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Dear IR 18 August 2022

Thank you for your email of 13 June 2022 requesting the following information:

“l would appreciate copies of the MOD commissioned preliminary studies as to how the
Wethersfield site could be developed that you mention in your leftter.

| understand some aspects may be redacted, but it will help to gain something of an overview
given that there appears to be no Masterplan for the site at present.”

| am treating your correspondence as a request for information under the Freedom of Information
Act 2000 (FOIA).

A search for the information has now been completed within the Ministry of Defence (MOD) and |
can confirm that all the information in scope of your request is held.

The information you have requested can be found enclosed at Annex A. However, | can advise
that some of the information in scope of your request falls entirely within the scope of the
exemption provided for at Sections 43 (Commercially Sensitive) and has been redacted.

Section 43 is a qualified exemptions and is subject to public interest testing which means that the
information requested can only be withheld if the public interest in doing so outweighs the public
interest in disclosure.

Section 43 has been applied because some of the information has the potential to adversely affect
relations with our allies. The balance of the public interest test concluded that whilst release would
increase public understanding and confidence in the relation the United Kingdom has with other
international states in its assistance with operations the balance of the public interest lay in
withholding this information you desire. | have considered it necessary to apply the higher level of
prejudice against release of the exempted information at the higher level of “would” rather than
“‘would be likely to". '

Section 43 has been applied because release of some of the information has the potential to
prejudice future negotiations between the MOD and contractors. The outcome of the balance of
the public interest test concluded that whilst release would promote openness, transparency and a
further understanding of government processes in decision making in areas relating to matter of
public spending and contractual arrangements. The public interest however lay in withholding
some of the information you desire, as the MOD considers disclosure of this information could
prejudice the MOD’s commercial relationships and impact the Department’s bargaining position in



the future. The interest in withholding the information therefore far outweighs the public interest in
disclosing it.

Under Section 16 of the FOIA (Advice and Assistance), you may find it helpful to know that the
information in this document concerning the proposed development of the Wethersfield site, was
accurate at the time the report was completed, however part of this report is now obsolete.

If you have any queries regarding the content of this letter, please contact this office in the first
instance.

If you wish to complain about the handling of your request, or the content of this response, you
can request an independent intemal review by contacting the information Rights Compliance
team, Ground Floor, MOD Main Building, Whitehall, SW1A 2HB (e-mail CIO-FOI-
IR@mod.gov.uk). Please note that any request for an internal review should be made in writing
within 40 working days of the date of this response.

If you remain dissatisfied following an internal review, you may raise your complaint directly to the
Information Commissioner under the provisions of Section 50 of the Freedom of Information Act.
Please note that the Information Commissioner will not normally investigate your case until the
MOD internal review process has been completed. The Information Commissioner can be
contacted at: Information Commissioner’s Office, Wycliffe House, Water Lane, Wilmslow,
Cheshire, SK9 5AF. Further details of the role and powers of the Information Commissioner can
be found on the Commissioner's website at https://ico.org.uk/.

Yours sincerely

DIO Secretariat
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EXECUTIVE SUMMARY

| | north of the village of Wethersfleld, Braintree is located 45 miles north east of London, |
i reachable by train within just over 1 hour, and by car in approximately 1 hour 40 minutes, 'l
i Location | viathe M1 and A120. .
. Direct access to the site is limited, with a number of small tracks connecting to minor B |
roads. Braintree provides the closest train station, whilst Stanstead Airport is the nearest |
major airport for regional and international travel. i

"+ Located within the Braintree Disict,in the couny of Essx, the former RAF st si us

T P R [ . e e =

"« Total Site Area : 322 Ha _ ’,
"= The site Is surrounded by farmiand and woodland, while a few properties are situated on |
ﬂnfdngesofﬂuﬂté.pmdoﬂnmﬂyinmeMmstemm.Accommdaﬁon_
' includes mitary houses plus MDPGA offices, training faciltes, studert accommodation, g

Description so;iai.dub,daapql.ardammumam\gstuﬁum ' 9
! ‘s Redundant runways, hangars and storage facilities.

" = Rural location

« Considered to be as brownfield / Previously Developed Land

‘Largely level gradient
‘Majority of site available by 2023; remainder by 2025

1 ere b i et bbb A S ————

’- wmmm@vmmw1-wﬂanfmﬂommmadomdj
_ byFuﬂCouncﬂmZZFebmeOZ!andnwm\spanofﬂnStamtmyDewlopmem! _

. Plan for Braintree DC. _ ' E

"= Section 2 of the Local Plan 2033 (Policies, maps and sites for development, housing, |

Planning i snmloynnm.regewaﬁm-e«vdﬂinmmnum;ismm!ysubjeaman‘

: mmmwnbyirnpemmappﬁrmdbymmofswtehmommnhmmm

_ | Govemment o : _ _ i
t »  Hearing sessions (which are part of the overall examinatior)) will take place between 6 July |
1 zaamwmmmamm_m_mmmmm.nm{
‘= i | be the case (given the removal.of two garden communities) that t that the > Council are |




reqmredtnwﬂmakeammmedlmwofﬂmr housrng supplypostadophonof

Section 2,

IfmeCwmtammqumdmundertakeanknmedmmaewpastadopﬁmthuswmidl
presentanoppommitytopmmmesmfordevebpmmmmhmwcat Plan |

process

Anappl-caﬁbncmﬂdabobewhmudasanammormpamlielmprm
* through the local plan depending on timescales and further discussion with the Moion
wider planning strategy.

Proposal for a mixed-use comprehensive redevelopment scheme.

Affordable housing policy: 40% on rural sites,

Heritage Considerations: two listed buildings situated just outsrdethesneboundarymm

south and west.

" 2lindicative miasterpians worked up by the SPA teams, of offering a | m-m&max‘range
275 - 1,000 residential units; -
Up to 42 ha of commerdial land;

2 Category-C prisons;

Solar farms
Agriculture land

Option 1

Option 2

Land Value

Rate per Hectare
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" Please refer to Development Appraisa secton fr detal of the options
. Considerable uncertainty remains with regard to the scope of development possible at |
' Wethersfield: before committing to certain delivery structures further planning certainty |
Defivery Structures 1 ired, supported by technical evidence. ' |
- Hm,mrnNmofmmmmlm—mdpmposedum—Iiwtobnthoa;
. numberofdsposals, dependingonthelanduse, ..
. Ewmpmmmmmmmﬁmmmmi
0 Confirm and understand MoJ / prison proposals - and impact on ‘infrastructure’ capacity |

KeyNextStsps |

Undertake relevant due diligence, especially in terms of highways and utilities capacity |
. Subject to the above, revise masterplan and consider updated viability

|« Undertake market testing :

'« Prepare detalled disposal strategy
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It is understood that the vast majority of the site will be available for development by 2023, with the remainder available by
2025. '

SITE TECHNICAL REVIEW

SWECO — The DIO's technical advisors on the site ~ prepared an initial Risk Register for the site. This is attached at
Appendix C (SETA Risk Register). it notes that the key risks associated with the site and its development are:
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PLANNING POLICY

This Section of the Stage 1 Report outlines the planning cormwmn which the site has been evaluated. Given the sensitive
nature of the instruction, this has been based upon a desk-based assessment of the site.

NATIONAL PLANNING POLICY

The Revised National Planning Policy Framework (‘the NPPF® / “the Framework’) was published in February 2019 and
supersedes previous iterations. The NPPF sets out the Government’s planning policies for England and how these should
be applied. It is a material consideration for all planning decisions, and the making of a development plan. The NPPF sets
out that the purpose of the pianning system is to contribute to the achievement of sustainable development, through three
overarching objectives: economic, environmental and sodiat. '

The planning system should build strong, competitive and vibrant communities which protect and enhance our natural, built
and historic environment. Central to this is the need to ensure that development makes effective use of land, to provide the
homes and services required to meet the needs of present and future generations. At the heart of the framework is a
presumption in favour of sustainable development. '

Paragraphs 20-23 of the Framework relate to strategic policies, which shouH set out an overall strategy for the’ pattem,
scale and quality of development. Strategic policies should look ahead over a minimum 15 year period, to anticipate and
respond to long term requirements and opportunities. : '

Section 5 of the NPPF relates to ‘Delivering a Sufficient Supply of Homes'. Greater emphasis has been placed on the delivery
of new homes, with an enhanced mmmwmmmmmwmawdwmuesmm
a minimum of 5 years supply. Strategic policies should be informed by a local housing need assessment, conducted using
the standard methodology in planning guidance. The type, size and tenure of housing should be assessed and reflected in
planning policies, including the provision of affordable housing which is expected to be provided on site for all major
development involving the provision of housing, subject to viability. ' :

'Pafagraph'!Zstateﬁtlutthesuppiyoflarge.mbersofnewhomescanoﬂenbgbmammvedmroughplanrﬁng for larger
scale development, mhasnewse;ﬂawﬁqrsigﬁﬁcaﬁmr@onstowsﬁngwlbgsandtowns provided they are weil
designed and supported by infrastructure and facilities.

Section 6 of the NPPF seeks to create a strong and competitive economy, taking into account both local business needs

and wider opportunities for development. The Framework emphasises that new development should be supported by
appropriate infrastructure; create well designed places which conserve the natural and historic environment. ‘

Section 11 of the NPPF refers to aking effective use of land. Paragraph 118 sets out that planning policies and decisions

. shouid promote and support the development of under-utilised land and buildings, especially if this would help to meet
identified needs for housing whera!mdwpp!yisconsnhedmdavailabhs&escouubeusedmoreeﬁecﬂvekyﬂhis
paragraph also encourages the planning system to encourage multiple benefits from both urban and rural land, including
through mixed use schemes and taking opportunities to achieve net environmental gains. These principles are especially
important for the Wethersfield site and need to be kept in mind as the masterplan develops in support of emerging Local
Plan policy and planning application detail.



LOCAL PLANNING POLICY

Deveiopment Plan _
The adopted development plan for Braintree District Counci consiss of the following documents:
. Local. Plan to 2033 - Section 1 (2021) | '
s Core Strategy ( September 2011); and
s Local Plan Review (2005). -

Braintree District Coundil is in the process of reviewing their Local Plan which will replace both the Core Strategy (2011)
and the Local Plan Review (2005). Section 2 of the Local Plan 2033 (Policies, maps and sites for development, housing,
employment, regeneration etc within Braintree District) is currently subject to an examination by inspectors appointed
by the Secretary of State for Communities and Local Government. '

Hearing sessions (which are part of the overall examination) will take place between 6 July 2021 and 15 July 2021. The
discussion during these sessions should be monitored as the proposed allocations within Section 2 will be tested at
Examination.nmaybeﬂncm(gwenﬂumnmddumgudencmmﬁﬂswﬁﬂninmﬁndoﬂarpmmsed
allocations unsuitable) that the Cound will be required to undertake an immediate review of their housing supply post
adoption of Section 2. - ’ )

if the Council are required to undertake an immediate review post adoption, this would present an opportunity to
promote the Site for development through the Local Plan process. ' '

We note from an application taken to Planning Committee in June 2021 that the Council afford ‘some’ weight to Section
2 in the determination of planning application. This is stated in the requisite Committee Report for an application for
the erection of 19 dwellings in Gosfield (app ref: 21/00726/FUL)., -

Site Specific Designations

Having reviewed the Core Strategy Policy Map (September 2011), the Site has the foliowing designations:
e Outside Town Development Boundaries and Village Envelopes (therefore general countryside policies apply); and
e, Locaf Wildiife Site (small part of the airfield to the northern edge).

The Site lies dose to two Grade Ii Listed Buildings, Sculpins Farmhouse to the west and Cottons Farmhouse to the east
Cottons Farmhouse was built mid-16th Century and is vaiued as a significant heritage asset which led to its Listing in May
1985. Sculpins Farmhouse sits to the south east of the Site and is disconnected from neighbouring buildings. Sculpins
Farmhouse was built in early 17th century and alterations were cafried out to the farmhouse in the 20th century. There are
several Listed Buildings that are spread around the border of the wider Airfieid site.

The entire Site is situated within Flood Zone 1 where there is a less than 1in 1,000 annual probability of river and sea flooding.
The Site is not located in a Conservation Area and there are not believed to be any trees subject to Tree Preservation Orders.
The presence of any trees subject to Tree Preservation Orders should be confirmed with the Local Planning Authority.

.The Site is not designated for a specific use in emerging policy. It does fall within a wider landscape character area (the
Stambourne Farmland Plateau) within the emerging Local Plan 2033 Section 2.



As can be seen from the extract of the Draft Local Plan 2033 Section 2 Proposals Map below, it appears part of the northem
section of the Site is deﬁgnatedasabcaiwiﬂﬁeﬂte{ﬂue}.mmionofﬂndra&pmposah is poor when viewed
online. We recommend confirming this designation with the Council during early pre-application engagement.
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PLANNING POLICY OVERVIEW

The development plan comprises the primary planning dc;a.xment for BDC, however, given the advanced stage of the
Emerging Local Plan Section 2, this is aiso to be attributed significant weight.

Principle of Devel

The site is not the subject of any specific designations for a particular use within adopted or emerging policy. It is considered
to be previously developed / brownfield land in the countryside. : '

National policy encourages the use of previously deveioped land provided that it is not of high environmental value.
Policy RLP2 of the Local Plan states that new development will be confined to areas within town development boundaries
and village envelopes. Outside these areas, countryside policies will apply.

Core Strategy Policy CS5 (The Countryside) outlines that development outside town development boundaries, village
Wwamsmmmmmmmmmmmmcmm in order to
protect and enhance the landscape character and biodiversity, geodiversity and amenity. However, supporting text to this
policy says that the Council identify a need to secure a sound sustainable future for rural economy that contributes to the
District as a whole through tourism, agricutture and local small businesses.

The Wethersfield Airfield Museum is situated on the site and as a result of this, Policy CSH (Infrastructure Services and
Facilities) which seeks the protection of leisure and cultural uses apply. In accordance with this policy, BDC will resist proposals
that result in the loss or significant reduction of these types of services and facilities unless there is sufficient evidence that
ﬁ\eyammtongerviabteorneededorsaﬁsfactwauemaﬁvsnavailable. :



Local Plan Section 1 Policy SP2 (Spatial Strategy for North Essex) states that existing settiements will be the principal focus
for additional growth. Beyond the main settiements, the authorities will support the conservation and enhancement of the
natural environment, ' .

