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Our Values And Approach To Delivering Exceptional Places
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Just like a river that starts its life as a collection
of tiny drops of rain falling on the hills above
Yorkshire, our ambition to create a new approach
to development started with a few drops of vision
and grew into a river of possibilities.
Let us share that vision with you…
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Foreword

I am delighted to share with you o
 ur
Blueprint. This document sets out our
values and approach to delivering
exceptional places for the next five 
years and beyond.
In considering our role as a major landowner in the
Yorkshire region and sister company to Yorkshire
Water, we have reflected on the developments we
have delivered and on the impact these projects
have on both the environment and communities to
really consider the ‘right’ way to create outstanding
places for people to live and work.

Peter Garrett

Managing Director,
Keyland Developments

We have learned a lot about ourselves and just how
big an impact our work can have on society and
with that comes a responsibility to do the right thing.
This has led us to develop our Blueprint, which 
will influence how we behave, who we select as
partners, how we engage with stakeholders and the
decisions we take on design, delivery and disposal
of our projects.
At the heart of our Blueprint is the Six Capitals
model of sustainable development – a model which
places an emphasis on living within natural limits
but also increasing social, human, intellectual,
manufactured and financial value. In moving beyond
traditional measures of financial ‘value added’,
we believe that our Blueprint represents a more
complete, realistic and holistic assessment of the
total value generated by our developments.

By working together across our supply chain, 
we aim to maximise the value we bring to
communities in the Yorkshire region going 
further than anyone else.
A truly exciting component of our Blueprint is a
unique valuation model that we’ve developed to
quantify the value created by our developments
across all Six Capitals (underpinned by robust
assumptions and data sources) with our partners
building on the work of Yorkshire Water and other
world leading institutions. This model enables us
to quantify direct, indirect and enabled value –
allowing us to understand the potential impact
of our work throughout the life of a project.

It’s a bold strategy, but we are in a privileged
position of being aligned to Yorkshire Water –
the region’s second largest land owner – and
we can become the entity that brings together
like-minded organisations who are able and willing
to operate in a way that challenges industry norms.
Our conversations with partners in recent months
show a huge appetite and willingness to move with
us on this journey.

Times are changing; it’s time the UK’s
model of development changed too.

In our industry, decisions on strategy, design,
partnerships and disposal are usually considered
based on simply the financial capital of a project,
often at the expense of the other five capitals. We
firmly believe that a truly sustainable development
will never be achieved if this remains the approach.
By creating developments that set out to maximise
total Six Capital value, Keyland aims to promote and
deliver the next generation of ‘exceptional places’;
ones that embody sustainability and create great
places to live and work. This approach is more
than a philosophy; its purpose is to change the
aspirations for development from being just fit-forpurpose to becoming truly regenerative, helping
future residents, workers and visitors to live positive
lifestyles and have a beneficial impact on our world.

We believe that our
Blueprint represents a
more complete, realistic
and holistic assessment 
of the total value generated
by our developments.
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Increasing the value of place
Improving social connectivity
Delivering aordable housing

IMPROVING COMFORT

Addressing the climate emergency

Increasing recreation

INVESTING IN QUALITY PLACES
Improving air quality
Eliminating fuel poverty
IMPROVING HEALTH & WELLBEING
Encouraging activity
Delivering innovation

Creating good jobs
OUR BLUEPRINT
Supporting apprenticeships
Minimising waste
Reducing embodied carbon

Promoting sustainable transport

SOCIAL

Boosting the local economy

Creating local employment

Improving soil quality

Promoting the enjoyment of heritage
NATURAL

Improving security

HUMAN

Increasing

resilience

Enabling plants and wildlife to thrive
INTELLECTUAL

MANUFACTURED

FINANCIAL
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Our Aspirations
1.4
920 GWh
Save

million m3
of water and

of energy in residential and
commercial consumption,
reducing utility bills by

£43.3m.

At the heart of our Blueprint is the Six Capitals model of sustainable
development. By embracing all Six Capitals – natural, social, human,
intellectual, manufactured and financial – we believe we can better
understand, predict and measure the ‘Total Impact’ of what we do
and, in turn, create better places to live, work and play.
Create an additional
employment of

1,100

construction related
jobs and

2,500
£617m

Create sustainable
places and spaces,
increasing asset
value by

local jobs, worth

£81m.

to life satisfaction.

Through targeting
exceptional standards
our Blueprint will help
us deliver the following
when compared to
the business as usual
approach…

Improve social
connectivity within
communities,
valued at over

£32.2m

Increase the
locality of
household
expenditure on
leisure and culture
generating an
additional

£75m
within the local
economy.

Deliver
exceptional quality
developments,
creating an
additional uplift of

£7.3m
in Land Value.

to increased life
satisfaction.
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About
Keyland
Established in 1987, Keyland has delivered
some of the most complex and acclaimed
residential and commercial regeneration
developments in Yorkshire.
After three decades of developing a successful formula
for unlocking the development potential of disused
and underutilised land for sister company Yorkshire
Water, Keyland now offers this service to public and
private landowners through our Planning Promotional
Agreements (PPA) initiative.
Consequently our reach is growing and we are now
promoting thousands of new homes and millions of
square feet of employment space. We acknowledge
that we have an increasing opportunity to do good
and make a lasting economic, social and
environmental contribution.
Our Blueprint sets out our expectations and how this
should flow, but it will be down to the skill, ingenuity
and commitment of those we work with to realise
the ambition set out in this policy.

Promoting
Promoting

8,000 new
homes across
across
homes
the region
region
the

“We are excited about working with those who share
our ambition to create truly exceptional places and
want to work with us to make our vision a reality.”
Luke Axe, Strategic Land & Planning Manager, Keyland Developments
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Promoting
Promoting

C.3.5 million

sq. ft
ft of
of
sq.
employment space
space
employment

98%
planning

planning
planning
success rate
rate
success
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Our Blueprint
Introduction

Our Blueprint goes deeper than this Policy. It is formed of a range
of components that collectively reflect our values and inform the delivery
of exceptional developments. These are as follows:

The Policy

The Methodology

(this document)

Contains a detailed overview of the
assumptions we use to inform the
value we predict we can deliver
through targeting exceptional levels of
development. It has been collaboratively
developed with input from experts in
many disciplines. It is shared to be
transparent and enable the whole
industry to improve the way
we collectively understand and
deliver value.

Introduces how we frame sustainable
developments and our approach to
delivering more value for society. It
summarises how we measure our impact
holistically and includes projections for
the value we target across the sites
we are seeking to deliver over the
next five years.

