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valuation CASE STUDY
Advance Case Material for examination to take place on
10th June 2004
Study all the advance material before the date of the examination.  You may make notes on the material but may NOT bring it into the examination.  Clean copies of this Case Material will be provided at the examination with the question paper.

On the day of examination you will be asked to answer TWO out of THREE Case Studies.

1.
BACKGROUND INFORMATION

1.1
This Project centres on the development opportunities of the site which can carry either employment or mixed (i.e. residential and employment) uses.  Further there is an existing small scheme of ‘starter’ offices which is located abutting the site and which will also form part of the project.

1.2
You are asked to imagine that the site and the adjoining small office scheme are owned by the Stephens Brothers, Steven and Shane.  They inherited the site from their father, Malcolm around 10 years ago, and in 1996 constructed the two modern ‘starter’ type offices located on the main A30 road (called Units A and B).  These offices have not proved too popular and other than a garden centre, a motor cycle centre and a golf course, the commercial base in the area is minimalist.  

1.3
THE TWO OFFICE UNITS

You are to assume that both units, which are detached and to two storeys, have been let on business tenancies protected under the Landlord and Tenant Act 1954.  Unit A has been let to Multitone Limited on a 15-year lease and Unit B to Expeldia UK for a term of 25 years.
1.4
Details of the Leases are unavailable at the present time although extracts will be available at the final examination.

1.5 THE VACANT SITE

Access to the site is direct from Beggarwood Lane.  A small spur has been constructed by the local health authority to provide access to a temporary doctors’ surgery.  The site is mainly unbounded although small banks have been positioned around the site to prevent unauthorised users entering the land.  The ground immediately to the south of the site is in different ownership (forming part of the golf course and which will not have any bearing on this project).

1.6 The Highways Authority, Hampshire County Council, has resolved that access to the site will be that shared with the surgery and from no other place due to dangerous bends.

1.7 The site plans in Section 5 below show the extent of the site.  You may wish to use the scales of the plans to provide approximate information on the size of the site for the purposes of the examination.  
2
BASINGSTOKE TOWN

2.1 Basingstoke, whilst having an historic core, underwent a major transformation around 50 years ago, satisfying a major housing shortage in the capital.  The result was the construction of some extensive council housing schemes in the 1950’s to 1980’s.  This expansion also led to the generation of employment uses with a readily expanding town population.

2.2 Links to London are good with the M3 motorway (now linking with the M25 London Orbital Motorway) providing a good road link and the local railway station a service to London (Waterloo) with a journey time of around 50 minutes.

2.3 Within the last 18 months, the centre of the town has seen a major transformation with the opening of the Festival Place Shopping Centre.  This has provided a much needed boost and updated image for the town which, to some extent, had been eclipsed by Reading and Southampton in more recent times.

2.4 The Borough Council, Basingstoke and Deane, has acknowledged that the town will undergo yet further enormous changes through the lifetime of the next Local Plan period.  The Council has resolved to meet the challenges against the backdrop of the previous 10 years (statistics based over period 1991 – 2001):

• 
The population grew from 147,000 to 155,000, with the number of dwellings increasing to 62,500.  5,200 houses were built and the Council’s housing stock was transferred to 2 housing associations

•  
Over 7000 new jobs were created and unemployment fell from 4% in 1991 to 1% in 2001, although the rural economy continued to experience a decline.

• 
The Anvil Concert Hall, Tadley Swimming Pool, the Fieldgate Centre in Kingsclere and Milestones Transport Museum opened.

• 
Construction of Festival Place began and Station Link was developed

• 
West Ham Leisure Park and Chineham District Centre were extended

• 
Basingstoke crematorium opened
• 
Retail Parks were opened at Brighton Hill and Hatch Warren. Safeway, Town Centre West, opened.

• 
Ringway North was improved with dual carriageway circulation, the A34 Newbury bypass opened and Town Centre West junction was configured.  Traffic levels continued to grow.

