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Warwickshire

FPublished 1886
Source map scale - 1:10,560

The hisforical maps. shoawn were reproduced Tom maps predominanty Fesd
at the srale adopied for Englard, Wales and Sootand in @ 1840's In 1854
e 122,500 scale was adopied for mapping urban areas; ese maps were
used b updaie T 1:10,560 maps. The published dabe gheen erefore 15
often some years ier Foan the suraeyerd daie. Before 1938, all 05 moaps
were based on the Cassinl Frojecion, with independent sureeys of a singie
oounty or group of tounties, giving rse o signfiont ikscorsces in outhing
aress. In B lFe 1530°s, 2 Provisional Edition was produced, wihich updaied
e 1:10,550 mapping from a number of sources. The maps app=ar
unfinishesd - with all miEary camps and other Sraiegic sies emoved, Thess
maps were inBaly cvermprimied with the MaSonal Grid. In 1970, @ firsd
1-10,000 maps were produced using S Transverse Mercaior Projecion. The
revision process continuesd untl receniy, with new exditions appeanng every
10 years or 50 for wban areas.
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Warwickshire

Published 1305 - 1906
Source map scale - 1:10,560

The hisforical maps. shoawn were reproduced Tom maps predominanty Fesd
at the srale adopied for Englard, Wales and Sootand in @ 1840's In 1854
e 122,500 scale was adopied for mapping urban areas; ese maps were
used b updaie T 1:10,560 maps. The published dabe gheen erefore 15
often some years ier Foan the suraeyerd daie. Before 1938, all 05 moaps
were based on the Cassinl Frojecion, with independent sureeys of a singie
oounty or group of tounties, giving rse o signfiont ikscorsces in outhing
aress. In B lFe 1530°s, 2 Provisional Edition was produced, wihich updaied
e 1:10,550 mapping from a number of sources. The maps app=ar
unfinishesd - with all miEary camps and other Sraiegic sies emoved, Thess
maps were inBaly cvermprimied with the MaSonal Grid. In 1970, @ firsd
1-10,000 maps were produced using S Transverse Mercaior Projecion. The
revision process continuesd untl receniy, with new exditions appeanng every
10 years or 50 for wban areas.
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Warwickshire
FPublished 1926
Source map scale - 1:10,560

The hisforical maps. shoawn were reproduced Tom maps predominanty Fesd
at the srale adopied for Englard, Wales and Sootand in @ 1840's In 1854
e 122,500 scale was adopied for mapping urban areas; ese maps were
used b updaie T 1:10,560 maps. The published dabe gheen erefore 15
often some years ier Foan the suraeyerd daie. Before 1938, all 05 moaps
were based on the Cassinl Frojecion, with independent sureeys of a singie
oounty or group of tounties, giving rse o signfiont ikscorsces in outhing
aress. In B lFe 1530°s, 2 Provisional Edition was produced, wihich updaied
e 1:10,550 mapping from a number of sources. The maps app=ar
unfinishesd - with all miEary camps and other Sraiegic sies emoved, Thess
maps were inBaly cvermprimied with the MaSonal Grid. In 1970, @ firsd
1-10,000 maps were produced using S Transverse Mercaior Projecion. The
revision process continuesd untl receniy, with new exditions appeanng every
10 years or 50 for wban areas.
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Warwickshire
FPublished 1838
Source map scale - 1:10,560

The hisforical maps. shoawn were reproduced Tom maps predominanty Fesd
at the srale adopied for Englard, Wales and Sootand in @ 1840's In 1854
e 122,500 scale was adopied for mapping urban areas; ese maps were
used b updaie T 1:10,560 maps. The published dabe gheen erefore 15
often some years ier Foan the suraeyerd daie. Before 1938, all 05 moaps
were based on the Cassinl Frojecion, with independent sureeys of a singie
oounty or group of tounties, giving rse o signfiont ikscorsces in outhing
aress. In B lFe 1530°s, 2 Provisional Edition was produced, wihich updaied
e 1:10,550 mapping from a number of sources. The maps app=ar
unfinishesd - with all miEary camps and other Sraiegic sies emoved, Thess
maps were inBaly cvermprimied with the MaSonal Grid. In 1970, @ firsd
1-10,000 maps were produced using S Transverse Mercaior Projecion. The
revision process continuesd untl receniy, with new exditions appeanng every
10 years or 50 for wban areas.
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Historical Aerial Photography
Published 1947 - 1949
Source map scale - 1:10,560

The Historical Asrial Fhoios were produced by the Crodnance Sursey at a
soaie of 1:1,250 and 1:10,560 from Alr Force pholography . They wens
procuced befwesn 1544 amd 1551 as an inb=rim reasure, perding
preparation of conmvenbonsl mapping, dee b post war esowme shorsges.
Mew security measures in e 1350s meant that evwery photograph was e
chedeed for poientally unsafe inforrration with securky sies eplaced by fake
ficids or douds. The ofginal exditions were withdrawn and oniy Eier made
armiabie after a pericd of iy years athough due o the scourscy of he
exdting, without viewing both nevisions i s nof easy o spot the edits. “Where
armiabie Landmark have includesd both resisions.

1 Landmark: irormsiion e Chabs [
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Historical Aerial Photography
Published 1947
Source map scale - 1:10,560

The Historical Asrial Fhoios were produced by the Crodnance Sursey at a
soaie of 1:1,250 and 1:10,560 from Alr Force pholography . They wens
procuced befwesn 1544 amd 1551 as an inb=rim reasure, perding
preparation of conmvenbonsl mapping, dee b post war esowme shorsges.
Mew security measures in e 1350s meant that evwery photograph was e
chedeed for poientally unsafe inforrration with securky sies eplaced by fake
ficids or douds. The ofginal exditions were withdrawn and oniy Eier made
armiabie after a pericd of iy years athough due o the scourscy of he
exdting, without viewing both nevisions i s nof easy o spot the edits. “Where
armiabie Landmark have includesd both resisions.