The Valuation
Model
Keyland’s sophisticated model
developed to predict and inform the
value that we can deliver through our
developments. It contains our portfolio
of sites across the Yorkshire Region and
employs the assumptions detailed in our
methodology document. It calculates
the additional potential value we can
create from delivering exceptional
developments.
As we progress through the development
process we input real world feedback,
enabling our model to learn and ensure
our next predictions are more accurate.
This process enables us to plan
more effectively.

The Dashboard
The user interface that allows us to
explore the holistic value we deliver
across our portfolio. It enables us to
consider the opportunity across each
of the Six Capitals for an individual site,
a local authority and across all of our
sites. Through the dashboard we can
interrogate the opportunity for each and
every impact category and every scale.
Exploring this with our partners allows us
to see opportunities to unlock
more value.
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The Six Capitals
Introduction

The Six Capitals provide a strong
approach to sustainable development
which places an emphasis on
living within the limits of the natural
environment and developing
strategies that grow all capitals.
The Six Capitals help us understand, measure
and manage the impact of our work; inform the
development of the most appropriate strategies
and maximise the potential of land. This builds
on the work of the International Integrated
Reporting Council.

GROW ALL
SIX CAPITALS,
EVERY YEAR,
FOREVER

NATURAL
The natural environment and resources
that people use, manage and depend
on for life. This includes water, land,
air, plants, forests, fisheries and heritage
inherited from previous generations, etc.

MANUFACTURED

HUMAN

The human-made material goods or
fixed assets. These include infrastructure,
buildings, vehicles, machines, chemicals,
pipes, etc.

People’s wellbeing and the
value they bring through
experience, productivity
and competencies to
society or to an organisation.

FINANCIAL

“The capitals are our
compass. They guide our
journey and provide a
common reference point.
They keep us honest.”
Nevil Muncaster, Chief Strategy and
Regulation Officer, Yorkshire Water
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The common way in which society
measures ‘value’ e.g. items that have
cash value: money, stocks and shares
or the value on a company’s balance sheet.

SOCIAL
The networks, relationships and systems that
support us. For example, families, neighbourhoods,
schools and voluntary organisations that collectively
influence culture.

INTELLECTUAL
The knowledge and
information used, generated
and shared. It encompasses
innovation and research.

WHAT DO
THEY DO?
Better understand, measure and
manage the impact of our work
Develop the best and
most appropriate strategies
Maximise the development
potential of land

Option
Option
Option
Option
03
03
03
03

Natural
Natural
Natural
Natural

Social
Social
Social
Social

Human
Human
Human
Human

Intellectual
Intellectual
Intellectual
Intellectual

Manufactured
Manufactured
Manufactured
Manufactured

Financial
Financial
Financial
Financial

Intellectual
Intellectual
Intellectual
Intellectual

Manufactured
Manufactured
Manufactured
Manufactured

Financial
Financial
Financial
Financial
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Our Values
Introduction

Our
values
span
the Six Capitals and are core to everything we do. They drive our
Option
Option
Option
Option
04
04
04
04
approach to development. We challenge ourselves to live by these values in the
Natural
Natural
Natural
Social
Social
Social
Social
Human
Human
Human
Human
way weNatural
behave,
the partners with whom
we work and the developments
we create.

Natural

Social

Human

Intellectual

Manufactured

Financial

Growing A Naturally
Better
Environment
Option
Option
Option
Option
05
05
05
05

Creating Communities
That Bring
People Together

Generating Wellbeing

Enabling Everyone
To Thrive

Shaping Our Places
& Buildings

Giving Back To Society
& Communities

Creating healthy places
Human
Human
Human
that areHuman
bright,
airy, and
comfortable with access to
nature. Being reassured that
our developments are safe
and welcoming with areas for
play will provide places that
make you smile and
feel good.

Intellectual
Intellectual
Intellectual
Intellectual
We
do not have all the
answers, but each of
our projects are an
opportunity for learning
and research in their own
right. Developments that
are sustainable are as much
due to the decisions made
by the people that live, work
and play there. We therefore
endeavour to integrate
technology and infrastructure
that allows everyone to
learn to do better, including
ourselves.

Manufactured
Manufactured
Manufactured
Manufactured
Our
role as a developer is

Financial
Financial
Financial
Financial
We believe
that our approach
provides greater long-term
returns. Our developments
provide affordable homes,
business and community
facilities that grow in value
rather than depreciate
through time.

Natural
Natural
Natural
Natural
We are in
an
unprecedented
period of change. The climate
emergency, biodiversity
loss, flooding and poor air
quality are all issues that
are important to our future
survival. It is our responsibility
to address this through
our projects and we are
committed to delivering
developments that are not
just fit-for-purpose, but
truly regenerative for our
environment. This approach
places an emphasis on
Option
Option
Option
Option
06
06
06
06
growing
natural
capital.
Natural
Natural
Natural
Natural

Social
Social
Social
Social

We believe that good
neighbourhoods should
bring people together
in an inclusive manner.
They should be fit for life,
accommodating the young
and the old, the well and
those in need. We start with
this at the heart of
our projects.

Social
Social
Social
Social

Human
Human
Human
Human

Intellectual
Intellectual
Intellectual
Intellectual

to shape the world around
us, creating the facilities
and homes that allow
communities to be healthy,
happy and thrive.

Manufactured
Manufactured
Manufactured
Manufactured

Financial
Financial
Financial
Financial
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“Keyland’s intention to put the Six Capitals at the heart of the business is
a bold and innovative approach to property development and will support
the delivery of Yorkshire Water’s Land Strategy. Working with other
major landowners as part of the Yorkshire Land Network will allow
us to think bigger and go further for the communities of Yorkshire.”
Liz Barber, Chief Executive, Kelda Group and Yorkshire Water

Our Approach
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Delivering Exceptional Developments
Our Approach

Exceptional
Leading developer performance.
Highly efficient design generates significant benefits to stakeholders.
Maximising total delivered value covering aspects of all Six Capitals.
Meeting and exceeding key requirements of national and local policy.

Business as Usual
Industry average developer performance.
Decision making is mainly driven by financial return.
Minimum compliance with regulations.

Benchmarking Performance
In order to deliver improved value across our portfolio,
we have researched BAU, Best Practice and Exceptional
levels of performance for each of our impact categories.
A description of each of these performance levels is shown
in the diagram.
We will strive to enable development in accordance with best
practice as a minimum on every project and target exceptional
development standards where feasible.
14

Best Practice
Above average developer performance.
Efficient design delivering high value returns.
Decision making considers natural and social
aspects alongside financial.
Meeting key requirements of national
and local policy.