2.5 The current site at Beggarwood Lane forms part of a much wider major development scheme to provide further new quality housing, some on a shared ownership property (through housing association provision) and additional employment use.  With a motorway link on to the M3 around 2 kilometres away, the site has the added attraction of good road linkage to the motorway network.

2.6 The Council has earmarked the site for possible employment uses although may see the site as a test bed for Work Live provision.  

3
OUTLINE OF THE PROPERTIES

3.1
The Plans in section 5 outline the location and extent of the site.  They also show the extent of ground occupied by the two self-contained office buildings.  For ease of reference, the site is shown on the plans in section 5.  
 3.2
The project centres on the following properties which form part of the brief:

3.3
THE VACANT SITE

This is currently an open area of land, partly developed for a doctors’ temporary surgery but otherwise undeveloped.  There is electricity provision on the western boundary of the site although more extensive drainage and water service connections will be needed.  There is gas in the nearby A30 trunk road.
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3.4
THE OFFICE BUILDINGS

Each office building, constructed around 1986 to 2 storeys, is built of brick under a pitched tiled roof.  Aluminium framed windows and doors have been used and internally, the properties are finished with solid concrete floors and suspended ceilings.

3.5 Each unit overlooks a small car parking area with access to the properties from a small cul-de-sac accessed from Beggarwood Lane.
3.6 Unit A is occupied by Multitone, a local company who specialise in developing keep fit equipment and products.
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3.7 Whilst the leisure ‘gym’ market has seen some major growth over the last decade, demand has now stabilised.  The result has seen the company sublet the entire first floor to a company called MultiVit Ltd.  This company was only established 2 years ago and provides health food shops and gym outlets with a range of energy boosting products.

3.8 Unit B was let to a telecoms company, Expeldia UK, which provides switching gear products for ADSL enabled telephone exchanges.  It has suffered somewhat from the downturn in the telecoms industry


3.9 This has resulted in the company mothballing some 50% of the first floor office accommodation.  It has yet to decide what it will do with the excess space. 

4
FUTURE PLANNING POLICIES 

4.1 The details below are extracts from the Draft Local Plan currently being promoted by Basingstoke + Deane Borough Council.
4.2 The Revised Deposit Draft Local Plan is the Local Plan for the Borough of Basingstoke and Deane, and covers the period to 2016.  The Draft was considered by the Council's Cabinet on 2 September and agreed at a meeting of the full Council on 18 September 2003.  This is a new style Local Plan, consistent with emerging Government guidance. 
4.3 It is a slimmer, clearer Plan, containing less detail and fewer policies than previous Plans.  The Plan includes the policies to be used for development control purposes.  It also includes the proposed site allocations where development is proposed to take place over the Plan period.
4.4 In respect of Office and Hi-Tech Employment Uses (POLICY EC2), these uses will be permitted on the Beggarwood Lane site.  Development for uses outside B1(a) and B1(b) of the schedule to the use classes order will not be permitted at these locations unless the proposal is to meet the needs of an existing occupier/employer or exceptional circumstances can be demonstrated.
4.5 The conclusions of the Employment Issues Study found that there is considerable potential within the Basingstoke economy to target particular sectors whilst maintaining a mixed economy. This scope is largely due to Basingstoke’s locational advantages such as strategic access close to the Blackwater Valley and the Thames Valley.
4.6 The sector identified as having the most potential is Information Communications Technology (ICT), which despite the downturn in the early 2000’s is still considered an appropriate long-term direction for specialist growth.  Promoting hi-tech initiatives at the locations set out above would all assist in providing a range of accommodation for local businesses. 
4.7 It is recognised that these employment areas already include uses outside B1(a) and B1(b) and the policy would permit development to meet the needs of existing employers / occupiers.  In addition, the Policy recognises that there may be exceptional circumstances.  The Local Plan should be read as a whole.  Proposals will be judged against all relevant policies and circumstances where other employment uses may be justified.

