned total of 120 may be possible
before completion of development

Construction complete

Final Accounts

Completion accounts process as required by
the development agreement once all the sales
are also complete and following this the final
payment being made to the Local Authority (or
recoupment if instalment payments have been
excessive).
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CALDERDALE MBC

WARDS AFFECTED Calder Valley/ Luddendenfoot

Not for publication by
virtue of paragraph 9 of
Part 1 of Schedule 12a of

E

CABINET the Local Government Act

DATE 25 October 2005 1972 .
(Property negotiation)

GARDEN STREET HEBDEN BRIDGE — REDEVELOPMENT

REPORT OF THE GROUP DIRECTOR, REGENERATION & DEVELOPMENT

1.1

2.1

2.2

3.1

3.2

3.3

ISSUE

To consider the selection of a preferred developer for the redevelopment of
the Garden Street/Tanpits Car Park, Hebden Bridge.

NEED FOR A DECISION

Following Cabinet resolution on 14 February 2004 the Garden Street
[Tanpits car parks were placed on the market, with the objective of securing
additional off street car parking, funded from a private sector development.
The agreed selection procedure has been followed and a preferred
developer is now recommended.

The proposal has proved to be controversial and some objections have
been received to the principle of any redevelopment.

RECOMMENDATION
To consider whether or not to proceed with the redevelopment process.

And subject to (3.1) that -
the development company to be established by Studio BAAD, be appointed
as preferred developer for the site, subject to the conditions listed in the

report .

negotiation proceed on heads of terms with Studio BAAD and a valuation
of the proposed transfer of land and resultant scheme be prepared for
further consideration by Cabinet



4.7

4.8

4.9

4.10

4.11

Although less than 100 representations were received, the large majority
did not support any of the proposals. (see appendix 1) The comments
received were presented to the three developers who were asked to
address the concemns in their presentations.

The panel took the view that at this stage no detailed scheme had been
produced and hence many of the valid concemns of those making
representations had yet to be addressed. It was therefore decided to apply
a traffic lights system in appraising the submissions, with red representing a
scheme which does not appear adaptable to meet the requirements of the
brief, amber for a scheme which has not fully demonstrated it could meet
the brief but shows potential for development and green which
demonstrates it has met the brief. The reason for this approach was that the
ultimate test of whether or not a satisfactory scheme can be produced will
only be established when a planning application is submitted. Whichever
developer was selected at this stage would have a great deal of work and
hence cost to incur in developing their schemes to this stage, and proving
its viability.

A panel of officers was set up with representatives from the Regeneration
Section, Development Control Section, Engineering Services and Land and
Property Services of officers and a representative from the Hebden Royd
Town Council. The three companies were interviewed on 11 March 2005.

All the schemes were considered in the light of;
The requirements of the planning brief
Conservation issues

Scheme design

Car parking

Planning considerations

Highways and site access

Development and construction issues
General considerations;

extent of public support/objection
funding details and site offer

“benefits” over and above the requirements of the development brief

YYYYYVVY

The presentations were inconclusive and a recommendation was deferred
pending the submission of additional information. The additional information
requested was;

« how to overcome the constraint of the close proximity of the Croft Mill
apartments and the need to ensure that the design can achieve the 12
metre minimum distance between the main aspect windows of the Croft
and the proposed development. Also, due to the height of the proposed
buildings, that design considerations could be introduced to minimise its
impact.

e details of the programme of community consultation that each company
would expect to dedicate to this sensitive proposal prior to a planning



6.0

6.1

6.2

6.3

7.0

5

7.2

7.3

CONSULTATION

The results of the consultation period, 04/02/05 until 04/03/05, were made
freely available to the community and interested parties and a reference
copy placed in the library. The consultation took two forms;

Respondents were asked to answer set questions by ticking the yes/no/no
opinion option boxes on each of the following questions;

. Do you like the design of the development?

- Do you think the proposal reflects the character of Hebden Bridge
and its conservation area?

- Do you think the proposal relates well to its immediate surroundings
and neighbouring buildings?

. Do you think the proposal makes the best use of the site in general?

. Do you think the development will be of positive benefit to the town?

The results from these set questions are shown in Appendix 1

Some respondents chose to write their own personal comments on the
proposals in addition to/instead of answering the set questions. An exact
transcript of all the comments made is available as a background
document.

A letter of objection to all three schemes was received from the MP on 13"
May 2005 with a request that Cabinet is made aware of this objection.

All responses and letters of objection received were made in relation to the
schemes as they were first submitted. Some of these concerns have
already been addressed through the submission of the required additional
information. Others will be addressed during the extensive community
planning exercise that the developers will be expected to enter into
following selection.

FINANCIAL IMPLICATIONS

The financial offer from Studio BAAD is a development partnership with the
Council receiving £1 on the transfer of the land, then a capital receipt
based upon the residual valuation. ( valuation of completed development
less costs, including a 20% developer profit. ) The current business plan
would give the Council a receipt of around £400k, although a great deal
more work is necessary before a final scheme is costed.

Since the proposal is to establish a separate development company to
undertake the development, this would fall into the high risk category.
There is a need therefore to ensure procedures are put in place which
mitigates any risk.

Up until the land is transferred and development starts on site, the
developer assumes all of the risk.



of their developments. It will therefore require an investigation prior to any
transfer. It is proposed that this investigation be funded by the developer,
but that it would be accepted as a development cost, and hence be
ultimately deducted from the capital receipt to the Council. Details of the
investigation will need to be agreed with Engineering Services and a copy
of the report made available to the Council on completion.

8.0 CORPORATE IMPLICATIONS

8.1  The development of Garden Street contributes to the council's corporate
vision and is in line with the following corporate priority:
* To promote sustainable economic growth, respect local heritage and
improve our towns, villages and neighbourhoods.

9.0 CONCLUSION

9.1  The proposal is being pursued to help address the shortage of car parking
provision in the town and forms part of the Hebden Bridge Traffic Review.
The purpose of selecting a preferred developer is to enable one company to
work up a scheme to a position where a planning application can be
submitted. The preferred developer will be expected to undertake a public
consultation exercise over several months to build up to the formal
planning application stage. It is recommended that this company be Studio
BAAD.

9.2  Any scheme that goes forward as a planning application will have to seek to
address many of the constraints and objections that have been raised
during the consultation process so far. The final test of whether the scheme
goes ahead or not will be whether the scheme gets planning consent.

Reference: Janet Waggott
Date: 11 October 2005 Group Director, Regeneration & Development
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