“It is very encouraging to see a developer coming forward with a
thoughtful approach to development that is not just sales driven but
genuinely tries to understand the place and community and deliver
developments with longer term sustainable benefits.”
Damian Allen, Chief Executive, Doncaster Council
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Measuring Impact
Our Approach
Direct, indirect and enabled value
Our Blueprint aims to consider the effect of our decisions and their
impacts across our scales of influence through the life cycle of Keyland’s
development projects. This includes value that is created for and through
partner organisations, suppliers, and end-user residents and workers.
To do so we consider three categories of direct, indirect and enabled
‘scopes’ of influence over value creation. The Blueprint model highlights
the importance of working in partnership to deliver positive outcomes.

“We aspire to be the first
developer to predict and measure
our direct, indirect and enabled
scopes of influence.”
Catherine Godfrey, Development Manager,
Keyland Developments

DIRECT

Our direct impacts
through the activities
we undertake.

Society

ENABLED

Resulting from activities
carried out by residents,
tenants, communities and
businesses who live, work
and play in the developments
we enable. Also includes the
wider impacts on society.

Suppliers, contractors
and consultants

INDIRECT

Resulting from activities
carried out by our supply
chain eg. developers,
contractors, house builders,
consultants and project
teams or land owners.
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Holistic And Long-Term Value Creation
Our Approach

All our projects are conceived from the outset
as sustainable and high-quality neighbourhoods
and communities. This means that the
aspirations for a development move beyond
being purely fit-for-purpose to being truly
positive, supporting future residents, workers
and visitors to live better lifestyles and have a
beneficial impact on our world.

“We cannot solve our problems with the same
thinking we used when we created them.”
Albert Einstein

Regeneration

The Six Capitals and our core values have been
translated into a number of impact categories,
indicators and metrics against which value can
be targeted, predicted, assessed and delivered
through the project life cycle.
The outcome of this approach is a measurable
increase in the benefits and long-term value
delivered to local communities in comparison to
a traditional BAU approach to development.
We typically are directly involved in Phase
1 to 3 of the project life cycle and consider
impacts occurred during these phases our
direct impacts. Impacts during phases 4 to 6 are
typically undertaken by developers that buy our
sites and we consider these indirect impacts.
Finally, impacts occurred in occupation we have
termed our enabled impacts.
This policy document sets out these impact
categories and what we expect of our supply
chain to support their delivery.
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Building
Sale

Site with
development
potential
identified

01
SCOPING

Secure
Outline
Planning
Consent

Acquire
interest
in site

02
PLANNING

Added value across six capitals

Unlocking development potential

Land
Sale

03 MARKETING
& NEGOTIATION

04
INFRASTRUCTURE

05
BUILDINGS

06 MARKETING
& NEGOTIATION

07
OCCUPATION & USE

IMPACT CATEGORIES, INDICATORS AND
METRICS TO PREDICT AND MEASURE VALUE

PROMOTION

DEVELOPMENT

OCCUPATION

Keyland, 1-5 years

Developer, 2-5 years

Users, 50+ years

(DIRECT)

(INDIRECT)

(ENABLED)

Delivering A
Better Impact
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Delivering A Better Impact

Growing A Naturally Better Environment
Why

What

We are in an unprecedented period of change.
The climate emergency, biodiversity loss and
poor air quality are all issues that are important
to our future survival. We are consuming
materials and producing waste at an
unsustainable rate with significant impacts on
society and our climate. This is manifesting
through floods, droughts and heatwaves that
demonstrate our vulnerability to the natural
environment which is often exacerbated
through the current approach to buildings and
infrastructure. It is our responsibility to address
this through our projects and we are committing
to developments that are not just fit-for-purpose,
but strive to be good for our environment. Our
regenerative approach places an emphasis on
growing natural capital.

The following pages set out the associated
indicators for each impact category, metrics
to measure performance, the associated
scope of impact (direct, indirect or enabled),
our commitments and expectations of our
supply chain.

How
All our developments will consider the following themes throughout the project life cycle.
• CARBON EMISSIONS: Minimising
operational carbon dioxide (CO2)
emissions, and off-setting through
absorption by green infrastructure.
• AIR QUALITY: Minimising air pollutant
sources from road traffic, and offsetting
these emissions through absorption by green
infrastructure.

• MATERIALS: Minimising generation of
construction and operational waste by
diversion from landfill. Minimising embodied
carbon from production, transport, and
manufacture of construction materials.
• WATER: Reducing water consumption
through efficient use, rain water recycling
and re-use of grey water.

• LAND: Minimising ecological impacts and
• ENERGY: Applying a hierarchical approach
maximizing ecosystem services by maintaining
to energy efficiency and low and zero
and enhancing landscape biodiversity and
carbon infrastructure to reduce energy
soil quality.
consumption and bills.
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64% of councils across the UK declared a climate
emergency in 2019. More than 60% of those councils are seeking
to address the climate emergency by a target date of 2030
www.climateemergency.uk, (2019)
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Delivering A Better Impact

Growing A Naturally Better Environment
Category

Indicator (Metric)

CARBON
EMISSIONS

<£100k

£100k - £1m

Direct
£1m - £10m

Indirect

Enabled

£10m - £100m

>£100m

We Will...

We Expect...

CO2 EMISSIONS
(tonnes)

Reduce operational building level energy demand, utilise low and zero carbon
energy sources, and increase walking, cycling, public transport and electric
vehicles to reduce carbon emissions. We will value this using the central
non-traded value of CO2.

Sub-developers to minimise energy consumption as much as practically
possible, and enable residents and workers to maintain these standards.
Residents and workers to utilise opportunities for increasing sustainable modal
share of journeys by choosing walking, cycling and public transport.

CO2 SEQUESTRATION
(tonnes)

Offset CO2 emissions through absorption by green infrastructure such as trees, Continued protection and maintenance of green infrastructure to retain full
plants and shrubs.
long-term value.

AIR QUALITY AIR POLLUTION
(tonnes)

Impact1

Key:

1

Reduce reliance on fossil fuel motor vehicles within developments, improving
air quality through minimising the damage cost of NOx, SOx, PM2.5 and
PM10 pollutant emissions.

Progressive Transport Assessments and Framework Travel Plans for the
long-term, increase in adoption of sustainable modes of transport by all.

POLLUTION REMOVAL
(tonnes)

Incorporate green infrastructure such as trees, plants and shrubs to offset
pollutant emissions of NOx, SOx, PM2.5 and PM10.

Continued protection and maintenance of green infrastructure to retain full
long-term value.

CARBON STORAGE
(tonnes)

Value the carbon embedded within green infrastructure such as soil, trees,
plants and shrubs, including both existing and development additions.

Project teams to develop innovative and integrated landscaping, drainage
and ecological enhancement strategies. Continued protection and maintenance
of green infrastructure to retain full long-term value.