1 Landmark: irormsiion e Chabs [
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Historical Aerial Photography - Slice A
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Ordnance Survey Plan
Published 1355
Source map scale - 1:10,000

The hisforical maps. shoawn were reproduced Tom maps predominanty Fesd
at the srale adopied for Englard, Wales and Sootand in @ 1840's In 1854
e 122,500 scale was adopied for mapping urban areas; ese maps were
used b updaie T 1:10,560 maps. The published dabe gheen erefore 15
often some years ier Foan the suraeyerd daie. Before 1938, all 05 moaps
were based on the Cassinl Frojecion, with independent sureeys of a singie
oounty or group of tounties, giving rse o signfiont ikscorsces in outhing
aress. In B lFe 1530°s, 2 Provisional Edition was produced, wihich updaied
e 1:10,550 mapping from a number of sources. The maps app=ar
unfinishesd - with all miEary camps and other Sraiegic sies emoved, Thess
maps were inBaly cvermprimied with the MaSonal Grid. In 1970, @ firsd
1-10,000 maps were produced using S Transverse Mercaior Projecion. The
revision process continuesd untl receniy, with new exditions appeanng every
10 years or 50 for wban areas.
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Ordnance Survey Plan
Published 1968

Source map scale - 1:10,000

The hisforical maps. shoawn were reproduced Tom maps predominanty Fesd
at the srale adopied for Englard, Wales and Sootand in @ 1840's In 1854
e 122,500 scale was adopied for mapping urban areas; ese maps were
used b updaie T 1:10,560 maps. The published dabe gheen erefore 15
often some years ier Foan the suraeyerd daie. Before 1938, all 05 moaps
were based on the Cassinl Frojecion, with independent sureeys of a singie
oounty or group of tounties, giving rse o signfiont ikscorsces in outhing
aress. In B lFe 1530°s, 2 Provisional Edition was produced, wihich updaied
e 1:10,550 mapping from a number of sources. The maps app=ar
unfinishesd - with all miEary camps and other Sraiegic sies emoved, Thess
maps were inBaly cvermprimied with the MaSonal Grid. In 1970, @ firsd
1-10,000 maps were produced using S Transverse Mercaior Projecion. The
revision process continuesd untl receniy, with new exditions appeanng every
10 years or 50 for wban areas.
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Ordnance Survey Plan
Published 1972 - 1973
Source map scale - 1:10,000

The hisforical maps. shoawn were reproduced Tom maps predominanty Fesd
at the srale adopied for Englard, Wales and Sootand in @ 1840's In 1854
e 122,500 scale was adopied for mapping urban areas; ese maps were
used b updaie T 1:10,560 maps. The published dabe gheen erefore 15
often some years ier Foan the suraeyerd daie. Before 1938, all 05 moaps
were based on the Cassinl Frojecion, with independent sureeys of a singie
oounty or group of tounties, giving rse o signfiont ikscorsces in outhing
aress. In B lFe 1530°s, 2 Provisional Edition was produced, wihich updaied
e 1:10,550 mapping from a number of sources. The maps app=ar
unfinishesd - with all miEary camps and other Sraiegic sies emoved, Thess
maps were inBaly cvermprimied with the MaSonal Grid. In 1970, @ firsd
1-10,000 maps were produced using S Transverse Mercaior Projecion. The
revision process continuesd untl receniy, with new exditions appeanng every
10 years or 50 for wban areas.
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Ordnance Survey Plan
Published 1982 - 1988

TR

Source map scale - 1:10,000

The hisforical maps. shoawn were reproduced Tom maps predominanty Fesd
at the srale adopied for Englard, Wales and Sootand in @ 1840's In 1854
e 122,500 scale was adopied for mapping urban areas; ese maps were
used b updaie T 1:10,560 maps. The published dabe gheen erefore 15
often some years ier Foan the suraeyerd daie. Before 1938, all 05 moaps
were based on the Cassinl Frojecion, with independent sureeys of a singie
oounty or group of tounties, giving rse o signfiont ikscorsces in outhing
aress. In B lFe 1530°s, 2 Provisional Edition was produced, wihich updaied
e 1:10,550 mapping from a number of sources. The maps app=ar
unfinishesd - with all miEary camps and other Sraiegic sies emoved, Thess
maps were inBaly cvermprimied with the MaSonal Grid. In 1970, @ firsd

- T

oy 110,000 raaps were produced using e Transvers: Mercator Projedion. The
revishon process continusd untl receniy, with new sditions sppearing svery
10 years or 50 for wban areas.
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10k Raster Mapping
Published 2006
Source map scale - 1:10,000

The ishorical maps shown wens produced from e Ordnance Surey s
1710, D00 colowr Fasier mapping. These maps are derived from Landpian
wihich repiaced the old 1: 10,000 mags orfgirally published in 1970, The dais
Is hiighly defalled shoswing balldings, Tences and feid boundaries as wel as all
roads, fracks and paths. Aoad emes e Ao included iopether with e
reievant moasd numbesr and clyssification. Boursdary inforrmation deplchion
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Definitions and
Reservations

Iinformafion

All information supplied by the Chent, the Clients staff
and professionol advisers, local authonfies, ofher
statutony bDodies, investigafion ogencies and ofher
stoted sources it occepfed o5 being comect uniess
cfnenaise specified.

Tenuwre

Tite Deeds and Leases are not inspected [uniess
specificaly stated] amd, unless we are informed to the
confrary, it is assumed that a property 5 free of any
CNEercus covenants, edsements, ofher resmctions or
ligbilifies including morfgaoges, grants and  capital
allcwances that may affect the valwe.

Flans

Any plans suppied are for idenfiication purposes only
uniess othenwise stated. Tne Report asswmes site
boundaries are as indicated to us. The reproduction of
Ordnance Survey sheefs has been sanciioned by the
Confrodler of Her Majeshy's Stafionery Office, Crowwn

CopyTight reserved.
Sile areas

Site areas are nomaly computed from plars or the
Ordnance Survey and not from a physical site sureey.
They are approdimate uniess ofhenyse indicated.

Grovnd condifions

Any discussion of ground conditicns in this report have
besen based on a review of exisimg docwmnentary
information prepored by Bafish Geclogical Survey
ard/or cther parties. GYA occepls o responsibiity for
the acocuracy of completeneass of information prepared
vy third parties.