Policy LPPBS (Local Community Services and Facilities) outlines that the Courxil will seek the retention of all existing
community facilities and services. The Council will consider the change of use of these community facilities if the facility is
unviable and there is laﬂeormprbspeaofbeingmuemmﬁmmoramplammmfadmyofequaimbmermamy is-
provided. ' '

Draft Section 2 Policy LPP1 (Development Boundaries) states that development outside (development) boundaries will be
strictly controlled to uses appropriate to the countryside to protect the intrinsic character and beauty of the countryside.

Local Plan Policy RLP1 (Housing, Provision) was superseded in 2011 by Core Strategy Policy CS1 (Housing Provision and
Delivery). \ :

Policy CS1 states that the Council will pian for the delivery of a minimum of 4,637 dwellings between 2009 and 2026 (i.e. 15
year plan period = 309 dwellings per annum). The Policy goes on to state BDC will locate these dwellings within the District’s
main towns, on mixed use regeneration sites in Sible Hedingham and Silver End and at new mixed use Growth Locations at
north west Braintree, south west Witham and north east Witham. The Site does not fall within these Growth Locations.

Local Pian Section 1 Policy SP3 (Meeting Housing Needs) requires the local authorities to identify sufficient deliverabie sites
to provide for at least five years’ worth of housing against a target of 716 homes per annum for BDC. This annual target was
found sound by the Inspector in his report of December 2020.

Draft Section 2 Policy LPP17 states that Council will plan, monitory and fadilitate the delivery of a minimum of 14,320 new
homes between 2013 and 2033. The draft policy outiines the strategic growth locations where a significant proportion of
the new homes are to be focused. It should be noted that two of the largest locations (West of Braintree and Coichester
Borders), totalling 3,650 new homes are to be removed from the Plan following the Inspector finding them unsound as part
of the Section 1 Local Plan examination.

A material consideration in the future assessment of the acceptability of residential prowision on the site is the Council's
current housing land supply position. In accardance with Paragraph 11 of the NPPF, if the Council does not have an up to
date Local Plan, there is a requirement to to calculate the housing target using the Govemment's Standard Methodology.

The Government's Housing Delivery Test Results were published on 19 January 2021. The results showed that BOC delivered
85% of the required 2,277 new dwellings over the past three years.

BDC have therefore been required to produce an Action Plan to demonstrate how they will meet their identified need.
BOC's Housing Land Supply Statement is published in May each year. The most recent Statement (May 2021) states the
council can demonstrate a 5.34 year housing supply. We note that Council have not applied a 20% buffer to their housing
target which is required if there has been a persistent under delivery of housing in previous years.

It is also noted that an Officer Report pertaining to an application that was taken to Planning Committee on 15 December
2020 (app ref: 19/01025) that the Council's Housing Land Supply position has recently been challenged at a Public Inquiry
concerning a proposed development at School Road, Rayne. When considering the evidence the Inspector identified seven
housing sites which were the subject of dispute. The-Inspector was satisfied regarding the evidence on some of the seven
sites but not all, concluding that the housing land supply figure lay between 3.72 years and 4.52 years.
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In summary, the Council's position is that they can demonstrate a five year housing supply (5.34 years). We recommend the
 evidence base that this position is based upon is interrogated further at the next feasibility stage to understand how robust
this position is.

There are no explicit policies that constrain hotel provision to a certain area or provide detailed requirements in which
proposals will be assessed against. The existing countryside protection policies would however apply which state that
development in the countryside will be tightly controfied (Policy CS5) and a key focus will be ensuring any new development
conserves of enhances the natural environment (Section 1 Policy SP2). '

Policy CS4 (Provision of Employh\ent) outlines that the Council will promote suitable new tourist development proposals in
appropriate locations, in order to increase the range, quality and type of facilities available,

Paragraph 6.30 to Section 1 Policy LPP B (Rural Enterprise) idertifies that there are numerous opportunities for tourism
reiated development in the predominately rural District. The supporting text to the policy reinforces a balance is to be
achieved between supporting the rural economy and protecting the countryside, as stated In the NPPF. Any tourist
accommodation which is to be proposed will be required to include a business plan that will demonstrate the long term
viability of the scheme. -

Provided a proposal could overcome the countryside protection policies, and a sound business plan for such a use could
bepmvided,thereisacasetnpmposeamwmemsna.mamgthofmeawmmmuldladybeimasedffﬂme
use was finked to the prison proposals, as it would provide accommodation for visitors whilst also being an employment
~ generator in a rurgl area. . '

Policy CS4 (Provision of Employment) outines that employment uses will be mainly located on existing employment sites
_ within development boundaries, mixed-use regeneration sites and on strategic sites. The existing countryside protection
policies outlined above would also apply to office development if it is not proposed for rural workers.

Therefore,dueioﬂ'\esitesmrai Iocaﬁonanddistanéeofahea&sﬁrsg main settiement, the principle of employment
development on site would not be considered acceptable in principle against poficy.

Nevertheless, the site is previously developed land, and does comprise a number of industrial / commercial buildings. We
also note Earts Colne Airfield is identified as an appropriate location for employment use within the plan.

Earls Colne Airfield is situated to the south of Braintree and endures the same rural nature and local character as Wethersfield

Airfield and thereby a case could be made for an element of empioyment land to be provided at this site.

Section 1 Policy LPP3 (Employment Policy Areas) outlines that there are two Airfields that have been identified as an
" Employment Policy Area, these are; Gosfield Airfield (5.7 ha) and Earis Coine Airfield (23.9 ha). The appropriate uses

considered for these sites are business (Use class B1), general industrial (Use class B2) and storage and distribution (Use class

B8). : : : '

Section 1 Policy LPPS (Alishot's Farm, Rivenhall) in section 2 explains that due to the rural nature and setting of this location,
the redevelopment of Alishot’s Farm for employment use with structural landscaping would be considered appropriate.
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In summary, there are clear cdmpansons between the Site and the two airfields that are identified as suitable for
employment. Whilst the site does not benefit from an allocation for employment, there is a case for a sensitively designed

commercial scheme to be putfomfafdthatdoesnuthaveanygmmrimpactonthecoumyﬂde/amenrtyorme local
highway network.

Section 1 Palicy LPP35 (Speaalist Housing} outlines that new specialist housing on unallocated sites in the countryside will
not be suppofted.

" Draft Section 2 Policy LPP2 (Location of Emptoymem Land} states that all empioyment sites in current or recent use as an
employment site will be retained for such uses where they continue to offer a viable and sustainabie location fnfsuch uses.

We are aware of the potentiaiity that a prison complex may be brought forward for the Site, whilst technical considerations
are not discussed In detail, we acknowledge the use will be a significant empioyment draw to the Site which will be of benefit
:omevrtarrtyofmearea.Givenﬂ'xeSlte'slocahonmdﬂ!ehlghnwnberofstaﬁhhelymqwted.ﬂ\eremaybea need for
spedialist housing / specialist housing for key workers on the Site.

In line with policy, specialist housing is not.supported in the Site's location. Nonetheless, the allocated sites for speciality
housing has not taken into account the possibility of a major employment draw i.e. the prison compiex in this countryside
location. The Council will need to accommodate the inﬁuxofheywuterstomeSItelfpmposatsweresubmnted and
approved for a prison (or prisons) on Site.

There may therefore be a case for specialist housing on the Site if it was to be'proposed alongside the prison complex as
these two uses could coincide and support one another. The same countryside protection policies will apply and the
proposal will indeed have to demonstrate robust justification and demand for specialist housing in support of the prison.

Desian Considerat

" Core Strategy Policy CS8 (Natural Environment and Biodiversity) explains all proposals must have regard to the landscape
andntssensftwnytnmargeandmredevebpmermspermntaditwlﬂneedwenhanceﬂnﬁocaﬂydlsnncﬁvecharacterm
aocordancewrﬂraLandscapeCharacterAssesM :

Pohcy 59 (Built and Historic Environment) outlines that the Council will promote and secure the highest possible standards
of design and layout in all new development and the protection and enhancement of the historic environment.

There are two Grade |l Listed Buildings which lie just beyond the Site boundary to the south and east and so any
development will have to be mindful and consider the impact upon the setting of the farmhouses and local views/amenity.
The historical nature of the airfield. itself could perhaps be considered of interest which the Council may seek protection of.
This would need to be managed carefully with the Council and interested stakeholders, The policy sets out that the Council
will support the sympathetic re-use of buildings, particularly where they make a positive contribution to the special character
of the local environment and can contribute to the delivery of sustainable development and regeneration.

Paragraph 8.21in the Core Strategy demands a high standards of design and layout for all new developments in the district
and haveregardtod'\eEssexumanP!aceSupplernemandMEssexDesignGuide,

Section 1 Policy LPP51 (An Inclusive Ervironment). outlines development must achieve the hrghm standards of accessible
and inclusive design to ensure that they;

o Can be used safely, easily and with dignity by all;

*  Are convenient and welcoming with no disabling barriers, so everyone can use them independently -
without undue effort, separation or special treatment; _



o Are flexible and responsive taking account of the needs of different users; and
e Are maintained and managed to ensure they remain inclusive. '

Section 1 Policy LPPS5 (Layout and Design of Development) explains that the Council wil seek a high standard of layout and
design in all developments and encourage innovative design where appropriate. The policy requires proposals to reflect or
enhance the area’s local distinctiveness and shall be in harmony with the character in terms of the scale, layout, height and
massing. '

" In line with the policy set out above, any new development on the Site will be required to achieve the highest standard of
design including innovative approaches where appropriate. Given the location of the site, the layout and design of any new
development will be required to adhere 1o the quality and distinctiveness of the countryside. The design will need to protect
and enhance the countryside’s qualities rather than harm them.

Sustainability Considerat

Section 1 Policy LPP76 (Renewable Energy Schemes) encourages renewable energy schemes where they do not result in
serious harm or loss of natural landscape or other natural assets, landscape character, nature conservation, best and most
agricultural land, heritage assets (including the setting), public rights of way, air traffic and safety, Ministry of Defence
operations and Watercourse engineering and hydrological impact.

Moreover, the Policy LPP76 requires that the development must be capable of efficient connection to existing natural energy

infrastructure, or it can be demanstrated that the energy generated would be used for on-site needs only. The policy outiines
that large scale solar farms should be accompanied by a sequential assessment which considers alternative brownfield sites
and lower quality agricultural land. :

Section 1 Policy LPP77 (Renewable Energy within New Developments) sets out that all planning applications should include
renewable energy techinology to provide at least 20% of the projected energy requirements of major developments.

In summary, new development on the site will be required to prove its capability of connecting to existing natural energy
infrastructure in the District and to ensure the existing infrastructure can manage an increase of energy usage and not
increase pressures or affect its current operations. Unless, the Site can demonstrate the energy generated from the new
development will be used for ori-site needs only.

There is potential to incorporane’a renewal energy scheme within the proposal, as this is supported by BDC. However, due
to the site’s countryside location, the scheme has to make sure it will not result in any harm or loss of its natural landscape,
character, agricultural land, heritage assets, and any Ministry of Defence operations.

A large scale solar farm could be deemed approprm in this location given the Site’s characteristics of being previously
developed land, in line with emerging policy. If this was to. be proposed the site would have to demonstrate the agricultural
land is of low quality. ) ' -

- SUMMARY

The Site constitutes previously developed land. Both national and local planning policy encourages the effective use of these
‘brownfield’ sites to meet the future housing, employment and infrastructure needs of the local autherity. The Site.is located
outside of defined settiement boundaries which means development is constrained by countryside protection palicies. The
Council's position (as of May 2021) in relation to housing is that they can demonstrate a five year housing supply (5.34
years). We recommend the evidence base that this position is based upon is interrogated further at the next feasibility stage
to understand how robust this position is. The Site could be a medium / long term source of housing delivery for the Council
which would assist in maintaining a positive housing supply going forward, projecting past the five year requirement.



\_

We alsonotethat534yearmpp!ydwmmweammmhismmdﬁﬂsemhasbemapemmntunder
delivery in previous years. A 5.34 year supply could easily sﬁpovarmemseoﬂmmxtz-s years if the pipeline of delivery
is not maintained as forecasted.

In Iightoftheabove‘m_isa.me'tq_prbposefesidenﬁaldevelopmanhSite.Theroutestoproposesuchauseare:

- Local Plan Promotion: BDC are required to identify sites for residential development through the Local Plan process.
Section 2 of their Draft Local Plan identifies land for such uses and s with the Planning inspectorate for assessment.
The suitability of the proposed allocations will be tested and the Inspector may require BDC to undertake an
immediate review of their housingsupplypostadopﬁondSecﬁmz This would present an opportunity to promaote
the Site through the local plan process. which could ultimately lead to an allocation within the Local Plan, which
would be a significant material consideration In the determination of s subsequent application;

- Planning Application: The Site could provide a medium / long term source of housing for the Council which shoutd
be viewed favourably. The presence of the existing previously developed elements of the site in the south western
area would be a logical location for new development as the impact of new dwellings would be weighed in the
planning balance in the context of the existing massing on site, rather than against the more open areas to the
north and east.

- Both: these two routes are not mutually eqiclqsive_andcan be undertaken in parallel as much of the work required
to support an evidence base for local plan promotion would also be required for an application and vice versa.

Notwithstanding the above, if there were a major employment draw to the site (for examplé viatﬁe operation of a new
prison complex) there would be a case to propose an element of residential accommodation for key workers which should
weigh in favour of such an application.