4.8 The loss of employment sites (POLICY EC5) within settlements outside of Basingstoke Town to other uses will not be permitted unless:

· a marketing exercise concludes no realistic demand for the site; or

· an appropriate level of alternative provision already exists in the settlement or can be provided in an acceptable alternative location

4.9 
Businesses can provide important local employment opportunities and can reduce the need for out-commuting to jobs.  Additional pressure has been placed on existing employment sites in rural areas given the Government agenda of favouring the redevelopment of brownfield sites such as those previously within employment use for residential development over the development of greenfield sites.  The Borough Council will seek to protect both urban and rural employment sites from alternative uses through the implementation of Policy EC5.  Where proposals are received to change the use of an employment site to an alternative use, the Borough Council will seek evidence that the site has been marketed for the employment use. This requires that the applicant submits to the Borough Council evidence that the site has actively been marketed for a period of at least 12 months.

4.10
Live Work Units (POLICY EC6) will be permitted on suitable sites in the Borough.  These will be most appropriately located on existing employment sites that are situated outside of the designated employment areas, on employment sites that adjoin residential areas, on new sites that adjoin employment areas or areas with an established residential provision.

4.11
The work area must usually be suitable for a full range of B1 uses and the Borough Council will apply conditions and seek to enter into legal agreements to ensure that the work areas are retained as employment uses in perpetuity.

4.12
Live work units can provide valuable accommodation for start-up businesses in that housing and business facilities are combined in one unit, enabling cost savings.  Live work units can have sustainability benefits such as reducing the need to travel, diversifying the economic base, increasing vitality and improving security.

4.13
Live work units are increasingly proposed by developers in an attempt to offset any opposition from the Borough Council to residential schemes that involve the loss of employment sites.  Where a scheme is proposed that would result in a net loss of employment, applicants will be asked to provide appropriate marketing information to show that there is no take up over an earlier marketing period of at least 12 months of the space. The applicant should also undertake an assessment of the implications of any loss of employment in the location.

5
LOCATION + SITE PLANS

5.1
Attached to this scoping paper below are the following plans:

1. PLAN 1:

General Location Plan (scale 1:10,000)
2. PLAN 2:

Aerial photograph

3. PLANS 3 + 4:
OS Sheet Extracts (1:1900)  

PLAN 1:  GENERAL LOCATION PLAN (1:10,000)


       = VACANT SITE
  = 2 OFFICE UNITS        = PROPOSED ROUNDABOUT

PLAN 2:  AERIAL PHOTOGRAPH


AREA IN RED:
Extent of Vacant Site (for development)

AREA IN BLUE:
Curtilege of Existing Office Units (2 units let on leasehold title)
YELLOW LINE:
Approximate position of existing access road (Beggarwood Lane) as shown on Plan 1 (aerial picture taken before Beggarwood Lane built). 
PLANS 3 + 4:  SITE PLANS

The two site plans attached below show the vacant site for development and the extent of the ground which runs with the two freehold office units.  A scale is given on the plan below.  You should use the scale as indicated to assist in calculating the size of the site as the plans have been copied and pasted so that their scales cannot be guaranteed.  















OFFICE UNITS:  Unit A is occupied by Multitone and Unit B by Expeldia UK.






PHOTOGRAPH 1


VIEW OF ACCESS SPUR INTO SITE OFF OF BEGGARWOOD LANE





PHOTOGRAPH 2


VIEW OF SITE LOOKING WEST FROM ACCESS SPUR 


OFFICE A CAN BE SEEN IN THE BACKGROUND





PHOTOGRAPH 3


VIEW OF DOCTORS’ TEMPORARY SURGERY LOOKING EAST FROM ACCESS SPUR 





PHOTOGRAPH 4


VIEW OF SITE LOOKING SOUTHWEST FROM ACCESS SPUR 





VACANT SITE





This plans continues on the next page (to the West) to show the full extent of the boundaries (all in red)














VACANT SITE





This plans continues on the previous page (to the East) to show the full extent of the boundaries (all in red)
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