Condifion of buildings, plant etc

our inspection of o propery does not constifute a
stuctural survey. When preparing our report we have

regard fo apparent defects and wants of repair and
take info account the age of the property. We do not

however camy out the defagiled search for defects
which is wnderaken as part of the struchaal survey
neither do we necessanly set out the warous defects
winen making the report. We do not inspect woodwork
or other parts of the sfructure which are covered,
unexposed of inoccesibie. We do not amange for any
imvestigation fo be camed out 1o detemine whether or
ot high aleming cement concrete or calcium chichide
additive of any other deletehous matenals or
permanent woodwool shuffernng or  composite
paneling has been used in fhe construction.

Unless 5o instructed we do not amange for any
imvestgations to be camed out to determine whether
orf ot any deletenous o hazardous matenal o
fechnigues nave been used in the consiruction of the
property of has since been incorporoted and the
services are not tested.

We are therefore unabie o report that the propery is
free from defect in these respecis.

For reporfing pUposss wWe assume uniess ofhenaise
staoted that the property (including associated plamt
amd machinery, fixtures and fittings) is in serviceabie
crder and will remain 5o for the foreseeable future. It
will e assumed that the bwiking(s) isfare in good
repar, except for defects specifically noted.

Ashestos Conbaining Materials [ACM's)

Imcludes any of the following matenak; crocidolite,
amosite,  chrysofile, fiorous  octfinolite,  fibrous
anthopimylive, fiorous fremclite and any  mishure
containing any of these matenals.

Ashestos Sunveys

Any reference fo asbestos surveys s given the same
meaning a5 that given in H3E Guidance Document
HZG 244 entitied “Asbestos: The Suvey Guide”.

Composite panels and inswance

We will not test any panek within the property fo see
whether there are any pofyshyrene irsuiated composite
pamels. The presence of such panels may result in the
property Deing wninsurabée, which would nave an
adverss impact on value.

Conlominafiion

This is taken to mean specifically, the presence of towc,
oS of poliuting substances in, on or wnder lamd.

Confominaied Lond

Any  reference fo contominated
construed in the stotutory sense.

land showd bDe

Land is defined as being contaminated land under
section 78 of the Envirommental Protecfion Act 1990
where any kand which appears to the koal autharity in
whiose ared it & situated to be in such a conditicn, by
reqson of substances in, on of under the land that:

Moy 2005 | gvaco.uk



significant harm iz oeing caused or there is a significant
possibiity of such harm being caused; or

Significant pollution of confrolled waters i being, or is
likely to be cauwsed.

Conirclled waler

Means all in kand waters, Le. rivers and Waolercourses
[other thanm pubbc sewers of sewers or drains which
drain info a public sewer] and kkes and ponds which
discharge directly or indirectly inte them, groundwater,
cioastal weaters and femitonal waters extending seaward
for three mies from the baseline from which the
boreadih of the ferifonal sea is measured. Section 104,
Wiater Resounces Act 1991,

Enquimies

Any enguines underfaken by GYaA of local authorities
ard statuiory underfakers are mode vercaly in respect
of envienmental Ewes. Local searches are nof
undertaken and no resporsibiity B occepted for any
inaccurate information provided.

It & further asumed unless ofheraise stated that all
necesary licences, permits efc either mon with the
property or are fransferable fo g new oCcoupier as
approphate.

Environmenial Liabiliy

Any reference tfo envirenmental lobdity should be
taken to mean a combination of the following types of
ligbilities:

These are known present obligations of the business

arising from past or fulure events, the setiement of
which will require future expenditure,

These wil include costt amociated with reguiatony
complionce e.g. known menitonng, decommissioning
requirements, fines, damages, and sumender provisions
imposed by statute and/or contract.

These are uwnknown obligations ansing from past or
future events that exist, but wherne the outcome will oniy
b= known folowing the cocumence of NoM-oCCUTEncE
of future events that are cutsde the conimed of the
Dusimess.

These might include, unknown costs asociated with
site remediafion, decommsscning and the possibility of
unforesesn future events such as a poliufion incident.

Environmeniol Reporis

Any reference to envilonmental reports should be
taken to mean one or al of the fobowing types of
report:

Enges ]

This B 0 desk-bosed study ([swppored by a site
inspecton if ogreed] of past and present uses of the
site, geoclegical and hydrogeciogical  conditions,
regulatory review and gualitafive risk assessment.

The work wnderaken to provide the bass of this report
comprised a study of awvoiloble documented
information from o warety of sources (including the
Client], togetner with [where appropriate] a brief walk

ower inspection of fhe skte and meetings and
discussions  with  relevant  authorties and  other

inferested parfies.

The opinicns given in the report have been dictated by
the finite data on which it is baosed and & relevant conly
to the purpose for which the report wos commissoned.

The informafion reviewed shouwd not be considensd
exhaustive and has been accepted in good foith as
providing frue and representative daota pertaining o
site condifions.

Should additional information become available which
may affect the opinions expressed in this report, GWA
reserves the nght to review such information and, if
wamanted, to modify the opinicns occordingly.

It showd be noted that any risks identified in this report
are perceived nsks based on the information reviewed;
actual risks can only e asesed folowing a physical
irvestigation of the site.

Pngee 2

This is an intrusive phase of works invohing the dilling of
boreholes/mal pits and the testing of soil, groundwater
amd soil gos  samples for environmental  and
gectechmnical purposes.

The investigation of the site has been comed out fo
provide sufficient imformation conceming the type and
degree of contamination, gectechnical chorocteristics,
amd ground and groundwater conditions to provide a
reqsonable asessment of the emdronmental  nsks
fogether with enginesing and development
implications. f costs have been ncluded in relafion fo
site remedigtion these must e confimed by a

qualified guantity surveyor.

The explorotory holes underfaken, which investigote
only a small volume of the ground in relkafion to the size
of the site, can only provide a general indication of site
conditions.

The opinions provided and recommendations given in
this report are bosed on the ground condifions
apparent at the site of eoch of the exploratony holes.
There may be exceptional ground condifions
eEewhere on the site which have not been discicsed
by this investigotion and which have therefore not
been taken inte account in this report.