ENHANCING
BIODIVERSITY
(biodiversity unit net gain %)

Maintain and enhance natural ecosystem services by increasing appropriate
natural habitat and ecological features over and above those affected by the
development, achieving biodiversity net gain on projects.

Progressive ecological assessments and design studies to identify innovative
opportunities to maximise enhancement of site ecological value.

OPERATIONAL WASTE
(tonnes)

Increase the recycling rates of developments, reducing the disamenity cost
of operational landfill waste.

The creation and adoption of Waste Management Plans following a hierarchical
approach to reduce resource use, waste generation and increase recycling.

CONSTRUCTION WASTE
(tonnes)

Reduce landfill waste through efficient material selection and increased
recovery and recycling rates.

Development of Waste Management Plans following a hierarchical approach
to reduce waste from the outset.

EMBODIED CARBON
(kgCO2/m2)

Minimise embodied CO2 emissions from production, transport, and
manufacture of construction materials. Explore modern methods of
construction.

Consideration of efficient design, sustainable material selection,
reuse of materials, use of local supply chain and offsetting.

WATER

WATER CONSUMPTION
(litres)

Apply a hierarchical approach to design to reduce operational water
consumption and water bills.

Sub-developers to minimise water consumption as much as practically
possible and enable residents and workers to maintain these standards
and reduce costs.

ENERGY

ELECTRICITY
CONSUMPTION
(kWh)

Apply a hierarchical approach to design to reduce operational electricity
use and reduce electricity bills.

Sub-developers to minimise energy consumption as much as practically
possible and enable residents and workers to maintain these standards and
reduce costs.

GAS CONSUMPTION
(kWh)

Reduce reliance on gas heating and fossil fuels, through energy efficient
design and provision of low and zero carbon alternatives and reduce bills.

To phase out use of natural gas on all developments and consider use of
alternatives such as ‘green’ gas where available or renewable electricity.

LAND

MATERIALS
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Delivering A Better Impact

Growing A Naturally Better Environment
The value we can deliver
Across our portfolio we will target exceptional levels of development.
By going significantly beyond BAU approaches we estimate we can
deliver the following Natural Capital Value across our portfolio.

CARBON
EMISSIONS:

£10.4m

Increase energy performance and saving over 132,500
tonnes of CO2 emissions with a value of £5.9m.
Enabling a 60% increase in sustainable commuting,
preventing 101,000 tonnes CO2 with a value of £4.5m.

MATERIALS:

£17.0m

Diverting 11,700 tonnes of construction waste 37,000
tonnes of operational waste from landfill, at a value
of £2.7m. Efficient material use and design reducing
embodied carbon by 199,000 tonnes of CO2 with a
value of £14.3m.
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AIR
QUALITY:

1,800
Homes

£5.2m

Reducing 368 tonnes of road traffic pollution
emissions (NOx, SOx, and PM), saving £5.2m.

WATER:

£2.3m

Saving over 1.4 million m3 of residential and
commercial water consumption, reducing utility
bills by £2.3m.

1,815,000

Commercial (ft2)

4,200

4,500

430

Residents

Workers

Acres

LAND:

£1m

Maintaining and enhancing the biodiversity of
430 acres of land by a net gain of 10%, at a value
of £410k. Maintaining landscapes by protecting
over 19 tonnes of soil carbon, at a value of £450k.

ENERGY:

£41.5m

Saving 920 GWh of electricity and gas consumption
from residential and commercial developments,
reducing utility bills by £41.0m.

Case Study:
Esholt Positive Living
Esholt Positive Living will create a ground-breaking, beacon of sustainable development in
West Yorkshire on land that includes disused waste water treatment works. This will provide
an exemplar model for responsible and sustainable development.
The Six Capitals help us understand, measure and manage the impact of our work; inform the development of the most
appropriate strategies and maximise the potential of land.

“ This development demonstrates how sustainability can drive design and
we are looking forward to being able to deliver this ambitious project.”
Jerry Tate, Partner at Tate Harmer

Sustainable Water Cycle:

Towards Net Zero Operational Carbon:

The scheme uses a hierarchical approach to reduce per
capita water consumption and has a residential target
of 80 litres/person/day (a 30% reduction on BAU). The
landscape strategy has been designed to mimic natural
drainage through the use of SUDS.

The project minimises energy demand by using passive
measures and efficient systems prior to the deployment of
LZC technologies. The project is targeting ≥ 70% reduction
of regulated CO2 emissions with aspirations to become a
zero-carbon development as the proposed adjacent
commercial site is delivered.

Towards Net Zero Embodied Carbon:

Sustainable Land Use and Biodiversity:

Life cycle assessments will be undertaken during the
detailed design stages to inform the selection of materials,
reducing lifetime embodied carbon emissions.

The scheme embraces its location and seeks to enhance
permeability for wildlife, revitalising the surrounding
woodland environment to provide a net gain to the
ecological value of the site.
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Delivering A Better Impact

Creating Communities That Bring People Together
Why

What

We believe that good neighbourhoods should bring people together in an inclusive manner. They should be fit for life,
accommodating the young and the old, the well and those in need. We start with this at the heart of our projects.

The following pages set out the associated indicators for each impact
category, metrics to measure performance, the associated scope of
impact (direct, indirect or enabled), our commitments and expectations
of our supply chain.

How
All our developments will consider the following themes throughout the project life cycle.
• COMMUNITY: Achieving high life satisfaction through connection and belonging to the local neighbourhood and
community. Harnessing the power of professional networks and collaboration to promote jobs that benefit society.
• QUALITY OF PLACE: Creation of welcoming neighbourhoods through provision of high-quality buildings, public open
spaces and pathways. Accessibility, safety and security will be promoted through well designed developments that
promote natural surveillance reducing graffiti, vandalism and crime.
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Delivering A Better Impact

Creating Communities That Bring People Together
Category

Indicator (Metric)

COMMUNITY

QUALITY OF
PLACE

Key:

1

<£100k

We Will...

We Expect...

GOOD JOBS
(% of Salary)

Promote employment opportunities that are of high value to society,
establishing networks in industries such as innovation, research and
technology. This considers the additional social value as a proportion
of salary (social externality).

Input and advice on what forms of employment would benefit the local area
and how this could be promoted through development.

SOCIAL CONNECTIVITY
(Quantitative Life Satisfaction
eg. Score out of 10)

Increase opportunities for social interaction through connection and
belonging to the local neighbourhood to improve life satisfaction.

Developments to be designed and managed to promote and encourage the
growth of a strong community.

SECURITY
(Quantitative Life Satisfaction
eg. Score out of 10)

Create a safe and secure environment, reducing concerns with crime
and anti-social behavior to improve life satisfaction.