In relation to other uses, provided a proposal could overcome the countryside protection policies, and a sound business
- plan for such a use could be provided, there is a case to propose a hotel or commercial use on site. The strength of the
argument would likely be increased if the use was linked to the Prison proposals prmded theydo not have an unacceptable
impact on the countryside / amenity or the local highway network,

Finally, grvenu'nebeneﬁtsouﬂmedabovemrelataontopatenmlhnkstoﬂnpﬁsonmnple&mreoommﬁdpumwng avery
close working reiauomhpwnhmMmmmmgmgfomaﬂtoenmthewaﬂsu'avegylsahgnedmfmktatethe
best outcome.
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While there are strong signs of an active housing market in the area, these developments typically offer far better access to
the trunk road network and/or rail stations than is likely to be possible at Wethersfield, without substantial investment in the
surrounding local road network. In the case of Wethersfield, we understand that there is likely to be scope for say a
maximum of 300 — 350 dwellings at the site, before significant investment in the infrastructure — and especially roads would
be required, thus likely rendering more substantial residential development unviable. This has been demonstrated by Homes
England views on the site - that a Garden Town was not a deliverable proposition.

RESIDENTIAL COMPARABLE EVIDENCE

Montagu Evans independent research identifies that the average value of new build residential developments surrounding
Wethersfield ranges between £317 and £423 per sq. ft. depending on specification. An example of a high specification
development is Rayne Gardens; a Redrow development in Braintree. There is a mixture of 3, 4 and 5 bed flats and semi-
detached and detached houses which have sold for the following values. Our analysis reflects an average price of £325 per
sq. ft.

Unit Type Sokd Price Average
3 Bed £423,117
4 Bed £532.217
5 Bed ' Unknown




Alternatively, Oakwood Hill does not possess the same high specification of Rayne Gardens. An average value of £364 per
sq. ft. has been achieved in Bloor Homes’ 294 unit development of comparatively smaller 2, 3 and 4 bedroom houses. The
below shows the relatively low unit price which was paid for each housing product, relative to other developments in the
area, but highlights that there is demand for new build developmenits for a broad range of specifications. It is worth noting
that the high £psf average, but relatively low total unit values here is principally down to the small size of the units. The small
size of the housing products produces an inflated £psf figure, which appears disproportionate to the other comparable
schemes.

Unit Type- Sold Price Average
2 Bed £280,062
3 Bed £336,913
4 Bed £433,058

The below comparable evidence schedule highlights the key attributes of some recent residential developments within a 20
mile radius of the Wethersfield site. On the assumption of delivering a scheme which reflects the relatively affluent
demographic of Braintree, a value of around £350 per sq. ft. Is an acceptable assurnption.

292 new homes. 97% Sold as of Dec
2020. ideal for young families being
close to schools. The development is
designed to accommodate everyone,
downsizers, Ist time buys, commuters
etc. Well-equipped properties,

relatively average design and build, as
is reflected in the cheaper values.

Considerably smaller units compared
to other schemes.

171 new homes. Large houses, ideal
" for families. Each property is unique
Rayne Gardens Redrow 6.3 miles | £491,667 £325 and well designed, hence higher
values. Prices reflect its closer
proximity to London.

Oakwood Hill | Bloor Homes | 6.3 miles |  £350,0m £364

. . . Large properties but relstively average
Meadow Rise Countryside | 7.6 miles | £455,000 £350 Kand ! of development.

A range of offerings to appeal to

everyone across a large development

Avondale Beliway 88 mies | £396,665 £423 of 225 homes. Properties themselves

" are standard in design and
appearance.

" Boyton Place Persimmon | 9mies | £310,000 £361 | Basic standard of housing on a large
' . . development of 200 homes.




Considerably smaller properties
compared to the other schemes.

Well-presented large properties in an
. : idyflic village setting. A higher value
Nine Acres Crest Nicholson| 19 miles | £455000 £317 | development, furthest away from the
: : ‘Site and closer towards the coast and
Chelmsford, hence high values.

RESIDENTIAL DEVELOPMENT LAND: COMPARABLE EVIDENCE

Having completed a search for residential development land on Land Insight and Costar, we have found that values are on
average in the region of £740,000 per acre, with values ranging from ¢.£315,000 to aver £1,000,000 per acre. We draw
particular attention to both Inworth Road and The Paddocks that, although still significantly smaller, they are the most recent

and largest developments within close proximity to Wethersfield.

The below table highlights the comparable devaiopmem land values in the wider area, noting that these are co;wsiderahfy
smaller sites than that of Wethersfield. - _

Inworth Road | 140200 | £13800000 | 1354 165 | £1019202 [Bloor Homes
The Paddocks 30/08/2019 |  £14,000,000 33 225 | £424242 | Countryside|.
- : ) ' Linden
Strawberry Fields 16/07/2018 |  £1,400,000 444 .60 £315,315
Rayne Gardens (Phase 1) | 14/07/2017 |  £11,300,000 821 | wr £740013 | Redrow
Avondale ' sameor | 98324 | 1050 8 £936306 | Belway
Bardfield Wak - £3,705,000 sm | 37 gras049 | Croudace
. Y _ Homes
Oakwood Hil | 1671272006 | £15,450,000 1522 202 | £L05m2 Iamm

EMPLOYMENT MARKET COMMENTARY

Given Essex's clase proximity to central London and its attractive transport links and connections, the county reaps the
benefits from the economic and logistic strength of the capital, but at reduced rents. The south east indystrial market
remains strong going into 2021 with significant growth predicted, and while the office market in Braintree has seen a recent
increase in activity, the market continues to grapple with new working trends following the pandemic. However, again, the
rural bcaﬁmofWetha@ﬁeldmeansﬂvﬂilbehrlessmmivemmiuﬁa&nmmw property activities, and will be
particularly constrained by the localised and minor nature of the road network.

) | c—



OFFICES

No recorded office transactions thing has occurred traded over the past 12 months in the Braintree Submarket, and only a
handful of properties generally trade in Braintree in an average year. The coronavirus remains a major disrupter to the -
economy at large and creates profound uncertainty in Essex, The effect of the pandemic has the thBﬂtlaf to redefine the
use of office space, as employers re-evaluate the safety and health of workers.

On account of the Sites rural location and likely fimited ack of demand for office space in the current economic diimate, we
wouldn't not advise the development of large quantities of office -uses,, uniess there is a ciear demand for such a use. Nor,
given the rents likely to be achieved do we anticipate that this form of development would be viable, save perhaps for some
very small scale assets as [part of a wide reemployment proposition for the site. assets within this development.

On account of the Sites rural location and lack of demand for office space in the current economic diimate, wewoubdnt
adwseiargequanhﬁescfoﬁcewamuﬂthmwsdevehpmem

INDUSTRIAL / LOGISTICS

The industrial market in the UK is currently mwmagngfy very strong, characterised by tightening yields and increasing
ren:sfouowmgacrungemsmppinghabeandaniwememmﬂthﬁnghuugMonbyﬂwPandemmandsuhmquem_
lockdowns. Esﬁexasaverymwummmdum;ndbgmwmﬂmmmndmyﬁmm
rental discounts in not being within the London boundary. Particularly strong markets within the Essex county include but
are not limited to; Basildon, Grays and Chelrnsford

Looking more closely at the _Braintree submarket, nearly full occupancy has altowed for strong rent gmwm in recent years,
and although it siowed down of late, it remains sfightly over 4%. Low vacancies and strong rental gains have impacted
investment in the submarket, and sales volume remained elevated over the past five years, averaging more than £20 million
each year. Although activity was muted in the beginning of the crisis, investors' interest returned in recent months with the
sale of Skyfine 120 in October 2020. Despite positive momentum in recent years and evidence of sustained growth, average
rents in Braintree remain some of the lowest in Essex and considérably lower than those in nearby London submarkets.
Average industrial rents of £8.00 psf compare to about £12 psf across submarkets in the east of London and are nearly 20%
lower than the Essex average of £9.80 psf.

Although rents are indeed increasing and the market is set to retum strong following a somewhat subdued 2020,
comparatively to its neighbouring markets, Braintree isn't as strong logistically. Furthermore, given its rural location, the
Wemersﬁebdsﬁelsurﬁkefytohaveapamwhﬂyhghdemndfnrbgimcuses Thefoo.:sofdemandismorehkelytobe
onbenerconnectedsouheastbcaﬁons

EMPLOYMENT LAND COMPARABLE EVIDENCE

The County has strong fundamentals for the logistics and industrial sector, with its desired southeast location and
advantageous transport links. Consequently, the Essex market typically see’s prime industrial land deals. However, given the
site’s isolated location and distance from main arterial roads, we don't believe these prime land values to be replicated in
Wethersfield. The rural nature of the site naturally presents significant access & logistical challenges that render it a largely
unsuitable location for prime logistics.

It is similarty challenging to find any evidence of nearby retail park or office development land sales. Moreover, from our
research, it is considered that there to be a large enough focal employment force to support and / or sustain a considerable
quantum of additiona, new employment space, save perhaps if part of a wider residential led development.
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In light of the above, the'comparable evidence we have found within a 20 mile radius of the site suggests that employment
land values will be in the broad region of £600,000 - £700,000 per acre. This is aiso supported by evidence from Colliers
(2021), which points towards employment land values between £600,000 - £300,000 in the wider area. '

The highest empioyment land value came from the Bradbury Park site, which was bought by Locksbridge Developments
Limited in April 2018 for £6,195,000 million. The Bradbury Park site is located very close to the A120 proving access to the
M. ' , . . _ '

As the site is not immediately adjacent to the national matorway system or major trunk roads, Wethersfield would not be
expected to achieve value near this range of the values which have been observed in the comparable evidence schedule,
and any commercial land value is likely to be discounted very significantly from these headline values. Indeed, we consider
that the values are more likely to be in the region of say £100,000 - £250,000 per hectare.

I

- 5 . Locksbridge
Bradbury Park £6,195,000 9.09 acres £580.900 Devel Limited
Eastways Land £1,425,000 22 acres £647,721 Aryan Holdings

OFFICE AND INDUSTRIAL RENTS AND YIELDS: OVERVIEW

An overview of the rental tones for commercial uses is provided in the Tibbalds Stage 1 Wethersfield report ~ see table
below (June 2018). While this'overview is a little dated, our view is that this range of rental tones will largely continue to
apply. Perhaps of particular note is that in a number of instances, there is no comparable evidence. This points to a weak
market, and little by way of demand from occupiers, Yields too are likely to be fairly weak (again, the lack of evidence means
there are challenges pinpointing this), yet for secondary stock in a location like Wethersfield, then yields could well be in
excess of 10%. New build premises could command somewhat better returns, but still they are not likely to command the
keener yields which are more alighed with more established employment locations. Given this weak yield and rental profile,
new bulld commercial development is very uniikely to be a viable prospect (though there may still be potential to use existing
buildings and land for storage. :

Braintree | £8-£12 £17-£19° | £5.50-£7 | £8-£9
Stansted |£15-£18 | £20* £8-£9 £0.50
Bishops |£14-£18 |[£21° £7-£850 |£9.50
Stortford - :

Helstead | £6-£8 £12-14° |£3-5 £6*

_‘W—mmm
Source; MDGFA Wethersfield, Stage 1 Report lune 2018)

OTHER / ALTERNATIVE USES
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Based on previous work undertaken by Tibbalds in 2018 for the site, a considerable number of alternative uses were
conslderedforﬂ\esitgataﬁghlev!i,Mmsﬂmrbem.mlﬁmsﬂﬂwﬁderﬂmﬁgmavmmmelandm
likely be generated by residential development (though a likely cap on this due to location and very high costs of
infrastructure investment, we briefly refer to altemative uses that might be considered alongside a housing scheme / if a
housing scheme was not possible. '

Prison

Boarding School
Training Centtre
Zoo / Nature Park
§ Golf Course

Solar P.V. Farm

| Waste to Energy

Retumn to Agricultural use
Grazing Land '
Covered Storage

Film & TV set / studio

Open Storage

§ Data Centre )
Conference Facilities and Hotel
Pilot Training

_fwww _
Wildlife & conservation area, ecologicat mitigation site (newts, farmiand birds,
nightingales etc)

Assumingtrnthowngcannmbebmﬁghtfofwadatqﬂawmmhﬂ'manenmﬁveumoouldﬂnnbeexaminedin .
further detail for their deliverability and financial returns to the DIO. While in part, we advocate that a residential led strategy
for the site is pursued, other uses which may have demand and help to increase the site value are:

* Institutional uses, For example, pfisons. There is already strong interest from MoJ on this location for up to two

- prisons. The site is already home to other less typical public sector institutional activities, such as training areas for
Essex Fire Service and the police. Unusual uses such as these may well consider the site very favourably, as:taﬁers _
expamland:nammbcaﬂm%ﬂmepmwdbadwwuhmdumbemgacomem

= Leisure: aithough this could offer a way forward, land values are typically low for these types of activities, and the
weak surrounding infrastructure means any major development of this nature is likely to be unviable. This use
cannotI'uoweverbeﬁ.ﬂlydsoounted,gmnt!wmssu&awldemigeofacﬁv&nscaptndundefmebmdheadmg
of ‘leisure’ .

»  Agricultural: Given the surrounding nature of the land around Wethersfieid - agricultural - this could be part of the
Iandusemlx.Thummuhmmndammmdwi-p«mmmnghndupmw_pﬁ
hectare for prime arable. For forestry land, then according to the LSH valuation report (2020), plantations are in
Wﬁfdewf” . . .
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= Green Energy: while subject to further technical investigation, a solar farm might be worthy of consideration,
assuming there is sufficient capacity in the network (or that investment to upgrade Is not prohibitive. it is understood
in terms of a capital return, this could be in the region of Il per acre, though this will likely depend on the
quality of the location for this type of use.

There are a number of other energy generating technologies that could be viable, but supporting infrastructure -
such as battery storage ~ is critical to the move to a renewable and low carbon energy network and the UK's legal
obligation to achieve Net Zero. The prospect of renewable energy sources of a commercial scale relies on the
availability and timing of a suitable grid connection to export the power generated. The-altemnative already being
explored is a private-wire network to support the sustainability credentials of the proposed prisons.

« _Film and Television Studios — There is a significant need within the UK for new television and film studios. DCMS
has indicated a desire to grow this industry to over £7bn GDP by 2025 and the British Fllm Commission are actively
working with studios to source and deliver sites for new filming facilities. The location of the site in relation to
London and Stansted, and lack of residential properties within the area could provide a suitable location for the .
creation of new soundstages and backlot facilities. This should be explored further with the BFC.