The comments made on groundwoater condifions are
based on observations made af the fime that ste wonk
wWas camed out.
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It should be nofed that groundwater evel will vary
caning to seasonal, fidal and weather related effects.

The scope of the investigation was selected based on
tme specific development proposed by the Clent and
may be imappropriate to another form of development
of seheme.

The risk assessment and opirecns provided, inter aba,
take info corsiderafion cumently available guidance
relating fo occeptable contfaomination concentrotions;
no liabiity con be accepted for the retrospective
effects of any future chamges or amendments to these
values.

GV A accepts no liabiity what 5o ever for the content or
conduct of the Emvironmental Consultant/Engineser of
Sub Consuttants) Controctors appointed on behalff of
e chent by us.

Environmenial Risk

Any reference to envircnmental fsk shal be foken to
mean:

Higin Risk

Those properties where environmental fsks have been
idenfified that wil aoffect lond wvalwe, business
interruption, lead to reguiatory intersention andfor
result in matenal financial expenditoe by the chent in
te short herme

Modergte Rigk

Those properties where environmental fsks have been
idenfified that have the potenfial to affect land valwe,
lznod to reguiatory intervention andfor result in material
finoncinl exypenditure by the cient in the medium to
Ing fermm.

Those properfies whnere no emvironmental rsks have

been identified that have the potential o affect land
value, leod to reguiatory intersention and,or result in
matenal financial expendifure by the cient.

Flood Eesistance Measures

These measures are designed fo prevent fiood water
from entering the buldings on Site.

Flood Zones

Fiood Ione 1

The area where fioocding from rves or s=2a is veny
unlikely a5 defined by the Envircnment Agency. There i
less than OU1% (1 i 1000) chance of fliooding ocouming
each year

Fiood Ione 2

The area of medium probabiity of flooding as defined
oy the Emviromment Agency — a fiood with an annual
chance of coocwring of between 1% (1 in 100] o 0.1%
[1im 1000) for Aver fiocding and 0.5% (1 in 200) fo 1% 1
im 1000 for coastal fiooding.

boodions 224
The area of high probabiity of ficoding as defined by

the Emvircnment Agency — a fieod with an annual
chance of cccuming of 1% (1 in 100] or greater for nver
fizoding and 0.5% 1 in 200) or greater for coastal
fizoding.

Ooodions S0
The boundary between 3a and 3o 5 o pannirg

decision made by the Local Authorty. This infommafion s
wswaily in the strotegic fiood sk assessment. This area s
a fumctional ficodplain as defined by the Envircnment
Agency. It is an area which & designed to flicod — a
fiod retum penod of 1 in 20 or less.

NFFF (Fooding)

This relates to the National Planning Policy Framewonk
and the associgted Technicaol Guidance.

Fluvial (Surfoce Water) Flocding

Piuvial flocding resutts from rainfall enning over ground
before antering o watercourse of sewer. It is usually
associated with high intensity rainfall events [typicaly
gresgter than 30mm per hour] but can ako Coowur with
lcwver intersity rinfall or meting snow where the
ground B already safurated, frozen, developed (for
example in an urcan seting] of othenaise has low
permeakbility.

Food Risk Rafing

Loant
The cverall flood nsk rating for the Sife 5 asesed fo be
"L’

Lo Io MJergis
The cveroll fiood sk rating for the Site B asessed to be

‘Low fo Moderagte'. The presence of such featwes as
fizod defences, flood storage areds and watercourses
within the kpcalify of the Site soggests that there may be
a nisk of fizoding to the Site iself.

Moderate

The cwverall fiood nisk rating for the Site 5 assessed o be
‘Modergte”. Infommaticn from existing dotosets suggests
thaat thiere are ceriain features which may present O risk
fo the Site and ifs occupants.

Modergte o High

The cverall ficod rsk rating for Site is ossessed to be
‘Modergte fo High'. Infomaticn from esisting cotasets
sugigests that there are cerain features which may
present a significant nsk fo the Site and its occupants.

High

The ocverall ficod rsk rating for Site is ossessed to be
‘High', with a consequent risk fo e and property. This
means that existing datasets reveal sgnificant fieod risk
issues which need 1o be oddressed.

Moy 2005 | gvaco.uk



Flooding Relum Pencd

Return penods are a measure of how likely fiooding is fo
occur. They are commonly expressed as O rato [for
example 1 in 75 or 1:75). This means that this level of
fiooding & expectad once in every 75 years.

Legal issues

Any interpretaticon of leases and offver legal documents
and legal asumptions s given in our capocity as
Property Consuttants [including Chortered Sunveyors
ard Chartered Town Planners] and must be verfied by
a suitabiity qualified koweeyer if it is to be relied upon. No
resporsiciity of lability is occepted for the fue
interpretafion of the legal posifion of the cient or ofher
parties.

Junisdicfion

In the event of a dispute ansing in connecfion with a
report, uniess expresshy ogreed othenwise inowriting,
GWa, the cient and any third party using this report will
submit fo the junsdicfion of the British Courts only.  This
will apply wherever the property of the client is lsoated,
o the advice is provided.

warranfies

The client wormanis and represents that, fo the best of its
knowiedge, infomation and belief. the nfommation
supplied by and on ifts behalf to GVA B frue and
accurate and that it will advise and instruct its third
party advisers to advise GWA In the event that it
and/they receive notice that any such infomafion s
either misleading orinoccurate.

updated April 2015
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Former Warwickshire Police HQ
Capacity Study

Introduction

1. The purpose of the Capacity Study is to llustrate how the Former Waraickshire Police HQ site may be
brought foraward to deliver in the region of 115 dwellings, as proposed in the emerging new Warwick
District Local Plan, whilst simultansously preserving and enhancing the histodc environmeant, including
the landscape setting, and respecting the character and appearance of the wider vilage of Leek

Wootton.