Design teams and contractors to promote natural surveillance and secure
by design principles.

ACCESSIBILITY
(% Buildings)

Create accessible and universally designed environments to increase life
satisfaction and economic activity.

These principles to be embedded through construction and project delivery.

Direct
£100k - £1m

Impact1

Indirect
£1m - £10m

£10m - £100m

Enabled
>£100m
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Delivering A Better Impact

Creating Communities That Bring People Together
The value we can deliver
Across our portfolio we will target exceptional levels of development.
By going significantly beyond BAU approaches we estimate we can
deliver the following Social Capital Value across our portfolio.

COMMUNITY:

£425m

Improving social connectivity within
communities, increasing life satisfaction, at a
total value of £32m. Promoting employment
opportunities in industries that add an
average societal benefit at 11.0% of the job
salary value, equivalent to £394m.
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QUALITY OF
PLACE

1,800
Homes

£144m

Providing 100% accessible and universally
designed buildings, valued at over £37m
to quality of life. Creating a more welcoming,
safer and secure neighbourhood, increasing
life satisfaction, at a total value of £107m.

1,815,000

Commercial (ft2)

4,200

4,500

430

Residents

Workers

Acres
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Case Study: Huntwick Grange
Huntwick Grange, a 300 acre site in Wakefield, is our
largest Planning Promotional Agreement (PPA) to date.
A masterplan has been developed for the transformational project which
incorporates market facing employment with good transport links to the
nearby motorways. It includes approximately 1,500 new homes addressing
the housing deficit of the district, community facilities including a new
primary school, a new retail offer to complement the existing town
centre and accessible green space with a link to the proposed nine lakes.
The proposed mix will help address local needs and accelerate
delivery, comprising of market and affordable housing, community
land trust/co-housing, self-build and custom build properties, later-living
housing, small/medium sized residential developers and volume
house builders.
The development represents an opportunity to enable housing-led
regeneration to create a critical mass of population to facilitate the
delivery of the road connections, whilst improving the setting of the
existing settlement itself. The development will also act as a catalyst
for significant investment into the area.

“ Huntwick Grange is a great opportunity to realise the ethos of the
Keyland Blueprint in the creation of sustainable neighbourhoods,
that connect and grow the communities of Featherstone, and deliver
a positive impact across all Six Capitals.”
Anthony Davies, 3ADAPT
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Delivering A Better Impact
Generating Wellbeing
Why
Creating places that are bright, airy and
comfortable with access to nature is linked
to significant health benefits. Being reassured
that our developments are safe and welcoming
with places for play, will make people smile
and feel good.

How
All our developments will consider the following
themes throughout the project life cycle.
• WELLBEING: Creating happy and healthy
homes and workplaces, maximising
opportunities for recreation and leisure by
incorporating quality views, natural light and
fresh air, resulting in increased productivity.
• JOBS: Creation of direct and indirect
local construction jobs, boosting the local
labour market with new residents, as well
as opportunities for high quality permanent
commercial employment.
• HEALTH AND SAFETY: Minimising human
injury cost through hazard and risk reduction.

What
The following pages set out the associated
indicators for each impact category, metrics
to measure performance, the associated
scale of impact (direct, indirect or enabled),
our commitments and expectations of our
supply chain.
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34 MILLION

People make regular visits to their
local park and 68% of those feel it
is an essential or important part of
their quality of life.
Heritage Lottery Fund (2014) State of UK Public Parks
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Delivering A Better Impact
Generating Wellbeing
Category

Indicator (Metric)

WELLBEING

JOBS

HEALTH &
SAFETY

Impact1

We Will...

We Expect...

RECREATION & PHYSICAL
ACTIVITY
(Quantitative Life Satisfaction
eg. Score out of 10)

Promote active lifestyles and provide access to new recreational facilities
and opportunities such as sports fields, playgrounds, gardens and allotments
to increase life satisfaction.

Encourage active lives, engaging in healthy and positive choices and
maintaining safe, convenient and attractive environments.

THERMAL COMFORT
(% Productivity)

Promote well ventilated buildings with natural light, fresh air and views that
increase workplace productivity.

Project team consideration and modelling to exceed Building Regulations Part
L, adopt best practice standards and consider future climate weather files in
delivering resilient developments.

CONSTRUCTION
EMPLOYMENT
(Number of jobs)

Generate direct and indirect employment and labour opportunities to the local
economy during construction.

Contractors and developers to promote local employment and the use of local
supply chains.

LOCAL EMPLOYMENT
(Number of jobs)

Create opportunities for high quality permanent commercial employment,
utilising local skills and addressing community need, in addition to boosting
local labour market from new residents.

Occupiers to create a business environment that fosters co-operation,
collaboration and builds opportunities for innovative hubs.

CONSTRUCTION INJURIES
(Number of injuries)

Minimise human injury cost by setting and maintaining high standards of
health and safety during construction processes.

Monitoring and adherence to highest health and safety standards.

Key:

1

<£100k

Direct
£100k - £1m

Indirect
£1m - £10m

£10m - £100m

Enabled
>£100m
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Delivering A Better Impact
Generating Wellbeing

The value we can deliver
Across our portfolio we will strive to deliver exceptional developments.
By going significantly beyond BAU approaches we estimate we can
deliver the following Human Capital Value across our portfolio.

WELLBEING:

£48m

Increasing opportunities for recreation and physical activity,
increasing life satisfaction across residents and workers, valued at
£43.7m. Designing healthier and more comfortable workplaces, with
productivity increases valued at £3.9m.
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1,800
Homes

JOBS:

1,815,000

Commercial (ft2)

4,200

4,500

430

Residents

Workers

Acres

£617m

Creating an additional 1,100 construction related jobs in the local
economy, by boosting spending in the supply chain and wider
economy, worth £50m. Creating an additional 1,500 jobs through
our commercial developments, with an additional 1,000 jobs
generated by residents employed in the local area, an employment
value of £566m.

Case Study: North Bierley
The redundant 57 acre North Bierley Water Treatment
Works site, which is strategically positioned at a major
intersection of the M62 Transpennine motorway and the
M606 Bradford Link in West Yorkshire, has been disused
since 2010.
Our plans will transform the site into a major commercial scheme, having
been granted planning approval, giving a significant boost to the local and
regional economy.
The industrial development comprises circa 400,000 sq ft and will create
some 800 new jobs.