« Biodiversity Net Gain - There will soon be a legal obligation for all development-in England to achieve a net gain
in biodiversity, a position that will be easier to achieve on some sites than others. Local authorities are placing
planning value on designating sites speifically for this, with many call for sites including this as a specific category
for consideration. In the same way that Suitable Alternative Natural Greenspace ("SANG”) is required in areas with
ecological sensitivity, it is likefy that sites which can deliver an excess of net gain in biodiversity will be able to
monetise the provision as an off-site mitigation strategy for other developments. This should be explored further,
notonryunrelaﬂonwmmtentprospemdmsita,butfmma&ESGperSpectwefortheDiO’swnder
retained and operational estate.

The chatlenge for many of these uses and making them deliverable hinges on the modest surrounding infrastructure, and
ability to cope with significant increases in traffic (assuming major investment in the roads is unlikely) and demand on the
energy network and other necessary infrastructure,

SUMMARY OF KEY MESSAGES

«  Residential is liely to be the most vahuable land use at Wethersfield. Opportunities to maximise housing numbers
at the site should be examined carefully.

. Inmmﬂmalweshmalmadydmnsgniﬁcammmmemmm andsuﬂecttoﬂaese
potentially not compromising residential opportunities — these shouid be considered.

s The potential for Green Energy (solar farming possvbly) muld be part of the land use ‘solution’ for Wethersfield,
subject to technical evaluation.

»  Agriculture land may form part of the land use package, but maybeleastvaluableuse considered.

. Almoughthmcouldbemeoppmmltyforleimreuses.ﬂmarehardmpmpoumthmhmarketresearch-
and indeed land values associated with them may be very modest. This approach in more likely to be aligned
with mitigating holding costs for the DIO.

. Whulerrawbwldmmerdaluasauumwwbewmmmmoppommmdismofmmng

buildings and structures for employment uses ~this might too include storage, including open storage ~ and
perhaps R&D activities, though at this stage no confirmed demand has been identified.

The DIO should aisobealwetooﬂnrpmueemergmgumuyformmphﬁimaﬂdsmdiouses or bio diversity net
gain potential.
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DEVELOPMENT
PROPOSALS

CONCEPT MASTERPLAN

Through recent collaborative master-planning work undertaken by the DIO, SPA & SWECO, two concept masterplans have
been produced for MDP Wethersfleld. These masterplans set out the layout and quantum of achievable development on
site. The present a minimum development position (Option 1) to a higher, more aspirational level of development (Option

2)
We outiine the concept of each masterplan below.
OPTION 1
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These masterplans have been developed mrough various fterations, discussmns and workshops with the client to produce
what is effectively a min-rhax range of development capacity. We set out below the various elements and composition of
each masterplan option, whilst further details on the evolution and formation of the masterplans can be found in Appendix
A, - ,

The key elements of the masterplans are a mix of existing and alternative development uses, including:

Range of residential uses, from 275 dwellings up to 1,000 dwellings;

Potential for 2 Category-C prisons;
Solar farms;

Agriculture land

It is important to note that these two concepts are indicative masterplans as there remains significant uncertainty because
of the potential MoJ deal, associated land take, and supporting evidence base & technical surveys demonstrating these two
masterplans are deliverable. Most importantly, ﬂmnsaisoumertdntyaroundsupportiromme Local Planning Authority
whered:angesofuseareproposedontlushe

* s 00
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DEVELOPMENT
APPRAISALS

The master-planning work has been financially appraised and this work is described in this section for each masterplan in
tum. Both masterplans are comprised of a number of different uses and ‘plots’ (further detailed below), and our approach
has been to value each piot separately. Our analysis below therefore divides each masterplan into its different composition
elements, and details the assumpbom applied to each.

mmmportanttondcemeh:ghievelanaiys:sundertakenatmisstage. ﬁisprelinﬁnmyad&ce}basedonameptmasterplan
with only some knowledge of technical issues and their costs. This work will therefore need to be revised in due course,
once more certainty is placedonarangeofmatters.ﬂ\eMonmposals, infrastructure capacity, andtheplannmg position
for the site.

INFORMATION PROVIDED

For the purposes of our valuation, we have been provided with a range of documents and information sources which we
have relied upon. These documents include: :

MDPGA Wethersfield ~ Building List;
MDPGA Wethersfield - Disposal Site Pian;
MDPGA Wethersfield - Building Numbers Plan;
- MDPGA Wethersfield "L2 Assets’ Schedule;
MDPGA Wethersfield — ‘Third Party Agreements’ Tenancy Schedule (Dated April 2017);
MDPGA Wemﬂsﬁetd ‘Carver Bks SFA at Wethersfield' Plan (Dated Dec 2019)

it is our understanding that the provided tenancy schedule (dated April 2017) is the most up to date tenancy schedule
available. A number of comments included within make reference to various deals where Heads of Terms (HoTs) have been
agreedfornewleasesWehmnatbeenpmvidedwﬂhawlnfnmaﬂonrelaﬁngtoﬂmagmnts and have had no
sight of any engrossed documents,

- SUMMARY OF FINANCIAL OUTPUTS

The below section provides considerable detail as to the appraisal of each masterplan, For ease of reference, we include
below a summafyofourﬁndmgs andsuggestmatrfﬁmw infbrmaﬁon is required, the relevant section below is sought
out.

| landVaive | CEENENNN | DA | JENENNEE | NN | £ o

Note: mmhmmmmummmmrmﬂm the approach taken to
anumberofmsangdwelﬁngs.bemeym refurbished or demolished.
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mmmmuemmﬁhmwmmmwmummwmmdm
-fummqofzmm;mmm-uﬂ_mmwmwummmu
sums set out above. This would only apply to Option 2, as Option 1 shows no prisons.

. itis aiso important to note that in Option 1, we have not allowed for demolition costs: were they included, this s estimated
wmhﬁeathrd_mm-mmmdmmmththmaﬂﬁ\esedamoiﬂom).

Based upon the above, the best return to the DIO through each Option is shown to be: Scenario 3 (Option 1) and Scenario
1 (Option 2). Scenario 3 produces the highest value because it provides the highest quantum of residential development.
Scenario 1 (Option 2), however, exceeds Scenario 2 {Option 2) because of the presence of refurbished units, which drives
more value than the same number of units delivered as new build.

Having regardw:hemasterplars.MamfﬂanOpﬁomprwidesafonnafbaseﬁne,onbasismatitismderstoodmaﬁtcan
be delivered without very significant additional abnormal costs. It needs be to recognised that while the retums are in the
. face of it higher underoptlonz,thesegmssreumsmuldﬁkeiybenettaddowneomiderablyoncefurtherofsi’oemstsare
factored in. '

Weﬂwrsﬁehdisacornpiexsite-andmmmwopﬁonstodrivevalueﬂutwiﬂneedtobeexploredmrefuﬁy. However,
the DIO undertookahighlevelassessmemofthesitesvalueamundmm!&!sago,mdcnnsideredmistobeamund
il Under Masterplan Option 1, Scenario 3 (arguably a more realisable land use proposition at present), similar values
are produced at c.£JJil} excluding wrewmfrornanyMuJdeaLOnﬂ\atbasis-andwﬁl_stnotafonmlvaIuatbn- a
indicative figure of around £l for the site value is a reasonabie estimate to fnake at this time. :



OPTION 1

*)

Option 1 assumes a low intensity development may be forthcoming on the site, with the vast majority of the land being
given over to agricultural land. The remainder of the site comprises a small scale residential development in the south west
corner, retained commercial buildings / employment land to the north and south east, and an element of ancient woodland
towards the northem boundary. Specifically, the plots comprising Option 1 are:

__Residential Existing FMQ housing to be refurbished

1
2 Residential Area of first phase to be redeveloped
3 Commercial Existing commercial storage retained
4 _Commercial : Existing Fire & Rescue training area
5 Ancient Woodland Ancient Woodiand Retained
6 Commercial Buiidings in good coniition retained
7 Agriculture - Land returned to agriculture/woodiand
8 Open Space ___Bxisting open space retained

3l commercial use of existing buildi




=

Ll

A

—
2w A

Opﬁonzallowsforafarmoreintemivedmiopnmmﬂnsim.AsprwidedbyHLM, Ogption 2 allows for major
infrastructure improvements for two new Category C prisons with linked solar farm operations, located to the west and east
of the site, respectively. This is supported by further residential development in the south and south west, with capacity for
up to 1,000 units, as well as dn expanded northern secure storage area 10 provide intensification of the commercial uses.
The Fire and Rescue training facilities will also remain, as well as a number of existing farming storage buildings. The plots
comprising Option 2 are: '

€ 4
o .:-J

1 Residential . Existing FMQ housing to be refurbished

2 Residential Area of first phase to be redeveloped

3 Commerdial ~Commercial/storage retained and expanded

4 Commercial Existing Fire & Rescue training area retained

5 Ancient Woodland - Ancient Woodland Retained

6 . Commercial _ : Buildings in good condition retained

7 Agriculture Land returned to agriculture/forestry

8 Open Space Cat C prisons & solar farms

9 Commercial ) New residential development

10 Other Possibie new access

1 Commercial _ Possible agfi e bui benefiting from solar
L]



APPRAISAL INPUTS

We outline below the inputs and assumptions we have adopted for each of the plots within the two concept masterplans.

OPTION 1
Plots 1 &2 - Residential

HLM have provided 3 different scenarios of residential capacity on the site, as below. Each scenario assumes that 64 family
married quarters (FMQ) units remain, with the quantum of refurbished housing and new build housing varying in the
remaining scenarios.

We have undertaken a residual appraisal on Plots 1and 2 in order to generate a Day 1 Residual Land Value that a residential
developer may be prepared to pay for the site. As the 64 retained units would not form part of the offer that may be
purchased by a developer, we have not attributed any cost or value to them, and have excluded them from the appraisal.

Both Scenario’s 1 & 2-assume a maximum site capacity of 275 dwellings, whilst Scenario 3 assumes a maximum of 400
dwellings, owing to a slightly higher density of development.

We have appraised each of these scenarios separately, on the assumptions and unit mixes outlined below.



New Build Units

Planning policy for major housing developments in the area require a provision of 40% onsite affordable housing, and our
appraisalshmassurnedmispdicymmpﬁﬂ!evd.hmmﬁnksgwﬁﬁmmpﬁsemwehdmmbeamarketfwng
private mix, as identified in the below tables. As the density increases in scenario’s 2 and 3, we have altered the mix to
increase the proportion of smaller dwellings, which, following our analysis of the local residential market, we believe to be
representative of the current market sentiment. . '

Having reviewed nearby residential developments and discussed the local supply-and demand dynamics with residential
agents, it was determined that there was very little demand for flatted units. Consequently, it was decided that any small
scale residential development forthcoming at Wethersfield would be uniikely to provide flats, and 100% of the dwellings
delivered would be in the form of 2, 3 and 4 bedroom houses.

The average urit sizes appied to each dwelling are also shown n the table below. The sizes adopted are consistent with
the unit sizes found at similar residential schemes we have experience of, and mifror a number of local developments as
well. .

Scenario 1
2 bed house 30% 23 753
B bed house 50% 38 1,023
¥ bed house 20% 15 1,238
Scenario 2

bed house 35% " 44 753
B bed house 45% - .57 : 1,023

hbedhouse 20% 25 -1,238

|§

P bed house T
3 bed house 45% : 91 1,023
bed house 20% L 40 :

Refurbished Units
Scenario 1 assumes that 84 existing FMQ dwellings are o be refurbished and sold on 1o the open market. We have not

been provided any information as to the composition of these 84 dwellings, save for an excel schedule documenting the
grossafeasofanwnbefofbuildlngsonsfte.Wehavealsommnoaddﬁonal information as to the quality and / or size of



these dwellings. Based upon the aforementioned excel schedule, and testament from Gleeds, we have assumed an average
unit size of 1,485 sq ft (138 sqm) for each unit.

We would also note that within Scenario 2, which assumes Nno units are to be refurbished, no additional cost has been
mcludedforﬂ\edemolmonofmeseMFMdee{hngs Thswﬂineedmbefactoredm,asappropnate

Using the above unit mix assumptions, the proposed Option 1 masterplan of MDP Wethersfield generates the following
residential development areas, broken down into pnvate aﬁordabie and refurbished dccommodation.

!nvate Accommodation (sq ft) 124,740 143,708 228,185 -

Iffordable Accommodation (sq ft) 87,665 61173 98,071
furbished Accommodation 7, . ik -

Wehavethenadoptedﬁubelowmputsmmmourappmisa!s Gleeds havéalsbundenalmnacostassssmentforme
developrent site, based upon a review of the SETA Stage 1 reports and the development proposals, which can be seen at
Appendix B. We summarise the cost estimates within the below table, andhawshadedthemblue for reference.

ft is important to note that our appraisals are based upon the assumption of Plots 1 & 2 having outline planmng permsssnon
in place. It is also assumed that there are no al’f-sma highways costs.

rivate Residential Sales Values (£ persqft) ‘ kB
Affordable Housing Sates Values (£ per sq f) mofw-mﬁmvw
Refurbished Residential Sales Values (f persqft) ]

nt Fee ' |
Legal Fee — - ]

Private Residential & Affordable Construction Cost (£ per sq ft (BCIS Lower W’?.b, externals)
Refurbished Unit Cost (£ per unit) _ : N

Reserved Matters Planning Cost (£ per unit)

Section 106 Costs (£. per unit)
Professional Fees

Marketing (Private)

Sales Agent Fee (All)

-
|
—
A

Sales Legal Fee (Al) - 1
inance Cost ) .

Note: mmmmmmmmmmmqmmmwmmmwmwm
depress sales values.