2. The Capacity dtudy should be read in conjunction with the Former Warwickshire Police HG
Maosterplan, doted Awgust 2014, which provides the strategic framework for the development of site.
The Mastenplan estakblishes three Character Areas for the development of new homes, and this note
sets out the design raficnale for each of the Character Areas, together with the overall housing mix.
The Hote supports the following illustrative drowings:

= Fgure P1: Draft Sketch Scheme [Charscter Areas 01,/02/03);

# Fgure P2: Sketch Scheme (Character Area 01);

= Fgure P3: Sketch Scheme (Character Area 02 and 03);

= FRgure P101: Main Building Conversion Sketch Proposal Ground Foor;
= FRgure P102: Main Building Conversion tketch Proposals Frst Hoor;

+ FRgure 103: Main Building Conversion Sketch Proposals Second Hoor;
¢  Fgure PO Massing ([lustrative)

¢  Fgure P10: View from Woodoote House [lllustrative).

Design Rationale
Character Area 01: Redevelopment of Built Area

3. The illustrative layout for Character Area 01 & shown on Fgure P2, with the wider context shown on
Fgure P1. Character Area 01 comprises the main built area of the site and the approach taken to
this areq is to preserve and enhance the character and appearance of the Grade |l listed

Woodcote Howse and associated gardens/parkland.

4. Woodcote Howse i retained and converied to arcund 12 Mo apardments, with regard given to the
features and plan form of the Houwse, including respect for the full height central hall. Figores P101,

Ausgust 2018 Fage 1 gvu.:n.uk



Formner Wansickshire Police HG: Capacity Study Place Partmership Ltd

102 & 103 illustrate how Woodoote House may be converted. The existing unsyrnpathetic 1940s
extension o Woodcote House is demolished and appropriate space kept around the building fo
reinstate its free-standing form, thereby enhancing ifs setfing and better revealing its significance.
The garden arcund Woodoote House is retained and the existing cor park to the fronfage
incorporates new planting to provide a landscape setting on the approcach to the Houwss,

L. In addificn to Woodcote Howse, associated histonc structures are retained to provide a inkage to
the criginal design for the site, as follows:

¢ The adjacent former stable range & retained and converted to three dwellings. The
ursympathetic modem extensions are demclished.

¢ The former kfchen gorden walls, together with the amsmociaoted gates and gate piers, ars
retained, and within the walled orea a development focussed on single aspect cottages &
proposed, reflecting the glasshouses that historcally stood on thizs port of the site. These cottages
wiould be set within, and face onto, a formal garden within the walled area, and rise to a
macimurm of 1.5 storeys.

¢ The freestanding building that curently serves as a sporfs pavilion i retained, and could be

corverted to community vse associated with the adjacent cpen space.

&, Adjacent to Woodcote House, and the former stakble range and kitchen gorden wall, dwellings
wiould ke 1.5 storey with rooms in the rocfspace, possibly of mews/estate worker cottages design, in
order to complement Woodcote House and increase its dominance. Indicative maossing is shown on

Figure PO7.

7. The wider part of this character area provides greater scope for development, within the constraints
of the site. In particular, existing gardens/porkland areas would be retained as such, and the vista to
the west of Woodcote House locking north would bBe improved by development being set back
from the existing ine of built forrm and reduced massing, with existing large builldings replaced with
more modest dwellings. Throughout all trees would e retained to maintain the historic connection
between the built and natueal environmenis.

8. In total, the Capacity Stedy demonstrates that this area can accommodate in the region of 55
chwelings. including dwealings within retained and converted bulldings.

Character Area 0Z Villoge Infill Development

2. The illustrative layout for Character Area 02 & shown on Fgure P3, with the wider context shown on
Fgure P1. Character Area 02 comprises land between existing howsing in the village along
Woodcote Lane and Woodcoote Drive, and brings together The Paddock and Land Bast of Broome
Close. The approach to development within this area i to respect views from Woodcote House and
to connect with the exsting development within the vilage that borders the site.

Ausgust 2018 Paoge 2 g\.ru.a:n.uk



Formner Wansickshire Police HG: Capacity Study Place Partmership Ltd

10. A soft landscape edge will be developed along the existing boundary between The Poddock and
wider open space, with views under the graze ine of free canopies. Beyond this, development is set
within open space that forms a 'green’, in a layout that ensures the built form recedes in any views
from Woodcote House thereby preserving its setting, and that reflects the character of adjacent
development. Exsting boundary vegetation is retained, therekby maintaining the exsting enclocsure of
the site. An illustrative view frormn Woodcote House across to this character area is shown on Fgure

P10,

11. The Capacity Study shows that this area can accommodate in the region of 57 dwellings.

Character Area 03: Woodcote Dhive Redevelopment

12, The illustrative layout for Character Area 03 & shown on Fgure P3, with the wider context shown on
Figure P1. Character Area 03 comprses the Former Tennis Cowrts. This is a relatively contained and
small site on the gpproach to Woodoote House. The approach taken to this area is a courtyard of
buildings subservient to Woodcote House in sze and detail, to be perceived as a "stables block’ to
Woodcote Howse Soft landscaped front gordens are avoided in place of gravel frontages defined
by agrculiural farm stock fencing. Dwelings overlook publc footpaths and the majorty of cars are
porked within the courtyard and so not visible generally.

13. The Capacity Study shows that this area can accommodate in the region of 14 dwellings.

Housing numbers/mix

14, In total the Capacity Shedy demonsirates that arcund 126 dwelings can e delivered across the site.
These would be of mix that reflects policy!, as set out below:

Ne of bedrooms Affordable {40% of unils) Market (40% of vnits)

1 bed 15 Mo [C.30%)

5 Ho [c03%)

inc. 4 Mo 1 bed Bats — not paort of [Wondoote House Converson)
Woodcote House Conversion)

2 bed 15 Mo [c.30%) 21 Mo |c.28%)

[lnc. 7 Ho Woodoote House Conversion &
3 Ho Stablke Conversicn)

3 bed 18 Mo [c.35%) 30 Mo |c.40%)
4 bed 3 Mo |c.5%) 19 Mo jc.25%)
sub Totals 51 75
Total 124 NO

Bifinger GVA, August 2014

! Thiz fokes account of: the Coveniry ond Wanaickshire Joint Strofegic Housing Maroet Azcecment Hovember 20013, Worwick Disinct
Ciowncil's Devslopment Monogement Guidonce: Mix of Morke=t Housing on New Development Sites, Juns 2013; and the Locol Needs
Howsing Survey 2013, @s s=t out in the Draft Heighbourhood Deselopment plan [Summer 2014].