“We are delighted that such an extensive and well-located
site will now be able to achieve its full potential. The demand
for new industrial and distribution space to support the
growing needs of regional businesses is well documented and,
in addition to facilitating some 800 new jobs, this scheme can
protect the long-term needs of local and regional occupiers
and potentially welcome inward investment to the area.”
Peter Garrett, Managing Director, Keyland Developments
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Delivering A Better Impact
Enabling Everyone To Thrive
Why
Every development is an opportunity for learning.
Developments that are sustainable are as
much due to the decisions made by the people
that live, work and play there. We therefore
endeavour to put in the technology
and infrastructure to allow everyone to learn
to flourish, including ourselves.

How
All our developments will consider the following
themes throughout the project life cycle.
• SKILLS: Boosting local knowledge, skills and
creation of intellectual value through provision
of apprenticeships during construction, and
encouraging innovative employment that
increases the production of intangible assets.
• PLANNING: Utilising and expanding the local
collective knowledge and skillsets of the
assembled design to increase land value by
gaining planning permission for high quality
sustainable developments.

What
The following pages set out the associated
indicators for each theme, metrics to
measure performance, the associated
scale of impact (direct, indirect or enabled)
and our commitments and expectations
of our supply chain.
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DEVELOPING THE
NEXT GENERATION

“We will employ placement
students and encourage our
supply chain to provide training
opportunities on our sites.”
Beth McQue, Development Planner,
Keyland Developments
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Delivering A Better Impact
Enabling Everyone To Thrive
Category

Indicator (Metric)

SKILLS

PLANNING

Impact1

We Will...

We Expect...

APPRENTICESHIPS
(Number of Apprenticeships)

Boost local knowledge and skills through provision of apprenticeships
and other training opportunities during construction of development.

Contractors to create a range of training and apprenticeship opportunities
exceeding national best practice, generating a wide range of mutual benefits.

INNOVATION
(% of salary)

Promote the creation of employment that increases the production of intangible Local authorities to support the establishment of innovative businesses,
assets (software, reputation and branding, design, and research
and organisations to invest in innovation.
and development) measured as a proportion of salary.

LAND VALUE UPLIFT
(% ‘Green Premium’)

Utilise and expand the local collective knowledge and skillsets of the
assembled project teams to increase local land value though achieving
successful planning permission for sustainable developments.

Project teams to work collaboratively, creatively and openly to generate
innovative designs and solutions to developing sustainable neighbourhoods.

Key:

1

<£100k

Direct
£100k - £1m

Indirect
£1m - £10m

£10m - £100m

Enabled
>£100m

CONNECTED DEVELOPMENTS THAT ENABLE MORE
SUSTAINABLE CHOICES

“We will endeavour to support high connectivity on all our sites with
high speed internet and encourage our supply chain to incorporate smart
infrastructure to enable residents to make more sustainable choices.”
Cameron Sanderson, Development Surveyor, Keyland Developments
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Delivering A Better Impact
Enabling Everyone To Thrive
The value we can deliver
Across our portfolio we will strive to deliver exceptional developments.
By going significantly beyond BAU approaches we estimate we can
deliver the following Intellectual Capital Value across our portfolio.

SKILLS:

£256m

Increasing employment in construction and
related industries results in an additional 56
apprenticeships, valued at £370k.
Promoting employment opportunities in
industries that generate intangible assets at
an additional 10% of the job salary value,
equivalent to £580m.
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PLANNING

1,800
Homes

£7.3m

Exceptional design strategies lead to
planning approval of higher quality
developments, creating an additional
£7.3m uplift in land value.

1,815,000

Commercial (ft2)

4,200

4,500

430

Residents

Workers

Acres
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Delivering A Better Impact
Shaping Our Places & Spaces
Why

How

What

Our role as a developer is to shape the world
around us, creating the facilities and homes
that allow communities to thrive.

All our developments will consider the following themes throughout the project life cycle.

The following pages set out the associated
indicators for each impact category, metrics
to measure performance, the associated
scale of impact (direct, indirect or enabled),
our commitments and expectations of our
supply chain.

• ASSETS: Achieving high quality and affordable developments, with long-term adaptive design
features to preserve and enhance the setting of local heritage assets.
• RESILIENCE: Develop buildings and site infrastructure with long-term adaptive design
considerations to reduce flood risk and damage.

Case Study:
Hidden Home
This ‘hidden home’ on a former surface water
reservoir will be a stunning residential property,
designed to sit discreetly within the existing
footprint of the reservoir, but also offer panoramic
views of the surrounding countryside.
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Delivering A Better Impact
Shaping Our Places & Spaces
Category

Indicator (Metric)

ASSETS

RESILIENCE

Impact1

We Will...

We Expect...

ASSET VALUE (£)

Achieve high quality and affordable developments, with market rates reflecting
highly efficient and sustainable design features.

Developments to be managed in such a way as to maintain green infrastructure
provision, rainwater harvesting systems and solar photovoltaic panels.

HERITAGE
(Quantitative Life Satisfaction
eg. Score out of 10)

Preserve and enhance the setting of local heritage assets and features to
increase life satisfaction.

Project teams to conserve and promote enjoyment of local heritage assets
where applicable, respecting local character alongside contemporary design.

FLOOD RISK
(annual probability
of flooding %)

Develop buildings and site infrastructure to consider the future climate and
reduce flood risk and damage.

Project teams to consider how developments can be designed to minimise
water run-off and reduce flood risk, by careful management of surface water
and where possible mimic natural drainage.

Key:

1

<£100k
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Direct
£100k - £1m

Indirect
£1m - £10m

£10m - £100m

Enabled
>£100m

Our Blueprint Policy

Delivering A Better Impact
Shaping Our Places & Spaces
The value we can deliver
Across our portfolio we will strive to deliver exceptional developments.
By going significantly beyond BAU approaches we estimate we can
deliver the following Manufactured Capital Value across our portfolio.

ASSETS:

£98m

Creating high quality residential dwellings at a ’green premium’ of
8%, increasing house prices by £41m, with commercial employment
spaces increasing by a ‘green premium’ of 20% and £40m
respectively.

1,800
Homes

1,815,000

Commercial (ft2)

RESILIENCE:

4,200

4,500

430

Residents

Workers

Acres

£180k

Reducing flood risk saves up to £180k in damage costs.

Conserving and enhancing local heritage features increases
engagement and life satisfaction of residents and workers by
up to 5%, valued at £17m.
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Case Study: Broomfields
Our plan to build 320 new homes near Whitby seeks to
provide an innovative mix of housing, community hub,
associated infrastructure and public open space.
Our application site has been split into four distinct development sections
catering for different housing providers including; self and custom build,
community land trust / co-housing, later-living housing and small/medium
sized housebuilders and volume house builders. This approach will allow the
delivery of different types, forms and tenures of housing to meet the diverse
housing needs within Whitby, whilst also speeding up delivery rates.