WehaveapplbedauaﬁedpmﬁtmxdnmthGMﬁanummmbw.Thhpmm"ummpmauendbemm
~ the margins a housebuilder might typically seek on the gross development values of private units versus affordable units;
which we have taken to be 22.50% and 6.00%, respectively. '

* We are also aware of an addtionalagreemen!betweenﬁmDIOM&\QUSMFpenaining'toﬁ\eﬁaFMdeeilings_inthe
south west corner of the. site. It is our understanding that this agreement allows for the USAAF to be provided with an

‘apportionment of the receipt due to the DIO should these 148 FMQ dwellings be i) redeveloped, or ii) refurbished. If these
* nits are to be redeveloped, the USAAF will receive 10% of the land receipt due to the DIO (noting that there is some
ambiguity around whether it is 10% of land receipt, or sales value). However, if the units are to be refurbished, the USAAF
will receive 50% of the receipt due to the DIO. '

Onthebasisofthisagreementthewtaimeiptﬁ'omScenaioiduewtheDIDﬁommdispmawam1&Zwilltherefore
be the full residential residual value ess 50% of the value attributable to the refurbished units. Accordingly, we have
appraised the 84 refurbished units within Scenario 1 as a standalone scheme, in order to identify the land receipt specific to
these dwellings. As above, we have adopted the below assumptions within our appraisal:

Residential Sales Values (£ per sq ft)

nt Fee
. Fee
Refurbished Unit Cost (£ per unit)

2
.
_ , |
e B
Contingency '
Professional Fees - i
Marketing (Private) ~
S .
-

Sales Agent Fee (A)
Sales Legal Fee (All) _ -
Finance Cost ' ' _m

Profit on GDV _ . N .

Using the above assumgtions, the three outiined scenarios produce residual land values between c £l and c il which
reflects a land value range between roughly SIS - BB per acre. This is at the low end of the spectrum of
anticipated returns; in part it reflects some of the value being passed to the USAAF. . -




- .

We would note here that there is considerable uncertainty with regards to the mechanism that shares profits between the
DIO and USAAF, depending on whether a refurbishment or redevelopment approach is taken. This requires clarification to
ensure an optimum outcome is ensured for the DIO. wuavelookedatmsagmemon.?bases and outfine the receipt
that would be generated through both approaches.

The first approach assumes that the ‘full residential’ scheme is spit in to its component parts, with each element being
appraised separately. in this case, the ‘full residential’ scheme is made up of i) the ‘new build’ element, and ii) the ‘refurbished’
element. The agreement with the USAAF pertains only to the ‘refurbished’ element, and requires that the DIO shares 50%
of the land receipt with the USAAF. Conversely, there is no such agreement over the ‘new build' element, meaning that the
DIO will be set to receive 100% of the land receipt generated from the sale of this plot. If each of these elements is appraised
separately, a land value of c.SJiliJJJi} is generated for the ‘new build', and a iand value of Il 's generated for the
‘refurbished’ element. Following the agreement, the total retum to the DIO would therefore be: i) SIS @Il of the
receipt from the ‘new build’) + il) £JNE @ of the receipt from the ‘refurbished”) = fS

The second approach otherwise views the receipt to the DIO from the ‘full residential’ perspective, and does not spiit the
appraisal into distinct elements. Under this approach, the total land receipt from a ‘full residential’ scheme (i.¢. the new build
and refurbished elements within the same appraisal) amounts to c £l The DIO would only be entitied to [l of the
land receipt from the refurbished units, however, MicnasMonedabme.ammmm_Themfore the
receupttomeDIOwouldbe i)Theftﬂlf—kssﬁ}- _ :

As first mentioned, ntvsundearm‘uchmproachuappropnmmmmchﬁﬁcaﬁomsmqmredmordertomammnsethe
retumtotheDlO

The Option 1 masterplan includes Mo'areasdesimmdforemphymemme;m being situated in the north (Plot 3) and
the second being a smaller parcel in the south east of the site (Plot 9). The combined plots will bring forward up to 36
hectares of employment floorspace, which is currently comprised purely of the existing buildings on site.

As previously mentioned, we have been provided with a number of documents and information sources which we have
relied upon in our valuation of the masterplan. Most pertinent to this element were 1) a full site plan specifying the locations
ofeammﬂdingonmaaneﬂsﬂngmnamymmda)massetxhedu&edommenﬁngurgmssﬂoormof
selectbunldmgsonsrte



We have primarily adopted the investment method of valuation in our appraisal of these Plots, which has been based upon
the assumption that any purchaser might look to acquire the existing buiiding accommodation and re-let the space for
commercial uses. We have therefore relied upon the aforementioned documents to identify the quantum of built space that
exists within each Plot. This provided accommodation figures as follows: :

Based upon the descriptions provided within the asset schedule, it is our understanding that the accommodation within
both Plots is largely comprised of storage floorspace, with the existing buildings being given over to accommodation
including ‘General Stores’, ‘Warehouse Stores’, "Workshop' & "Workshop & Store’, amongst others. Having conducted a high
level review of the local property market, we have assumed that this existing accommodation will remain in this use type,
and have therefore assumed that there will be no repurposing of the space.

We have also cross-referenced the existing accommodation with the provided tenancy schedule, and it was determined

that there were no current occupational leases to be considered within our valuation. We have therefore made the

assumption that all buildings within both Plots are vacant. It is, however, worth noting that the tenancy schedule makes

reference to two potential renewals within Plot 3, which we have seen no further detail on. It is therefore unclear as to

whether these terms were agreed and formalised. it is suggested that HoTs have been agreed with Trinity Warehousing'

for a 2 year renewal on buildings 275, 278 & 279, at a rent of Z5JI pa (SR psf). it also states that HoTs have been -
agreed within Abbot Datastore for a renewal on building 280 at a rent of £Jiiijli pa (EJll psf). There is no further detail as

to term length or other occupational dauses. :

With no verifiable evidence of these deals having been completed and engrossed, we have made the assumption that
did not compiete, and the buildings relevant to each deal are vacant. .

To account for the diverse range of accommodation within each Plot, which indudes a. number of subterranean and part-
subterranean buildings, we have made assumptions as to which units are lettable. Within Plot 3 specifically, we have assumed
that all subterranean buildings are uniettable, which inchudes buildings 2028 - 2034, all of which are described as Storage
Igloos’. This provided gross lettable accommodation figures as below:

We have then valued each building separately, making the following assumptions within our approach. The rationale of
each is explained in further detail below:

| ettable Accommodation (GEA) - __1174sqft 22572sqft
Efficiency Ratio ' | N 5 |
Rent £/ psf ' ;N R
Void Period ' ' ' 1 year 1year
eting Fees [ ] .
. i -




We have approached our assessment of value on the assumption that there would be no refurbishment cost required for
each building. Given the existing use of the accommodation as storage buildings, and our assumption that it will remain in
this use type, it is assumed that the space is already in a condition appropriate for the local occupational market.

We have conducted research in to the local market and compiled a schedule of recent rental evidence for B2 & B8 space.
Taking into account the outputs of our research, as wei! as the notes within the tenancy schedule detailing the terms agreed
with Trinity Warehousing & Abbot Datastore, we have adopted a maiket rental figure of £JjJJij per sq f.

Our valuation approach to each building within each Plot is outlined in the below tables:

Piot 3 .
Eea (GEA) (sq f 185 679 2077 | _ '

fiiciency Ratio . |
y
I

Area (GIA) (sq f)
Rent £/ psf

Rent £/ pa
‘Moid Period (years)
PV £1
Capitalisation Rate
Gross Value
Letting Fees (10%)
egal Fees (5%)
Purchasers Costs

1ysar

\Void Period (years)

PV £1

Capitalisation Rate

Grass Value

L etting Fees (10%)
Fees (5%)

urchasers Costs

The table below identifies the net values of both Plots. Using the investment method of valuation, we are of the opinion that
the capital value of Plot 3 is in the region is of Sl and Plot 9 in the region of Z[IIEE




We have also cross checked the msuhsﬁourirweshnentmeﬂMdvaluaﬁon using a comparable approach, based upon
sales evidence of similar quality storage accommodation in the local area. We have attempted to capture transactions for
vacantstoragespacetqpfuﬁdeammmpﬂable,mmelackofmmxﬁonswmmwymrs in the near vicinity -
haswatmmmdmmmmw.mmmhMmmmmmmmmma
focus upon those with a short remaining term. The evidence collected points towards a capital value of approximately £l
per sq ft for poor quality, shon-letinm\s.COrsideﬁngﬁuammnthatmeumbwfbemmwewouldexpect
-thepricepersqftformeacmmnodaﬁoninP!uts_a&Qmsitsligl'n}jbebwﬂ'ﬁslevd.Wewﬂdﬁ\ereforeexpgaacapﬁal
value per sq ft in the region of Sl to be reasonable for these units. The results of this comparable approach can be
seen ww.wmdoﬁymmmewmﬁomwimmmofvaium

Piot 3

-'_--'—'--'_'--_—--_--—-

ea (GIA) (sq ft)
ital Value

Pbt4ismnenﬁyarrangedtobeEmaﬂyCow\dl‘ste&nmenining area, located towards the northern boundary

of the site. The tenancy schedule notes that Essex Fire & Rescue Service previously occupied all buildings within this plot on
_ an occupational 1easethatupimdinoecmherZm&Wehmebaenunab%etoamnmeﬂwornotmeyaresﬁﬁin

occupation of these premises, and have therefore made the assumption that these buildings are vacant.



uses. We have used the provided asset schedule and site plan to identify the quantum of built space that exists within this
Plot. which has produced the following accommodation schedule:

2N __ Store 142 1,528

212 Admin Building 338 3,638

215 Butier Shed - 373 4015

217 Store 142 : 1,528

247 Fire Extinguisher Store 44 _ 474
Inmﬂem&ndﬂemdﬂﬂn%ﬁbn%gwhmdm&dmmshngammmodanm|ntoB1and
B2 & B8 space, 50 as to accurately capture the varying rental levels that might be applied to each use dlass. This assumption
provides for the following gross areas: '

82 & B8 Store 142 7,545 )
Bl Admin Bui . 338 - 3,638

We have then valued each use type separately, making the foliowing assumptions within olr approach:

.

ccommodation (GEA) . 1545sqft "~ 3638sqft
Efficiency Ratio N m
Rent £/ ps — “mm T mm
Void Period _ Tyear 1 year
Leting Fees 1 -
Legal Fees . — mm
Capitaiisation Rate | - | -

As before, we have approached our assessment of value on the assumption that there would be no refurbishment cost
required for each building and use type. Given the existing use of the accommodation as storage and office buildings, it is
assumed that the space is aready in a condition appropriate for the local occupational market. :

Our valuation approach to each accommodation type is outlined in the below table.

Storage Buildings

Area (GEA) (sq #) 1528 _ 4015 1528 474

E fiiciency Ratio 1 B [ .
Rent £/ psf . _ B |



fAnnual Rent £/ps
NVoid Period (years)
PV £1
Capitalisation Rate
ross Value
ng Fees (10%)
Fees (5%)
rchasers Costs

Admin Building

(GEA) (sq ft)
Efficiency Ratio

F;-I_Eb)_@'ﬂ : : mn
ent £/ psf ' —  mm
Rent £/ pa . B B
Moid Period (years) . ' . . 1 year
PV £1 ‘ : '

Capitaisation Rate N N
i =

Gross Value
 etting Fees (10%) - )
| egal Fees (5%) - ' B

Purchasers Costs

Using the above assumptions and method of valuation, we are of the opinion that the value of Plot 4 is in the region of -
SR We would comment, however, that a higher receipt might be expected if the lease to Essex Fire & Rescue Service
were 1o be renewed and formalised at the previous passing rent of I per annum. The formalisation of the lease and
the relative covenant strength of this public sector entity could make this a more -attractive investment proposition.




Plot 5 comprises approximately 4.5 hectares of ancient woodland, situated towards the northern boundary of the site. We
have appraised the Plot using the comparable method of valuation, under which we have applied an appropriate capital
value per acre to the land area, which is informed via the analysis of similar woodiand transactions. -

For the purposes of this appraisal, we have assumed that the woodland would be sold with commercial value, and have
therefore appraised the plot using comparabies from commerdal woodfand ﬂhs {though the ancient woodland status of
this asset may mean realising this value may be more challenging).

We outline our comparable approach below:

Plot 6 comprises two vacant hangars, located in the south west and south east of the site. It is our understanding that both
hangars remain in reasonable condition, although we have been provided no information as to their construction or recent
use. _

We have adopted the investment method of valuation in our appraisal of these hangars, which has been based upon the
assumption that a purchaser might look to. acquire the existing accommodation and re-let the space for commercial
purposes. As previously, we have relied upm the asset sduddet: identifythe size of each hangar, which we detail below.

l 161 | Hangar T2 Type _ l 39,288 |

73 DTC Hangar 175

Considering the quality and likelihood of the hangars remaining as a B2 / B8 use type, we have valued the units on the
assumption that they will remain as storage. We used the following assumptions within our appraisal;



| ettable Accommodation (GEA) | 39,288 sq U5 sqft

Efficiency Ratio _ . R N
Rert £/ ps - N
Noid Period 1 year : : 1year
Leting Fees 1 .
= ..
-

(GEA) (sq f)
ficiency Ratio
jrea (GIA) (sq f)
Rent £/ psf
Annual Rent £/ pa
Noid Period (years)
PV £1
Capitalisation Rate
Gross Value
etting. Fees (10%)

Fees (5%)
urchasers

Using the investment method of valuation and the assumptions outiined above, it is our opinion that the capital vaiue of
Plot 6 is in the region of E NN -

Blot 7 - Agriculture



the comparable method of valuation, whereby we have applied an appropriate capital value per acre to the net land area,
which is informed via the analysis of similar agricultural transactions. Our appraisal is based upon the assumption that a
single purchaser would acquire the entire land holding in one transaction.

Considering the arrangement of the land amongst significant swathes of hardstanding and runways, we have made a
number of significant deductions to arrive at a net land area. We detail these below:

Gross Land Area ' ' 239 hectares

f ess

ncient Woodland _ 4.5 hectares

Runway Hardstanding ' : 58.6 hectares
i Build Accommodation in the comer 269

We have then used the outputs of our comparable research to identify an appropriate value per acre that can be applied
to this net land take. In light of the existing land quality, we have used poor quality grazing land as the basis of our valuation.

We have then applied a slight quantum discount to our capital value per acre, in corideraﬁon of the sheer quantity of land
being purchased. This quantum discount refiects roughly a 20% decrease on our estimation of the market rate for poor
quality grazing land in the local area.