Ausgust 2018 Paoge 2 gw.:l.-::c-.uk
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Flace Partnerhip Limited Viability Assessment Report

12

13

14

1.5

1.4

Introduction and Purpose

Bilfinger GWA [BGVA] iz instructed by Place Parnership Limited to undertake a high level vialkility
assessment in respect of the proposed redevelopment of the Warwickshire Police HG site in Leek
Wootton, Worwickshire. More specifically, we have been instructed to assess the viakility of the
redevelopment of the site for a scheme of 115 mixed fterure dwellings in keeping with the
Council's draft allocation of the site within the emerging Local Plan.

The proposed development includes the refention of the Listed Woodcote House for conversion
to apartments. The indicative illustrations for this element of the proposaks provides for a total of 12
apartments. The proposals also reflect a policy compliant affordakle housing provision at 40% of
the total dweling numbers split 50% Social Rent, 30% Affcrdakle Rent and 20% Infermmediate
(shared cwnership).

In accordance with the deaft CIL Charging chedule a CIL payment of £180 per sg m GlA has
been applied to the private sale dwelings reflecting the sites classfication s a Ione D Hon-
Jtrategic fte. Az wil be detailed below, other allowances have been made for whot are
comsidered fo be reasonable and appropriate Section 106 Agreement ond abnormal
developrment costs, based on the information curently available and cw own knowledge and

exXpefsnce.

The purpose of the vialkilty assessment i fo informn the Inspector's consideration of the proposed
allocation as part of the examination into the emerging Local Plan, including, but not limited to,
Glu 7, which asks if the site is realistically viakble and deliverakle.

We confierm that any view on values expressed within this report are informal and are not provided
as formal valuation advise as defined within the latest edition of the RICS Valuation — Professional
Standards, the 'Red Book'. Accordingly, they should not be regorded or relied upon as such. The

value given is, therefore, indicative cnly.

Following the referendum held on 23 June 2014 conceming the UK's membership of the EU, a
decision was taken fo exit. It is likely that the et wil take some 18-24 months although the timing
iz presently uncertain. This combination of macro-economic, legal and pofitical circumstances s
unprecedented within the UK propery rarket and therefore we would caution that we are now
in a perod of uncerainty in relation to many factors that act as divers of the property investment
and occcupaticnal rmarkefs and the conseguent impact on valeation figures. Since the
referendurn date we have monitored morket transactions and market sentiment in ariving at our
apinicn of Valee. There i sfill a shortage of comparable evidence of arm’s lkength transactions
since the Refersndum. We have had, therefore, to exercice a greater degree of judgment than

would be applied vnder maore liguid morket conditions. We would coution that the valuations and

Auguest 200 6 gva.co.uk 1



Flace Partnerhip Limited Viability Assessment Report

sale penods reported are more subjective than those undertaken in more norrmal market
conditions and therefore must advize thot our opinicns of value hersin reporfed are subject to a
degres of abnormal uncertainty.

Report Structure

1.7 The report is structured as follows:

« Sechion 2 provides a sumrmary of the methodology and approach adopted;

# Sechion 3 details the varakles adopted within the development appraisal and summarnses the
indicative land value having regard to the assumptions made; and

¢« Sechion 4 provides the conclusions and commentary.
Contactz

18 Should any further infoemation be required please contact:

Andrew Moss BSc [Hons) MRICS
Director and RICS Registered Valuer
Bilfinger GWVA

T: 0121 &0F B37E

E andrew.mos@gva.co.uk

Auguest 200 6 gva.co.uk 2
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2

21

2.4

Methodology and Approach

We have underfaken a detailed residual development apprazal of the proposed residential
developrment identified ulilising the Prodev development appraisal package. This package &
commonly uwsed within the residenfial development sector. The method & to derfve an indicative
land walue from an assesment of the combined Gross Development Yalue [GDY) from which
allowances are deducted for fotal developrment costs incheding development abnomnals and
developer's profit. The residual sum resulting from the appraisal represents the ndicative land
value at that point in fime based on the assumptions made and assuming that the development
bencfits from at least cutiine planning approval.

The development appmial take:s occount of addificonal input received from the wider
consultancy team warking on the peoject in respect of planning and technical Esues and
associated costs, where provided .

Az a reflection of the proposals being ot an eary stage of the development process site/scherne
specifiic due diligence i limited in cerain areas. t has therefore been neceszary for certain
assumptions to be mode. Howewver, we confiem that the author of this report 5 an experienced
Director of Bifinger GVA and RICE Registered Valuer who hos worked oz o specialist residential
development surveyor bozed in the West Midlands for over 18 years. Any assumptions which

have been made have been cleary stated and are therefore bosed on detailed knowledge and

ExXpefemnce.

Input info development costs has abo been obtained from Quarntity Surveyors working within the
in-hcuse Brmingham based Bilfinger GV A Building Consultancy Departrment. Reference has also
been made to the RICS BCIS index.

The sales walues adopted to arive at the combined indicative GDY are bosed on market
research which hos been underiaken and the assesment of comparakble sales values in the
location. Discounted values have been adopted for the different tenure affcrdaliole housing units
based on our own knowledge and experience of working within the affordalble housing sector.

Auguest 200 6 gva.co.uk 2
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3. Development Appraisal

Dwelling Mix

1 | Az discussed above, the Listed Woodeote House is being retained with the proposak identifying its
conversion info 12 aparments. Accordingly, based on the most up to date plans which have
been produced for the conversion of the accommodation by DHE Planning anrd Design, the
following unit mix has been reflected within the appraisal:

woodcote House - Unil Breakdown

Uit Ho Type S m GLA 5 Ft GIA
Ground Floor

1 2 Bed 128 1,378
2 2 Bed 108 1.143
3 2 Bed 163 1.755
4 1 Bed 86 P24

First Floor

5 2 Bed 130 1.39%
& 2 Bed pé 1.033
7 2 Bed 135 1.453
8 1 Bed 77 a2e

Second Floor

v 1 Bed 74 797

10 1 Bed 73 TB&

11 1 Bed &9 743

12 2 Bed 104 1119
TOTALS 1,243 13,381

A2 We have been provided with floor areas for the existing accommaodation within Woodcote House
which idenfifies a combined GlA across the three floors of 1,851 sq m (17,720 5 f) plus bosement
of 224 g m (2,432 sq fi). Bxcluding the basement the Llsted nature and configueation of the
accommodation with large enfrance hall and starcase does mean that it has a high percentage
(33%) of circulation space, excluding the basement.