“As a major landowner in the region we see
it as our responsibility to take the lead in
diversifying the current housing offer, catering
more appropriately to the full spectrum of
demographic need – creating places that are
inclusive, healthy and sustainable.”
Luke Axe, Strategic Land & Planning Manager, Keyland Developments
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Delivering A Better Impact

Giving Back To Society & Communities
Why
Our developments provide homes, business and
community facilities that are cheaper to run, maintain
and ultimately grow in value rather than depreciate
through time.

How
All our developments will consider the following
themes throughout the project life cycle.
• INVESTMENT: Investing in design teams to utilise
industry leading knowledge and skills to deliver high
quality developments, before site level investment
in quality materials and labour to ensure that a site
delivers its true Six Capitals value.
• AFFORDABILITY: Providing a range of new housing
in areas of identified need, including the allocation
of affordable housing.
• LOCAL ECONOMY: Boosting the local economy
generated by the development through expenditure
of new residents and workers on leisure and culture,
in addition to local authority benefits such as council
tax and business rate incomes.

What

BOOSTING THE
LOCAL ECONOMY

Research shows that for
every £1 spent with
an SME there was an
additional 63p benefit
for the local economy
compared with 40p in
every £1 spent with a
larger business.
Federation of Small Businesses,
Local Procurement: Making the most
of small business, one year on (2013)

The following pages set out the associated indicators
for each impact category, metrics to measure
performance, the associated scale of impact (direct,
indirect or enabled), our commitments
and expectations of our supply chain.
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Delivering A Better Impact

Giving Back To Society & Communities
Category

Indicator (Metric)

INVESTMENT

We Will...

We Expect...

DESIGN INVESTMENT (£)

Invest in, assemble and manage leading consultants and design teams,
drawing on exceptional knowledge and skills to create high quality
developments.

Our supply chain to work collaboratively to deliver exceptional designs that
improve all Six Capitals.

SITE INVESTMENT (£)

Collaborate, partner, promote and transfer land to housebuilders and
commercial developers that share our values.

Housebuilders and commercial developers to invest appropriately in quality
materials and labour to ensure that a site delivers its true potential.

RETURN (£)

Deliver a greater return and reinvest in the delivery of homes and industrial
space that increases Six Capitals value.

Equitable and responsible sale of homes and income from commercial space.

AFFORDABILITY

AFFORDABLE HOUSING (£)

Provide a range of new housing in areas of identified need, including a
proportion of affordable housing to enable opportunities for all members
of society.

Local authorities to work with us to understand the need for affordable housing
including the appropriate types, tenures and sizes.

LOCAL
ECONOMY

HOUSEHOLD
EXPENDITURE (£)

Boost the local economy of developments through commercial expenditure Developments to integrate well with surrounding areas and local economy,
contributing to local growth and regeneration.
of new residents and workers on leisure and culture.

TAX RATES (£)

Boost local authority and public spending funds through additional council
tax, income tax, national insurance and business rates incomes.

Key:

1

<£100k
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Direct
£100k - £1m

Impact1

Indirect
£1m - £10m

£10m - £100m

Enabled
>£100m

To reinvest public funds to improve local infrastructure.
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Delivering A Better Impact

Giving Back To Society & Communities
The value we can deliver
Across our portfolio we will strive to deliver exceptional developments.
By going significantly beyond BAU approaches we estimate we can
deliver the following Financial Capital Value across our portfolio.

INVESTMENT:

£29m

Investing an additional £650k into assembling
high quality design teams. Investing an
additional £84m, to deliver high quality
assets. Delivering high quality homes enables
a £15m increase in sale value. Delivering
high quality commercial space enables
an increase of £40m in rental income of
commercial space at a yield of 4.75%.

AFFORDABILITY:

1,800
Homes

£27m

Delivering affordable housing, saving
homeowners £27m in house price value.

1,815,000

Commercial (ft2)

4,200

4,500

430

Residents

Workers

Acres

LOCAL
ECONOMY:

£305m

Increased commercial space value
increases tax rates to local authorities by
£230m. Increasing the locality of household
expenditure on leisure and culture generates
an additional £75m within the local economy.
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The
Future
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The Future

Creating A Legacy
LASTING VALUE TO SOCIETY
We unlock development potential and deliver
value across our stakeholders. All our projects
are conceived from the outset as sustainable and
high quality neighbourhoods and communities.
This has always been a part of our DNA.
We believe that our Blueprint demonstrates,
measures and evaluates a holistic concept of
our impacts, setting our strategic approach to
delivering more value.

Financial

Moving beyond traditional measures of
economic value, we feel that the Blueprint is a
more complete, realistic and holistic assessment
of the intrinsic value generated through our
developments, and by working together across
our supply chain we aim to truly maximise the
value we bring to individuals, communities
and regions.

199,000

Natural

tonnes with a
market value
of £14.3m

Social
Human
Intellectual

Promote active
lifestyles to
residents with

Where we believe that we have gone further
than others, is in developing a transparent
approach to quantifying not just our impacts,
but those of our supply chain and also the
enabled impacts of our developments by
publishing our methodology.
This is built on the Six Capitals approach to
sustainable development, a model which places
an emphasis on living within natural limits but
also increasing, social, human, intellectual,
manufactured and financial value.

Reduce embodied
carbon by

Manufactured

£27m
Increase land
value by an
additional

£7.3m
through design
and planning

£32m
to life satisfaction

construction
related jobs in
the local economy

Increase tax rate
income to local
authorities by

£234m
Deliver a
biodiversity net
gain of 10%
across of 430
acres of land, worth

in energy bills

Create 1,500
additional local
jobs, worth

£566m

£410k

to life
satisfaction

Promote
employment
that generates

Reduce CO2
emissions by
132,500 tonnes
with a market
value of

£580m

£5.9m
Promote
employment
opportunities
that add

£394m
to society

Increase
household
expenditure in the
local economy by

£41m £75m

£370k

added value

Improve social
connectivity
resulting in an
increase of

1,100

Save 920 GWh
of gas and
electricity,
saving end users

Train an
additional 56
apprentices
with a skills
uplift of

£44m
Deliver
affordable
housing, saving
homeowners

Create an
additional

of intangible
assets

Deliver
assets worth
an additional

£81m

Save
3
1,400,000m
of water, saving
end users

£2.3m
in water bills
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The Future

Reflecting On Our Journey
THE CHALLENGES AND
OPPORTUNITIES
Exploring the value we contribute to society is
interesting, exciting and challenging in equal
measure. Expressing our direct, indirect and
enabled impacts into monetary values has
allowed us to convert and compare using a
consistent approach and unit of measure.
However, perhaps more importantly it has raised
some deep and profound questions. What is our
true impact? What are we really responsible for?
Should we be thinking more holistically about the
true value of nature? Exploring these questions
has greatly enhanced our knowledge of our true
impact, which is significantly larger than we had
currently thought. This is inspiring and has also
brought with it a sense of responsibility.
Whilst the understanding of the value created
is developing and complex, it is too important
to ignore just because it is difficult to measure.
By publishing our methodology, we hope to
establish a debate around the things that we
believe are important and also to invite further
exploration.