We outline our comparable approach within the below table;

Area
Market Rate per Hectare
Rate




We have also factored in a number of costs identified by Gleeds for this eleﬂwritofﬂwe_mstefplan. We detail these costs in
the below table:

We have excluded the ‘Demolitions’ element of this cost pian on the basis thatnmaynotbereqmredtnbemdemnn in
order to proceed with a sale of this agricuitural land, We. have therefore only adopted the remalning ‘Fending Works' &
‘Utilities’ works costs within our appraisal. Clearly however — the estimated demolition cost is substantial st c£Jil} and
mmmm:mwmmummum “The nature and extent of demolitions
needed requires further tachnical use difigence.

Onthebaszsofourcompamueapproxnwawmﬁdesummévﬂueofmeagnmhxalhndtmotnmbeintherégibn

of SEENEE We would suggest, however, that a slightly higher capital receipt may be expected for this agnculturai element
i the land were to be split up and disposed of as a number of smaller holdings.

Aggregate Value

Usmgtheassumphomandappmchesouﬁinedm\wesﬁmamm aggregatevdueofme{)ptroMmasterpiantobe
mﬂ'\erangeofci_toc.i—asoutlwadbekm

OPTION 2

Plots 1, 2 & 9 - Residential



Figure 2 - Residential ‘Piot 1 ' Figure 1 - Residential ‘Piot 2'

HLM have provided 2 different scenarios of residential capacity on the site, spiit across two separate plots, as above and
below. ‘Plot " comprises a number of land parcels in the south west of the site, whereas ‘Plot 2' sits alone in the north east
of the site, adjacent to the solar panels and an area of woodland. :

As consistent with Option 1, both scenarios assume that 64 FMQ dwellings remain, which we have excluded from the
appraisal on the same basis as previously. The quantum of refurbished and new build housing then differs between the two
scenarios. As before, we have appraised these residential plots using a residual appraisal approach, in order to generate a
Day 1 Residual Land Vaiue. ' .

Refurbished 84 0
Piot 1 - New Build . 802 886

Piot 2 - New Build : . 50 _ . 50

Both scenarios assume a Mnmnmcapacﬂyafi,@'dwaﬂinmspiﬁbeMnﬁEMplms. -Scemﬁo?dﬁfefsonlyin'
the sense that it assumes no units will be refurbished, and thus a higher number of new build dwellings will be provided.

We have appraised both of these scenarios separately, on a plot-by-plot basis, and out[ine' the assumptions and unit mixes
below.

New Build Units )

We have adopted a policy compliant affordable housing level within our appraisals, and have applied what we believe to
be a market facing unit mix for the private dwellings. We outline this private mix below.

Piot 1

Scenaric 1




" B bed house 50% 241 1,023
- 1,238

bed house 40% 753
3 bed house 50% 266 1,023
4 bed house 0% 1

On the basis of our review of the local market and analysis of nearby residential developments, we have assumed a unit mix
weightedmwardshrusbedroomhus’es.withnopravisionmadeforﬂanedums.mswmmedtobecorsideredmnher
in due course through more detailed masterplanning work, given the much larger scale of residential considered in this
option - and a need to provide some massing to generate design and placemaking qualities.

Piot2
Both Scenarios

HLM draw no distinction between the two scenarios in relation to Plot 2. We have therefore applied the same private unit
mix to both scenarios, as below, which, again, has a slant towards the provision of smaller units.

P bed house 40% 12 753

B bed house - : 50% 15 ' 1,023
ibedhmse : ﬁ - 3 1,238 '
Refurbished Units

Scenario 1 assumes that 84 existing FMQ dwellings are to be retained, refurbished and soid on to the open market, We have
adopted the same valuation approach and assumptions as the Option 1 appraisal, which includes an assumption of average
unit size at 1,485 sq ft (138 sqm). - '

We would also note that within Scenario 2, which assumes no units are to be refurbished, no additional cost has been
included for the demolition of thase 84 FMQ dwetlings. This will need to be factored in, as appropriate.

Using the above unit mix assumptions, the proposed Option 2 masterplan of MDP Wethersfield generates the following
residential development areas, spiit betweers private, affordable and refurbished accommodation.

Plot 1

E—



ffordable Accommodation {sq ft) _18729

Given the scale of development proposed under Option 2, we would suggest that a small commerdial centre would be
required to support the scheme. This would typically be comprised of a small number of retall units and some local
community space, with perhaps a small scale healthcare offering. We have not included this commercial element within our
appraisals, but would estimate that it would be largely cost neutral, in the sense that the value generated from it would be
broadly equivalent-to the cost of providing it.

We have adopted the inputs outlined below within our appraisals, which indludes a number of elements drawn from Gleeds'
costassesmem.Gleeds'mammmc-Mﬂd\mhaveshadedmblue fofrzfem

As with Option 1, our appraisal of this remdental land is based upon the asmmptson that.outiine piannmg perrmssm is in
place, and that no off-site hnghways costs are reqmred

Private Residential Sales Values (Epersqf) : . |
Affordable Housing Sales Values (£ per sq ft) '

Refurbished Residential Sales Values (£ per sq ft) ) |

Agent Fee : .

 eqal Fee ' | _ .

Private Residential & Affordable Construction Cost (£ per sq fi) ®Cs Ltlzwef. Q.larﬂt_+-f0r externals)
Refurbished Unit Cost (£ per uni) 2

Reserved Matters Planning Cost (£ per unit) ' : _ N
Continge ' _

Section 106 Costs {£ .. unit)
Professional Fees

. . |

. B

Marketing (Private) . N )
- - |

.

Kales Agent Fee (All
Kales Legal Fee (Al)

iinameCost ] U .- - -




Wemdsoappﬁedabiendedpmﬁtmgintogadwcmio,asowmwow.

ltisourunderstandingMﬂﬁﬁmnmm_ﬂmmamwwmmmm FMQ dwellings
is also applicable in this Option 2 masterpian. As discussed previously, we have therefore appraised the 84 refurbished units
within Scenario 1as a standalone scheme in order to identify the land receipt specific to these dwelfings. We have adopted
the same inputs and assumptions as previously outlined, which we include again below:

shed Residential Saes Vaies (€ per sq
Agent Fee

Legal Fee

Refurbished Unit Cost (£ per unit)

=

.

e

Contingency ' I
Professional Fees | .
=

arketing (Private)

Kales Agent Fee (All)
Sales Legal Fee (Al)
Finance Cost |

Profit on GBV : _ _ -

Using the above assumptions, the two prasented scenarios produce receipts due to the DIO of roughly £l - Il (as
below), which reflects a land value of circa £2liJl per acre. -

Piot 1

GDV
fTotal Construction Costs
Profit

esidual Land Value
USAAF Apportionment
Receipt Due

GDV
Total Construction Costs -
Profit
Residual Land Value

PV,

Plot 2

B




Figure 5 - Parce! 3

Figure & - Parcel 4

Plotaismadeupoffourdistinctparcelsdfcommcial/mragespace,aspermeaboveemractsofthemasherpian.These
parcels are variously comprised of employment land space and existing buift accommodation, currently given over to
storage / industrial uses. These four parcels are situated around the borders of the site, with two being to the direct north,
one to the south east, and the last being a smaller parcel in the south west. :

We have appraised each parcei in turn, and outline our approach to each below.
Parcel 1

Parcel 1 is located immediately to the north of the proposed residential area and directly to the south of the easternmost
prison. There Is no existing accommodation on site, with its current use being as hardstanding for a small section of the

runway.

Itis proposed that this parcel be sold off to a commercial develaper, who will then look to build out a small scale commerdial
scheme on site. Accordingly, we have appraised the site on the basis of it being sold off as development land, for which we
have used the comparable method of valuation. From the analysis of comparable empioyment land sales, we have applied
an appropriate £ per acre land value to the site in order to generate a value.

We would noneimatmeevidenceforeﬁ\ploymmthndmmmebcalma is extremely sparse, and the limited
comparables available tend to be for industrial warehouse developments in better connected locations. It is therefore very
d'rfﬁcufttoappiyanaccwatemteperacremt_m:ite. Nevertheless, we outline our comparable approach below.

Parcel 2



PthcompfiseﬂGazhemmsofemp&oymemtmdmﬂasasheanoftmmmmd&mﬂybdwmwarpaml
farms. The site has a smail mmberofadwngbuﬂdhgsonsite,mosﬂybemgghmwtowmm storage, which are
dmnMMm,mmmdﬂnﬁemMmmrdﬂdwehpMIapd. '

Aswith Parcel 1, It is assumed that this site be sold off to a commercial developer. We have therefore taken a similar approach |
to abave, and adopted the comparable method of valuation in our appraisal. We outline our approach below.

We have then also accounted for a umber of cost items identified within Gleeds' assessment, which we detail in the below
table. Sigriﬂcamly,wemmwmmm,hMﬂnmmmeWWmﬁmmn would
not strictly be required in order for a commmialdwdnpmerttommiomrds.w:mﬂwmfmmﬁrgtﬁsasabebw
theline cost . .

'GiventhelocationofPameiZbeingd&ecﬂybdqwﬂnwlvwﬂlfamnhammmemmmdabovembe
split equally between these two elements. We have therefore attributed 50% of the costs above to Parcei 2, as summarised

Parcel 3

Pamei?.isidenﬂcalto'Plot3'inthe0pﬁon1ma‘it&rplan.mmmamimﬁiyinmabmsacﬁon.eivenmm&any
 differentiation between the two, we have adopted the exact same approach and assumptions, and our.opinion of value
remains consistent at SN . :

Parcel 4
ParceMsitslmmedimlyadjamntmﬂ\eEFim&m-mpbtatmemﬂtdmeﬁte,anddimcﬂymmem

‘west of the parcel of ancient woodiand. The site currently comprises a number of existing ‘Dutch Barns’, which have
historicaﬂybeenmedhrmagewmavammm,andtarggmmofhwdmndm.

We have adopted the investment method of valuation in our appraisal of this parcel, which has been based upon the
asmmpﬁmﬂmmypudrmrmightbok';nmlmﬂpﬁsﬁngmﬂdingmmmodaﬁonandre-letﬂ'tespaceinit's

[



existing use for commercial purposes. We have therefore relied upon the aforementioned asset schedule & full site plan to
identify the quantum of built space that exists within the site, which has provided the below accommodation schedule:

20M Dutch Bam 374 ' 4,026
2012 Dutch Bam 374 4,026
2013 Dutch Bam 374 4,026
2014 Dutch Barn 374 4,026
2015 Dutch Bamn 374 4,026
2016 Dutch Barn 374 4,026
2077 Dutch Bam 374 4,026
2018 Dutch Bam 374" . 4,026
256 Office 150 1615

257 vammw S ﬁ 10,764

In order to account for the distinct type of space provided (storage & office accommodation), we have valsed each type
separately, making the following assumptions:

Accommodation (GEA) 12378sqft

. Efficiency Ratio | ]
Rent £/ psf R
Moid Period 1 year
Ty -
Legal Fees . 1
Capitalisation Rate e
Purchasers Costs

As before, we have approached our assessment of vaiue on the assumption that there would be no refurbishment cost
required for each building and use type. Given the existing use of the accommodation as both storage and office buildings,
it is assumed that the space is aiready in a condition appropriate for the local occupational market. '

Qur valuation approach to each acci:rnmodaﬁon typeis outlined in the below table.

Dutch Barns

£/pa :
;‘:;? Period 1year 1year 1year 1year 1'year 1year 1year 1year
—



==

PV £1 N .

Cap Rate .
.
[

Gross Value
j etting Fees
(10%)

| egal Fees
(5%)
Purchasers Costs

.
- =
5
[
|

-

Office Buildings

Area (GEA) (sq R) B W
E fiiciency Ratio | N

Wrea (GIA) (sq ft) | .
Rent £/ psf |
Rentf/pa aus B
Void Period (years) - .
' i !

| .

- =

B

PV £1
Capitalisation Rate
Gross Value

| etting Fees (10%) .
| Fees (5%) _ R

urchasers Costs '

WehavealsofactofedinanumberofmstsidérﬁﬁedhbeedsMnspedﬁcmﬂﬁsarea of the masterplan, which we

On the basis of the above, we wouid estimate the value of Parcel 4 to be in the region of £ once Gleeds' costs have
been accounted for. ' '

Aggregate

Using the above assumptions and methods of valuatior, we are of the opinion that the value of Plot 3 is in the region of
_Thisismadeupofﬂmfdlawingwms. -

Parcel 1
Parcel 2
Parcel 3
Parcel 4




We have appraised Plot 4 using the same approach and assumptions as used within the Option 1 Masterplan.

We would refer you back to the prior section for narrative and commentary around the appraisal of this Plot. As there has
been no alteration to this Plot between Options 1 and 2, our opinion of value remains as it was.

We are therefore of the opinion that the value of Piot 4 is in the region of (IR

WehaveappraisedPIotstairxgthesameappmachandaswmpﬁomasusedmmowomMisterp%an.

We would refer you back to the prior section for narrative and commentary around the appraisal of this Plot. As there has
been no alteration to this Plot between Options 1 and 2, our opinion of value remains as it was., -

We are therefore of the opinion that the value of Plot § is in the region of SIS




We have appraised Plot 6 using the same approach and assumptions as used within Option 1 Masterplan.

We would refer you back to the prior section for namative and commeritary around the appraisal of this Plot. As there has
been no alteration to this Plot between Options 1 and 2, our opinion of value remains as it was.

Wearemereforeofﬁeopinionﬁ\atmevalwofﬂotGisin'theragionof- _ -

Plot 7 — Agricuitural Land

Plot 7 comprises the agricultural element of the site. As with Plot 7 of the Option 1 masterplan, we have appraised it using
thecomparabiemethodofvahmmmrebywehaveappliedanappmpdateaphaivﬁueperammthenetlaf\darea.

Atthepoirﬁofwriting.itissﬁﬂundearastohowmudllandmeMnlaretakinginﬂyeir development of two new prisons.
We have therefore made a high level assumption as to the net land area remaining for agricultural use, which we detail
below.

G ' 130 hectares

ross Land Area
| ess, say 30 hectares
Net Land Area . 100 hectares
te hecta

Wehavethenfactoredinanumberofcostsidenﬁﬁedasmcmsarybjﬁbedsasbdow.

AGross Value




As discussed previously, we have exciuded the costforrmmhgﬂnexisﬁng runway on the assumption that this cost would
notshicﬂyberequiredforasaieoftheagﬂaﬁturallandtomWemﬂnreforetmﬁng it as a ‘below the line’ cost.