A3 Based on the development proposals which have been produced by DME Planning and Design
which reflect the LPA's dernfified dweling mix we have adopted the following comibined

comversion and new build dwelling mix within our appraisal:

Auguest 200 6 gva.co.uk 4
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3.4

HOUSING MIX - 115 DWELLINGS

Frivale Social Rent
unit Type | Conwversion Frivale 50 [207%) A Rent (309 (s0%) Tolals
1 Bed 5 3 3 4 7 22
2 Bed 7 - 3 4 7 29
3sea 28 3 5 & a4
4Bed 18 o 1 1 20
Total 12 s7 7 14 23 115

Bosed on cw own knowledge and experience we have adopted the following average dwelling

sizes for the different unit types:

UMIT TYFPE SI7E 3G_M (3G FT) GLA

1 Bed 51(550]
2 Bed &0 [650)
3 Bed B4 (700}
4 Bed 130 [1.400}

i We confirn that we have assumed that the affordakle dwelings are tenure bBlind and the same
floce areas for each unit type has therefore been applied to both the pAvate sale and affordakle

dwellings.

Ab Across the assumed development the opproisal supports a combined new buld =lement
extending to 91,250 sa ft GlA.

Indicative Gross Development Value (GDV)

Ab I swpport of our appraisal we howve undertaken market research in order to cbtain comparakle
evidence on sales values cumently being achieved in the location. Hovwing regard to the availakle
comparable evidence we believe that it is approprate to adopt an average rew build prvate
sales value of £270 per sq ft GlA.

i Based on ocuwr knowledge of the affordakble market we have adopted the following discounted
values in respect of the different affordalkble tenures, having regard to the average pavate sales

value we have adopted:
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Affordable Tenure % Privale valve 3G Ft GIA

soccial Rent 40 |£116.00)
Affordable Rent 0% [E174)
Shared Ownership S5% [£188_50)

38 We hove discussed the Councik regurerments for the Affordable Rent fermure with KEen Brunc,
Affordalble Howsing Officer within the Council. Mr Bronc confirned that the affordakle rents are
rorrmally assumed to reflect circa 0% of the equivalent market rent being approdmaotely michaay
between social rents and B0% of the equivalent Market Rent, the latter reflecting the
Governments definifion of Affordakble Rent.

ag The Government & moving foraards with its national Storter Homes initiative which may result in o
variation in the type of affordalble housing units delivered on gualifying residential development
sites. Howewer, as this policy & =il emerging & hos been ignored for the purposes of this

assessment.

310 In respect of the conversion aportments we believe that a slight premivm on value would be
achieved. However, given the lorge size of some of the aparments, and implications on
affordakility, we have adopted an awerage conversion walue of L300 sq ft GIA. Al of the
conversion apartments are identified for peivate sale. We have abo ossumed that the 12
conversion apartments would atiract a ground rent of £300.00 pa which we have capitalized to
derive additional income. We have assumed that any new build apartments would be affordakle
and that the Fegistered Provider [BP) purchasing these unifs would benefit from any ground rent
income which may be chorged as the freehold owner.

an Based on the aswumptions mode cwr appraisal supports the following combined GDY for the
proposed 115 dwelling development:

icheme Conversion Grouwnd Frivale social Remt | Affordable Shared

Rent Eent Cnwnership

115 £4,004300 £40,000 £148.602,500 | £1,972,000 £1,841.600 £1,187 550 I25,608,150

Development Costs

A12 We have assumed that the site wil be developed for residential accommaodation in keeping with
the proposed 115 dweling scheme iderntified. In amiving at what we consider to be appropnate
development costs we have considered information from a number of sources. This includes
reference to the RICE Building Cost Information Service [BCIS] and input from owr in-house
Gluantity Surveyors, We have also been provided with detail from ofher memibers of the wider
consultancy team working on the project in respect of potentfial ClL/Section 104 Agreerment
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313

314

B

3146

a7

3.18

a1y

320

Contributions and on-site technical corsiderations. However, we have ako applied ocw own
knowledge and experience as specialst residential developrment surveyars. In summary, the

following cost assumptions have been mode:
Acqguisihon Costs

Standard acquisiion costs hove been applied to the resdueal land value supported by ouwr
appraisal at 6.25% in respect of Stamp Duty Land Tax, Agency Fee and Legal Fees.

Houwse Buld/Conversion Costs

The RICS BCIS supports a Median average builld cost for general estate houwsing of Z770 sq m
(£91.27sq. fi]. This includes preiminaries and reflects a regional adjustrrent for Waraick.

We haove reduced this cost to £64.00 sg ft within cur appeaizal as we have applied preliminares
separately. The adjustment ako reflects the economies of scale that would be achieved by a
larger regional/national kouse builder which is the type of developer we belisve B maost likely to
acogure and build cut the site.

Mo distinetion has been moade between the private sale and affordable dwelings reflecting the
fact that they would be tenure blind standard house types.

In respect of the conversion units based on input received from ouwr iIn-house GQuantity Surveyors
we have applied on average conwversion cost o the soleable GlA of £120.00 =q ft. We have
reduced this cost to £40.00 sq ft in respect of the GlA of the circulation space. We have assumed

that no major works will be reguired to the basement.

The higher conversion costs do cleardy reflect the sensitive naoture of the Woodcote House
accommaodation and the constraints of working within such a building including the need for
specialist confractors and hertage consultants.

Preliminanes (Site REunning Costs)

Boased on input from owr in-house CGueantity Surveyors we have adopted preliminary costs which
reflect 12.5% of the adopted house build and conwversion costs. These costs relate to the running
of the site including site manager, laibour, plant hire, security, site hut, health and safety etc.