DEVELOPING CONFIDENCE

BETTER FOR EVERYONE

In developing the benchmarks for our impacts,
we have found that data availability and reliability
has proved easier for commonly measured
metrics (eg. m3 of water) than others (eg. effects
of physical activity on wellbeing). Similarly the
monetary valuation of these quantities has also
proved easier in some impacts where there is
a direct and consistent relationship with the
physical quantity (eg. £ per tonne CO2) than
others where the value is derived from a diverse
system of benefits (eg. value of ecosystem
services).

We have also recognised the need for defined
and consistent boundaries around the ‘scope’
of the generated impacts and attributed values,
as well as the comparison baseline state of
each impact.

We have therefore applied a ranking from low
to high confidence in our benchmarked values,
and will continue to collect data and information
to improve their reliability and representativeness
of true Six Capital value delivered.

“The best way to predict the
future is to create it”
Abraham Lincoln
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Furthermore, ensuring that we are clear and
transparent over which stakeholders benefit
from each impact category aims to avoid double
counting, with impacts quantified relative to
a ‘do nothing’ state in order to capture the
absolute impacts of development in addition to
the relative benefits of going significantly beyond
BAU standards.
There is often not a simple chain of cause
and effect from impact to monetary value; for
example the value of job creation through skills
development, spending in the local economy
and re-investment back into society. Such
impacts can be thought of to closer represent
a ripple of smaller impacts that moves through
society. To try and capture this holistic value,
we have carefully considered individual aspects
through their respective impact on each of the
Six Capitals.
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The Future
Next Steps
THINKING BIG

ZOOMING IN

ONWARDS AND UPWARDS

Our findings so far have helped us to understand
the significant possibilities and opportunities
across our portfolio. So far this has focussed on
the ‘big picture’; where our developments create
Six Capital value and how this approach can
increase benefits to all our stakeholders.

When averaged assumptions at a local level
are summed across our portfolio, they can
provide a representative estimate of the total Six
Capital value. However we believe there is also
a significant opportunity to further develop and
refine our assumptions on a site level, allowing a
greater granularity and ability to evaluate, track
and deliver improved value throughout
the project life cycle.

By continuously developing our knowledge base and
understanding of our impacts, we will aim to update our current
assumptions, improve ways to quantify and value existing impact
considerations, and inform additional impacts and considerations
that help us further assess and improve the Six Capital value
across our developments.

To enable us to understand this broad view of
value creation, we have therefore sometimes had
to rely on generalised or averaged assumptions
across our portfolio, for example including the
area of new homes, number of jobs created
or water consumption per person. Wherever
possible we have tried to base our assumptions
using data that is as granular by location as
possible, for example by using average house
prices within a site’s postcode area,
or employment data within the local authority.

Furthermore, applying a narrower focus on a
site by site basis will enable us to consider the
benefits of each impact in turn; whilst the three
performance levels of BAU, Best Practice and
Exceptional have allowed us to understand the
scale of benefits that our approach can bring,
we would like to explore how impact
performance relates to site specific factors
and regional context.
Eventually this should enable us to create a
feedback loop within our site development
process, where our existing benchmarks can
be used to inform bespoke site development
objectives, targets and KPIs. Tracking
these measures across the life cycle of our
developments will allow us to include our actual
site performance data into our valuation model.

We hope to work in collaboration with others to develop the ways
in which we assess value but more importantly to improve its
delivery. Ultimately we believe that delivering more for society is
beneficial to our own long term sustainability.
If there is one thing we have learned from our journey so far is that
everyone can prosper from doing the right thing.

It is exciting to see Keyland shape its business strategy around
the Six Capitals approach to further grow its commitment
to the creation of sustainable communities. It’s even better
to hear of the many clients that are quickly seeing the
added value this new approach is bringing. The ongoing
collaboration between Keyland and Yorkshire Water on our
Six Capitals approach is transforming the way we do
business for the benefit of our customers.
Gordon Rogers, Head of Sustainability, Yorkshire Water
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NOTES ON METHODOLOGY

Our Blueprint seeks to push beyond traditional
approaches to identify the potential size of the
opportunity of moving beyond business as
usual approaches to exceptional standards
of development across our portfolio. It has
been developed in good faith using referenced
benchmarks for each category and following
a range of methods. This work stands on the
shoulders of many other leaders, including
Yorkshire Water, Crown Estates, the International
Integrated Reporting Council approach, Housing
Association Charitable Trust (HACT), academic
publications and other industry leading reports
which will be referenced in our methodology
documentation. We are committed to further
work in this field and will continue to publish
our findings. Please share your thoughts with
us about our work, including any questions and
suggestions that you may have.

We have considered where possible the direct, indirect and
enabled costs and associated benefits across a number of
categories that we consider material in the development of
our sites. The costs and benefits have been calculated using
approximations and simplifications across the sites we expect to
develop in the next 5 years. The uncertainty of the calculations
vastly increases from direct, to indirect and the enabled costs
and benefits as our model attempts to quantify aspects further
into the future and more removed from our immediate control.
The ability to deliver the potential value will be dependent on
many factors including but not limited to market conditions,
viability, supply chain capability and site context. Additionally
the benchmarks and methodologies themselves are likely to
change and be refined through time as we learn and standards
across the industry improve. Our approach considers the
difference between business as usual and exceptional standards
of development which Keyland will target. This means that all
potential value is presented positively as they represent the
difference between the two approaches. The only exception
being the investment required to achieve the given benefits.
Many of the approaches are novel but all use benchmarks based
on or derived from referenced documentation. All benchmark
levels have been sourced and will be referenced in our up and
coming methodology document. Our methodology contains an
assessment of confidence in our approach with respect to each
impact category.

DISCLAIMER
This document (including any enclosures and attachments) has been prepared solely for the purpose for which it is provided i.e.
information only. This document is not intended to amount to advice on which you or any third party should rely upon. Any figures
stated within the document are illustrative only and should not be relied upon as guarantees for any future projects.
No part of this document should be reproduced, distributed or communicated to any third party. Keyland does
not accept any liability if this document is used for an alternative purpose from which it is intended,
nor to any third party in respect of this document.
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