Based upon the above approach and assumptions, we are of the opinion that the value of the agricuftural land (Plot 7) is in
the region of S We would caveat this, however, by noting that this figure will be subject to change when the total
area required by the Mol is confirmed.

TheOpﬁmEmasherplanpravidsfortwomwcaegow{pﬂmmmfuwardsaspandﬁnwiderscheme,wim
both being located towards the west of the site. It is our understanding that the DIC'are in direct negotiation with the MoJ
overtheclisposaiofﬂ'\eIandmqtﬁredforﬁ'neseprisonsmatmeﬁmeofwﬁthg,mhavenotseenmﬁtmmmimems
over the land take required. On the basis that the DIO are talking directly with the MaJ, we have excluded these two new
prisons from our appraisal of the site.

PiotBalsoprovidesfarapproﬁmamlyzs.memresofmmtobemmdwimmcmgmy{ prisons, which will
betocatedwtheveryeasmfms'rtaw.-.Mveappm&edﬂﬂshmwmlﬂnimmmmeﬂmdofvatuaﬁmonﬂebasis
that an investor may look to acquire the site and lease it to a solar farm operator.

Given their relative scarcity, rental and investmertt evidence for solar farm operations is typically extremely hard to source.
We have therefore had to rely upon our experience of similar schemes with solar panels, and would recommend that a
specialist surveyor be instructed in ordermpruvideamdgorousvaiqaﬁonafm'ts plot.

Nevertheless, we outiine our valuation appraach in the below table.

Land Area 25.7 hectares

Rent per Hectare _ k|
Gross Annual Rent S

As mentioned within our commentary of the Plot 3 appraisal, we have also had to account for 50% of the costs identified
by Gleeds for this area. These costs amounted to £1,165m (below), which is to be spiit equally between the solar farm and
the commercial land to the south.

75



WehaveaccounhedfortMsecomMﬂinourappmsahasbebw '
Onthebassofmeaboveappmad\aﬁassumpbons,wearetherefbmoft}'eopirﬁmmmvalue of the solar farms
within Piot 8 is in the region of £l * \

Aggregate Value

Using eadw!theassumpuonsandapﬂoachesouﬁinedabovefweachofm distinct piots, we estimate the aggregate
valueoftheOpuoanmrplanmbemdf-mf—asmﬂnedbdw. importantly, we would caveat
this on the basis that the below two figures do not indude an allowance for the agricultural land, which needs to be
revisited or\ceﬂx&\erdarrtymundtmm!and area is attained. .

Plots1,2&9
Piot 3
Piot 4
Plot 5
Plot &
Plot 7
Piot 8
Plot 10
Plot11

RESIDUAL LAND VALUES
Usmgﬂ'\easumonsandapproachesowmed in the above sectians, Opﬁonslandz;:roduceiandvaiusbmenc.i-

and £l which equates to a per hectare rangeofc-_toc_tc._permandd-peracre.
respectively), assuming a site area of 322 hectares(795aaes) : '

Rate per Acr e e T mee | mew




lnlighfofthécommentsrnademrwghon.ft*andespeciaﬂyvdﬂ\regardtotrsematterofanumbéfchteeds’cosﬁngs -
especially that no off site works are factored in - 'ftisnotposﬂbletncommﬁﬁmlyonmembmmﬁhndvalue.

Assessing off site needs will be required, but this needs to go in hand with understanding the Mol off site proposals, and in
parallel with discussion with the planning authority.
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1.0 INTRODUCTION

THE MASTERPLANNING REVIEW PURPOSE

Masterplanning is a key past of the SPA role: paramount to establishing feasibility by providing the design
guidancs, site capacity and mmmnmmmmm
that wi inform the development appraisal.

mmmmmmwmuwmmm«mmman
options for davelopment. .

mmwmmbmmmmdmwmwtuummw
stage 3, where the site requires more defalied design input), initially establishing site capacity. inmoimhnou
ﬂnmmﬂhﬂuﬁhmmhmmduwm

mmnmmmhmmhmawmbhmmmw
mmﬂ;ﬂm Mmmmmmummm
Authority

nwmmmwmmmmmmmmmdmmm K
will provide analysis of connectivity, buildings, social settings, environmental impacts and the site’s landacape
-surroundings. nmmumwnmdummmmmmmsmsem
outputs.

thmmwuwwummmummmwmaw

armmmmmmmmmmdmmmd
a

. SPASTAGES

msmmum&-uunm

Staget

Capacity Asssssment and Schedule of Accommodation;
WWM(MWWJ;
MMM

Development BriefMarketing Prospectus;
mmwmmwmmpmm Landscape, Duignt:adu
Consuitation presentation documents (CGls) as appropriate/necessary; and

Development Phasing subjact to agread programme / time scales.

'MWﬁthWMM.Mim

'FormbsuuﬂhybddnponmmmcnmbanGMMmopﬂmm
-been undertaken.

®© hm
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REVIEW SCOPE SUMMARY
Stage 1 - Hybrid -

Mmmwwwmmwmmmamm
mnwﬁmmmmwmummmmrm

acoping reports were undertaken by Tibbaids CampbeliReith for Homes England 1o expilore
options for the redevelopment of the former RAF Wethersfield site. mmmm

» MDPGA Wethersfiid, Stage 1, Report, June 2018
_+ MDPGA Wethersfield, Stagé 2, Final Report, July 2019

The purposs of this stage 1 report involved & high-ievel assesament of the site's development constraints and
mm.nwuhmmmmdmmmmwm

The purpose of the stage 2 report involved more detalled assessments of the potential Ministry of Justice
requirements to locats a prison at Wethersfield, along with the potential for up to 500 new homes in addition to
the existing dweflings, which are to be retained by the MaD untl at least the early 2030s.

~ The purpose of this refreshad stage 1 mbaMdWMbmmm
wum-mammmmnmmwwmmmm
and potential options.

a«mwmmwmmmmmmmmmmn
plan period. While the viabiiRy of a large garden vilage iocated at Wethersfield was not proven, the potsntial to
: mmmam-&mwmwmmm '

- The potentisl options presentad by the Tibbaids report viewed within the context of current and emerging planning
poiicy still have relevance. However due to the Covid-19 pandemic, the impact on regional sconomies along with
limited strategic connections to the site, has resulted in a new set of options mwmm
within this Stage 1 report.

mmmmmmmmubhwnmnhmumumm

options through the planning review process. Major development of the aite is possible through the Ministry of

Justice’s proposal 10 locate a new prison here. This along with potential new housing benefiting from planned

m'kmhbmhmmhnudbmsmmhm increases the viabiiity
- for future development at Wethersfield.

This Stage 1 wmmmnm_mmuwmmm
undertaken, further SPA consuitant team land use considerations and, & series of proposed framework land use




- 1.0 INTRODUCTION

BACKGROUND

The purpose of this note is to provide a summary of kay masterplan themes asseesed within the Tibbalds
Campbeil Reith Stage 2 Final Report (July 2019). in addition a series of selecied options have besn considered
and explained, accompanied by a sequence of option diagrams. Commentary is foctised toward the deacription
of land uses and their adjacancy to existing slements and proposed uses. Where the Covid-19 giobel pandemic -
has impacted on commercial normes, regional markst adjustments for both commerola! businesses and housing

The sustainability agenda is far reaching and impacts on eil forms of development. Where the UN council
has set out 17 goais to traneform our world and achieve a reduction in globsl warming by 2030. The Paris
agreement (2015) sets out a framework for achieving this. Along with the UKC's National Determined Contribution
(December 2020) gosls and the latest Future Homes Standard decarbonised targets all present clear guidance
on decarbonising our environment. A viable case therefore exists 1o use the sie wisely and through disposal
meet some/all of the Govemments key snergy sectors targets. ' '
- The DIO's target for delivering best values at Wethersfleld should result in:

- Sirengthening sconomy
improving natural and bullt swvironment
Berwfits to the local sconomy
Viabis and sustainable

An additional DIO objective Is to reduce the burden of costs to manage the she and any of its retained elements.
Tibbaids Campbell Reith report (2019) advised Homes England and the MoD that there may be an opportunity to.
mMmmmmdhﬂ.Mamcm#wwmmmtuup
to 500 residential units. Such an application should be designed to allow the remainder of the site to come forward
- for development in the futurs. However, the report concludes ‘Given the relatively modést potential receipt for
residential development of 500 dwellings in comparison fo the investment in a new prison, and planning risks -
involved, LSH would advise the key consideration should be with regard to & new prison, but allow for flexdbility in
pians for future residential development, and taking account of future development in the design of infrastructire
and longer term deeign and spatial master planning of the aree’. , - _

The report also suggested a list of alterative uses which have been considered. The highlighted uses (overieaf)
are considered viable and colisctively could provide the correct sub-division of the slte to achieve best vaiue:
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CONSIDERED USES

PLANNING CLASS USES

Garden Vilage (criteria is 1,500-10,000 homes)




2.0 SITE ANALYSIS DATA

ANALYSIS SUMMARY

Reglonai development polly sets out 10 support housing, energy production, SME's and rural enierprises growth
mmmoumumummd;

Mmmrhwmmmnmmtmmmmmmm) along
mmm.mmwmmmm-mmwdm
mmmm'mmmmmmmumam.
mmm..wmwmmmmmhmuwumm
economy. '

ImhwmummWMMbmum.m
mwmmmmwaammmmwmmmmm
county.

MMMWMbMWMMMNﬁM
Koy lssues

Crichel Down rules - stil to be clarified and how this s applied

Rursi location not direclly sefved by major roads
mmmm}ﬂmmum
mmm«mmnwmm
mmmwmuwmw-mmmmmwm
Thers is no recreationsl sewironment reason o visit slite looalily

Local road network is smalt and has limited room for 8 large increase in capacity
wmmmmwb-mwm

Minor contaminetion and remediation on site

L] L] . - L] L ] L ] - L] -

Key opportunities

Promotion of sita with MOJ for & new prison

Promotion of slte for solar farm or wind urbines

Promotion of coversd and sacure storage in ok munilions bunkers
m«MMGMWhMMMhnMaM
wmmmwmmnwmmwmmw
wmmammmuwm*
mmmmmmummmwm
memwﬁmuwmm-m.m

Selective demolition 1o remove sssst lsbilities

Seleciive reuse of bulidings 1o Improve stock and values in ahort-lerm
Mmmwumwwhmm,mummm
Minor extraction of runwey melerial for local aggregats use Is possible ,

Potential large-scale foresiry sie 10 deliver major industry carbon off-set policies
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BRAINTREE DISTRICT COUNCIL

Covering an ares of 322 e scres) this sile s mads up of technical areas (odda) milkery
mmwmwﬁmmuﬂammmmn
covered siorage (ohe).

SITE LOGISTICS & POTENTIAL STAKEMOLDERS

m1ﬂhﬂgﬂmmmw
USAF to be updsted and retained for military use
Continued ues by the MOD Police and Guarding
Agency for HQ and raining facilitios

Some short term occupstiona! isases to 3rd Partiss
including Essex police and fire service.

TITLE IMPLICATIONS

*  Sits owned In whole by the MaD

. smwwmpu_m

Wel located for access to Stanstead sirport
Higlwary improvemants required 10 acoess site
Area of ancient woodiand within red ine boundary
Existing runweys intarprotad 8s open space

L T T T T R

b




2.0 SITEANALYSIS DATA

COMMUNITY FACITLITIES

I I Y

The site is loosied apprasimeatsly 17 miles 1o the eest of
Stanstead Alrport and s nesreal rain stalion s in Breintres

finka to the resf of the couniry. Colchester s the
clasmat city and the slle is locatad approximetely 32 miles
from the Soulh- sastern Cossiing.

KEY

g s



2.0 SITE ANALYSIS DATA

MDPGA WETHERSFIELD
BRAINTREE
CM7 4AZ

GRID REFERENCE:
51.960341, 0495254
COORDINATES
S1°5809.8°N 0°29'42.9°E

- ECOLOGY

the Wethersfield siie In May 2018. The review noted thet
aithough the side doss not banefit from & stautery naturs
conservetion desigration & is locaied within the S38S|
Iimpact Risk Zons of Bovingdon Hall Woods and that »
Local Wikdie site (LOWS) Is locwied within the red line
boundisry within the anclent woodisnd shown sdjecent.

. Three sdditions LOWS are locaied adacent 1o the slle

boundery and savan more fall within 8 2xm radius. The site
s theretore considerad 8 Skely ares 0 support prolecied
spacies and targetied species surveys would be required

o undenstand the axisnt of protection nequind.

The sile is lergely mads wp of twees dominant habitsts;
semi-mproved neutral grassiend, brosdieaved plantation
woodiand and buildings and hard slanding, The olher
habitat of note is the broadiseved semi-niitural woodiend
found within the ancient woodiand, Thess habitals kkely
support @ wide range of wikiile and thelr variety should be
maintained in sny new development.

KEY

Possible roman road alignment
WWII and Cald War numitions stores

Possible medieval moated enclosure
T2 Hangazs, Blister Hangars, Nissen Huts & Victor
Alart Sheitess ’

The T2 Hangars, Blister Hangars and Nissen Huts
Gymemsium, Cinemns, Chapal end Headquariers from
. the Cold Wer pariod
. Ths Vicior slert shellers
Alhough no aciive etings are in plsce new developments
should consider the polentiel of repurposing these assets in
order to retsin the WWH and Cold War herage of he sie
s wolt as considering the polentiel 10 relsin the semblence
of the runways and texd areas sssocisied with the sifield ae
& marker of & historic function,

In addition k0 this 8 review of the Eseax Historic Environment
Record has identifigd that there is the polantisl for two
below-ground  erchseciogicsl  non-designated  hertags
sasals on the alte conbisting of:

+  Apossibis Roman road signment

*  Apossibie Madieval mostad encicaure

Further testing wouid be required 10 saoertain the extent of
these remnaina and the prowecion they requirs.