Professional Fees

Bosed on our own knowledge and experience we have adopted all-in professional fees reflecting
8% of the combined conwversion and house build costs. This percentage reflects the scale of the
development. |t takes account of all professional fees incleding planning, architect, MEE
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325
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engineers, ground consulbants, ecological consultants, heritage consultant, highways engineers,

drainage engineers efc.
Externals

We have adopted a standard allowance of £7 500 per dweling in respect of external costs. This
allows for external works within individual plots which would inclede, boundary fencing, lawns,
patios, driveway:s and garages. In respect of the conversion apardments it would include
communal parking and works to the communal gardens etc. This cost B an average but it would
cleary vary ocross the different dwelling types.

Services and Infrastructure

We hove adopted an alowance of £150,000 per net dewvelopakle acre in respect of the

comstruction of on-site roads and serdices. This includes standard drainage costs.

We haove adopted an indicative dwelling density of 14 units per et developable acre, applied to
the rew build element, to arive at an estimation of the net developakble area. We have assurned
that the two existing aoccess roads will be ufiised subject to some potentfial junclion
improverments. This cost assumes the estate roads are constructed to an adoptakle standard,
even though this might not be possible.

Demolihon/Remediation

Based on input from our in-house Quartiity Surveyors we have adopted a demolition rate of £35
zq m for the removal of flocr slaks and gruleking out of foundations ard £5 sq m for the demolifion
aof superstructure [based on volume). These have been calculated bazed on the floor plans
provided and assurnes that the pavilion remains as well as Woodoote House, Across the site this
resulis in a combined deralition cost of £217 500 We have not applied an addifional sum for the
breaking up and removal of parddng/hord standing areas to allow for the fact that some moternalks

will hove a value for re-use on site as hardcore which would offset elements of the costs.

We hove allowed an indicative sum of £100,000 for dealing with the rernoval of asbestos and the
two confamination hotspots which are known about and which relate fo decommissioned
underground tanks and a disused filter bed within the woodland.

Ecology and Tree Works

We have assumed that the motueefspecimen trees on site will need to be retained and
protected duing the build programme. Certain waorks may also be required to the trees. We have
therefore made an indicative allowance of £25,000 for related costs.
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3.33

Mo defail i availlakble on site ecology. However, given the green nalure of the site and the
treesfwocdland and other features present including the watercourse there are likely to be
ecological Eues. This could inclede the presence of bats, badgers, repfile:s and newts etz. We
have therefore made an indicative allowance of £50,000 in respect of related costs.

Sechon 278 Works

In additicn to the allowances we have made for services and infrastructure including new estate
roads there will be a need for works to the exsting adopted highway in respect of the new access
proposed from Woodcote Lane and improvements to an exsting access onfo Woodeote Lane.
We have therafore made an indicative allowance of £50,000 in respect of these works.

CIL and Sechon 104 Costs

In accordance with the draft CIL charging schedule a CIL payment of £180 per sg m GlA has
b=en applied to the prvate sale dwellings [including the conversion apardments) reflecting the
sites classification as a Zone D Non-Strategic Site. Based on the asumptions made, this amounts
to a comibined CIL confribution of £1,181,120.

We have assumed that there wil be a requirement for two LAP's and one LEAP. We have
adopted a surn of £50,000 for each of these areas fo cover the cost of laying ocut, eguipping and
an initial 12 rmonth maintenance panod.

In addition to the albove, the indicative proposals provide for 116 ha of woodland, 0.4 ha of
incidental space, 2.1 ha of open space within the developable orea and 2.3 ha of existing sports
pitches. These areas wil either be adopted, or more likely be ploced info a monogement
company. We understand that the pavilion is also likely to be retained as a community facility.

Accordingly, while we have assumed that the residents of the new dwellings would be required o
pay an annual maintenance sum the guantum of these elements would in cuwr view require an
initial contribution from the development. Accordingly, we have made an indicative allowance
of £300,000 in respect of this cost.

5UDs/Drainage

It is moted thot a watercourse runs through the site and that a small element of the site (0.3 ha) i
idertified as being ot risk from localzed flocding. It s therefore anficipated that works will be
reguired to mitigate any increased/exdsting flood sk through attenuation and an approprately
designed SUDs. An indicative allowance of £125,000 has been made in this respect.
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Bulld Contingency

We have adopted a build confingency reflecting 2.5% of the standard conversion and house
bwild cost as & standard within development appraisals.

Additional Alowances

Within cur appraisal we have abo adopted a numiber of standard allowances in respect of sales
costs and developers profit, as follows:

Fee Assumphion

sale/Marketing/Promation % of GDV

sakes Legal Fee 0.25% of sales vaue

Developers Profit 17.5% blended

The sale, markefing and promotion costs assume that there will ke a manned sales presence on
site with show home complex. We have alo assumed that a local agent would be employved to
micgke infroductions. The allowance abko allows for brochure design fproduction, salefflag boards,
advertising campaign efc.

In respect of developers profit the 17.5% applied to GOV which we hove adopted reflects a
blended rate across the prAivate sale, affordable and conversion elements. This reflects the fact
that house bullders will apply a reduced profit retum on the affcrdakle element where these are

pre-sold to a RP and are being constructed on a tum-key arangement. This reduction reflects the
reduced developrment sk

Cashflow Assumptions

The Prodev appraisal has a built in cashfiow which models firance costs across the life of the
scheme based on the acssumplions made and fimeframe:s adopled for build and sales

progrormimes.
Within our cashflow we have made the following assumplions:

*  Aninferest cost on debt of 5.5%;

«  An initial 3 month leaddin percd until commencement of house buld to allow for

demaolition/remediation;
¢« A L month build lead-in percd until the fiet house zale;

*  Anaverage private sales rate across the new build dwellings of 3 per month with 4 month sale
run on pericd affer practical build completion;
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¢  That the affordable dwelings are built and scld concurent with the private sales programme;

and

# A 12 month inftial conversion period in respact of the Woodcote House apartments with a
sulbbsequent 12 month sales perod.

340  Owur appraisal supports a land value of crca £5 4468000 We attach o copy of ocwr residual
appraisak at appendix 1 o this report.
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