Finally s numbaer of listed buildings lie within 500m of the
sits boundary and will naed 1o be duly proleciad if ieh site
I developad fther. :

" The




SITE ANALYSIS DATA

mnmummmma
-stmeen 90-100c AOD acrovs B wider sits, As shown by
the diageam the majortty of e land e on & sighlly higher

- plane then fis surroundings penerally Heing arcund e

_perimater and faling towerds the centre and outtkiris of the

There are seversl shaliow valisys surmounding the sie

reauling i low levels of sulace weter flaod risk howsver this
ia not viewed s 8 significent chellenge and can be maneged
twough the masierpian proosss. Overall the she les in Flood

Zome 1 and is considerad & very low risk zone for flooding.

The sile cccupies o fiat platesu in an ctherwiss undutating
mmmmnmdnﬁ
snd B bulldings.

KEY

. Siteboundary
Long views to md from the site

Existing meture woodland
Fittered views Lo the tite
Vieuslly prosainent arees

The platusd naiure of this sls combined wilth the
undulslions of the surounding lendecepe and neturst
foptures Sk the vieusi prominence of the bullt lorm

- howsver Byrs are sl areas whars sightiines wil require

sonsiderniion se demonstrated in the adiRoent disgram and

* Netwd bukow:

South sesiam sdge
Norshern edge i he vielting of tha dulch bame and
the srmmuniions SIONEge Bree

e Vestem end of the ruwey

n-m«mnmdnum
cormidened in line with the propossis for development snd
in particular the western sightines Wil need 1o be sesesed
in relation %o their polential impact on Spains Helt Park and
Garden arvd the conssrvetion ansa sround Finghingfisid.

_ Tha site contains no tree praservation orders but has three
mmmwhummm

s

TR T e
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High rixk of ground contatination, asbestos,
mwmitions and UXD costs

Tenining sitas with high tisk of contamietion
Exinting mititary bulldings - high riak of ssbestos
Incinerator waste

Lange areas af hard standing of unknown depth

The balow gaciogy is Bacrock fram the Thenet formation or
Lambath group. )

There are signiicant 2ones of hard suriscing of sn uninown
thinkoees and saversl araas whern dgamolition costs are
Ppacted 1o be madium 0 gh duss 10 sebesios risk and

- of UXO costs.

The Cold War munitions siore sres i liely 20 heve 8 high
risk of UXO's 8 Is the srea 1o the west of this siie ss shown
in the diagram.

Ground contamination is lkely in ihe sreas utilesd heevily
for training and storage a6 well a8 the ares 10 the North
whars incinersior washer has been identifed,

Thers i & risk of asbestos and iaaking tanks across the

alte as wail a8 poleniiel olfsile concame. This chellenges
will need ¥ be surveyed in detell 28 a sokilion for the site is

148 FMQ units wil nead 15 be retained or repisced
::&mm_mwumb

Qthar developad arsss sround the alle are reisted sither o
the Cold War munitions. siore or o the airfiekt use atroes the
siie. The T2 Hangars localed in the south sast and west of the
e are of note for their heritage velue,

e

b




20 SITEANALYSIS DATA

OPPORTUNITIES

 Potevsial to provide now homes and facilitios to
banefi new and exttiog tecidents

R T i R

:
f
i

munitions and UED couts

Tratining sitas with high risk of contasinstion
Exinting miitary butidings - high riskof asbestos
Aven of Incivesator washe with unknown contamination !
Lawge arves of hacd standing of undosown: depth whick
could be coutly 1 desnadish
Posaibls Ao road alignoment

Pomiie edisvel moatad enclosare

Rcrow acowes Links whiich mey be costly to improve

q‘
-
"

-

e
~
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-
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WAY FORWARD - A CONCEPT DEVELOPMENT FRAMEWORK

To deliver one primary use over the whole site is not an option, The values sseociated with a large-scale housing
Mwmmmmmmmwmmdmmhmw
upgrades and proposals being cost prohibitive.

mmwmmzmmmmmmmmmwmmm
look to buiid upon a combination of these.

Wethersfield has been considerad by the MOJ to be a suitable location for a category C prison for 1600 inmates.
m.mmm.mmdummwmmm)um
six new prisons across the country, five befors 2020, This programme was refired In 2018, supemseded by the
Govemments new investment of up to £2.5Biflion in a programme to deliver 10,000 prison piaces. it shouid be
noted this was the same as the PETP.

mm‘mmbmmmmmmwummm,m
some of the necessary power load fo ensure power security. Additional infrastructure would be required to
access and serve this faciilty.

With a potential option to aliocate another prison on the site, initial analysis and spatial framework plans have
identified how two prisons couid be amanged. .

T&Mmhhﬂbmﬂdnﬂhm“bhﬁ&uwﬂmﬁmmﬁhhhh
need for 800 staff per prison, sssocisted construction industry servioss and an an-going supply chain required
for a prison. While no immediate housing is needed within this 20 hectare allocation, it could be caloulated that
an allowance of new homes developed on Wethersfield could serve the new staff needed for this facility. :

Further analysis (to be quantifiod ME) suggests that additional land uses within Wethersfield must be connected
to the existing rural and economic context. Local industry and enterprise could benefit from the available land
and the local workforce could support a growth in existing business. Furthermore new investment would enable
Wathersfield to be marketed as a potential local growth hub opportunity.

Agresing 1o the prison as a primary land use for the site will drive forward other development. The creation
of empioyment wouid then facilitate a natural secondary wave of uses which wouid benefit from the primary

mmmm-mqmmmmm

An axisting 148 maried quarters are located on the southem boundary of the Site. Curmently usad by the military
there is an existing requirement to update the accommodation and maintain the accommodation for military use.
Avisbility assessment produced by ME wilt iook st two methods of achieving this. Firstly, through refurbishment of
this housing stock and intensifying where possible. Secondly through wholesale redeveiopment of the residential
FMQ area. i

The latter would be achisved through a phased proosss of housing delivery and decanting unté all stock is
replaced. With both options the technical training faciiities could be fenced off and managed in the short-derm
until the full decommissioning of Wetharsfield, We are advised that if the FMQ houses are sold 50% of the receipt
wiil go to USAF who built them. i the FMCQ are demolish and rebulit then this DIO llebility drops to 10%.

Our initia! thoughts rest with a wholessie redevelopment of the FMQ area with a propossd mix of residential and

nummumwmbmwmwumbmm.
a further larger number of homes and business facilities could be delivered at Wethersfieid. oo

- - @ b
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We have been advised.of the following:

Existing 148 unit’s ~ no utity upgrades

An additionsl 126 unit's =+ no ullily upgrades

. Owver 275 new unils — water reinforcement upgrade (circa £2m)

M&Ou)wuﬁ mmmmwmmumamahm

mmmuﬂw

mmmmwwummmammm
this local area. With or without a prison of aconomic benefit, a combination of other commercial activities that are
inter-related could form a new aeli-sustaining economy from Wethersfleld. Existing industries and enterprises
would benefit from promotion of a commercial sustainable hub with further investment flowing into the Sites new
uses thus establishing further economic security. Uses that have been considersd along with those suggested
mnhmmuwmmm)mummuumdum

1)  Uses associated with regional food security -
* providing technological advencement in food production and supply
« supporting aducstion in fiure methods of sustainable food production
+ established focal agriouttural output alongeide traditional poly-tunne! food growth and potsntisl new hydroponic
Uses associated with regional construction products -

4 NM&MW“MM&M,MMM
waste management :

. mnmﬂumm’wmmmgmmm

Lhuusommhw _
* jocal energy provision via soler, ground source heat, wind and waste-to-enengy

« bio-usis through growth of non-adible crops mmmmme-mmaw ‘Crops
mnwmnmmru&mm 9). (et

mmmmmmmwm
Lhumombdmwm&hmm

MW%M&MMMW

« Thers is pobentiel 10 utlies the #e ns & large carbon ofi-set forest project. 200-300 heotare's would snable &
Mmmammlmmmumummmm
this could be Ainksd with Souriem or forseiry, timber business.

7). Uses associated with hydroponic farming and sustainably grown food.
- The worid-wide industry is giobafly worth £1.72 bn (2018) with invesiment and future demand projected to
so0 a rise t0 Sbn by 2026. With the Covid-10 giobal pandemic transforming global processes and disrupting
traditional markets, there is now a more focused nead to look at food security. Key issues currently are:

« The global environmental impact of food production

 Demand for healthy and safe food, locally grown or regionally sourced
* Reduced reliance on imports :

. memwm
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Typically a high-tach hydroponic farm wil produice twenty times as much produce per acre (Houweils Hot House
Group, LA, USA), with less wasts, circa 2% stock rejection and seasonal supply security.

in the UK, Edinburgh Shockingly Fresh, Ocado (in partnership with infinits Acres) and Thanet Earth (part of
Fresca Group) have all invested heavily in this industry. While size is not necessarily the key focus to this form
of farming produce output, there are gains to be made through economies of scale. With Thanet Earth investing
in 91 ha of hydroponic farming, hmmmwmammmwwmw
this growing market.

8) Ummmmmm

Ammmmumdmm»nmummmmm
mmwmmwmwmmmmuubohmmnm
mmmnmmm

mmmmuyum.mummmmm
production and automated harvesting, the compiex systems of modam farming are seen as an area where
education and new skills can be promoted.

The personal benefits of heaithy living, mmmmammmamwdm
mmmum-«mmmm

Amwmmmmmm
A reason to visit — mdwmmmm animal and land management,

healthy sating, earthy produce, and high quaiity food

- Activities - mmmmmmmmﬂm.mdu‘mmmmw
all outdoor activities

- Piaces to stay — historic farms, caravans, camping, mmﬂmmﬂyhundybm new homes,
MMC made passiv-haus and off-grid ecologica! holiday’s

- Enn:l'nyrmnt farming, high-tech support, lelsure, hospitallty, services associated with managing a
commu

muhamwmmmmammuumm ornuhmm
prison inmates. ‘
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~ MASTERPLAN OPTIONS

The accompanyling drawings set out a series of framework land use options for the Wethersfield Ske. Each
option Is subject to commercial assessment and valuation to determine its viablity and the potential market
wwwmwmﬁ

Masterplan framework - option 1

{Zones R1,R2,R3)

whmmw“umm with intensification of this use 10 Increase revenues, Access
could be maintained through the site, mmmmmﬁhmwhmﬂaﬁ-ﬂbb
mbblmmdﬂﬁlhm ‘

Retain the use of Fire and Rescue training area. mmuwmmmwmmm
mm-mmmwummmmhmm

mmmmmumwmummummmmmm
wummmem.-gmmmmbmmum.

Masterpian framework - option 2
(Zonea R3,R4,R8,RE,R7, nmnmm

mmwmummmmmmmm
wwmm-m«wmmm

Residential housing within plots R3-R7 would creats a fineal village utiising the two existing site accees roads.
This would create some amenity use along with formal open spaces to support & new viliage community.
wmmmumdmmmmmhwuwm
wmmmmummwmwnmm

PmﬂwdeM”hMMdMumm:mnw
mmmmmmmmuw

Dmdmmmcm circa 20 ha sach. inciuding 28 ha of solar farm to provide necessary snergy
uppoctformm Mmmhmmmuummwmum
_ mmmmmmmwuumuhmm Thhmldb-mlumdhmr
for expanded need where nacessary. - )

wmummmhummmmmmw

Ammwbuwmmmummmum
o ensure the site m-wwmmmmmhm

1

.  - ..
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mmmmmunﬁwn
condition considersd o be retained and sold
surpius 10 reguirements will be demolished.

>
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L

322 HA (795 Acres)

Major infrestruciure improvements needed for two prisons with inked soler farm oparstions.
mmmmm-mmm
WMMMMMMIM utliising the two sxdating olle
sccess roads. This would creats some smanity use slong with open spaces {0 support
A new village community.

Upgrades 1o sxisting access o reslignment of road into site poseible,

Expand northem secre wnummmmumm
Wmummwbmm of commaercial usss within
& smaller hub,

Existing good condiion commercial buliding can be repurposed.

Deiviery of two category C prisons, cirom 20 ha each. inckuding 28 ha of soler farm {0 provide
necessary enargy support for these faciities. All necessery infastructines 10 serve the prieon ©©
be served fram the south of the site.

The Fire and Rescus incilies are axpecind 1o be retained in ares C1. This could be
enhanoed to caler for nead where netesaary. .

Opportunily exists for farming storage bulidings to be included beneling from on-site solar

MWW

more comprehenaive approach o the energy cascads resuting from the prison construction
Mhuﬂ“bmh*m-wwm“m
decarbonised targets in construction.

L 4

Cat C prisons )2 - 48 ha
Cat C prison solar farms -28ha
Agricuture/woodiand (ancient 4.5 ha) - 130 ha
Miscsillanacus -i8he
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Buliding on exieting markets and repurposing existing sesets for local businesses

mmmm(mz)m-mmmdn&.wwhm
over an assumed fen year period. mwmuwmmwumm.muu
Sites infrastructure, existing structures, landecape and access. :

As indicated in the Tibbaids Campball Reith report (2019) reports, mmhm-mmlmmmuu
provision of a prison. The long-lerm vision from MOJ is o plen for two prisons on site, with all necessary
infrastructure improvements being implemented in a phased strategy. This approach and capital cost projection
mmuuwmmwmuaumamm1 reviow. The investment in upgrading
mmnmmmmammumuummmdmmw

MhMWMMM&MdN.W@

Land sllocated for MOJ future prison requirsments

Land sllocsied for commercial business opportunities _

Land retsined for the purposes of mantaining married quaters accommodation

Land allocated to the provision of new market and affordebie housing '

Land snabiing tha creation of sei-bulld/custom build development

 Bulidings repurposed or ulised to support agriculture and fanming
mmcmnmmmmmumm

IOJprhom

At the time of writing, mmmwummwdmmmmw
location on site being fixed. While only a single prison may be delivered in the first phase, all other masterpian
mmmmdhmwmmmmumaMW'
faciiiles. _ _

Way forward

mmmmmmmmmmmmm
undertaken for each considered land use.

mmnMMhmnmmmﬂummumahm
-taking account of the MOJ iend requirements, Crichel Down rules —should they be spplied—- and where and what
mm«m«mmmummwmmumaum
‘or demolished, such as the Airfleld Chapel. mmymmwumwwmm_
mmmumwmimmm
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